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FINDINGS

General Plan/Charter Findings

1. General Plan.

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

The Plan Map designates the parcel located at 266 South Kingsley Drive (266 South 
Kingsley Drive) for Low II Residential land uses and the parcel located at 4067-4085 West 
3rd Street and 272 South Kingsley Drive (4067 West 3rd Street) for Neighborhood Office 
Commercial land uses. The Low II Residential land use designation includes the 
corresponding zones of R1, RS, and RD6; and the Neighborhood Office Commercial land 
use designation includes corresponding zones of C1, C1.5, C2, C4, P, CR, RAS3, and 
RAS4.

The proposed project involves the conversion of 139 guest rooms to light housekeeping 
rooms within an existing hotel (the Kipling Hotel). The property is developed with the 
Kipling Hotel which is comprised of two (2) buildings - a 46-room, four-story building built 
in 1925 and a 93-room, six-story building built in 1928 - both of which straddle the two (2) 
parcels, 4067 West 3rd Street and 266 South Kingsley Drive. Between the two (2) 
buildings, the hotel has an FAR of 3.18 to 1.

As a result of the property being dual-zoned with two (2) different land use designations 
and improved with two (2) buildings resulting in an FAR of a 3.18:1, the project requires 
two (2) General Plan Amendments, a Zone Change, and a Height District Change in order 
to implement the proposed conversion of guest rooms to light housekeeping rooms. With 
regard to the two (2) General Plan Amendments, the parcel located at 266 South Kingsley 
Drive requires a Zone Change from R1 to C2 to allow light housekeeping rooms, which 
necessitates an amendment to re-designate the parcel to Neighborhood Office 
Commercial; in addition, both parcels within the subject property require a Height District 
Change from Height District 1 to Height District 2 to allow an FAR of 3.18:1, which 
necessitates an amendment to apply Footnote No. 6 of the Wilshire Community Plan.

While the Kipling Hotel is not an Historic-Cultural Monument, it is identified in SurveyLA 
as an “[excellent example of a 1920s apartment hotel in the Wilshire area, exhibiting the 
essential characteristics of the type.” The General Plan Amendments facilitate 
implementation of the General Plan by enabling the preservation and utility of the Kipling 
Hotel while maintaining a consistent land use pattern with the surrounding properties. The 
concurrent Zone and Height District Changes are consistent with the General Plan 
Amendment.

Therefore, the project is in substantial conformance with the purposes, intent and 
provisions of the General Plan as reflected in the adopted Framework Element and 
Community Plan.

b. Land Use Element.

Wilshire Community Plan. The Community Plan text includes the following relevant land 
use objectives and policies:
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Goal 1: Provide a safe, secure, and high quality residential environment for all 
economic, age, and ethnic segments of the Wilshire community.

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

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

Policy 1-1.4: Provide for housing along mixed-use boulevards where 
appropriate.

Objective 1-3: Preserve and enhance the varied and distinct residential 
character and integrity of existing residential neighborhoods.

Policy 1-3.3: Promote the preservation and rehabilitation of individual 
residential buildings of historic significance.

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

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

Policy 1-4.2: Ensure that new housing opportunities minimize 
displacement of residents.

Policy 1-4.3: Encourage multiple family residential and mixed use 
development in commercial zones.

The General Plan Amendments to re-designate 266 South Kingsley Drive to 
Neighborhood Office Commercial and to apply Footnote No. 6 of the Wilshire 
Community Plan to both parcels within the subject property, as well as the Zone 
Change for 266 South Kingsley Drive from R1 to C2 and the Height District Change to 
both parcels located at 4067 West 3rd Street and 266 South Kingsley Drive from Height 
District 1 to Height District 2D to permit an FAR of 3.18:1 allows for the conversion of 
the 139 guest rooms to light housekeeping rooms within the existing Kipling Hotel.

The conversion of the guest rooms to light housekeeping only involves the installation 
of a kitchenette. No other construction or alteration to the existing buildings is 
proposed. Nevertheless, the installation of kitchenettes would enhance the liveability 
of the residences. The project supports the preservation and rehabilitation of the 
Kipling Hotel and its ability to provide affordable housing along a mixed-use boulevard 
without displacing any residents.

Goal 2: Encourage strong and competitive commercial sectors which promote 
economic vitality and serve the needs of the Wilshire community through 
well-designed, safe and accessible areas, while preserving historic and 
cultural character.
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Objective 2-1: Preserve and strengthen viable commercial development and 
provide additional opportunities for new commercial development 
and services within existing commercial areas.

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

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

Policy 2-2.3: Encourage the incorporation of retail, restaurant, and other 
neighborhood serving uses in the first floor street frontage 
of structures, including mixed use projects located in 
Neighborhood Districts.

The General Plan Amendments to re-designate 266 South Kingsley Drive to 
Neighborhood Office Commercial and to apply Footnote No. 6 of the Wilshire 
Community Plan to both parcels within the subject property, as well as the Zone 
Change for 266 South Kingsley Drive from R1 to C2 and the Height District Change to 
both parcels located at 4067 West 3rd Street and 266 South Kingsley Drive from Height 
District 1 to Height District 2D to permit an FAR of 3.18:1 facilitates the preservation 
of a historic building with 139 light housekeeping rooms and which includes the 
continued use and operation of a 4,245 square-foot ground floor restaurant and allows 
for the conversion of the existing guest rooms to light housekeeping rooms.

Goal 17: Preserve and restore cultural resources, neighborhoods and landmarks 
which have historical and/or cultural significance.

Objective 17-1: Ensure that the Wilshire Community’s historically significant 
resources are protected, preserved, and/or enhanced.

Policy 17-1.1: Encourage the preservation, maintenance, enhancement 
and reuse of existing historic buildings and the restoration 
of original facades.

Objective 17-3: Encourage private owners of historic resources to maintain and 
enhance their properties in a manner that will preserve the 
integrity of such resources.

Policy 17-3.1: Assist private owners of historic resources to maintain and 
enhance their properties in a manner that will preserve the 
integrity of such resources.

While the Kipling Hotel is not an Historic-Cultural Monument, it is identified in SurveyLA 
as an “[e]xcellent example of a 1920s apartment hotel in the Wilshire area, exhibiting 
the essential characteristics of the type.” The General Plan Amendments to re
designate 266 South Kingsley Drive to Neighborhood Office Commercial and to apply 
Footnote No. 6 of the Wilshire Community Plan to both parcels within the subject 
property, as well as the Zone Change for 266 South Kingsley Drive from R1 to C2 and 
the Height District Change to both parcels located at 4067 West 3rd Street and 266 
South Kingsley Drive from Height District 1 to Height District 2D to permit an FAR of
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3.18:1 supports the preservation, maintenance, enhancement and continued use of 
the Kipling Hotel.

Therefore, the project is consistent with the Wilshire Community Plan in that it 
implements the abovementioned goals, objectives and policies if the Plan.

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

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

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

Policy 3.1.4: Accommodate new development in accordance with land 
use and density provisions of the General Plan Framework 
Long-Range Land Use Diagram and Table 3-1.

Policy 3.1.5: Identify areas on the Long-Range Land Use Diagram and in 
the community plans sufficient for the development of a 
diversity of uses that serve the needs of existing and future 
residents (housing, employment, retail, entertainment, 
cultural/institutional, educational, health, services, 
recreation, and similar uses), provide job opportunities, and 
support visitors and tourism.

The General Plan Amendments to re-designate 266 South Kingsley Drive to 
Neighborhood Office Commercial and to apply Footnote No. 6 of the Wilshire 
Community Plan to both parcels within the subject property, as well as the Zone 
Change for 266 South Kingsley Drive from R1 to C2 and the Height District Change to 
both parcels located at 4067 West 3rd Street and 266 South Kingsley Drive from Height 
District 1 to Height District 2D to permit an FAR of 3.18:1 recognizes the unique 
opportunity to preserve and enhance the Kipling Hotel, which, while not an Historic- 
Cultural Monument, is identified in SurveyLA as an “[e]xcellent example of a 1920s 
apartment hotel in the Wilshire area, exhibiting the essential characteristics of the 
type.”

Therefore, the General Plan Amendments and Zone and Height District Changes are 
consistent with the Distribution of Land Use goals, objectives and policies of the 
General Plan Framework Element.
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d. The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected 
by the recommended action herein. 3rd Street is designated as an Avenue II dedicated to 
a variable width between 80 to 86 feet and improved with asphalt roadway and concrete 
curb, gutter and sidewalk. 3rd Street is also identified as a Moderate Transit Enhanced 
Street within the Mobility Plan 2035, Transit Enhanced Network, and a Pedestrian 
Segment within the Mobility Plan 2035, Pedestrian Enhance Districts. Kingsley Drive is 
designated as a Collector dedicated to a width of 70 feet and improved with asphalt 
roadway and concrete curb, gutter and sidewalk. As the building is existing and built to 
the existing property line, no dedication of land is required.

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 5.5: Support ways to reduce vehicle miles traveled (VMT) per capita

The subject property is located just outside of the Wilshire Center Regional 
Commercial Center which is characterized by the Wilshire Community Plan as “a 
dense collection of high rise office buildings, large hotels, regional shopping 
complexes, churches, entertainment centers, and both high-rise and low-rise 
apartment buildings.” Given the proposed project’s proximity to the Wilshire Center 
Regional Commercial Center, the proposed project, will have reduced vehicular trips 
to and from the project, vehicle miles traveled, and will contribute to the improvement 
of air quality.

Therefore, the General Plan Amendment and Vesting Zone and Height District Change 
are consistent with Mobility Plan 2035 goals, objectives and policies of the General Plan.

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

f. Charter Findings - City Charter Sections 555 and 558 (General Plan Amendment).

The Wilshire Community Plan Map designates the parcel located at 266 South Kingsley 
Drive (266 South Kingsley Drive) for Low II Residential land uses and the parcel located 
at 4067-4085 West 3rd Street and 272 South Kingsley Drive (4067 West 3rd Street) for 
Neighborhood Office Commercial land uses. The Low II Residential land use designation 
includes the corresponding zones of R1, RS, and RD6; and the Neighborhood Office 
Commercial land use designation includes corresponding zones of C1, C1.5, C2, C4, P, 
CR, RAS3, and RAS4.

The proposed project involves the conversion of 139 guest rooms to light housekeeping 
rooms within an existing hotel (the Kipling Hotel). The property is developed with the 
Kipling Hotel which is comprised of two (2) buildings - a 46-room, four-story building built 
in 1925 and a 93-room, six-story building built in 1928 - both of which straddle the two (2) 
parcels, 4067 West 3rd Street and 266 South Kingsley Drive. Between the two (2) 
buildings, the hotel has an FAR of 3.18 to 1.
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As a result of the property being dual-zoned with two (2) different land use designations 
and improved with two (2) buildings resulting in an FAR of a 3.18:1, the project requires 
two (2) General Plan Amendments, a Zone Change, and a Height District Change in order 
to implement the proposed conversion of guest rooms to light housekeeping rooms. With 
regard to the two (2) General Plan Amendments, the parcel located at 266 South Kingsley 
Drive requires a Zone Change from R1 to C2 to allow light housekeeping rooms, which 
necessitates an amendment to re-designate the parcel to Neighborhood Office 
Commercial; in addition, both parcels within the subject property require a Height District 
Change from Height District 1 to Height District 2 to allow an FAR of 3.18:1, which 
necessitates an amendment to apply Footnote No. 6 of the Wilshire Community Plan.

The General Plan Amendments facilitate implementation of the General Plan by enabling 
the preservation and utility of the Kipling Hotel while maintaining a consistent land use 
pattern with the surrounding properties. The concurrent Zone and Height District Changes 
are consistent with the General Plan Amendment.

The proposed Plan Amendment complies with Charter Section 555 because the property 
involved has a significant physical and social identity. Specifically, the two (2) existing 
buildings that make up the Kipling Hotel were built nearly 100 years ago. While the Kipling 
Hotel is not an Historic-Cultural Monument, it is identified in SurveyLA as an “[e]xcellent 
example of a 1920s apartment hotel in the Wilshire area, exhibiting the essential 
characteristics of the type.” The Kipling Hotel represents a piece of history within the 
Wilshire Community Plan, and more acutely within the surrounding neighborhood

The proposed Plan Amendment will be in conformity with Charter Section 558 because it 
will satisfy public necessity, convenience, general welfare and good zoning practice. As 
discussed in Findings Section 1, above, the Plan Amendment is good zoning practice 
because it will ensure a consistent zoning designation with the property’s existing use and 
the surrounding properties along 3rd Street. It will also satisfy the public’s needs, 
convenience and general welfare by allowing for the installation of kitchenettes within each 
residence, improving the liveability for tenants while imposing no conflict with or have an 
adverse impact on the surrounding properties and for the other reasons discussed in 
Findings Section 1 above, and the Zone Change Findings Section 2 below.

Therefore, the General Plan Amendment to re-designate the parcel located at 266 South 
Kingsley Drive to Neighborhood Office Commercial and applying Footnote No. 6 of the 
Wilshire Community Plan both parcels is consistent with City Charter Sections.

Zone Change and Height District Change Findings

2. Pursuant to LAMC Section 12.32, the zone change, height district change and 
classifications are necessary because:

Public Necessity: Granting the Zone and Height District Change to the C2-2D and (Q)C2- 
2D Zones allows for improvements to the property, which is developed with the historic 
Kipling Hotel, by permitted light housekeeping rooms which will include kitchenettes 
thereby enhancing quality of the residences but with minimal impacts on the environment 
or the surrounding community. The hotel will continue to be subject to the Residential 
Hotel Unit Conversion and Demolition Ordinance and the Rent Stabilization Ordinance.

a.

Convenience: The C2-2D and (Q)C2-2D Zones recognizes the unique opportunity to 
preserve and enhance the historic Kipling Hotel while authorizing uses which reflect its 
current use as residential building which provides for long-term tenancy of residences.

b.
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The hotel will continue to be subject to the Residential Hotel Unit Conversion and 
Demolition Ordinance and the Rent Stabilization Ordinance; and the 2D Height District will 
restrict the maximum floor area to a FAR of 3.18:1, consistent with the hotel’s existing 
size.

c. General Welfare: Granting the Zone and Height District Change to the C2-2D and (Q)C2- 
2D Zones will resolve the inconsistency of the property’s current land use designations, 
its current development and historic residential use associated with the Kipling Hotel by 
authorizing a new use, light housekeeping rooms, facilitating the preservation and 
improved quality of the residential accommodations. The hotel will continue to be subject 
to the Residential Hotel Unit Conversion and Demolition Ordinance and the Rent 
Stabilization Ordinance; and the 2D Height District will restrict the maximum floor area to 
a FAR of 3.18:1, consistent with the hotel’s existing size.

d. Good Zoning Practices: The Zone and Height District Change to the C2-2D and (Q)C2-2D 
Zones recognizes the inconsistency of the property’s current land use designations, its 
current development and historic residential use associated with the Kipling Hotel by 
authorizing a new use, light housekeeping rooms, facilitating the preservation and 
improved quality of the residential accommodations. In addition, the “Q” Condition applied 
to 266 South Kingsley Drive limits the permitted uses to light housekeeping rooms and 
guest rooms. Without the General Plan Amendment and Zone Change, the portion of the 
existing hotel building, which is a historic building, which is located within the R1 Zone with 
a Low II Residential land use designation would be limited to the existing use, guest rooms 
with no kitchenette, or other uses permitted in the R1 Zone. The hotel will continue to be 
subject to the Residential Hotel Unit Conversion and Demolition Ordinance and the Rent 
Stabilization Ordinance; and the 2D Height District will restrict the maximum floor area to 
a FAR of 3.18:1, consistent with the hotel’s existing size.

“Q” Classification and “D” Development Limitation Findings: Per Section 12.32-G,2 and 4 
of the Municipal Code, the current action, as recommended, has been made contingent 
upon compliance with new “Q” conditions of approval and “D” development limitations 
imposed herein for the proposed project. Such limitations are necessary to ensure that 
the scale, design and scope of future development on the site are also necessary to 
protect the best interests of and to assure a development more compatible with 
surrounding properties, to secure an appropriate development in harmony with the 
General Plan as discussed in Findings Section 1, and to prevent potential adverse 
environmental effect of adding incompatible uses to the established neighborhood.

e.

Environmental Findings

3. Flood Insurance. The National Flood Insurance Program rate maps, which are a part of the 
Flood Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is located in Flood 
Zone X, areas determined to be outside the 0.2% annual chance floodplain.


