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FINDINGS

General Plan/Charter Section 556 Findings

1. General Plan.

a. General Plan Land Use Designation.

The subject property is located within the Wilshire Community Plan, adopted by City 
Council on September 19, 2001. The project site has an underlying General Plan land 
use designation of Regional Center Commercial, which has corresponding zones of CR, 
C1.5, C2, C4, P, PB, RAS3, RAS4, R3, R4, and R5. The project site is zoned P-2, PB- 
2 and C4-2, which is consistent with the land use designation. The project site is 
currently located within Height District No. 2 and permits a 6:1 Floor Area Ratio (FAR). 
Height District 2 provides for unlimited height for the development in commercial zones.

The recommended Vesting Zone Change from P-2 and PB-2 to (T)(Q)C4-2D, will result 
in a uniform C4-2 Zone across the project site, in addition to a new "D” Limitation that 
would limit the FAR to 4.65:1 across the project site, with a maximum building height of 
282 feet for the 23-story mixed-use tower, and 332 feet for the 28-story mixed-use tower. 
This density is lower than the 6:1 FAR otherwise permitted in Height District 2. The 
recommended Vesting Zone Change would permit commercial and residential uses that 
are consistent with the established district and encourage the future growth of the 
Wilshire Center/Koreatown area.

b. General Plan Text.

The Los Angeles General Plan sets forth goals, objectives and programs that guide both 
Citywide and community specific land use policies. The General Plan is comprised of a 
range of State-mandated elements, including, but not limited to, Land Use, 
Transportation, Noise, Safety, Housing and Conservation. The City’s Land Use Element 
is divided into 35 community plans that establish parameters for land use decisions 
within those sub-areas of the City. The project is in compliance with the following 
Elements of the General Plan: Framework Element, including the Citywide Design 
Guidelines, Housing Element, Mobility Element. Health and Wellness Element and the 
Land Use Element - Wilshire Community Plan.

Framework Element

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:

Chapter 3: Land Use

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
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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 livable city.

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

Objective 3.2: Provide for the spatial distribution of development that promotes an 
improved quality of life by facilitating a reduction of vehicular trips, vehicle miles traveled, 
and air pollution.

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.

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.

The Framework Element describes Regional Centers as having a range of FARs from 
1:5:1 to 6:1, with buildings characterized by 6- to 20-stories (or higher), and are usually 
major transportation hubs. Regional Centers typically provide a significant number of 
jobs and many non-work destinations and function as transit hubs. The project proposes 
to develop the site with a 23-story and 28-story mixed-use towers located above a 
podium that is four stories above grade and two stories subterranean, maintain the 
existing five-story parking structure, and demolish the existing three-story parking 
structure. The project would add 701,315 square feet of new residential floor area and 
10,738 square feet of commercial floor area. The total floor area would be 1,472,509 
square feet with a maximum FAR of 4.65:1. As proposed, the project is consistent with 
the anticipated development of Regional Centers.

The proposed 640 residential apartment units would help address the housing shortage 
in the City. As an infill development, the residential towers would replace an underutilized 
three-story parking garage. The project would locate new quality housing near 
employment centers such as Downtown Los Angeles, Hollywood, and Miracle Mile. The 
proposed restaurants and retail uses would provide additional service and amenity to 
the existing office buildings, nearby school, and multi-family residential neighborhoods.

The site is located on the southeast corner of Wilshire Boulevard and Irolo Street, an 
intersection serviced by Metro Local lines 20 and 206, Metro Rapid line 720, and the 
Metro Purple Line Wilshire/Normandie Station. The site is also located approximately 
0.4 miles west from the station located at Wilshire Boulevard and Vermont Avenue, 
serviced by Metro Local lines 51, 52, 201, 204, 351, Metro Rapid line 754, and DASH 
line Wilshire Center/Koreatown). The site is located approximately 0.48 miles east from 
the station located at Wilshire Boulevard and Western Avenue, serviced by Metro Local 
lines 20 and 209, Metro Rapid lines 710 and 720, and Big Blue Bus R7. The project’s 
location in a transit rich corridor and in close proximity to employment, retail, and
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restaurants will promote the use of transit and pedestrian trips in lieu of vehicular trips. 
In addition, the proximity to public transit would provide alternative transportation options 
for residents and their guests to visit other regions, thereby contributing to the goal of 
reducing traffic congestion and improving air quality.

Furthermore, the proposed ground floor restaurants, and pedestrian promenade with 
retail uses will provide additional amenities for visitors to the area as well as residents 
of the residential towers. Redeveloping the parking garage into a mixed-use project will 
also contribute to the City’s long-term goal of economic vitality as well as the 
revitalization of Koreatown, as the restaurant, retail, and related uses will provide 
additional job opportunities. As such, the project would meet the goals and objectives of 
the Framework Element to encourage the future development of the designated regional 
center and enhancement of the urban lifestyle.

Citywide Design Guidelines

The Citywide Design Guidelines were created to carry out common design objectives 
that maintain neighborhood form and character while promoting design excellence and 
creative infill development solutions. The Design Guidelines are intended to address 
some of the most common, overarching challenges in planning developments, such as: 
considering neighborhood context and linkages in building and site design; employ 
distinguishable and attractive building design; provide pedestrian connections within and 
around the project; minimize the appearance of driveways and parking areas; utilize 
open areas and landscape opportunities to their full potential; and improve the 
streetscape experience by reducing visual clutter.

The proposed project complies with the Citywide Design Guidelines in that it promotes 
a pedestrian-friendly environment and incorporates articulation of the pedestrian access 
entries from Irolo Street and Mariposa Avenue. The project revitalizes the site by 
redeveloping a parking garage to include new residential and commercial uses, and 
promotes pedestrian connectivity and links neighborhood context and public 
transportation along the Wilshire Corridor. The pedestrian promenade can be accessed 
from Irolo Street to the west, with visual connections to the Wilshire/Normandie Metro 
Station. The residential lobby to the residential towers is located along Mariposa 
Avenue, as it is a quieter street and transitions into a residential neighborhood to the 
south. Open spaces are provided at different levels. Ground level retail with outdoor 
dining areas, water features, seating areas, shade trees and planters will enhance the 
pedestrian streetscape and shopping experience. Landscaped roof decks with a range 
of amenities will be provided for the residential towers. The proposed project improves 
the existing streetscape experience and reduces visual clutter by creating a more unified 
site with greater opportunities for pedestrian, as well as enhanced lighting, signage and 
landscape.

Housing Element

The Housing Element 2013-2021 was adopted on December 3, 2013 and identifies the 
City’s housing conditions and needs, and establishes the goals, objectives and policies 
that are the foundation of the City’s housing and growth strategy. The proposed project 
is consistent with the following goals, objectives and policies of the Housing Element as 
described below.

Goal 2: Safe, Livable, and Sustainable Neighborhoods
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Objective 2.1: Promote safety and health within neighborhoods.

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

Policy 2.2.4: Promote and facilitate a jobs/housing balance at a citywide level.

As proposed, the project would redevelop an existing parking garage with a mixed-use 
development that includes 640 residential units, comprised of studio and two-bedroom 
units. Of the 640 residential units proposed, 32 units (5 percent) would be reserved for 
Low Income Households and 32 units (5 percent) would be reserved for Moderate 
Income Households. As mentioned above, the project site is located within close 
proximity to transit, and will be redeveloping an existing infill site with residential and 
ground floor commercial uses, which will revitalize and activate the street frontage, 
thereby promoting jobs, safety and health within the existing neighborhood and 
surrounding areas. As a mixed-use development, the project provides for activity and 
natural surveillance during and after commercial business hours. The residential units 
are oriented outward, providing eyes on the street during all hours of the day to create 
a safer environment for residents, workers, and visitors to the area. As such, the project 
would meet the goals and objectives of the Housing Element to provide safe, livable and 
sustainable neighborhoods.

Mobility Element

The Mobility Element 2035 (Mobility Element), adopted in September 2016, guides 
development of a citywide transportation system with the goal of ensuring the efficient 
movement of people and goods and recognizes that primary emphasis must be placed 
on maximizing the efficiency of existing and proposed transportation infrastructure 
through advanced transportation technology, reduction of vehicle trips, and focused 
growth in proximity to public transit. The Mobility Plan 2035 includes goals that define 
the City’ high-level mobility priorities and sets forth objectives and policies to establish a 
citywide strategy to achieve long-term mobility and accessibility within the City of Los 
Angeles. The proposed project would be in conformance with following objectives and 
policies of the Mobility Element as described below.

Chapter 3: Access for All Angelenos

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and 
vehicular modes - including goods movement - as integral components of the City’s 
transportation system.

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 3.5: Support “first-mile, last-mile solutions” such as multi-modal transportation 
services, organizations, and activities in the areas around transit stations and major bus 
stops (transit stops) to maximize multi-modal connectivity and access for transit riders.

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

The project would provide access for all modes of travel, including pedestrians and 
cyclists. Pedestrian entrances are featured at along Mariposa Avenue and Irolo Street,
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with access to the pedestrian promenade between the existing office buildings and new 
mixed-use development. Short-term and long-term bicycle parking spaces and storage 
facilities are located directly off Mariposa Avenue. The project will provide a minimum of 
1,840 bicycle parking spaces located at grade. The residential lobby for the towers is 
also located along Mariposa Avenue. As mentioned before, the site is located on the 
southeast corner of Wilshire Boulevard and Irolo Street, an intersection serviced by 
Metro Local lines 20 and 206, Metro Rapid line 720, and the Metro Purple Line 
Wilshire/Normandie Station. The site is also located approximately 0.4 miles west from 
the station located at Wilshire Boulevard and Vermont Avenue, serviced by Metro Local 
lines 51, 52, 201, 204, 351, Metro Rapid line 754, and DASH line Wilshire 
Center/Koreatown). The site is located approximately 0.48 miles east from the station 
located at Wilshire Boulevard and Western Avenue, serviced by Metro Local lines 20 
and 209, Metro Rapid lines 710 and 720, and Big Blue Bus R7. Thus, the project’s 
location, and pedestrian and bicyclist orientation, will promote alternative forms of travel, 
and support first-mile, last-mile solutions.

c. Land Use Element - Wilshire Community Plan

The Wilshire Community Plan was adopted by the City Council on September 19, 2001. 
The Community Plan’s purpose is to "promote an arrangement of land uses, streets and 
services which will encourage and contribute to the economic, social and physical 
health, safety, welfare and convenience of the people who live and work in the 
community.” The proposed project is consistent with following objectives and policy of 
the Land Use Element as described below.

Goal 1: Provide a safe, secure, and high quality residential environment for all economic, 
age, and ethic segments of the Wilshire Community.

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

Objective 1-2: Reduce vehicular trips and congestion by developing new housing in 
close proximity to regional and community commercial centers, subway stations and 
existing bus route stops.

Policy 1-2.1: Encourage higher density residential uses near major public transportation 
centers.

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

Objective 2-1: Preserve and strengthen viable commercial development and provide 
additional opportunities for new commercial development and services within existing 
commercial areas.

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

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.
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Policy 2-2.1: Encourage pedestrian-oriented design in designated areas and in new 
development.

Objective 2-3: Enhance the visual appearance and appeal of commercial districts.

Policy 11-1.4: Support the provision of bicycle facilities in all new development.

Objective 11-2: Promote pedestrian mobility, safety, amenities, and access between 
employment centers, residential areas, recreational areas, schools, and transit centers.

Policy 15-1.2: Develop off-street parking resources, including parking structures and 
underground parking in accordance with design standards.

The project will involve the demolition of an existing three-story parking garage, the 
construction, use, and maintenance of a 23-story mixed-use building and a 28-story 
mixed-use building, on top of a podium that is four stories above grade and two stories 
subterranean. The mixed-use development will include 640 apartment units and 10,738 
square feet of commercial uses. The project will provide 1,921 vehicular parking spaces 
(714 residential and 500 commercial spaces, with 707 existing spaces to remain), 500 
residential bicycle parking spaces and 1,340 commercial bicycle parking spaces. The 
proposed maximum floor area ratio would be 4.65:1. The project provides residential 
units in close proximity to existing jobs, service, and schools. The site is located directly 
adjacent to an existing Metro subway station and south of Wilshire Boulevard, a major 
transportation corridor, which provides substantial public transit opportunities and 
facilities.

The site is located within the Wilshire Center Regional Commercial Center. It includes 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. 
The Regional Center Commercial land use designation allows for the construction of 
commercial, parking, and high-density multi-family residential uses. The area contains 
a variety of high-intensity urban activities in a compact built environment that includes 
commercial, residential, cultural, recreational, and institutional uses.

The Vesting Zone Change to (T)(Q)C4-2D is appropriate given the context of this area, 
in that it provides for a mixed-use project that complements the commercial and 
residential character of this area. The maximum FAR of 4.65:1 is an appropriate density, 
given that the site is located within the Regional Center Commercial land use 
classification. Immediately adjacent properties to the north, east, and west, are 
designated Regional Center Commercial land uses. Properties to the south are 
designated Regional Center Commercial and High Medium Residential land uses. In 
2001, when the Wilshire Community Plan was adopted, Regional Center Commercial 
land uses were located along the Wilshire Boulevard corridor and 7th Street. Currently, 
there has been an interest in expanding the Regional Center Commercial land use 
further south specifically down to 8th Street. The proposed mixed-use project along 
Mariposa Avenue and 7th Street is appropriate for development with increased FAR and 
density. In this instance, the project will observe an FAR of 4.65:1 which is less than the 
6:1 FAR allowed within the Regional Center Commercial land use. The scale and nature 
of the proposed development would be consistent with the pattern of development that 
has taken place in the surrounding area. Therefore, the site’s location is appropriate for 
the proposed mixed-use development, because it is adjacent to site which serve as focal 
points of regional interest, commercial stores, hotels, schools, cultural facilities and 
offices. As such, the proposed mixed-use project is appropriate for this area.
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The Wilshire Community Plan encourages mixed-use developments in Regional 
Commercial Centers, which are uses designated for the project site. The Wilshire 
Community Plan Objective 2-1 encourages the City to preserve and strengthen viable 
commercial development and provide additional opportunities for new commercial 
development and services within existing commercial areas. The area contains a variety 
of high-intensity urban activities in a compact built environment that includes 
commercial, residential, cultural, hotel, recreational, and institutional uses. These 
diverse uses support balanced community development and create increased interest 
for a variety of visitors who come to the area.

Health and Wellness Element

Adopted in March 2015, the Plan for a Healthy Los Angeles lays the foundation to create 
healthier communities for all Angelenos. As the Health and Wellness Element of the 
General Plan, it provides high-level policy vision, along with measurable objectives and 
implementation programs, to elevate health as a priority for the City’s future growth and 
development. Through a new focus on public health from the perspective of the built 
environment and City services, the City of Los Angeles will strive to achieve better health 
and social equity through its programs, policies, plans, budgeting, and community 
engagement. The proposed project is consistent with the following goals, objectives and 
policies:

Chapter 2: A City Built for Health

Policy 2.2. Healthy Building design and construction. Promote a healthy built 
environment by encouraging the design and rehabilitation of buildings and sites for 
healthy living and working conditions, including promoting enhanced pedestrian- 
oriented circulation, lighting, attractive and open stairs, healthy building materials and 
universal accessibility using existing tools, practices, and programs.

As previously mentioned, the project incorporates several pedestrian-oriented design 
elements, including concentrating commercial uses along the perimeter of the site; 
providing opportunities for neighborhood-serving uses; increasing the amount of 
pedestrian activity and safety by introducing more permanent eyes on the street; and 
providing ground floor commercial uses and a pedestrian paseo that will provide outdoor 
dining areas oriented toward the street to enhance the pedestrian experience. The 
ground level would provide transparent uses of retail, lobby, and bicycle parking. The 
project also offers substantial common open space to enhance recreation and open 
space opportunities, and create a healthful environment for the residents. Furthermore, 
the project will provide new shade trees, water features, and amenities along the 
pedestrian promenade at grade. All of these amenities will help to achieve the vision for 
a more livable city, which also include a variety of planters and trees. In addition, as 
conditioned, all electric vehicle charging spaces and electric charging stations will need 
to comply with the regulations in LAMC. As such, the proposed project promotes a 
healthy built environment.

Sewerage Facilities Element

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
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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.

Entitlement Findings

Vesting Zone Change Findings; “T” and “Q” Classification

Pursuant to Section 12.32 C of the Municipal Code, and based on these findings, the 
recommended action is deemed consistent with public necessity, convenience, 
general welfare and good zoning practice.

2.

a. Public Necessity. The recommended Zone Change to (T)(Q)C4-2D would create a 
unified zone over the entire project site, which is presently zoned P-2, PB-2, and C4-2. 
As the site has multiple zones and is subject to different zoning regulations, including 
allowable Floor Area Ratio. Approval of a unified zone over the entire project site would 
encourage development of the site consistent with the Regional Center Commercial land 
use designation, as designated by the Wilshire Community Plan. As a result, the 
proposed project optimizes the use of the subject property, introduces new housing and 
employment opportunities and will generate increased retail tax revenues thus providing 
a public necessity.

b. Convenience. The project site’s central location to transit services would provide access 
to new housing and employment opportunities, as well as to commercial services and 
amenities. The project site is located within a designated transit-priority area as the site 
is located within 1,500 feet from the Wilshire/Normandie Metro Station served by Metro 
Purple Line. The Purple Line Extension is currently under construction and would 
eventually extend west to major employment and destination centers such as Miracle 
Mile, Beverly Hills, Century City, West Los Angeles, and Westwood. The Wilshire Bus 
Rapid Transit also has stops located at the intersection of Wilshire Boulevard and 
Normandie Avenue. The bus stops for Metro Local Line 20 and Metro Rapid Line 720 
are located adjacent to the site at Wilshire Boulevard and Normandie Avenue. The 
project would develop the site with 640 dwelling units within walking distance of regional 
transit services and access to employment centers. Additionally, it would develop the 
site with 10,738 square feet of new commercial area, providing additional employment 
opportunities within established commercial corridors and providing services and 
amenities to existing and future residents. The proposed project would encourage use 
of the site and the surrounding areas during the day and nighttime and would enhance 
the urban environment by redeveloping the project site, which has not been redeveloped 
since the construction of the three-story parking structure in 1955.

c. General Welfare. Granting the Zone Change from P-2 and PB-2 to (T)(Q)C4-2D will 
support the Koreatown community by providing additional residential units, dining and 
retail opportunities as well as enhancing the urban environment, encouraging daytime 
and nighttime activity through the redevelopment of an underdeveloped site. 
Furthermore, the project’s proximity to transit, specifically Wilshire/Normandie Metro 
Subway Station and other transit connections enable it to function at both the 
neighborhood and community scale. Furthermore, conditions have been imposed which 
will ensure that the proposed project is limited in size and intensity, reflective of the 
surrounding community.

d. Good Zoning Practice. Approval of the Zone Change from P-2 and PB-2 to (T)(Q)C4-2D 
for the site removes the multiple zoning and allows the site to be developed as a unified 
development that is consistent with the goals and objectives of the General Plan 
Framework Element and the Wilshire Community Plan as outlined above. Granting the
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Zone Change will support the Wilshire community by providing additional residential 
units, dining and retail opportunities, as well as enhancing the urban environment near 
transit. Furthermore, conditions have been imposed which will ensure that the proposed 
development is limited in floor area, scale and intensity, and is reflective of the 
surrounding community.

e. Pursuant to Section 12.32 G and Q of the Municipal Code “T” and “Q” Classification and 
“D” Development Limitation Findings. Per LAMC Section 12.32 G.1, -G.2, and -G.4, the 
current action, as recommended, has been made contingent upon compliance with new 
“T” and “Q” conditions of approval imposed herein for the proposed project. The “T” 
Conditions are necessary to ensure the identified dedications, improvements, and 
actions are undertaken to meet the public’s needs, convenience, and general welfare 
served by the actions required. These actions and improvements will provide the 
necessary infrastructure to serve the proposed community at this site. The “Q” 
Conditions limit the type, scale and scope of future development on the site are also 
necessary to protect the best interests of and to assure a development more compatible 
with surrounding properties and the overall pattern of development in the community, to 
secure an appropriate development in harmony with the General Plan, and to prevent 
or mitigate the potential adverse environmental effects of the subject recommended 
action. The recommended “D” Limitation would ensure that the proposed development 
is physically compatible with the surrounding properties and consistent with other mixed- 
use development in the project area. The proposed limitations would allow the 
development of the project, which as described above, would promote the objectives of 
the General Plan and Wilshire Community Plan. As such, the “D” Limitations would 
protect the best interest of and assure a development that is compatible with the 
surrounding property or neighborhood and secure an appropriate development in 
harmony with the objectives of the General Plan.

For the reasons stated above, the Vesting Zone Change requests are beneficial in terms of 
public necessity, convenience, general welfare, and good zoning practice, and are 
consistent with the General Plan.

Master Conditional Use Findings (Alcohol)

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

The applicant is requesting a Master Conditional Use to permit the sale of a full line of 
alcoholic beverages for on-site consumption at up to two establishments located in the 
commercial portion of the proposed mixed-use development. The authorization allows the 
on-site sales of a full line of alcoholic beverages within two restaurant spaces. Hours of 
operation are limited to between 6 a.m. to 2 a.m., daily for the two establishments.

As the proposed project has not been constructed each individual tenant space is required 
to file an application for a Plan Approval to utilize the entitlement. The establishments, with 
alcohol sales, will perform a function and provide a service that is beneficial to the 
community. The project site is located within a Regional Center Commercial land use 
designation and is expected to contain a diversity of uses that complement one another. 
The tenants would provide the surrounding residential and commercial uses with additional 
dining options and is located near a transit-rich corridor.

The operation of up to two establishments offering the sale of alcoholic beverages for on- 
consumption is within the range of uses contemplated by the C4-2 Zone. Approval of the
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MCUP request in conjunction with the other entitlement requests will help activate the site 
and will provide employees, visitors, and patrons of nearby businesses as well as local 
residents the convenience of new restaurants, thereby contributing to the development of a 
viable economic environment. Further, each individual tenant will have to file for a Master 
Plan Approval, which will give an additional opportunity to consider more specific operational 
characteristics for each tenant space. Therefore, the Master Conditional Use authorization 
for up to two venues to sell a full line of alcoholic beverages for on-site consumption will 
perform a function that is beneficial for the surrounding community.

4. The project’s location, size, height, operation and other significant features will be 
compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare, and safety.

The project site includes six lots and a non-subdivided remainder, with a combined area of 
316,438 square feet after dedications. The site is bound by Wilshire Boulevard to the north, 
Mariposa Avenue to the east, Irolo Street to the west, and 7th Street to the south. The 
Regional Center Commercial corresponds to the CR, C1.5, C2, C4, P, PB, RAS3, RAS4, 
R3, R4, and R5 Zones. The project site is zoned P-2, PB-2, and C4-2. The site also located 
in the Transit Priority Area and the Wilshire Center/Koreatown Redevelopment Project Area. 
The proposed project includes the construction of 640 units and approximately 10,738 
square feet of commercial area. The proposed Master Conditional Use for the on-site sale 
of alcohol at a maximum of two establishments will not adversely affect or further degrade 
adjacent properties. Approval of the proposed Master Conditional Use permit for the sale of 
alcoholic beverages project will not adversely affect the community's welfare. The 
establishments serving alcohol will be carefully controlled and monitored, while being 
compatible with immediately surrounding uses which are multi-family apartments and 
commercial uses. The venues will occupy the ground floor commercial portion of the 
proposed mixed-use building and will provide places for residents and visitors to eat, drink, 
socialize, and shop; as such, the sale of alcoholic beverages is a normal part of restaurant 
and market operations and is an expected amenity.

Conditions have been imposed to limit the overall size and operating hours of the venues. 
In addition, each individual tenant is required to file a Plan Approval application to allow the 
Zoning Administrator to review the specific mode and character of each venue and tailor 
conditions for each tenant space that may be more restrictive if deemed necessary. Given 
the conditions of approval, and the fact that each individual tenant will have to file for a Plan 
Approval, which will give an opportunity to consider more specific operational characteristics 
for each tenant space, the Master Conditional Use authorization for up to two venues will 
not adversely affect the surrounding neighborhood.

5. The project substantially conforms with the purpose, intent and provisions of the 
General Plan, the applicable Community Plan, and any applicable Specific Plan.

The proposed project complies with applicable provisions of the Los Angeles Municipal 
Code and the Wilshire Community Plan. There are twelve elements of the General Plan. 
Each of these elements establishes policies that provide for the regulatory environment in 
managing the City and for addressing environmental concerns and problems. The majority 
of the policies derived from these Elements are in the form of Code requirements of the Los 
Angeles Municipal Code.

The project site is located within the Wilshire Community Plan, which was adopted by the 
City Council on September 19, 2001. The project site includes six lots and a non-subdivided 
remainder, with a combined area of 316,438 square feet after dedications. The site is bound 
by Wilshire Boulevard to the north, Mariposa Avenue to the east, Irolo Street to the west,
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and 7th Street to the south. The Regional Center Commercial corresponds to the CR, C1.5, 
C2, C4, P, PB, RAS3, RAS4, R3, R4, and R5 Zones. The project site is zoned P-2, PB-2, 
and C4-2. As recommended, the Zone Change to (T)(Q)C4-2D would establish a unified 
zone over the entire site and would be consistent with the existing land use designation of 
the site.

General Plan Text. The Los Angeles General Plan sets forth goals, objectives and 
programs that guide both Citywide and community specific land use policies. The General 
Plan is comprised of a range of State-mandated elements, including, but not limited to, Land 
Use, Transportation, Noise, Safety, Housing and Conservation. The City’s Land Use 
Element is divided into 35 community plans that establish parameters for land use decisions 
within those sub-areas of the City. The project is in compliance with the following applicable 
Elements of the General Plan: Framework Element, Land Use, and Mobility Element.

Framework Element. The General Plan Framework, last adopted in August 2001, 
establishes the City’s long-range comprehensive growth strategy and provides guidance on 
citywide land use and planning policies, objectives, and goals. The Framework defines 
Citywide policies for land use, housing, urban form and urban design, open space and 
conservation, transportation, infrastructure and public spaces. The Framework Element 
includes the following relevant provisions:

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 livable 
city.

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

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.

The Framework Element describes Regional Centers as having a range of FARs from 1:5:1 
to 6:1, with buildings characterized by 6- to 20-stories (or higher), and are usually major 
transportation hubs. Regional Centers typically provide a significant number of jobs and 
many non-work destinations and function as transit hubs. The project proposes to develop 
the site with a 23-story and 28-story mixed-use towers on top of a podium that is four stories 
above grade and two stories subterranean, maintain the existing five-story parking structure, 
and demolish the existing three-story parking structure. The project would add 701,315 
square feet of new residential floor area and 10,738 square feet of commercial floor area. 
The total floor area would be 1,472,509 square feet with a maximum FAR of 4.65:1. As 
proposed, the project is consistent with the anticipated development of Regional Centers.

The site is located on the southeast corner of Wilshire Boulevard and Irolo Street, an 
intersection serviced by Metro Local lines 20 and 206, Metro Rapid line 720, and the Metro 
Purple Line Wilshire/Normandie Station. The site is also located approximately 0.4 miles
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west from the station located at Wilshire Boulevard and Vermont Avenue, serviced by Metro 
Local lines 51, 52, 201, 204, 351, Metro Rapid line 754, and DASH line Wilshire 
Center/Koreatown). The site is located approximately 0.48 miles east from the station 
located at Wilshire Boulevard and Western Avenue, serviced by Metro Local lines 20 and 
209, Metro Rapid lines 710 and 720, and Big Blue Bus R7. The project’s location in a transit 
rich corridor and in close proximity to employment, retail, and restaurants will promote the 
use of transit and pedestrian trips in lieu of vehicular trips. In addition, the proximity to public 
transit would provide alternative transportation options for residents and their guests to visit 
other regions, thereby contributing to the goal of reducing traffic congestion and improving 
air quality.

The project is requesting a Master Conditional Use to permit on-site alcohol sales at up to 
two restaurant establishments. The request to serve and sell alcohol at the site will be 
consistent with these objectives and policies through the creation of a mix of retail and 
restaurants uses that would attract a variety of consumers and tenants, actively promoting 
the area as a key economic center of the community.

The Master Conditional authorization for the sale of alcoholic beverages is allowed through 
the approval of the City Planning Commission subject to certain findings. The required 
findings in support have been made herein. Given the conditions of approval, and the fact 
that each individual tenant will have to file for a Master Plan Approval, which will give an 
opportunity to consider more specific operational characteristics of each tenant space, the 
Master Conditional Use authorization can be deemed to be in harmony with the General 
Plan as it will strengthen viable commercial development at the site.

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

The approval of the conditional use to permit alcohol sales, in conjunction with a proposed 
mixed-use development for on-site consumption will not adversely affect the welfare of the 
community. The proposed venues will enhance the neighborhood by activating the ground 
floor of a new mixed-use development and providing an additional amenity and service that 
many customers often expect in restaurants and markets. The project will enhance the 
viability of the area by creating a walkable, convenient destination for the surrounding 
residential community and businesses. Diversity amongst uses is common in the immediate 
surrounding area, and while there are residential dwelling units and other sensitive uses 
located in close proximity to the subject site, the establishments open to the public serving 
alcoholic beverages will be part of a controlled and monitored development.

As a part of the Approval of Plans process, each individual venue will have additional 
conditions imposed and tailored towards the specific use. Such imposition of conditions will 
make the use a more compatible and accountable neighbor to the surrounding uses. 
Conditions are intended to integrate the use into the community as well as protect 
community members from potential adverse impacts associated with alcohol sales. 
Additional conditions have been 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. Therefore, the granting of 
the request will not adversely impact the welfare of the pertinent community.

7. 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
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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.

The project is located within a Regional Center where a variety of uses is permitted and 
encouraged and an increased concentration of licenses is anticipated. In addition, the 
census tract in which the project is located is in an active commercial area that is a 
destination point for many and where there is a demand and expectation for increase alcohol 
license issuances. According to the California Department of Alcoholic Beverage Control 
(ABC) licensing criteria, one on-sale and one off-sale licenses are allocated to the subject 
census tract Census Tract 2123.04). There are currently seven active licenses found within 
this census tract: one type 48 license for on-site sale of beer, wine, and liquor; two type 47 
licenses for on-site sale of beer, wine, and liquor; three type 41 for on-site sale of beer and 
wine only; and one type 58 license for catering alcoholic beverages off-site. There are no 
off-site licenses found within this census tract, with the exception of the one type 58 caterer’s 
license (operating under same license number as one other type 41 on-site license).

The project site is within a highly developed commercial corridor along Wilshire Boulevard 
which has a variety of restaurants, which have resulted in the existing on-site alcohol 
licenses to exceed the maximum number allocated. In active commercial areas where there 
is a demand for licenses beyond the allocated number, the Department of Alcoholic 
Beverage Control (ABC) has recognized that high-activity retail and commercial centers are 
supported by a significant and growing employee, visitor, and resident population in the 
area. The ABC has discretion to approve an application if there is evidence that normal 
operations will not be contrary to public welfare and will not interfere with the quiet enjoyment 
of property by residents. As proposed by the submitted application and conditioned herein 
by the City, the requested application will be implemented with conditions intended to 
prevent public drinking, driving under the influence, and public drunkenness. 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. These conditions will safeguard 
the welfare of the community. As conditioned, allowing the sale of a full line of alcohol for 
on-site consumption is not undue or anticipated to create a law enforcement issue.

According to statistics provided by the Los Angeles Police Department’s Olympic Division 
Vice Unit, within Crime Reporting District No. 2035, which has jurisdiction over the subject 
property, a total of 116 crimes and arrests were reported in 2019 (94 Part I Crimes and 22 
Part II Arrests), compared to the Citywide average of 170 crimes for the same reporting 
period. The 116 total crimes and arrests reported for the census tract include Narcotics (1), 
Weapon (2), Drunkenness (1), Driving under Influence (5), Miscellaneous Violations (10), 
Rape (1), Robbery (11), Aggravated Assault (10), Burglary (12), Vehicle Theft (6), Larceny 
(54), and Other Assaults (3).

The above statistics indicate that the crime rate in the census tract where the subject site is 
located is lower than the total area average for the same reporting period. Negative impacts 
commonly associated with the sale of alcohol, such as criminal activity and public 
drunkenness are mitigated by the imposition of conditions requiring surveillance and 
responsible management as required by the subject grant. The conditions will safeguard the 
welfare of the community. As conditioned, allowing the sale of a full line of alcohol for on­
site consumption at the subject location will benefit the public welfare and convenience 
because it would add an amenity to nearby residences.
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8. The proposed use will not detrimentally affect nearby residentially zoned 
communities in the area of the City involved, after giving consideration to the 
distance of the proposed use from residential buildings, churches, schools, 
hospitals, public playgrounds and other similar uses, and other establishments 
dispensing, for sale or other consideration, alcoholic beverages, including beer and 
wine.
The project site is located within the Wilshire Center Regional Commercial Center area 
within the Wilshire Community Plan area. The area is characterized by 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. The project site 
is also within close proximity to Koreatown, a cultural meeting place nucleus of Korean 
American businesses, restaurants, and shops in addition to a wide range of community 
serving commercial uses and large shopping centers. Given the diversity of uses permitted 
and encouraged, a variety of land uses which serve alcohol are to be expected. The 
following sensitive uses are located within a 1,000- foot radius of the site:

Multi-Family Residential Uses
Oasis Church
St. Basil's Catholic Church
Robert F. Kennedy Community Schools
God’s Hands Academy Corporation

634 Normandie Avenue 
3611 Wilshire Boulevard 
701 South Catalina Street 
727 Irolo Street

While there are residential dwelling units and other sensitive uses located in close proximity 
to the project site, the project has been conditioned to be compatible with the surrounding 
community. Further, as a part of the Approval of Plans process, each individual venue will 
have additional conditions imposed and tailored towards the specific use. Such imposition 
of conditions will make the venues a more compatible and accountable neighbor to the 
surrounding uses. As conditioned, the granting of the Master Conditional Use to allow the 
sale and dispensing of a full line of alcoholic beverages for on-site consumption at up to two 
venues at the mixed-use development will not detrimentally affect nearby uses.

Site Plan Review Findings

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

The proposed project complies with applicable provisions of the Los Angeles Municipal 
Code and the Wilshire Community Plan. There are twelve elements of the General Plan. 
Each of these elements establishes policies that provide for the regulatory environment in 
managing the City and for addressing environmental concerns and problems. The majority 
of the policies derived from these Elements are in the form of Code requirements of the Los 
Angeles Municipal Code.

The project site is located within the Wilshire Community Plan, which was adopted by the 
City Council on September 19, 2001. The subject site is an irregular shaped lot, consisting 
of 6 subdivided lots and a non-subdivided remainder, with approximately 320,534 square 
feet (7.3 acres) of lot area. The site is bound by Wilshire Boulevard to the north, Mariposa 
Avenue to the east, Irolo Street to the west, and 7th Street to the south. The site is located 
within the Wilshire Community Plan area, zoned C4-2, PB-2, and P-2, with a land use 
designation of Regional Center Commercial uses. The land use designation lists the CR, 
C1.5, C2, C4, P, PB, RAS3, RAS4, R3, R4, and R5 Zones as the corresponding zones. As
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recommended, the Zone Change to (T)(Q)C4-2D would establish a unified zone over the 
entire site and would be consistent with the existing land use designation of the site.

General Plan Text. The Los Angeles General Plan sets forth goals, objectives and 
programs that guide both Citywide and community specific land use policies. The General 
Plan is comprised of a range of State-mandated elements, including, but not limited to, Land 
Use, Transportation, Noise, Safety, Housing and Conservation. The City’s Land Use 
Element is divided into 35 community plans that establish parameters for land use decisions 
within those sub-areas of the City. The project is in compliance with the following applicable 
Elements of the General Plan: Framework Element, Land Use, and Mobility Element.

Framework Element. The General Plan Framework, last adopted in August 2001, 
establishes the City’s long-range comprehensive growth strategy and provides guidance on 
citywide land use and planning policies, objectives, and goals. The Framework defines 
Citywide policies for land use, housing, urban form and urban design, open space and 
conservation, transportation, infrastructure and public spaces. The Framework Element 
includes the following relevant provisions:

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 livable 
city.

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

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.

The Framework Element describes Regional Centers as having a range of FARs from 1:5:1 
to 6:1, with buildings characterized by 6- to 20-stories (or higher), and are usually major 
transportation hubs. Regional Centers typically provide a significant number of jobs and 
many non-work destinations and function as transit hubs. The project proposes to develop 
the site with a 23-story and 28-story mixed-use towers on top of a podium that is four stories 
above grade and two stories subterranean, maintain the existing five-story parking structure, 
and demolish the existing three-story parking structure. The project would add 701,315 
square feet of new residential floor area and 10,738 square feet of commercial floor area. 
The total floor area would be 1,472,509 square feet with a maximum FAR of 4.65:1. As 
proposed, the project is consistent with the anticipated development of Regional Centers.

The site is located on the southeast corner of Wilshire Boulevard and Irolo Street, an 
intersection serviced by Metro Local lines 20 and 206, Metro Rapid line 720, and the Metro 
Purple Line Wilshire/Normandie Station. The site is also located approximately 0.4 miles 
west from the station located at Wilshire Boulevard and Vermont Avenue, serviced by Metro 
Local lines 51, 52, 201, 204, 351, Metro Rapid line 754, and DASH line Wilshire 
Center/Koreatown). The site is located approximately 0.48 miles east from the station
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located at Wilshire Boulevard and Western Avenue, serviced by Metro Local lines 20 and 
209, Metro Rapid lines 710 and 720, and Big Blue Bus R7. The project’s location in a transit 
rich corridor and in close proximity to employment, retail, and restaurants will promote the 
use of transit and pedestrian trips in lieu of vehicular trips. In addition, the proximity to public 
transit would provide alternative transportation options for residents and their guests to visit 
other regions, thereby contributing to the goal of reducing traffic congestion and improving 
air quality. The site is presently zoned C4-2, PB-2, and P-2. As recommended, the Zone 
Change to (T)(Q)C4-2D would establish a unified zone over the entire site and would be 
consistent with the existing land use designation of the site.

Housing Element. The Housing Element of the General Plan will be implemented by the 
recommended action herein. The Housing Element is the City’s blueprint for meeting 
housing and growth challenges. It identifies the City’s housing conditions and needs, 
reiterates goals, objectives, and policies that are the foundation of the City’s housing and 
growth strategy, and provides the array of programs the City has committed to implement 
to create sustainable, mixed-income neighborhoods across the City. The Housing Element 
contains the following goals and objectives:

Goal 2: Safe, Livable, and Sustainable Neighborhoods

Objective 2.1: Promote safety and health within neighborhoods.

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

Policy 2.2.4: Promote and facilitate a jobs/housing balance at a citywide level.

The recommended Zone Change to (T)(Q)C4-2D, would establish a uniform zone over the 
entire project site, which is currently zoned P-2, PB-2, and C4-2. The uniform zone would 
permit the construction of a mixed-use development along established commercial 
corridors, Wilshire Boulevard and Irolo Street within the Koreatown area. The project 
proposes to provide new ground floor commercial spaces along Mariposa Avenue while 
maintaining existing commercial uses along Wilshire Boulevard. The project proposes to 
development 640 dwelling units and will consist of a variety of unit types, allowing for a mix 
of housing types and opportunities near public transit. As proposed, the project is consistent 
with the goal, objective, and policy of the Housing Element.

The Air Quality, Mobility Element and the Health and Wellness Element of the General 
Plan will be implemented by the recommended action herein. The project has been 
designed with enhanced pedestrian points of access from Wilshire Boulevard, Mariposa 
Avenue, 7th Street, and Irolo Street. Additionally, the development will improve sidewalks 
along the project’s street frontages by reconstructing them and including new street tree 
wells. These design features will encourage pedestrian activity by providing pedestrians with 
a safe and comfortable walking environment. The project will also provide code required 
vehicular and bicycle parking spaces and will provide a direct pedestrian connection to the 
nearest Metro bus stops and Metro Subway Station on Wilshire Boulevard and Normandie 
Avenue. Vehicular ingress/egress will be provided via five vehicular driveways.

As conditioned, all electric vehicle charging spaces (EV Spaces) and electric vehicle 
charging stations (EVCS) shall comply with the regulations outlined in Chapter IX of the 
LAMC. Loading areas are also provided on-site, thereby minimizing delivery traffic impacts 
on public streets. As conditioned, the project shall also comply with the Los Angeles 
Municipal Green Building Code to make the project solar ready. Taken together, these 
conditions provide for the public welfare and public necessity by reducing the level of
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pollution or greenhouse gas emissions to the benefit of the neighborhood and City in 
response to General Plan Health and Wellness Element Policies 5.1 (reduce air pollution), 
5.7 (reduce greenhouse gas emissions); Air Quality Element policy 4.2.3 (ensuring new 
development is compatible with alternative fuel vehicles), 5.1.2 (shift to non-polluting 
sources of energy in buildings and operations); Mobility Element Policy 4.1 (expand access 
to transportation choices) and 5.4 (encourage adoption of low emission fuel sources, new 
mobility technology and supporting infrastructure). The solar and EV conditions are also 
good zoning practice because they provide a convenient service amenity to the occupants 
or visitors who use electric vehicles and utilize electricity on site for other functions. As such, 
the project provides recreational and service amenities to improve habitability for the 
residents and to minimize impacts on neighboring properties.

Sewerage Facilities Element. 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 T reatment Plant, which has sufficient capacity 
for the project.

The project is consistent with the objectives of the Wilshire Community Plan in that it will 
continue to allocate viable commercial development in the area. The development will 
provide additional employment opportunities within an underdeveloped site. The project 
include residential, retail, and restaurant uses. The proposed pedestrian promenade will 
create a pedestrian friendly environment outside and within the development by providing 
dedicated walkways and by separating vehicular and pedestrian access points to the site. 
The project will improve and provide street trees, close extraneous curb cuts, and provide 
appropriate drought tolerate landscaping. As proposed, the project will be in substantial 
conformance with the provisions of the General Plan and the Wilshire Community Plan.

10. 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.

Capability with Existing and Future Development

The proposed structures are consistent with the visual character of the area. The project 
site located within a highly urbanized area with a mix of land uses, including commercial, 
retail, and residential. The site is bound by Wilshire Boulevard to the north, Mariposa Avenue 
to the east, Irolo Street to the west, and 7th Street to the south. The existing office buildings 
on-site at 3440 Wilshire has three 12-story buildings and one 11-story building. 
Approximately 100 feet east of the site is a 13-story office building located at 3424 Wilshire 
Boulevard. A 28-story office building is located approximately 450 feet north to the site, 
located at 3435 Wilshire Boulevard. Approximately 45 feet west of the proposed new 
development is a 21-story residential building, located at 691 Irolo Street. Structures directly 
west of the project site includes the seven-story Picadilly Apartments and a two-story 
shopping center. Structures on the west side of Irolo Street include the 18- and 12-story 
office building located along Wilshire Boulevard and Irolo Street.
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The site is currently developed with four commercial office buildings with ground floor retail 
components. The existing office buildings contain approximately 760,456 square feet of 
commercial floor area. Three of these office buildings front Wilshire Boulevard and one 
fronts Irolo Street. The site is also maintained by two parking structure: a five-story parking 
structure with vehicular access off 7th Street and a three-story parking structure with 
vehicular access of Mariposa Avenue. The five-story parking structure contains 707 
vehicular parking spaces and the three-story parking structure contains 1,191 vehicular 
parking spaces. The four existing office buildings and five-story parking structure would 
remain as part of the project.

The proposed project includes the demolition of the existing three-story parking structure, 
for the construction, use, and maintenance of a 23-story mixed-use building and a 28-story 
mixed-use building, on top of a podium that is four stories above grade and two stories 
subterranean. The mixed-use development will include 640 apartment units, 10,738 square 
feet of commercial floor area, 1,921 vehicular parking spaces (714 residential and 500 
commercial spaces, with 707 existing spaces to remain), 500 residential bicycle parking 
spaces and 1,340 commercial bicycle parking spaces. The proposed maximum floor area 
ratio would be 4.65:1.

The ground floor commercial component is well articulated with much of the retail and 
restaurant spaces located along the property line. It also offers breaks between the retail 
spaces for pedestrian entryways, which are visually interesting and inviting pedestrian- 
oriented characteristics. The grand entry plaza to the commercial component would be 
inviting and visually interesting, oriented toward Mariposa Avenue and Irolo Street.

Arrangement of Buildings (Height, Bulk, Setbacks)

The project will involve the construction of a 23-story mixed-use building (Tower 1) at 282 
feet in height, and a 28-story (Tower 2) mixed-use building at 332 feet in height. Tower 1 
and Tower 2 will share a podium with amenity space and four stories of above-grade (65 
feet in height) and two stories of below-grade parking garage. While the project is taller than 
some buildings in the immediate vicinity, the buildings have been designed with material 
and color changes that are intended to treat this increased height and increase the building’s 
compatibility with the area.

The project site is a through lot, with frontages along Wilshire Boulevard and 7th Street. 
Pursuant to LAMC Section 12.16 (C4 Zone), no front yard setback is required. Pursuant to 
LAMC Section 12.22 A.18, no yard requirements shall apply to the residential portions of 
buildings, including the residential use, located on lots in the CR, C1, C1.5, C2, C4 and C5 
Zones used for combined commercial and residential uses, if such portions abut a street. 
Accordingly, no setbacks are provided along the southern property line fronting 7th Street 
and the eastern property line along Mariposa Avenue.

At the ground floor, the project has been designed to provide commercial uses that enhance 
the pedestrian experience along Mariposa Avenue. Entrances to the building are provided 
via street level as well as from the parking garage. The project design is intended to activate 
the street frontages and conceal the project’s internal parking. At the ground level, the 
internal parking is screened by the building lobby, retail uses, and bicycle storage facilities. 
Above the ground floor uses, the applicant is proposing a screening system of metal panels 
and varying opaque glass features to blend the podium levels into Towers 1 and 2. Materials 
of the proposed glass include frosted glazing and shadow box glazing, which will minimize 
the appearance of the parking garage.
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Therefore, the proposed bulk, height, and setbacks of the development are similar to nearby 
structures, and the proposed landscaping will make the site more attractive and well 
integrated with the surrounding neighborhood.

Parking, Loading Areas, Trash Collection

The design of the project’s off-street parking facilities and trash collecting and loading areas 
have been appropriately planned to reduce negative impacts created by vehicles and will 
be compatible with existing and future development on adjacent and neighboring properties. 
Off-street parking for vehicles and bicycles are designed to be compatible with surrounding 
development. All required off-street parking will be provided on-site. A total of 1,214 
vehicular parking spaces within two levels of subterranean, at-grade, and four levels of 
above grade parking garage. In addition, 707 vehicular spaces will remain in the existing 
five-story parking garage. The above level of parking will be screened so that garage lights 
and headlights will not been seen from the adjoining streets. Additionally, the project would 
provide 1,840 bicycle parking spaces. The project will also support future electric vehicle 
(“EV”) supply equipment, with EV ready parking spaces and chargers to immediately 
accommodate EVs within the garage. The project proposes to remove one existing driveway 
located near the intersection of Mariposa Avenue and 7th Street, add two new driveways, 
with five vehicular driveways to service the property. The commercial loading area is 
accessible from Irolo Street. The project will locate trash and recycling collection within the 
building. These collection areas will be enclosed within the project’s parking structure in 
order to minimize any impacts on existing or future surrounding uses.

Landscaping

The project will provide 8,622 square feet of landscaping including trees, groundcover, and 
shrubs. Landscaping will be provided within the fifth floor residential level, the roof level, as 
well as areas of the ground floor. The primary landscape features at grade includes a 
landscaped pedestrian paseo with courtyards at the center of the property lined with retail 
and restaurants. The landscape programming would enhance the surrounding streetscape 
by incorporating outdoor seating areas, drought resistant planting, new shade trees, 
landscaped trellises, and water features. The project is proposing to plant three canopy trees 
and eight street trees at grade, seven canopy trees and 84 screening trees on the fifth level, 
and 58 screening trees at the roof deck.

Lighting

The proposed project’s lighting scheme will be compatible with surrounding development. 
Exterior lighting will illuminate on-site facilities in order to provide sufficient lighting for 
circulation and security, while minimizing impacts on adjacent properties. Ground level 
lighting for the commercial center will activate and enhance the pedestrian environment at 
night.

In conclusion, the project has been designed with attention to building orientation, massing, 
parking, and other improvements that create a compatible development. The building is 
designed to provide a presence along all street frontages and is articulated on all sides to 
provide architectural interest which help reduce the massing of the building, thereby making 
it more interesting to the surrounding area. The project will redevelop an underutilized site, 
located immediately adjacent to a major commercial corridor. The project will be 
appropriately located and designed to complement existing and future development.
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11. That any residential project provides recreational and service amenities in order to 
improve habitability for the residents and minimize impacts on neighboring 
properties.
The project proposes a total of 640 units and provide a variety of unit types which include 
441 studio units and 199 two-bedroom units. The project will provide 68,975 square feet of 
open space. The landscaped open space will be allocated on the ground floor, fifth 
residential level, and roof level. Approximately 17,882 square feet of outdoor open space is 
provided on the amenity deck on the fifth floor, and 8,000 square feet will be provided on 
the roof level, for a total of 25,882 square feet of common outdoor open space. The project 
will also provide 25,850 square feet in private balconies. The outdoor open space areas will 
be landscaped with both drought tolerant and shade giving species. The project will also 
support future electric vehicle (“EV”) supply equipment, with EV ready parking spaces and 
chargers to immediately accommodate EVs within the garage. As conditioned, the project 
shall also comply with the Los Angeles Municipal Green Building Code to make the project 
solar ready. As such, the project provides recreational and service amenities to improve 
habitability for the residents and to minimize impacts on neighboring properties.

12. CEQA Finding

A Mitigated Negative Declaration (ENV-2016-3693-MND), corresponding Mitigation 
Monitoring Program (MMP) and Errata dated March 2, 2020 and March 10, 2020 were 
prepared for the proposed project. The Mitigation Monitoring Program (MMP) is a document 
that is separate from the MND and is prepared and adopted as part of the project’s approval. 
Section 21081.6 of the Public Resources Code requires a Lead Agency to adopt a “reporting 
or monitoring program for the changes made to the project or conditions of project approval, 
adopted in order to mitigate or avoid significant effects on the environment.” In addition to 
the mitigation measures required of the project and any proposed project design features, 
the applicant is required to adhere to applicable RCMs required by law.

The Mitigated Negative Declaration reflects the lead agency’s independent judgment and 
analysis. The records upon which this decision is based are with the Central Project 
Planning Division in Room 621, 201 North Spring Street. The Department found that 
potential negative impact could occur from the project’s implementation due to: 
Transportation/Traffic. The MND was circulated for public review on February 6, 2020 
through March 9, 2020. The Planning Department received five (5) comment letters during 
the comment period. Following the comment period, staff received an additional 6 comment 
letters pertaining to both CEQA and non-CEQA related items. The environmental consultant 
retained for the project prepared responses to these comments. The City concurs with the 
responses prepared by the consultant. Therefore, on the basis of the whole of the record 
before the lead agency including any comments received, the lead agency finds that, with 
imposition of the mitigation measures described in the MND, there is no substantial evidence 
that the proposed project will have a significant effect on the environment.
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PUBLIC HEARING AND COMMUNICATIONS

Public Hearing

A joint public hearing conducted by the Hearing Officer and the Deputy Advisory Agency on this 
matter, in conjunction with Case No. VTT-74602, was held in Room 1070, City Hall on 
Wednesday, March 11, 2020 at 9:30 AM. In attendance were the project representative, and 
several stakeholders and members of the general public.

Summary of Public Hearing and Communications

1. Present: Ten (10) people signed in at the hearing.

2. Public Speakers: 16 people spoke at the hearing, not inclusive of the applicant team; ten (10) 
people spoke in support of the project; five (5) people spoke in opposition to the project; and 
one (1) person provided general comments.

3. Council District: A representative from Council District 10 provided comments and stated that 
the project received a support letter from the Wilshire Center - Koreatown Neighborhood 
Council, which requested that the housing component include 5 percent Moderate Income 
Housing based on Area Medium Income. The Council Office further requests that at least 10 
percent be provided for Moderate Income Housing based on Area Medium Income.

4. The applicant’s representative described the site location, project description, and requested 
entitlements.

• The area of Wilshire is very walkable and made up of various vibrant commercial corridors, 
with a number of public transit options nearby, including the Red and Purple Line Station, 
the Wilshire Boulevard Rapid Transit, and various local and regional bus lines

• There are no existing residential units on the project site
• The project site is consistent with the Mayor’s vision in eliminating underutilized parking 

structures and replacing them with residential housing to meet the City’s housing goals 
and housing obligations

• The project was designed to be pedestrian friendly and activate the area. The ground floor 
design would encourage daytime and nighttime pedestrian activity

• The applicant team worked with City Planning to refine the design of the podium parking. 
The podium parking design now fully integrates parking into the building design and the 
form of the project.

• The parking reflects the overall design of the project and would not be recognizable as a 
separate parking use.

• Parking podium is concealed with visually opaque materials and treatments
• To facilitate the future adaptive reuse of the parking garage, the parking podium 

incorporates flat four levels
• Applicant has reviewed all agency comments and is in fully concurrence and accepts all 

proposed conditions of approval
• Applicant has received comments letters received to date and there is no evidence 

requiring the preparation of an EIR or any additional analysis
• Applicant concurs with staff and requests that the record be kept open until 5 PM on March 

13, 2020 for any additional evidence to be submitted to the City
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5. Public Hearing Testimony

Speaker Comments Supporting the Project

• Applicant has submitted to support local workforce and local hire
• Applicant has worked closely with the community
• The project will increase the housing stock
• The project will improve the local economy
• The project will support local businesses
• MND is adequate and an environmentally friendly project
• The area needs housing and job for local residents
• The project will provide housing in the City near transit 
Speaker Comments in Opposition to the Project

• City has lots of empty homes and the project lacks affordable units
• Proposed units are not affordable
• Construction activities will be detrimental to nearby high school
• Construction impacts related to noise, dust, and air quality
• Loss of physical and mental health in the nearby residential community
• Nearby landlords and tenants cannot afford to retrofit
• Project will create heating loads to nearby buildings
• Existing parking garage is heavily utilized and neighborhood needs parking
• Change of zoning designation will raise the rent prices in the neighborhood
• Construction activities will impact pedestrian and vehicular access 
General Comments

• A representative on behalf of Service Employees International United Service Workers 
West raised concerns for the proposed project regarding the following:

Lack of compliance with the LAMC and CEQA 
Lack of explanation on the long delay of the project 
Lack of compliance with updated housing laws 
Project should have been terminated
Project did not compare Green House Gas emission against SCAQMD significance 
thresholds
MND lacks VMT analysis

6. The applicant’s representative responded to the public comments.

• No evidence was submitted challenging the adequacy of the MND
• The Neighborhood Council submitted its letter of support requesting 5 percent Moderate 

Income Housing units
• The project does include 5 percent of the units set aside for Moderate Income Household
• There will likely be excess parking in the parking structure and the applicant will allow 

others to use
• All housing is needed in all income levels
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• Project replaces a parking structure with over 600 housing units to help the City meets its 
obligations

7. The Bureau of Engineering and Bureau of Street Lighting had no additional comments 
pertaining to VTT-74602 as the applicant concurs with all conditions of approval.

8. Planning staff clarified that even the entitlements were filed in September of 2016, the 
entitlements were deemed complete prior to 2017, thus not subject to Measure JJJ.

9. The Deputy Advisory Agency held the VTT and MND entitlements under advisement until the 
applicant provided responses to the comments received from Caltrans.

Communications

On March 8, 2019, the Wilshire Center - Koreatown Neighborhood Council submitted a letter in 
support of the project, with the following condition:

• Provision of a 5 percent unit set aside for tenants earning Moderate Area Medium 
Income (80-120 percent AMI)

On February 14, 2020, an electronic mail was submitted by Emily Keough opposing the project 
due to the following issues:

• Severe residential parking crisis in Koreatown
• Existing parking structure serve as a buffer between the residential block of South 

Normandie and the Wilshire Center business district
• Area does not need another luxury high rise apartment building
• Area needs more public spaces and parks to serve residents and families

On February 18, 2020, an electronic mail was submitted by Anastasiia Ponomarova opposing the 
project due to the following issues:

Opposes removal of existing parking structure 
Opposes construction near historic Langham building 
Lack of residential parking spaces in the neighborhood
Proposed apartment complex will impact historic nature of existing neighborhood 
Impacts from construction related to noise and dust

On March 2, 2020, a letter was submitted by Lozeau Drury LLP on behalf of Supporters Alliance 
for Environmental Responsibility and stated that the MND prepared for the project failed to 
account for the cumulative impacts of the existing and/or proposed projects within the vicinity of 
the site, and requests an Environmental Impact Report be prepared.

On March 2, 2020, the California Department of Transportation (Caltrans) submitted comments 
on the Mitigated Negative Declaration (MND). After reviewing the MND, Caltrans requests more 
information about how the trip distribution percentage of 7.5 percent to the US-101 at Normandie 
Avenue was determined. In the letter, Caltrans stated that it concurs with the statements in the 
T ransportation Impact Analysis, and encourages the Lead Agency to integrate transportation and 
land use in a way that reduce VMT and GHG emissions, as well as facilitates a high level of non-
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motorized travel and transit use. Caltrans supports the infill nature of the project and the Transit 
Demand Model (TDM) strategies it has incorporated, such as providing 1,840 bicycle spaces. In 
addition, Caltrans suggested the following TDM strategies to be integrated into the project:

Decrease the amount of single occupancy vehicle parking by replacing those spaces
with more carpool and bicycle parking
Ensure that the provided short term bicycle parking is secure
Confirm that the parking structure entrances/exits are pedestrian-friendly by setting
them back from the sidewalk to increase pedestrian visibility
Provide bicycle facilities to connect the bicycle facilities on 7th Street and Oxford 
Avenue
Create a transit shelter at the Normandie/Wilshire Metro stop located on the west side 
of Irolo Street
Increase the visibility of crosswalks and install ADA compliant curb ramps at the 
Wilshire Boulevard and Mariposa Avenue intersection, as well as the 7th Street and 
Mariposa Avenue intersection

On March 9, 2020, the Los Angeles Unified School District (LAUSD) Office of Environmental 
Health and Safety submitted a comment on the Mitigated Negative Declaration. The project is 
located adjacent to the Robert F. Kennedy Community Schools. LAUSD is concerned about the 
potential adverse traffic and pedestrian safety impacts of the project on students and staff at the 
campus. The Letter recommend the following measures be taken to address potential impacts to 
the school:

T ransportation/Traffic
To ensure that effective conditions are employed to reduce construction and operation 
related transportation impacts on District sites, we ask that the following language be 
included in the Construction Traffic Management Plan (TRAN-PDF-1):

Construction trucks and other vehicles are required to stop when encountering school 
buses using red-flashing-lights must-stop-indicators per the California Vehicle Code. 
Contractors must install and maintain appropriate traffic controls (signs and signals) to 
ensure vehicular safety.
School buses must have unrestricted access to schools.
During and after construction changed traffic patterns, lane adjustment, traffic light 
patterns, and altered bus stops may not affect school bus performance and passenger 
safety.
Contractors must maintain ongoing communication with LAUSD school administrators, 
providing sufficient notice to forewarn children and parents when existing vehicle 
routes to school may be impacted.
Parents dropping off their children must have access to the passenger loading areas.

Pedestrian Safety

Construction activities that include street closures, the presence of heavy equipment and 
increased truck trips to haul materials on and off the Project site can lead to safety hazards 
for people walking in the vicinity of the construction site. T o ensure that effective conditions 
are employed to reduce construction related pedestrian safety impacts on District sites, 
we ask that the following language be included in the recommended conditions for 
pedestrian safety impacts:
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Contractors must maintain ongoing communication with LAUSD school administrators, 
providing sufficient notice to forewarn children and parents when existing pedestrian 
routes to school may be impacted.
Contractors must maintain safe and convenient pedestrian routes to Robert F. 
Kennedy Community Schools. The Safe Routes to School map for Robert F. Kennedy 
Community Schools is available at: https://achieve.lausd.net/Page/3990.
Contractors must install and maintain appropriate traffic controls (signs and signals) to 
ensure pedestrian and vehicular safety.
To the extent feasible, haul routes are to be routed away from the campus, except 
when school is not in session.
Funding for crossing guards at the contractor’s expense is required when safety of 
children may be compromised at impacted school crossings by construction-related 
activities.
Barriers and/or fencing must be installed to secure construction equipment and to 
minimize trespassing, vandalism, short-cut attractions, and attractive nuisances.

On March 11, 2020, a letter was submitted by Gideon Kracov on behalf of Service Employees 
International Union - United Service Workers West and its members who live and work in the 
City. The letter outlined the following concerns, which were verbally presented in part during the 
public hearing on March 11, 2020:

• No explanation how the project’s delayed processing avoids requirements of new 
housing laws (Measure JJJ)

• MND fails to compare project’s GHG emissions against SCAQMD significance 
thresholds

• MND lacks required VMT transportation analysis
• Incomplete Noise significance analysis

On March 30, 2020, an electronic mail was submitted by Karrie Melendrez and requested that the 
public hearing for the project be postponed until after Neighborhood Council meetings have 
resumed.

On March 31, 2020, an electronic mail was submitted by Angie Brown opposing the proposed 
project and requested that the public hearing for the project be postponed until after Neighborhood 
Council meetings have resumed.

• Area does not need luxury towers
• Lack of green space in the City
• Construction impacts related to noise pollution

On March 31,2020, an electronic mail was submitted by Katelyn Scanlan and requested that the 
public hearing for the project be postponed until after Neighborhood Council meetings have 
resumed.

On April 1,2020, an electronic mail was submitted by Jennifer Wong and requested that the public 
hearing for the project be postponed until after Neighborhood Council meetings have resumed.

On April 5, 2020, an electronic mail was submitted by Karrie Melendrez opposing the project due 
to the following issues:

https://achieve.lausd.net/Page/3990
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• Area does not need luxury towers
• Construction for the project will diminish quality of life for nearby residents
• Construction impacts related to noise and air pollution


