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FINDINGS
(As amended by the Planning and Land Use Management Committee on January 21, 2021)

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

1.

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

a.

The Receiver Site (Project Site) is comprised of the city block bounded by 1st Street, 
Spring Street, 2nd Street, and Broadway in the Central City Community Plan area. 
The Project Site contains approximately 160,578 square feet of lot area, after 
proposed mergers and before required street dedications, and would be permitted a 
maximum floor area of 963,468 square feet, or a 6:1 Floor Area Ratio (FAR), as 
restricted by a "D” Limitation per Ordinance No. 164,307. The Applicant has requested 
a Transfer of 548,440 square feet of floor area from a Donor Site located at 1201 South 
Figueroa Street (Los Angeles Convention Center), to permit a maximum 9.42:1 FAR 
on the Receiver Site.

The Project would construct a new mixed-use development, and retain and rehabilitate 
the Times, Plant, and Mirror Buildings, on the approximately 3.6-acre Project Site. The 
existing Executive Building at the corner of W. 1st Street and S. Broadway and parking 
garage at the corner of W. 2nd Street and S. Broadway would be demolished to allow 
for the development of the Project’s new mixed-use component. New development, 
consisting of the 37-story "North Tower” and 53-story "South Tower” would contain a 
maximum of 1,127 residential units, including 34 units for Moderate and Low Income 
households, and up to 34,572 square feet of commercial floor area, and would be 
constructed above a five-story parking podium. The space below the podium would 
contain an additional nine (9) levels of subterranean parking. The Times, Plant, and 
Mirror Buildings would be rehabilitated in conformance with the Secretary of the 
Interior’s Standards, and would be adaptively reused with ground-floor retail, 
restaurant and grocery store uses, and commercial office uses.

The Project Site is located within the northern portion of the Central City Community 
Plan Center City/Historic Core district. As discussed in the Community Plan, the 
Historic Core, which is centered on Spring Street and Broadway, forms the spine 
through Downtown that links the Financial District and Bunker Hill to the west, South 
Park and the Convention Center to the south, the South Markets to the southeast, and 
Little Tokyo and the Arts District to the east. The Project Site is situated at the northern 
portion of the Historic Core near the southern edge of the Civic Center. Surrounding 
properties up to a 1,000-foot radius of the Project Site to the south are similarly zoned 
C2-4D with underlying General Plan land use designations of Regional Center 
Commercial. Surrounding properties to the north, and immediately to the west and 
east, are generally designated and zoned for Public Facilities (PF) land uses.

The proposed transfer is appropriate and compatible with existing and proposed 
development in the immediate and broader Project vicinity, an area characterized by 
a concentration of government-related uses, high- and mid-rise office buildings, 
residential buildings, hotels, retail uses, museums, and cultural uses. Specifically, 
surrounding uses to the north of 1st Street consist of the Los Angeles Civic Center and 
Grand Park, a 16-acre park extending from City Hall to the south of Spring Street to
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the Dorothy Chandler Pavilion (Los Angeles Music Center) to the north of Grand 
Avenue. Immediately to the north of the Project Site is the 1.96-acre First and 
Broadway Civic Center Park, a public park currently under development. To the east 
of the Project Site across Spring Street is the 10-story Los Angeles Police Department 
(LAPD) Headquarters Building. The approximately 29-story Los Angeles City Hall is 
located diagonally across Spring Street and 1st Street from the Project Site. South of 
the Project Site across 2nd Street is the construction site of Metro’s proposed 2nd and 
Broadway Subway Station, one of three subway stations making up the Regional 
Connector Transit Project. A current development proposal for the subway station site 
includes demolition of the existing parking structure for the construction of a 56-story 
mixed-use building. West of the Project Site across Broadway is the 10-story Federal 
Courthouse, completed in 2016.

Beyond these land uses, the Project vicinity and greater Downtown area are 
characterized by a concentration of government-related uses, high- and mid-rise office 
buildings, residential buildings, hotels, retail uses, museums, and cultural districts. The 
Project vicinity includes a concentration of historically and architecturally significant 
buildings including Los Angeles City Hall and the Walt Disney Concert Hall, and the 
historic Times, Plant and Mirror Buildings, which are components of the Project. 
Proposed and under construction high-rise residential development includes the 
aforementioned 56-story project located one block south of the Project Site on 2nd 
Street, and the 39-story Grand Avenue Project on the block bordered by First Street, 
Grand Avenue, Second Street, and Olive, two blocks to the west of the Project Site.

The Project Site is exceptionally well-served by public transit, including both rail and 
bus service, as well as other modes of transportation. The Project is located less than 
750 feet southeast of the Metro Purple/Red Line Civic Center/Grand Park Station and 
within one-quarter mile of 64 bus lines, which provide service to regional centers such 
as Century City, Santa Monica, Burbank, Long Beach, Pasadena, and the Inland 
Empire, as well as to major transit stations including Union Station and 7th and Metro 
Center Station. The Project Site is also located adjacent to the future Metro Regional 
Connector station at 2nd and Broadway, which is currently under construction and 
projected to open for service in 2022. In addition to available public transit, regional 
access to the site is also provided by State Route 110 (SR-110 or Harbor Freeway), 
which runs north-south approximately six blocks west of the Project Site. Additionally, 
there are existing bike lanes along Figueroa Street, Spring Street, Main Street, 1st 
Street, and 2nd Street west of Spring Street in the Project vicinity. Main Street and 
Spring Street specifically provide two-way protected bike lanes from Cesar Chavez 
Avenue to 9th Street, and 1st Street to 9th Street, respectively. Protected bike lanes 
are also provided along Los Angeles Street north of 1st Street. The Project’s location 
is well-served by infrastructure, as the area is currently developed with a mix of uses 
connected to existing utilities serving the area.

The increase in floor area generated by the proposed Transfer would allow the 
development of a mixed-use project consisting of 1,127 residential dwelling units of 
varying unit types, including 34 units for Moderate and Low Income households, and 
34,572 square feet of ground floor commercial area on the Receiver Site. Including 
the office, retail, restaurant and grocery uses in the adaptively reused Times, Plant 
and Mirror Buildings to remain, the Project would provide 1,511,908 square feet of 
floor area. The Project is considered an infill development within a developed and 
improved area of the City, which is designated for high-density residential 
development and regional-serving commercial uses by the Central City Community 
Plan, and is appropriate for the long-term development of the Central City. Thus, the 
proposed Transfer would be appropriate for the Receiver Site, which would be
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accessible by public transit and other modes of transportation, and would be 
compatible with existing and proposed developments in the area, and the City’s 
infrastructure.

b. The Transfer serves the public interest.

As part of the Transfer Plan, a Public Benefit Payment is required and must serve a 
public purpose, such as: providing for affordable housing; public open space; historic 
preservation; recreational; cultural; community and public facilities; job training and 
outreach programs; affordable child care; streetscape improvements; public arts 
programs; homeless services programs; or public transportation improvements.

The proposed Transfer serves the public interest by facilitating a project that will 
contribute to the sustained economic vitality of the Central City area, and by 
contributing a total Public Benefit Payment of $23,907,882.77 (based on a formula that 
includes the Transfer of 548,440 square feet) and a TFAR Transfer Payment of 
$2,742,200 (based on the Transfer of 548,440 square feet from the Convention Center 
multiplied by $5.00), in accordance with LAmC Sections 14.5.9 and 14.5.10. The 
Public Benefit Payment consists of a 50 percent cash payment of $11,953,941.39 to 
the Public Benefit Payment Trust Fund, and 50 percent of the payment for public 
benefits to be directly provided by the applicant, as indicated in the table below.

Times Mirror Square Public Benefit Payment Transfer Plan
$23,907,882.77Total Public Benefit
$11,953,941.3950% Public Benefit Cash Payment
$11,953,941.3950% Public Benefit Direct Provision

Allocation of Public Benefit Direct Provision
$4,650,000.00On-Site Affordable Housing 39%

On-Site Historic Renovation of Times, 
Plant and Mirror Buildings $7,303,941.3961%

$11,953,941.39Total 100%

As such, the Transfer of Floor Area serves the public benefit interest as it complies 
with the specific LAMC requirements for the transfer to occur.

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

c.

The Receiver Site (Project Site) of the Transfer is located within the Central City 
Community Plan, has a land use designation of Regional Center Commercial, and is 
zoned C2-4D-SN. The Community Plan describes the Transfer of Floor Area Rights 
(TFAR) as follows (Page III-19):

“The transfer of floor area between and among sites is an important tool for 
Downtown to direct growth to areas that can best accommodate increased 
density and from sites that contain special uses worth preserving or 
encouraging."

The Project Site is subject to the Development "D” Limitation contained within 
Ordinance No. 164,307 - Subarea 430, and Community Plan Footnote No. 3, which 
restrict the floor area of buildings in Height District 4D to a maximum of six times the 
buildable area, or a 6:1 FAR, unless a Transfer of Floor Area is approved, with which
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a maximum of 13:1 FAR is permitted. The Transfer would transfer 548,440 square feet 
of unused, allowable floor area from the Donor Site (Los Angeles Convention Center) 
and permit a maximum FAR of 9.42:1 on the Receiver Site, which would be consistent 
with the Community Plan and below the maximum 13:1 FAR mentioned above.

As further discussed in Finding No. 2(c), below, the Transfer will permit the 
development of the Receiver Site with a Project that is consistent with the objectives 
and policies of the Central City Community Plan, including:

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

Objective 2-1: To improve Central City’s competitiveness as a location for offices, 
business, retail, and industry.

Policy 2-1.2: To maintain a safe, clean, attractive, and lively environment.

Objective 2-2: To promote land uses in Central City that will address the needs of all 
visitors to Downtown for business, conventions, trade shows, and tourism.

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

Policy 2-4.1: Promote night life activity by encouraging restaurants, pubs, night clubs 
small theaters, and other specialty uses to reinforce existing pockets of activity.

The Project will provide up to 1,127 new multi-family residential units, comprised of a 
range of studio, one-, two- and three-bedroom units, and including 34 units for 
Moderate and Low Income households, on a site in the Historic Core District of the 
Community Plan that does not currently provide any housing units. As a result, the 
Project would increase the range of housing choices available for Downtown 
employees and residents.

Additionally, the Project will retain, rehabilitate and adaptively reuse the iconic historic 
Los Angeles Times, Mirror and Plant Buildings. The retained historic buildings would 
be activated by ground floor retail/restaurant/grocery store uses, and co-located on 
site with over 1,000 residential units and office space. This proposed mix of uses would 
encourage the creation of an active 24-hour downtown and promote night life activity, 
an objective particularly in need for the area adjacent to the Civic Center that is 
primarily characterized by daytime office workers. The Project’s adaptively reused 
historic buildings, in concert with other amenities in the area such as Grand Park, and 
other cultural resources in the historic core, would contribute to an active downtown 
environment for residents as well as destinations for tourists. The Project would 
provide over 300,000 square feet of adaptively reused office space, as well as retail, 
restaurant, and grocery store area, thus improving the Central City’s competitiveness 
as a location for offices, business and retail. The Project Site location, which would be 
made more permeable through the design of a mid-block paseo connecting 1st Street 
and 2nd Street, would add a focal point of activity at a strategic location to serve as a 
gateway better connecting nearby downtown districts, including the Historic Core and 
Broadway theatres to the south, Civic Center to the north, Bunker Hill to the southwest, 
and Little Tokyo/Arts District to the east.

As discussed above, the Project is within the boundaries of the Downtown Design 
Guide, adopted by the City Planning Commission on June 8, 2017. The Design Guide
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contains standards and guidelines for sustainable design, sidewalks and setbacks, 
ground floor treatment, parking and access, massing and street walls, on-site open 
space, architectural detail, streetscape improvements and signage.

The Design Guide identifies 1st Street, 2nd Street and Broadway as "Retail Streets”, 
which requires that at least 75 percent of the Project’s street frontage, excluding 
access to parking, must be designed to accommodate retail, professional office, or live 
work uses. Where Broadway intersects 1st Street and 2nd Street, the ground floor retail 
space should also wrap the corner of the building. The Design Guide further requires 
that ground-floor retail spaces shall be provided to a depth of at least 25 feet from the 
front fa?ade with an average 14-foot floor-to-ceiling height. The Project’s ground floor 
uses, floor plan configuration, and floor-to-ceiling height comply with these 
requirements.

The Design Guide further states that above-ground parking should be screened or 
lined with habitable spaces. The Project lines the podium with residential units around 
the corners of Broadway and 1st Street, as well as 2nd Street. The center of the 
podium’s Broadway frontage is screened with similar materials and design 
characteristics as the rest of the podium fa?ade, including regularly spaced vertical 
stone components that reflect the materials and rhythm of the existing Time Building. 
The Project has also been conditioned (Condition 1.c) to ensure that the podium be 
designed to enhance the pedestrian level experience, and include transparent 
elements, high-quality materials, and appropriate amenities and landscaping. 
Therefore, the Project architecturally integrates the design of the above-grade parking 
and partially lines the podium with habitable uses, in compliance with this requirement.

Although no yard setbacks are required for the Project by the LAMC, the Design Guide 
provides that if at least 50% of the building frontage along a block face is occupied by 
one or more designated Historic Resources, the average setback of any new building 
shall match the average setback of the Historic Resources. In this instance, the Project 
exceeds the setback requirement and provides an appropriate alternative approach to 
meet the overall objective of the Design Guide. The Project sets back the new 
construction a total of 50 feet from the curb on 1st Street to allow for continued 
prominence and expansive views of the retained and rehabilitated Times Building, 
particularly as seen from the west along 1st Street. The extensive setback would be 
activated by the ground floor retail uses and a publicly accessible landscaped plaza.

In the Civic Center South district, the Design Guide provides that a minimum of 70 
percent of the frontages must be lined with a minimum 75-foot in height street wall. 
The Design Guide further provides that projects on the edge of a district may provide 
up to one third of their street frontage at the street wall requirement of the adjacent 
district. The Project Site, which is near the edge of both the Civic Center and Bunker 
Hill districts, conforms to these requirements. The Project would provide a minimum 
street wall height of 67 feet along all the Project’s frontages, consistent with the 
shoulder of the adjacent historic Times Building and in exceedance of the 
requirements of the proximate Civic Center and Bunker Hill districts, and would exceed 
the required street wall height along 1st Street, 2nd Street, and substantial portions of 
the Broadway frontage.

The Project would also comply with Design Guide provisions that building towers 
above 150 feet in height should be offset (staggered) or spaced at least 80 feet from 
existing or possible future towers, and would incorporate a unique tower design and 
roofline (Condition 1.c). Lastly, as discussed in the findings, the Project would employ 
an appropriate alternative approach to achieve the overall objectives of the Design
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Guide relative to balcony projections below 40 feet, as the Project would employ 
adequate spacing between lower-level balconies and street trees, with appropriate 
maximum tree canopy heights as shown the landscape plans in Exhibit A, to ensure 
that no conflicts would occur; and relative to passageways between buildings greater 
than 300 feet in length through the provision of the mid-block paseo breaking up the 
block to create connections between 1st Street and 2nd Street, with extensive ground 
floor retail uses to activate pedestrian activity through the Project’s Broadway frontage.

Overall, the Project is consistent with the Design Guide as it provides active ground- 
floor commercial uses, generous sidewalk widths, landscape elements, and a mid
block pedestrian paseo that encourage pedestrian activity and provide key linkages 
through the Project Site between 1st and 2nd Street; above-grade parking that is both 
screened and partially lined with residential units; limited curb cuts; public open space 
amenities on the ground floor frontages; and compatible tower spacing and 
architectural design.

Based on the above, and as further discussed in Finding 2(c), below, relative to the 
Framework Element, Housing Element, and Mobility Plan 2035, the Transfer would 
permit the development of the Receiver Site with a Project that is consistent with the 
objectives and policies of the Community Plan, as well as other relevant policy 
documents previously adopted by the City Planning Commission and City Council.

Furthermore, pursuant to LAMC Section 16.05.D.7, for certain residential mixed-use 
projects located within the Greater Downtown Housing Incentive Area, the LAMC 
provides that the Downtown Design Guide may serve as the policy by which new 
construction occurs, and as such, satisfies the findings required under Site Plan 
Review:

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

As discussed below, as well as in further detail in Finding No. 2(c), the development 
of the Project is in substantial conformance with the purposes, intent and provisions of 
the General Plan Framework Element, Housing Element, Mobility Plan 2035, and the 
Central City Community Plan.

General Plan Framework Element

As discussed below and in further detail in Finding No. 2(c), the Project is in substantial 
conformance with the purposes, intent and provisions of the General Plan Framework 
Element.

The Project is consistent with Chapter 3, Land Use, of the General Plan Framework 
Element. The Project Site is located within the Downtown Center, which is identified 
in the Framework Element as an international center for finance, the largest 
government center in the region, and the location for major cultural and entertainment 
facilities, hotels, professional offices, corporate headquarters, financial institutions, 
high-rise residential towers, and regional transportation facilities. Per the Framework 
Element, the Downtown Center is generally characterized by a floor area ratio up to 
13:1 and high-rise buildings. As a mixed-use project comprised of high-rise residential 
towers adjacent to regional transportation facilities, with an FAR of 9.42:1 averaged 
across the Site, the Project is consistent with the overall vision for the Downtown 
Center as set forth in the Framework Element. The Project’s proposed 307,288 square 
feet of office space, 1,127 residential units, and ground floor commercial uses would
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also be in keeping with this characterization of the Downtown Center.

The Project Site is further designated for Regional Center Commercial land uses by 
the Central City Community Plan, and would support the goals from the Framework 
Element in relation to Regional Centers. The Project is consistent with Framework 
Element goals and objectives relative to the concentration of density and new 
development in established centers surrounded by compatible and complementary 
uses. The Project would provide 1,127 new multi-family residential units, 
approximately 307,288 square feet of office space, 50,000 square feet of grocery store 
space, and 53,389 square feet of combined retail/restaurant space, on a commercially 
zoned and designated Site, in proximity to transit in the Downtown and a Regional 
Center. The Project vicinity is comprised of compatible and complementary uses, as it 
is characterized by a concentration of government-related uses, high- and mid-rise 
office buildings, residential buildings, hotels, retail uses, and museums. The Project’s 
proposed commercial and office uses would also support the Framework Element’s 
goals to foster employment opportunities and promote economic development.

The Project also supports the Framework Element objectives to concentrate density 
and a mix of uses in close proximity to high-capacity public transportation, to design 
sustainable buildings, and to encourage pedestrian activity. The Project Site is located 
within close proximity to several public transportation lines, including the Metro Red 
Line Civic Center Grand Park Station, located 750 feet from the Project Site, and the 
under construction 2nd Broadway Station, to be located immediately across the 2 
Street to the south of the Project Site. The Project Site is also located within one- 
quarter mile of 64 bus lines. The Project supports sustainability goals through the 
provision of bicycle and EV ready parking spaces to encourage alternative modes of 
transportation. The Project would also be designed to be energy efficient and capable 
of achieving LEED Silver equivalency. In addition, as encouraged by the Framework 
Element, the Project’s design and active ground level uses would foster pedestrian 
activity throughout the Site. The Project provides substantial publically accessible 
open space and streetscape improvements, including a pedestrian paseo connecting 
1st Street and 2nd Street, and a plaza area within the Project’s 50-foot setback on 1st 
Street, further contributing towards a pedestrian-friendly environment.

nd

General Plan Housing Element

As discussed below and in further detail in Finding No. 2(c), the Project is in substantial 
conformance with the purposes, intent and provisions of the General Plan Housing 
Element.

The Project would provide 1,127 new multi-family residential units, including units set 
aside for Moderate and Low Income households, on a site that currently provides no 
housing, thus supporting Housing Element goals related to adequate housing supply, 
affordable housing, and housing production. As further encouraged by the Housing 
Element, Project provides these units in an appropriate location within a designated 
center, specifically, the Downtown Center on a Site designated as Regional Center 
Commercial by the Community Plan. The Project also supports Housing Element 
objectives related to sustainable buildings through its provision of electric vehicle and 
bicycle parking, LEED-Silver equivalency, and several water conservation measures 
as outlined in the Mitigation Monitoring Program (see Project Design Features PDF 
AQ-1, PDF AQ-2, and PDF WS-1).

Mobility Plan 2035
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As discussed below and in further detail in Finding No. 2(c), the Project is in substantial 
conformance with the purposes, intent and provisions of Mobility Plan 2035.

The Project substantially conforms to Mobility Plan 2035 goals to provide greater land 
use accessibility. The Project would locate a complementary mix of residential, office, 
and retail/restaurant and grocery store uses in close proximity to regionally significant 
and neighborhood-serving employment centers, shopping areas, and cultural 
destinations, improving accessibility to these uses.

Consistent with the provisions of Mobility Plan 2035, the Project emphasizes high- 
quality pedestrian access in its site planning. By providing active uses throughout the 
ground floor, the Project would encourage pedestrian movement and a safe, 
comfortable walking environment. The Project also provides a landscaped pedestrian 
paseo opening up new connections through the Site for pedestrians to access the 
future Metro 2nd and Broadway Station, the concentration of historic theatres to the 
south, the future 1st and Broadway Park, Grand Park, and the greater Civic Center.

The Project would provide bicycle parking as required by the LAMC, supporting 
Mobility Plan 2035 goals to encourage the usage of existing bicycle facilities and 
reduce vehicle trips. Within the Project vicinity, there are existing bike lanes along 
Figueroa Street, Spring Street, Main Street, 1st Street, and 2nd Street west of Spring 
Street. Main Street and Spring Street specifically provide two-way protected bike lanes 
from Cesar Chavez Avenue and 1st Street to 9th Street, respectively. Protected bike 
lanes are also provided along Los Angeles Street north of 1st Street.

Central City Community Plan

As discussed below and in further detail in Finding No. 2(c), the Project is in substantial 
conformance with the purposes, intent and provisions of the Central City Community 
Plan.

The Project will provide up to 1,127 new multi-family residential units, comprised of a 
range of studio, one-, two- and three-bedroom units, and including 34 affordable 
housing units, on a site in the Historic Core District of the Community Plan that does 
not currently provide any housing units. As a result, the Project would support 
Community Plan goals to increase the range of housing choices available for 
Downtown employees and residents.

Additionally, the Project supports Community Plan goals to promote an active 24-hour 
downtown and to increase the economic competitiveness of the area. The Project will 
retain, rehabilitate and adaptively reuse the iconic historic Los Angeles Times, Mirror 
and Plant Buildings. The retained historic buildings would be activated by ground floor 
retail/restaurant uses, and co-located on site with 1,127 residential units, thereby 
encouraging an active 24-hour downtown and promote night life activity, as is 
particularly needed for the area adjacent to the Civic Center, which is currently 
primarily characterized by daytime office workers. The adaptively reused iconic historic 
buildings would serve to complement and reinforce the many destinations and 
amenities in the Project vicinity. When combined with other resources in the area such 
as Grand Park, Los Angeles City Hall, and the overall historic core, the Project 
contributes to an active downtown environment for residents as well as destinations 
for tourists.

The 307,288 square feet of adaptively reused office space, ground floor retail and 
restaurant space, and a new 50,000 square-foot grocery store would add to the Central
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City’s competitiveness as a location for offices, business and retail, as set forth in the 
Community Plan.

The Project also fulfills the Community Plan’s overall vision to ensure that the arts, 
culture, and architecturally significant buildings remain central to the further 
development of downtown and remain clearly discernable and accessible to all citizens 
in and visitors to Los Angeles. Although the Project would demolish the existing 
Executive Building and parking structure, which were designed by William Pereira and 
are significant for their association with the Los Angeles Times newspaper and Otis 
Chandler, the Project would still support the overall goals of the Central City 
Community Plan relative to historic resources. The Project would restore and 
adaptively reuse the original Times, Plant and Mirror Buildings, dating primarily to the 
1930s and 1940s, which were designed by Gordon Kaufmann and by Rowland 
Crawford. The Project would adaptively reuse these iconic historic buildings with 
updated commercial office space, and ground floor retail, restaurant and grocery store 
space. The Project would breathe new life into these historic resources, activate the 
ground floor and pedestrian environment surrounding the Project Site, and support the 
Community Plan’s goals relative to the modern reuse of preservation of architectural 
and historic resources in the Center City.

Furthermore, the Project would newly reveal and restore the original western facade 
of the Times Building. The construction of the Executive Building in 1973 destroyed 
the upper stories of the Times Building that were originally exposed and mirrored the 
east elevation in design and materials. The Project proposes to reconstruct the upper 
stories of the Times Building based upon the original architectural plans and any extant 
physical evidence. The buildings would be restored in conformance with the Secretary 
of the Interior’s Standards. After demolition of the Executive Building and Parking 
Structure, the lower stories of the west elevations would also be designed in 
compliance with the Standards, and would provide retail and restaurant uses on the 
ground floor along the proposed pedestrian paseo. Thus, the Project provides a 
significant benefit in retaining and restoring on-site historic resources while also 
providing needed housing and new and adaptively reused commercial uses in the 
heart of Downtown Los Angeles. As a result, the Project would provide a unique and 
substantial historic and aesthetic benefit in restoring these historic buildings to their 
original condition. The paseo bisecting the Project Site, and 50-foot setback and 
publicly accessible plaza on 1st Street, along with active ground floor uses within the 
retained Times buildings, will increase their visibility and accessibility to residents, 
visitors and tourists.

Therefore, the project is in substantial conformance with the purposes, intent and 
provisions of the General Plan, applicable community plan, and any applicable specific 
plan.

2. 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 within the Downtown Center of the City of Los Angeles, and 
within the Center City/Historic Core district of the Central City Community Plan area. 
As discussed in the Community Plan, the Historic Core, which is centered on Spring 
Street and Broadway, forms the spine through Downtown that links the Financial 
District and Bunker Hill to the west, South Park and the Convention Center to the
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south, the South Markets to the southeast, and Little Tokyo and the Arts District to the 
east. The Project Site is uniquely situated at the northern portion of the Historic Core 
and the southern edge of the Civic Center, in an area characterized by a concentration 
of government-related uses, high- and mid-rise office buildings, residential buildings, 
hotels, retail uses, museums, and cultural uses. The Project Site is currently improved 
with the Times Mirror Square complex, which covers the entirety of the Site. Times 
Mirror Square is comprised of five structurally distinct but internally connected 
buildings that were formerly used by the Los Angeles Times, and as well as other 
office uses and a bank. The buildings were constructed between the 1930s and 1970s 
and range from four to 10 stories in height.

Land uses to the north of the Project Site across 1st Street consist of the Los Angeles 
Civic Center and Grand Park. To the east of the Project Site across Spring Street is 
the 10-story Los Angeles Police Department (LAPD) Headquarters Building. The 
approximately 29-story Los Angeles City Hall is located diagonally across Spring 
Street and 1st Street from the Project Site. South of the Project Site across 2nd Street 
is the construction site of Metro’s proposed 2nd and Broadway Subway Station, one of 
three subway stations making up the Regional Connector Transit Project. A current 
development proposal for the subway station site includes demolition of the existing 
parking structure for the construction of a 56-story mixed-use building. West of the 
Project Site across Broadway is the 10-story Federal Courthouse, completed in 2016.

The Project would construct a new mixed-use development containing a maximum of 
1,127 residential units and up to 34,572 square feet of commercial floor area. The 
Times, Plant, and Mirror Buildings would be retained, rehabilitated and adaptively 
reused with ground-floor retail, restaurant and grocery store uses, and commercial 
office uses. New development would consist of the 37-story "North Tower” and 53- 
story "South Tower,” which would be constructed above a five-level podium. Parking 
would be provided within above-grade levels two through five of the podium, as well 
as in nine subterranean levels. Various open space areas would be provided 
throughout the Project Site, including a publicly accessible landscaped pedestrian 
paseo bisecting the Site and connecting 1st Street and 2nd Street. The Project would 
also create an expansive ground-level public plaza area at the corner of 1st Street and 
Broadway. On-site open space amenities for Project residents would be provided on 
an outdoor terrace on the Podium roof. Additional open space amenity areas would 
be provided on various levels on the rehabilitated Times and Plant Buildings.

As mentioned above, the Project area is urban in nature with various commercial and 
residential uses and other mid- to high-rise mixed-use developments. The Project 
Site’s proximity to a major transit stop and its Regional Center Commercial land use 
designation allows for the Project’s proposed residential uses and supportive retail and 
restaurant commercial uses for the neighborhood. The Project’s ground-floor 
commercial uses would incorporate transparent and active storefront design on the 
public streets and would provide a public plaza to create a pedestrian-oriented retail 
environment, while encouraging transit usage. The following Project elements were 
designed in a manner that is compatible with existing and future developments in the 
area:

Building Design. The Project’s 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 and building materials create a consistent 
architectural theme for the development, and to visually link the retained historic 
buildings with the proposed new construction.
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The five-story podium base would be partially wrapped with residential units on levels 
two through five, and where not, would be conditioned to be architecturally consistent 
with continuous architectural features around all facades, functioning to integrate with 
the whole of the building and the adjacent historic structures, and minimize the 
appearance of above-grade parking (Condition 1.c). The overall height and bulk of the 
podium would also approximate the massing of the shoulder of the adjacent Times 
Building. In order to provide expansive views and continued prominence for the Times 
Building, the Project would be set back 50 feet on 1st Street. The setback area would 
be occupied by a publicly accessible landscaped pedestrian plaza to activate the 
ground floor and draw residents and visitors to experience views of the on-site historic 
buildings and adjacent Civic Center. The existing Times, Mirror and Plant Buildings 
would be adaptively reused and activated with ground floor retail and restaurant uses, 
including a grocery store, office uses above, and would be rehabilitated in 
conformance with the Secretary of the Interior’s Standards.

The two new towers would rise from the podium, situated on either end of an 
approximately 24,883-square foot landscaped Residential Terrace amenity area on 
the podium roof that would be open to the sky. The North and South Towers would be 
clad in a glass window-wall system with aluminum mullions. The towers’ verticality is 
balanced by staggered, off-set groups of balconies. The Project increases in scale 
moving from the North Tower on 1st Street to the taller South Tower on 2nd Street, 
thereby orienting its increased massing towards the high-rise environment of Bunker 
Hill and the financial district. The tower will incorporate a varied roofline and distinct 
architectural elements as required by Condition 1.c. Overall, the project’s contextual 
and contemporary architecture complements and enhances the retained on-site 
historic buildings, as well as existing and proposed surrounding developments.

Height/Bulk. The Project’s tower components would rise to 37 stories (495 feet) and 
53 stories (665 feet) in height, respectively. Although notably taller than existing 
immediately surrounding structures, the design of the Project incorporates elements 
to reflect the existing neighborhood character and identity, and promote architectural 
compatibility. The five-story podium base of the new construction would feature 
vertical stone components at regularly spaced intervals that reflect the materials, 
rhythm and bays of the retained Times Building. The bulk and massing of the podium 
base would generally mirror that of the adjacent Times Building and Federal 
Courthouse. The massing of the towers, while taller in scale than the largely 
government-related buildings along 1st Street, would be consistent with other 
proposed and under construction future development in the vicinity, including the 
proposed 56-story mixed-use building immediately to the south on 2nd Street between 
Spring Street and Broadway, and the 39-story Grand Avenue project two blocks to 
the west of the Project Site. As a result, the Project’s massing, height and design are 
compatible with the surrounding area, and would be consistent with the long-term 
development of the area. Further, the proposed location, size and height are 
appropriate for the Site’s Regional Center Commercial land use designation and use 
of the Transfer of Floor Area Rights as provided for in the Central City Community 
Plan, and would contribute to the City’s skyline.

Setbacks. The Project will comply with the requirements of the LAMC and the 
sidewalk, setback, and streetscape guidelines of the Downtown Design Guide. In 
order to provide expansive views and continued prominence for the Times Building, 
the Project’s new construction would be set back 50 feet on 1st Street. The setback 
area would be occupied by a publicly accessible landscaped pedestrian plaza to 
activate the ground floor and draw residents and visitors to experience views of the 
on-site historic buildings and adjacent Civic Center. Ground floor treatments also
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include active retail and restaurant uses, prominent entryways, open plazas, and 
pedestrian-scaled architecture.

Off-Street Parking. The Project will provide residential and commercial parking 
spaces on-site in accordance with the requirements of the LAMC. Parking will be 
located in the nine levels of subterranean parking and within levels two through five 
of the podium structure. In addition, the Project would include infrastructure for 
electric vehicle charging stations to facilitate the use of electric vehicles. The project 
will also provide long-term and short-term bicycle parking in accordance with the 
LAMC.

Loading. Under the proposed Project, access to the Site will be provided through 
three driveways: one on 2nd Street between Broadway and Spring Street, and two 
on Broadway, both between West 1st Street and West 2nd Street. Loading would be 
served internally to the site from the aforementioned driveways on Broadway, and as 
such, loading and noise-generating back-of-house uses are located away from the 
primary street frontages. Mechanical equipment and utilities are also appropriately 
screened within the building and on the building’s roof without detracting from the 
usability and active street presence of the development.

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. Project lighting would incorporate low- 
level exterior lights for security and wayfinding purposes. In addition, low-level lighting 
to accent signage, architectural features, and landscaping elements would be 
incorporated throughout the site to provide for efficient, effective, and aesthetically 
appropriate lighting that minimizes light trespass from the site. Outdoor lighting 
sources will be shielded away from adjacent uses to minimize impacts. Project 
lighting will comply with the applicable provisions of the Historic Broadway Sign 
Supplemental Use District.

Landscaping. The Project would provide a total of 128,860 square feet of open space, 
which exceeds LAMC requirements. Project open space would include a publicly 
accessible plaza provided within the 50-foot setback along 1st Street with large shade 
trees and seating areas, as well a smaller plaza area at the corner of 2nd Street and 
Broadway. Located between the proposed towers on the podium roof, a Residential 
Terrance is proposed that would provide a pool deck, lawn, outdoor eating areas, 
and a dog run, with trees and planters located around its perimeter. The Residential 
Terrace would be flanked by interior residential amenity areas on level six of both 
proposed towers. Interior lobby areas would be provided on the ground floor. 
Additionally, the Project would provide a landscaped mid-block paseo bisecting the 
site between 1st Street and 2nd Street that would be publicly accessible.

Trash Collection. The Project is conditioned to enclose all tenant trash containers 
from view and has incorporated trash collection features into building designs. Trash 
receptacles will also be provided throughout the open areas of the project. The 
Project will include a recycling area or room for the collection of glass, cans, paper 
and plastic recyclable materials. Trash and recycling facilities will be kept secure from 
unauthorized entry.

As described above, the Project consists of an arrangement of buildings and 
structures (including height, bulk, and setbacks), off-street parking facilities, loading 
areas, landscaping, trash collection, and other such pertinent improvements that will 
be compatible with existing and future development on adjacent and neighboring
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properties. The arrangement of the proposed development is consistent and 
compatible with existing and future development in neighboring properties.

3. The Project provides recreational and service amenities to improve habitability for 
its residents and minimize impacts on neighboring properties.

The Project would construct a new mixed-use development containing a maximum 
of 1,127 residential units and up to 34,572 square feet of commercial floor area. The 
Times, Plant, and Mirror Buildings would be retained, rehabilitated and adaptively 
reused with ground-floor retail, restaurant and grocery store uses, and commercial 
office uses. New development would consist of the 37-story "North Tower” and 53- 
story "South Tower,” which would be constructed above a five-level podium.

The Project would provide open space amenities throughout the site. At the ground 
level, Project open space would include a publicly accessible plaza provided within 
the 50-foot setback along 1st Street with large shade trees and seating areas, as well 
a smaller plaza area at the corner of 2nd Street and Broadway. Located between the 
proposed towers on the podium roof, a Residential Terrance is proposed that would 
provide a pool deck, lawn, outdoor eating areas, and a dog run, with trees and 
planters located around its perimeter. The Residential Terrace would be flanked by 
interior residential amenity areas on level six of both proposed towers. Interior lobby 
areas would be provided on the ground floor. Additionally, the Project would provide 
a mid-block paseo bisecting the site between 1st Street and 2nd Street. The paseo will 
provide for improved pedestrian connectivity through the site, providing direct 
connections through the Project Site to the future 2nd and Broadway Metro Regional 
Connector rail station, and the future First and Broadway Civic Center Park, and 
Grand Park, to the north. The paseo would be landscaped and activated by retail and 
restaurant uses on both sides.

The Project includes several sustainability features. The Project will comply with 
applicable provisions of the CALGreen Code and the Los Angeles Green Building 
Code, which will serve to reduce the Project’s energy usage. Furthermore, the Project 
will provide parking spaces capable of supporting future electric vehicle supply 
equipment (EVSE), and parking equipped with EV chargers. As conditioned, the 
exterior of the proposed structures will be constructed of materials such as, but not 
limited to, high-performance and/or non-reflective tinted glass (no mirror-like tints or 
films) to minimize glare and reflected heat. The Project will be designed to achieve 
the equivalent of the United States Green Building Council (USGBC) Leadership in 
Energy and Environmental Design (LEED) Silver Certification level for new buildings. 
The Project is also conditioned to incorporate several water conservation features 
including high efficiency toilets and low-flow showerheads, drip/subsurface irrigation, 
and drought tolerant landscaping. The Project would also comply with Los Angeles 
Green Building Code Requirements for solar-ready buildings. The electric vehicle 
charging spaces and other sustainability features will improve habitability for 
residents and neighboring properties by reducing the level of greenhouse gas 
emissions and fuel consumption from the project site, through encouraging the use 
of low or zero emission vehicles and public transit.

The Project vicinity and greater downtown area are characterized by a concentration 
of government-related uses, high- and mid-rise office buildings, residential buildings, 
hotels, retail uses, museums, and cultural amenities. The Project vicinity includes a 
concentration of historically and architecturally significant buildings including Los 
Angeles City Hall and the Walt Disney Concert Hall, as well as the historic Times,
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Plant and Mirror Buildings, which are components of the Project.

The Project's ground floor retail, grocery store and restaurant uses would 
complement the variety of residential commercial and employment uses from around 
the area, as well as provide visitors and residents more dining and shopping options. 
The Project's commercial uses would also provide employment opportunities for the 
residents in the surrounding area. Additionally, since the project site is within close 
distance to many restaurants, retail stores, and entertainment venues, residents 
would be able to walk, use active transportation, or public transit to these different 
amenities, which promotes the sustainability goals of the City.

Therefore, the Project provides recreational and service amenities to improve 
habitability for its residents and minimize impacts on neighboring properties.

2. Conditional Use Findings

The following are the findings for a Vesting Conditional Use to permit Floor Area Averaging, and 
a Master Conditional Use to permit the sale and dispensing of alcoholic beverages as required 
by LAMC Sections 12.24 W.19, 12.24 T, and 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.

Master Conditional Use (on- and off-site alcohol sales)

The Project would construct a new mixed-use development, and retain and rehabilitate 
the Times, Plant, and Mirror Buildings, on the approximately 3.6-acre city block bounded 
by 1st Street, Spring Street, 2nd Street, and Broadway. The existing Executive Building at 
the corner of W. 1st Street and S. Broadway and parking garage at the corner of W. 2nd 
Street and S. Broadway would be demolished to allow for the development of the Project’s 
new mixed-use component. New development, consisting of the 37-story "North Tower” 
and 53-story "South Tower” would contain a maximum of 1,127 residential units and up to 
34,572 square feet of commercial floor area, and would be constructed above a five-story 
parking podium. The space below the podium would contain an additional nine (9) levels 
of subterranean parking. The Times, Plant, and Mirror Buildings would be rehabilitated in 
conformance with the Secretary of the Interior’s Standards, and would be adaptively 
reused with ground-floor retail, restaurant and grocery store uses, and commercial office 
uses.

In conjunction with the development of the Project, the Applicant is requesting a Master 
Conditional Use Permit (MCUP) to permit 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 16 establishments. The requested on- and off-site permits would be for the 
proposed future restaurants, retail spaces and grocery store.

The Project Site is located within the Central City Community Plan area, and is designated 
for Regional Center Commercial land uses corresponding to the C2-4D-SN Zone. The 
Project vicinity is characterized by a concentration of government-related uses, high- and 
mid-rise office buildings, residential buildings, hotels, retail uses, museums, and cultural 
districts. Immediately surrounding uses include Grand Park and the under development 
First and Broadway Civic Center Park, as well as government-related uses such as the 
Los Angeles Police Department (LAPD) Headquarters Building, Los Angeles City Hall, 
and the Federal Courthouse west of the Project Site, completed in 2016. Immediately
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south of the Project Site across 2nd Street is a current development proposal that includes 
demolition of the existing parking structure for the construction of a 56-story mixed-use 
building.

The proposed on- and off-site alcohol sales, in conjunction with the Project’s restaurant, 
retail, and grocery store uses, will provide a beneficial service and function to the 
community. The proposed uses would be in a convenient and accessible infill location. 
Due to the Project’s position near major employment and activity centers in Downtown 
Los Angeles, within the Historic Core and adjacent to the Civic Center, the Project will 
provide convenient eating and shopping places to serve the residents, employees and 
visitors in the area, and will add to the number of available dining venues. The on-site 
consumption of alcohol is a common and expected component of restaurants, which will 
provide a function and beneficial service to patrons visiting the area, and would be 
consistent with nearby existing uses and restaurants in the surrounding Downtown area. 
Additionally, bar and cafe areas offering on-site alcohol service has become a more 
common component of grocery stores, providing a beneficial service to shoppers who may 
purchase ready-made food and beverages to consume and enjoy on site, in addition to 
shopping. The offering of food and alcohol in conjunction with the proposed uses will be a 
benefit and amenity to current and future residents, office workers and visitors, and will 
also serve as an attraction and amenity to future residents and guests, as other residential 
projects are also in development in proximity.

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’s Regional Commercial land use designation allows for the proposed restaurant, retail 
and grocery uses. The ability for the Site to offer a full line of on- and off-site 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 
immediately surrounding area due to the existing employment centers, cultural activities, 
parks and open space areas, historic buildings, 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 Project will perform a 
function that enhances the character of the area, which is appropriate within the context 
of the Project vicinity and the Site’s Regional 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, restaurant and grocery uses. These 
conditions include, but are not limited to, security measures, such as a camera 
surveillance system and appropriate lighting in the evening hours, except routine clean
up, and of prohibiting 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.
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As such, the off-site service of alcoholic beverages at three establishments, and on-site 
consumption at up to 16 establishments, within the Project’s restaurant, retail, and grocery 
spaces, as part of a mixed-use development, will enhance the built environment in the 
surrounding neighborhood, and will provide a function that is beneficial and compatible 
with the character of the surrounding community and commercial viability of the region as 
a whole.

Floor Area Averaging

The Project Site consists of one city block bounded by 1st Street to the north, Spring Street 
to the east, 2nd Street to the south, and Broadway to the west. The Project Site is located 
within the Central City Community Plan area, and is designated for Regional Center 
Commercial land uses with the corresponding zones of CR, C1.5, C2, C4, C5, R3, R4, 
R5, RAS3 and RAS4. The Project Site is within the C2-4D-SN Zone. The Project Site is 
subject to an existing "D” Development Limitation, pursuant to Ordinance No. 164,307. 
The D Limitation limits FAR on the Site to a maximum of 6:1, with the exception of projects 
approved for transfers of floor area up to a maximum FAR of up to 13:1. The Central City 
Community Plan Map Footnote No. 3, which is applicable to the Project Site’s Regional 
Commercial land use designation and corresponds to Height District 4D, similarly limits 
the Site to an FAR of 6:1, except for up to 13:1 with Transfer of Floor Area. The Project 
proposes a maximum FAR of 9.42:1, and the Applicant is requesting a Conditional Use 
for floor area averaging across the Project Site.

The Project would construct a new mixed-use development, and retain and rehabilitate 
the Times, Plant, and Mirror Buildings. The existing Executive Building at the corner of 1st 
Street and Broadway and parking garage at the corner of 2nd Street and Broadway would 
be demolished to allow for the development of the Project’s new mixed-use component. 
New development, consisting of the 37-story "North Tower” and 53-story "South Tower” 
would contain a maximum of 1,127 residential units and up to 34,572 square feet of 
commercial floor area, and would be constructed above a five-story parking podium. The 
space below the podium would contain an additional nine (9) levels of subterranean 
parking. The Times, Plant, and Mirror Buildings would be restored in conformance with 
the Secretary of the Interior’s Standards, and would be adaptively reused with ground- 
floor retail, restaurant and grocery store uses, and commercial office uses. Including the 
adaptively reused Times, Plant and Mirror Buildings to remain, the Project would provide 
a total of 1,511,908 square feet of floor area. Ground floor landscaping areas include a 
mid-block pedestrian paseo, located between the new construction and retained historic 
buildings, bisecting the Site and connecting 1st Street and 2nd Street. A public plaza area 
would be provided along 1st Street, and podium-level amenity areas would be provided for 
residents on Level 6.

The residential towers would be located on the western portion of the Project Site, fronting 
Broadway, where the existing Executive Building and parking structure are proposed to 
be demolished. The Project proposes to retain and rehabilitate the existing Times, Plant 
and Mirror Buildings which are located on the eastern portion of the Site, fronting Spring 
Street. Half of the Site contains historic buildings that will be retained, while the other half 
of the Site is proposed to be redeveloped with the new mixed-use podium and towers. As 
a result, the residential mixed-use towers require more floor area to provide for the 
proposed 1,127 residential units and 34,572 square feet of ground floor commercial space, 
this necessitating the requested Conditional use for Floor Area Averaging.

The Project and proposed FAR averaging will enhance the built environment of the 
surrounding neighborhood. The Project Site is uniquely situated at the northern portion of 
the Historic Core and the southern edge of the Civic Center, in an area characterized by
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a concentration of government-related uses, high- and mid-rise office buildings, residential 
buildings, hotels, retail uses, museums, and cultural uses. Specifically, surrounding uses 
to the north of 1st Street consist of the Los Angeles Civic Center and Grand Park, 
extending from City Hall to the south of Spring Street to the Dorothy Chandler Pavilion 
(Los Angeles Music Center) to the north of Grand Avenue. Immediately to the north of the 
Project Site is the 1.96-acre First and Broadway Civic Center Park, a public park currently 
under development. To the east of the Project Site across Spring Street is the 10-story 
Los Angeles Police Department (LAPD) Headquarters Building. The approximately 29- 
story Los Angeles City Hall is located diagonally across Spring Street and 1st Street from 
the Project Site. South of the Project Site across 2nd Street is the construction site of 
Metro’s proposed 2nd and Broadway Subway Station, one of three subway stations 
making up the Regional Connector Transit Project. A current development proposal for 
the subway station site includes demolition of the existing parking structure for the 
construction of a 56-story mixed-use building. West of the Project Site across Broadway 
is the 10-story Federal Courthouse, completed in 2016. The proposed concentration of 
floor area on the western portion of the Site will enhance the built environment as it allows 
the Project to retain significant historic resources, and the proposed towers further 
enhance the built environment in a manner compatible with the mix of high- and mid-rise 
buildings, residential buildings, hotels, retail uses, museums, and government uses that 
characterize the vicinity.

The development of the Project, including the provision of 1,127 residential units and new 
commercial space near transit and existing employment and activity centers downtown, 
will perform a function and service that is essential and beneficial to the community. By 
concentrating the proposed new floor area on the western portion of the Site, the Project 
is able to retain, rehabilitate and adaptively reuse the iconic, historic Times, Plant and 
Mirror Buildings within the eastern portion of the Site. Furthermore, the Project would 
provide landscaped publicly open space on the ground floor and a pedestrian paseo 
connection between 1st Street and 2nd Street, to the benefit of the surrounding area. As 
such, the Project will enhance the built environment in the surrounding neighborhood and 
will perform a function and provide a service that is essential or beneficial to the 
community, city or region.

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.

Master Conditional Use (on- and off-site alcohol sales)

As previously described, the Project Site is located within the Central City Community Plan 
area, and is designated for Regional Commercial land uses. The area surrounding the 
Project Site is highly urbanized, within Downtown Los Angeles, and is characterized by a 
concentration of government-related uses, high- and mid-rise office buildings, residential 
buildings, hotels, retail uses, museums, and cultural districts. Immediately surrounding 
uses include Grand Park and the under development First and Broadway Civic Center 
Park, as well as government-related uses such as the Los Angeles Police Department 
(LAPD) Headquarters Building, Los Angeles City Hall, and the Federal Courthouse. 
Immediately south of the Project Site across 2nd Street is a current development proposal 
that includes demolition of the existing parking structure for the construction of a 56-story 
mixed-use building.

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 
will introduce new residential, retail, restaurant and grocery store uses to the Site. The
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addition of these uses will provide an amenity to the existing businesses and residents in 
the area as well as support projected growth. The ability for the Site to offer a full line of 
alcoholic beverages will allow the retail, restaurant and 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 
area due to the nearby major employment centers and extensive shopping, entertainment, 
arts, and dining experiences available to them in Downtown Los Angeles. Offering a full 
line of alcoholic beverages at these uses on the Project Site, will enhance the dining and 
retail experiences for visitors, employees, tourists and residents in the vicinity. The project 
Site has a Regional Commercial land use designation, which allows for the proposed 
restaurant and retail uses. The Project’s proposed uses, and on- and off-site alcohol 
service that is proposed in conjunction with them, would be consistent with the broad mix 
of land uses in the Project vicinity, and would not degrade adjacent properties or the 
surrounding neighborhood.

Sensitive uses within 1,000 feet of the Project Site include Grand Park and the Grand Park 
Dog Park, the LA Law Library, and the Little Tokyo Public Library. However, the sales of 
alcohol will not be detrimental to nearby sensitive uses, since the establishments serving 
alcohol will be carefully controlled and monitored. The conditions recommended herein 
will ensure that the establishments will not adversely affect or further degrade the 
surrounding neighborhood, or the public health, welfare, and safety. Approval of the 
conditional use will contribute to the success and vitality of the commercial development 
and help to reinvigorate the site and vicinity. The alcohol sales will be in conjunction with 
food service, retail, and grocery uses, and will not be detrimental to the development of 
the community. Additionally, as discussed above, 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. 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. No churches, schools, or hospitals have been identified within 1,000 feet of the 
Project Site.

Redevelopment of the Site will also increase street activity by introducing new ground- 
floor commercial uses co-located on-site with 1,127 multi-family residential units, as well 
as office uses within iconic, adaptively reused historic buildings. The Project will also 
provide a new mid-block pedestrian paseo, bisecting the block and providing a connection 
between 1st Street and 2nd Street, which would be lined with retail, restaurant and grocery 
store uses to activate the ground floor and provide a safe, pedestrian-friendly environment. 
The paseo and proposed publicly accessible plaza on 1st Street would also provide the 
opportunity for views of the retained Los Angeles Times Buildings. The sale, dispensing, 
and consumption of alcoholic beverages will provide a beneficial amenity available to 
residents, employees and visitors of the Downtown area. As conditioned herein, and 
through additional site-specific conditions to be imposed through the Plan Approval 
process described above, the Project would not adversely affect surround properties. 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 within Downtown Los Angeles to eat, drink, and 
socialize from within a short distance.
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Thus, the Project 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.

Floor Area Averaging

As previously mentioned, the Project would construct a new mixed-use development 
containing a maximum of 1,127 residential units and up to 34,572 square feet of 
commercial floor area. The Times, Plant, and Mirror Buildings would be retained, 
rehabilitated and adaptively reused with ground-floor retail, restaurant and grocery store 
uses, and commercial office uses.

As noted above, the Project’s tower components would rise to 37 stories (495 feet) and 
53 stories (665 feet) in height, respectively. Although notably taller than existing 
immediately surrounding structures, the design of the Project incorporates elements to 
reflect the existing neighborhood character and identity, and promote architectural 
compatibility. The five-story podium base of the new construction would feature vertical 
stone components at regularly spaced intervals that reflect the materials, rhythm and bays 
of the retained Times Building. The bulk and massing of the podium base would generally 
mirror that of the adjacent Times Building and Federal Courthouse. The massing of the 
towers, while taller in scale than the largely government-related buildings along 1st Street, 
would be consistent with other proposed and under construction future development in the 
vicinity, including the proposed 56-story mixed-use building immediately to the south on 
2nd Street between Spring Street and Broadway, and the 39-story Grand Avenue project 
two blocks to the west of the Project Site. As a result, the Project’s massing, height and 
design are compatible with the surrounding area, and would be consistent with the long
term development of the area. Further, the proposed location, size and height are 
appropriate for the Site’s Regional Center Commercial land use designation and use of 
the Transfer of Floor Area Rights as provided for in the Central City Community Plan.

The Project’s proposed textures, colors, materials, and architectural features add visual 
interest and reinforce neighborhood identity. The concentration of height and floor area on 
the western portion of the Project Site is appropriate in order to provide for the retention 
and restoration of the historic Times, Plant and Mirror Buildings on the eastern portion of 
the Site. The Project will enhance the immediate neighborhood by providing housing, jobs, 
restaurant uses, historic preservation, and publicly accessible open spaces that will foster 
pedestrian activity and transit ridership. As such, the request for FAR averaging in 
conjunction with the Project’s location, size, height and operations would be compatible 
with, and would not adversely affect or degrade adjacent properties or the surrounding 
neighborhood, or the public health, welfare and safety.

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

Master Conditional Use (on- and off-site alcohol sales)

The Project Site is located within the Central City Community Plan area, which designates 
the Site for Regional Center Commercial land uses corresponding to the C2-4D-SN Zone. 
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 at up to 16 establishments, is consistent 
with the following Central City Community Plan objectives:
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Objective 2-1: To improve Central City’s competitiveness as a location for offices, 
business, retail, and industry.

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

The Project will contribute to improving the Central City’s competitiveness as a location 
for offices, business and retail by introducing new residential, restaurant and grocery uses, 
and expanded office and retail uses, in an appropriate infill location. The Project would 
complement and reinforce the Central City’s regionally significant employment centers and 
cultural amenities, residential uses, retail and shopping areas, and office uses. The Project 
Site’s Regional Commercial land use designation and C2 Commercial Zone allow for the 
proposed restaurant, retail, and grocery uses.

The Project Site is located in the heart of Downtown Los Angeles, which has an 
established mix of commercial and restaurant uses, which are appropriate for the 
incidental sale and dispensing of alcohol. The ability for the Site to offer a full line of 
alcoholic beverages will allow the retail and restaurant uses to be competitive, as alcohol 
service is a common amenity expected by patrons as part of these commercial uses. 
Further, patrons are drawn to Downtown neighborhoods due to the shopping, 
entertainment, and dining experiences available to them. Offering a full line of alcoholic 
beverages for off- and on-site consumption for these uses on the Project Site, in a 
conveniently accessible infill location, will enhance opportunities to eat, drink, and 
socialize. The sale, dispensing, and consumption of a full-line of alcoholic beverages, in 
conjunction with the operations of the proposed retail, restaurant and grocery store uses, 
will be an added amenity for residents and patrons of the Project, and will thus help to 
strengthen the Central City’s economic competitiveness and 24-hour liveliness. In 
particular, given the Project’s retention and adaptive reuse of the historic LA Times 
Buildings with ground floor retail, restaurant and grocery store uses, this request would 
encourage an active downtown environment for residents and tourists alike.

As discussed above, the Project is consistent with the surrounding development within the 
Community Plan area. The Project’s signage would comply with applicable provisions of 
the Historic Broadway Sign Supplemental Use District. Based on the above, the requested 
Master Conditional Use Permit for the dispensing of alcohol substantially conforms to the 
purpose, intent and provisions of the General Plan, the applicable community plan, and 
any applicable specific plan.

Floor Area Averaging

As previously mentioned, the Project would construct a new mixed-use development 
containing a maximum of 1,127 residential units and up to 34,572 square feet of 
commercial floor area. The Times, Plant, and Mirror Buildings would be retained, 
rehabilitated and adaptively reused with ground-floor retail, restaurant and grocery store 
uses, and commercial office uses.

The Project is consistent with Chapter 3, Land Use, of the General Plan Framework 
Element. The Project Site is located within the Downtown Center, which is identified in the 
Framework Element as an international center for finance, the largest government center 
in the region, and the location for major cultural and entertainment facilities, hotels, 
professional offices, corporate headquarters, financial institutions, high-rise residential



CPC-2016-4675-TDR-VCU-MCUP F-21

towers, and regional transportation facilities. Per the Framework Element, the Downtown 
Center is generally characterized by a floor area ratio up to 13:1 and high rise buildings. 
As a mixed-use project comprised of high-rise residential towers adjacent to regional 
transportation facilities, with an FAR of 9.42:1 averaged across the Site, the Project is 
consistent with the overall vision for the Downtown Center as set forth in the Framework 
Element. The Project’s proposed 307,288 square feet of office space, 1,127 residential 
units, and ground floor commercial uses would also be in keeping with this 
characterization of the Downtown Center. Similarly, due to these characteristics, the 
Project would support the following goal and objective from the Framework Element:

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

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

The Project Site is further designated for Regional Center Commercial land uses by the 
Central City Community Plan, and would support the following goals from the Framework 
Element in relation to Regional Centers:

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-modal 
transportation centers, where appropriate.

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

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

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

The Project would further support the following objectives and policies of the Framework 
Element relative to the distribution of land uses and transit:

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
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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.

Objective 3.15 - Focus mixed commercial/residential uses, neighborhood-oriented 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.

The Project is consistent with the above goals, objectives and policies of the Framework 
Element because the Project will provide 1,127 new multi-family residential units, 
approximately 307,288 square feet of office space, 50,000 square feet of grocery store 
space, and 53,389 square feet of combined retail/restaurant space, on a commercially 
zoned and designated Site, in proximity to transit in the Downtown and a Regional Center. 
The proposed uses would foster employment opportunities and economic development. 
The Project vicinity is characterized by a concentration of government-related uses, high- 
and mid-rise office buildings, residential buildings, hotels, retail uses, museums, and 
cultural districts. The Project therefore concentrates density and new development in 
established centers surrounded by compatible and complementary uses.

The Project focuses also density and a mix of uses in close proximity to high-capacity 
public transportation. The Project Site is within close proximity to several public 
transportation lines, including the Metro Red Line Civic Center Grand Park Station, located 
750 feet from the Project Site, and the under construction 2nd Broadway Station, to be 
located immediately across the 2nd Street to the south of the Project Site. The Project Site 
is also located within one-quarter mile of 64 bus lines, which provide service to regional 
centers such as Century City, Santa Monica, Burbank, Long Beach, Pasadena, and the 
Inland Empire, as well as to major transit stations including Union Station and 7th and 
Metro Center Station. The Project will also provide bicycle and EV ready parking spaces 
to encourage alternative modes of transportation and support sustainability goals, and 
would be designed to be energy efficient and capable of achieving LEED Silver 
equivalency. In addition, the project provides substantial publically accessible open space 
and streetscape improvements, including a pedestrian paseo connecting 1st Street and 
2nd Street, and a plaza area within the Project’s 50-foot setback on 1st Street. The Project’s 
active ground level uses would encourage pedestrian activity throughout the Site.

The 2013-2021 Housing Element of the General Plan is the City's blueprint for meeting 
housing and growth challenges. The Housing Element identifies a need for more housing 
while Chapter 6 of the Housing Element lists the goals, objectives, policies and programs 
that "embody the City's commitment to meeting housing needs." The housing goals, 
objectives and policies that are applicable to the Project are as follows:

Goal 1 - A City where housing production and preservation result in an adequate supply 
of ownership and rental housing that is safe, healthy and affordable to people of all income 
levels, races, ages, and suitable for their various needs.
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Objective 1.1 - Produce an adequate supply of rental and ownership housing in order to 
meet current and projected needs.

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 along Mixed-Use Boulevards.

Goal 2 - A City in which housing helps to create safe, livable and sustainable 
neighborhoods.

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

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

Policy 2.2.5 - Provide sufficient services and amenities to support the planned population 
while preserving the neighborhood for those currently there.

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.

The Project would provide 1,127 new multi-family residential units, including 34 units for 
Moderate and Low Income households, on a site currently providing no housing, thus 
supporting Housing Element goals related to adequate housing supply, affordable 
housing, and housing production. The Project provides these units within a designated 
center, specifically, the Downtown Center on a Site designated as Regional Center 
Commercial by the Community Plan. As mentioned above, the Project supports 
sustainable buildings through its provision of electric vehicle and bicycle parking, LEED- 
Silver equivalency, and several water conservation measures outlined in the Mitigation 
Monitoring Program (see Project Design Feature PDF WS-1). The LEED equivalency and 
EV project features are also good zoning practices because they provide a convenient 
service amenity to the occupants or visitors who use electric vehicles and utilize electricity 
on site for other functions.

The Project would also support the following policies set forth in the City’s circulation 
element, Mobility Plan 2035:

Policy 2.3 - Recognize walking as a component of every trip, and ensure high-quality 
pedestrian access in all site planning and public right-of-way modifications to provide a 
safe and comfortable walking environment,

Policy 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.

The Project would locate a complementary mix of residential, office, and retail/restaurant 
and grocery store uses in close proximity to regionally significant and neighborhood 
serving employment centers, shopping areas, and cultural destinations. As a result, the
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Project provides greater proximity and accessibility. The Project provides a landscaped 
pedestrian paseo opening up a new connections through the Site for pedestrians to 
access the future Metro 2nd and Broadway Station, the concentration of historic theatres 
to the south, the future 1st and Broadway Park, Grand Park, and the greater Civic Center. 
The Project thus emphasizes high-quality pedestrian access in its site planning, and by 
providing active uses throughout the ground floor, would encourage pedestrian movement 
and a safe, comfortable walking environment.

The Project would provide bicycle parking as required by the LAMC. The on-site bicycle 
parking would support the usage of existing bicycle facilities in the Project vicinity, resulting 
in fewer vehicle trips. There are existing bike lanes along Figueroa Street, Spring Street, 
Main Street, 1st Street, and 2nd Street west of Spring Street in the Project vicinity. Main 
Street and Spring Street specifically provide two-way protected bike lanes from Cesar 
Chavez Avenue and 1st Street to 9th Street, respectively. Protected bike lanes are also 
provided along Los Angeles Street north of 1st Street.

The Central City Community Plan, the portion the Land Use Element of the City’s General 
Plan that is applicable to the Project Site, includes the following relevant goals and 
objectives:

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

Objective 1-4 - To facilitate the conversion of historic buildings in the Historic Core to 
housing, office, art, and cultural uses in order to attract new residents.

Objective 2-1: To improve Central City’s competitiveness as a location for offices, 
business, retail, and industry.

Policy 2-1.2: To maintain a safe, clean, attractive, and lively environment.

Objective 2-2: To promote land uses in Central City that will address the needs of all 
visitors to Downtown for business, conventions, trade shows, and tourism.

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

Policy 2-4.1: Promote night life activity by encouraging restaurants, pubs, night clubs 
small theaters, and other specialty uses to reinforce existing pockets of activity.

Objective 10-1: To ensure that the arts, culture, and architecturally significant 
buildings remain central to the further development of downtown and that it remains 
clearly discernable and accessible to all citizens in and visitors to Los Angeles.

Objective 10-2: To maintain and reuse one of the largest and most distinguished sets 
of under used historic buildings in the United States.

Policy 10-2.6: Encourage the reuse of historic buildings as live/work offices, housing, 
retail, and educational facilities.

The Project will provide up to 1,127 new multi-family residential units, comprised of a 
range of studio, one-, two- and three-bedroom units, on a site in the Historic Core 
District of the Community Plan that does not currently provide any housing units. As a
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result, the Project would increase the range of housing choices available for Downtown 
employees and residents.

Additionally, the Project will retain, rehabilitate and adaptively reuse the icon historic 
Los Angeles Times, Mirror and Plant Buildings. The retained historic uses, which 
would be activated by ground floor retail/restaurant uses, co-located on site with 1,127 
residential units, would encourage an active 24-hour downtown and promote night life 
activity, particularly in need for the area adjacent to the Civic Center, which is currently 
primarily characterized by daytime office workers. The adaptively reused iconic historic 
buildings would serve to complement and reinforce the many destinations and 
amenities in the Project vicinity. When combined with other resources in the area such 
as Grand Park, Los Angeles City Hall, and the overall historic core, the Project 
contributes to an active downtown environment for residents as well as destinations 
for tourists. The 307,288 square feet of adaptively reused office space, ground floor 
retail and restaurant space, and a new 50,000 square-foot grocery store would add to 
the Central City’s competitiveness as a location for offices, business and retail. The 
Project Site, made more permeable through the provision of a mid-block paseo, would 
create a new focal point of activity at a strategic location to better connect surrounding 
downtown districts, including the Historic Core and Broadway theatres to the south, 
Civic Center to the north, Bunker Hill to the southwest, and Little Tokyo/Arts District to 
the east.

The Project would demolish the existing Executive Building and parking structure, 
designed by William Pereira and constructed in 1973. Both are considered historic 
resources under CEQA for their association with the Los Angeles Times newspaper 
and Otis Chandler. Although the Project would remove these historic resources, it 
would still support the overall goals of the Central City Community Plan relative to 
historic resources. The Project would restore and adaptively reuse the original Times, 
Plant and Mirror Buildings, dating primarily to the 1930s and 1940s, which were 
designed by Gordon Kaufmann and by Rowland Crawford. The Project would 
adaptively reuse these iconic historic buildings with updated commercial office space, 
and ground floor retail, restaurant and grocery store space. The Project would breathe 
new life into these historic resources, activate the ground floor and pedestrian 
environment surrounding the Project Site, and support the Community Plan’s goals 
relative to the modern reuse of preservation of architectural and historic resources in 
the Center City.

Furthermore, the Project would newly reveal and restore the original western facade 
of the Times Building. The construction of the Executive Building in 1973 destroyed 
the upper stories of the Times Building that was originally exposed and mirrored the 
east elevation in design and materials according to the original architectural plans. The 
Project proposes to reconstruct the upper stories of the Times Building based upon 
the original architectural plans and any extant physical evidence. The buildings would 
be restored in conformance with the Secretary of the Interior’s Standards. After 
demolition of the Executive Building and Parking Structure, the lower stories of the 
west elevations would also be designed in compliance with the Standards, and would 
provide retail and restaurant uses on the ground floor along the proposed pedestrian 
paseo. Rehabilitation work would also include restoring the aging LA Times signage 
and clock, and restore the original finishes and features of the historic buildings. Thus, 
the Project provides a significant benefit in retaining and restoring on-site historic 
resources while also providing needed housing and new and adaptively reused 
commercial uses in the heart of Downtown Los Angeles. As a result, the Project would 
provide a unique and substantial historic and aesthetic benefit in restoring these 
historic buildings to their original condition.
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The paseo bisecting the Project Site, and 50-foot setback and publicly accessible 
plaza on 1st Street, along with active ground floor uses within the retained Times 
buildings, will increase their visibility and accessibility to residents, visitors and tourists. 
In sum, the retained historic Times, Mirror and Plant buildings are a crucial component 
of the proposed Project. Notwithstanding the demolition of the Executive Building, with 
their restoration to their original design and careful adaptive reuse, the Project fulfills 
the Community Plan’s overall vision to ensure that the arts, culture, and architecturally 
significant buildings remain central to the further development of downtown and 
remain clearly discernable and accessible to all citizens in and visitors to Los Angeles.

Therefore, based on the above, the proposed project is consistent with the provisions 
of the General Plan and will serve to implement the objectives and policies of the 
Central City Community 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 Project will result in a greater variety of dining, retail and grocery options, 
and will support the area’s growing residential population as well as improve the existing 
environment and attract new visitors and residents to the area.

The Project includes residential, retail, restaurant, grocery, and office uses. The new 
additional residents and employees associated with the Project will improve the pedestrian 
experience and increase safety as there will be more active streets during extended hours 
of the day and night. The Project will also enhance the pedestrian experience through a 
strong ground-floor presence with storefront retail and restaurant uses provided along all 
Project street frontages and on both sides of the proposed pedestrian paseo. The 
proposed retail and restaurant uses are allowed in the Project Site’s C2 Zone, which 
corresponds to the proposed Regional Commercial land use designation. The sale of 
alcohol is a common and expected component of restaurants and grocery stores. Several 
restaurants, markets, and bars currently offer alcohol service within 600 - 1,000 feet of 
the Project Site, and currently operate without adversely affecting the welfare of the 
surrounding community.

Diversity amongst uses is common in the immediately surrounding area, and while there 
are residential uses near the subject site, 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 
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 Alcoholic Beverage Control 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. Thus, the proposed restaurant operations as it relates to the sale and 
dispensing of alcoholic beverages would not adversely affect the welfare of the pertinent 
community. 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
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Beverage Control agency are intended to protect the public health, welfare and safety of 
the community. Thus, the proposed on-site and off-site consumption associated with 
restaurant, grocery store, and retail/commercial 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 is one (1) on
site and zero (0) off-site licenses allocated to the subject Census Tract Number 2074, 
based on a population of 1,363 people. Within the subject Census Tract, there are 
currently 10 total active licenses, including nine (9) on-site licenses and one (1) off-site 
licenses. As such, the number of existing on-site licenses within the census tract where 
the Project Site is located exceeds ABC guidelines.

According to statistics provided by the LAPD’s Central Vice Unit within Crime Reporting 
District No. 123 which has jurisdiction over the Project Site, a total of 100 crimes were 
reported in 2019 (35 Part I and 65 Part II crimes), compared to the Citywide Average of 
170 crimes and the High Crime Reporting District Average of 204 crimes. The majority 
(27) of the Part I crimes are reported as larceny, and very few are related to alcohol. 
Alcohol-related Part II Crimes reported include Narcotics (5), Liquor Laws (0), Public 
Drunkenness (0), Disturbing the Peace (0), Disorderly Conduct (2), Gambling (0), and DUI 
related (0). 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 exceeds ABC guidelines. 
However, as conditioned, allowing the sale, dispensing, 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 Project will not adversely affect community welfare because the proposed restaurant, 
retail, and grocery store uses are desirable uses would be located in an area that permits
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commercial uses. In this case, the Project will provide a convenience and new amenity to 
visitors, workers and residents in the immediate neighborhood and, as conditioned, will 
not negatively impact the area. As such, the proposed uses 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 area surrounding the Project Site and the greater Downtown area are characterized 
by a concentration of government-related uses, high- and mid-rise office buildings, 
residential buildings, hotels, retail uses, museums, and cultural districts. There are various 
multi-family residential and hotel uses located within 1,000 feet of the Project Site, 
including the nearby Higgins Lofts. The Project Site is also located near Grand Park, a 16- 
acre park extending from City Hall to the south of Spring Street to the Dorothy Chandler 
Pavilion (Los Angeles Music Center), which includes public playground areas.

As such, the proposed restaurant, retail, and grocery store uses are located within 
proximity of sensitive uses, including residences. The Project is also a mixed-use 
development that would provide 1,127 multi-family residential uses on site. The Site is 
located within an immediate area that as a whole includes a complementary mix of 
residential uses, office, restaurants, commercial, office, open space, retail, and restaurant 
uses. The Project Site is also located near major employment centers within the downtown 
area, including the Los Angeles Civic Center. All of these uses, including residential uses 
and public parks, currently co-exist and function within a densely populated urban 
environment in the downtown core. No churches, schools, or hospitals have been 
identified within 1,000 feet of the Project Site.

While the Project Site is located near residential uses and public parks, 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. The Project’s conditions 
will thus 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, more 
specific physical and operational restrictions may be applied as necessary to ensure the 
welfare of the surrounding community. 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. Additionally, as mentioned above, there are multiple restaurants and 
markets currently serve alcohol in the vicinity of the Project Site, and currently do so 
without detrimentally affecting nearby residential uses.

With the conditions referenced herein, the impacts of the on-site and off-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.
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ADDITIONAL FINDING FOR FLOOR AREA AVERAGING IN A UNIFIED DEVELOPMENT:

a. The development, although located on separate parcels or lots of record, is a unified 
development as defined by LAMC 12.24 W.19(c).

As described further below, although the Project Site consists of nine separate 
recorded lots, all located within one 3.6-acre City block, the Project is a unified 
development in that the mix of uses are dependent on one another, and share 
common architectural features and functional linkages.

i. A combination of functional linkages, such as pedestrian or vehicular connections.

The Project includes a combination of multiple functional linkages for pedestrians, 
bicyclists and vehicles. For example, a 15,939 square-foot publically accessible 
pedestrian paseo bisects the Site between 1st Street and 2nd Street. Pedestrians using 
the paseo would have direct access to the Project’s retail, restaurant and grocery uses 
on both sides, either within the new construction or within the adaptively reused 
historic buildings. The paseo would include landscaping and design features that 
further tie together the eastern and western portions of the Project Site. The Project 
also provides a 4,252-square foot public plaza within the 50-foot new construction 
setback on 1st Street, providing further visual linkages on-site, and facilitating 
pedestrian movement throughout and between the Project’s ground floor uses. The 
Project’s vehicular connections also serve as functional linkages. Parking for all of the 
Project Site uses will be provided within the above- and below-grade parking structure 
on the western portion of the Project Site. All Project driveways, located on Broadway 
and 2nd Street, are used for vehicular access for the entirety of the unified 
development. As a whole, the Project is designed to allow pedestrians to move fluidly 
throughout the Site. Project residents, employees and visitors can move freely from 
their place of employment, to open areas for recreation and relaxation, to restaurant 
establishments and to on-site residential units.

ii. In conjunction with common architectural and landscape features, which constitute 
distinctive design elements of the development.

The Project is comprised of an eastern portion with adaptively reused historic buildings 
to remain, and a western portion comprised of new mixed-use construction. Within the 
context of this overall site plan, the Project provides for common architectural and 
landscape features, which constitute the distinctive design elements of the 
development. In particular, the massing, materials, and architectural features of the 
five-level above-grade podium take cues from the retained Times, Plant and Mirror 
Buildings in order to provide cohesion to the Project Site and unify the overall 
development. Along the Project’s Broadway frontage, the podium would be fully 
enclosed and clad in fritted glass and vertical limestone components in regular intervals. 
The design reflects the materials, as well as the visual ratio, assembly of bays and rhythm 
of the retained Times Building, in order to integrate with the overall design of the 
development. In addition, the overall massing of the podium provides continuity across the 
site by approximating the shoulder of the adjacent Times Building, while also reflecting the 
massing of the Federal Courthouse to the west of the Project Site across Broadway.

iii. Is composed of two or more contiguous parcels, or lots of record separated only by 
a street or alley.
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The Project Site is composed of nine contiguous parcels within one 3.6-acre City 
block. The Project Site is wholly contained within the city block bounded by 1st Street 
to the north, Broadway to the west, 2nd Street to the south, and Spring Street to the 
east. The Project Site is fully contiguous and is not separated by any streets or alleys.

iv. When the development is viewed from adjoining streets appears to be a 
consolidated whole.

As discussed above, similar design elements, including materials, massing, 
architectural features, and spatial relationships, are incorporated into the design of the 
Project buildings and open spaces that make up the entire Project Site. These unified 
features will visually connect the retained buildings and new construction throughout 
the Project Site, such that the development appears to be a consolidated whole when 
viewed from adjoining streets.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (“CEQA”) FINDINGS

The City of Los Angeles (the "City”), as Lead Agency, has evaluated the environmental impacts 
of implementation of the Times Mirror Square Project by preparing an environmental impact report 
(EIR) (Case No. ENV-2016-4676-EIR/SCH No. 2017061083). The EIR was prepared in 
compliance with the California Environmental Quality Act of 1970, Public Resources Code Section 
21000 et seq. (CEQA) and the California Code of Regulations Title 14, Division 6, Chapter 3 (the 
"CEQA Guidelines").

The Times Mirror Square Project EIR, consisting of the Draft EIR, Final EIR, and Errata is intended 
to serve as an informational document for public agency decision-makers and the general public 
regarding the objectives and impacts of the Times Mirror Square Project (Project), located at 121
147 S. Spring Street, 100-142 S. Broadway, 202-234 W. 1st Street, and 205-221 W. 2nd Street 
(Site or Project Site). The Project consists of construction of two new high-rise mixed-use towers, 
the 37-story “North Tower” and 53-story “South Tower,” along with rehabilitation of three existing 
buildings, including an eight-story building (Times Building), a four-story building (Plant Building), 
and a 10-story building (Mirror Building). The North and South Towers, which would be 
constructed above a five-story parking podium (Podium), would contain a maximum of 1,127 
residential units, up to 34,572 square feet of commercial floor area, and a combined floor area of 
up to 1,135,803 square feet. Overall, including the existing buildings to remain that total up to 
376,105 square feet, the Project would comprise up to 1,511,908 square feet of floor area, 
resulting in a maximum 9.42 Floor Area Ratio (FAR).

The Draft EIR was circulated for a 54-day public comment period from March 28, 2019 to May 
20, 2019. The Final EIR was then distributed on September 20, 2019. As stated on Page II-48 of 
Chapter II, Project Description, of the Draft EIR, the Project would be constructed in one phase, 
commencing in 2019, followed by an approximate four-year construction period ending with 
buildout and occupancy in 2023. Due to the passage of time, Project construction would 
commence in 2020 and would end with buildout and occupancy in 2024. As set forth in it the 
March 2020 Errata to the EIR (Errata), this delay in occupancy of one year would not materially 
change the conclusions of the EIR. Specifically, the Errata demonstrates that this minor change 
will not result in any new or increased significant impacts, or otherwise require recirculation of the 
EIR. At its hearing of May 14, 2020, the City Planning Commission certified the EIR (“Certified 
EIR”) in conjunction with the approval of the Project and the denial of an appeal of the Project’s 
Vesting Tentative Tract Map (VTT-74761-1A). In connection with the certification of the EIR, the 
City Planning Commission adopted the CEQA findings and a mitigation monitoring program. The
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City Planning Commission adopted the mitigation monitoring program in the EIR as a condition 
of approval. All mitigation measures in the previously adopted Mitigation Monitoring Program 
attached as Exhibit “B”, are imposed on the project through Conditions of Approval, Conditions 
Nos. 55 and 56, to mitigate or avoid significant effects of the proposed Project on the environment 
and to ensure compliance during Project implementation.

NO SUPPLEMENTAL OR SUBSEQUENT REVIEW IS REQUIRED

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:

A. 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;

B.

C. 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 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.

None of the above changes or factors has arisen since the Project approval. There are no 
substantial changes to the Project, and the Project is substantially the same as the approved 
Project. No substantial changes have been identified to the surrounding circumstances, and no 
new information of substantial importance has been identified since the Project. There is no 
evidence of new or more severe significant impacts, and no new mitigation measures are required 
for the project.

Accordingly, there is no basis for changing any of the impact conclusions referenced in the 
certified EIR’s CEQA Findings. Similarly, there is no basis for changing any of the mitigation 
measures referenced in the certified EIR’s CEQA Findings, all of which have been implemented
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as part of the Project’s conditions of approval. There is no basis for finding that mitigation 
measures or alternatives previously rejected as infeasible are instead feasible. There is also no 
reason to change the determination that the overriding considerations referenced in the certified 
EIR’s CEQA Findings, and each of them considered independently, continue to override the 
significant and unavoidable impacts of the Project.

Therefore, as the Project was assessed in the previously certified EIR, and pursuant to CEQA 
Guidelines Section 15162, no supplement or subsequent EIR or subsequent mitigated negative 
declaration is required for the Project, as the whole of the administrative record demonstrates that 
no major revisions to the EIR are necessary due to the involvement of new significant 
environmental effects or a substantial increase in the severity of a previously identified significant 
effect resulting from changes to the project, changes to circumstances, or the existence of new 
information. In addition, no addendum is required, as no changes or additions to the EIR are 
necessary pursuant to CEQA Guidelines Section 15164.

RECORD OF PROCEEDINGS

The record of proceedings for the decision includes the Record of Proceedings for the original 
CEQA Findings, including all items included in the case files, as well as all written and oral 
information submitted at the hearings on this matter. The documents and other materials that 
constitute the record of proceedings on which the City of Los Angeles’ CEQA Findings are based 
are located at the Department of City Planning, 221 N. Figueroa Street, Suite 1350, Los Angeles, 
CA 90012. In addition, copies of the Draft EIR and Final EIR are available on the Department of 
City Planning’s website at https://planning.lacity.org/development-services/eir (to locate the 
documents, search for the environmental case number). This information is provided in 
compliance with CEQA Section 21081.6(a)(2).

https://planning.lacity.org/development-services/eir

