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5035 Coliseum

Class 2 Conditional Use Permit for Off-site Alcohol Sales (CUB) Findings

The Applicant requests approval of a Conditional Use Permit for the sale of alcohol for off-site
consumption (“CUB”) for an approximately 5,192 square-foot alcohol sales area inside the Costco
on the ground floor of the 5035 Coliseum Project (“Costco”). The 5035 Coliseum Project was
previously approved in a letter of compliance dated February 2, 2024, pursuant to the Affordable
Housing and High Road Jobs Act of 2022 (“AB 2011”) under Case No. ADM-2023-7217-TOC-
CU-SPR-PHP-HCA. The 5035 Coliseum Project is located at 5035 Coliseum Street in Los
Angeles (“Site”) and includes construction of a mixed-income, mixed-use development consisting
of a six-story building with approximately 712,785 square feet of floor area with 800 dwelling units,
including 184 units restricted to Low Income Households, and approximately 185,153 square feet
of commercial uses, with a ground floor Costco. As is the typical case for Costco as well as other
grocery stores, Costco sells alcohol as part of its full service of grocery options.

As mentioned above, the 5035 Coliseum Project was approved pursuant to AB 2011, and
therefore, the 5035 Coliseum Project is subject to streamlined, ministerial review under AB 2011.
The 5035 Coliseum Project, including all related governmental approvals, is not a “project” for
purposes of CEQA and is not subject to CEQA (Cal. Govt. Code §§ 65912.120 and
65912.101(q)(2)).

(1) That 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 Costco will enhance the built environment in the surrounding neighborhood and will perform
a function or provide a service that is essential or beneficial to the community, city and region.
The Costco will provide a service that is beneficial to the surrounding community and region. The
Costco will provide full service grocery offerings, including a broad range of high-quality foods
and products, including fresh and organic options, to the surrounding community. Currently, South
Los Angeles, including the West Adams — Baldwin Hills — Leimert Community Plan Area, is known
as a food desert. The United States Department of Agriculture (USDA) defines food deserts as
"[llow-income census tracts with a substantial number or share of residents with low levels of
access to retail outlets selling healthy and affordable foods."' Residents in areas defined as food
deserts are forced to choose between travelling long distances to get healthy foods, purchasing
healthy foods at higher prices at smaller neighborhood markets, or eating readily-available, lower-
priced, processed foods. There are only three grocery stores within one mile of the Site, while
there are multiple times that for chain fast-food restaurants within that same radius. In
comparison, in other parts of the City, such as West Los Angeles, there are double to four times
or more full-range, high-quality grocery stores within a mile radius, each offering fresh and organic
options. According to the Health Atlas for the City of Los Angeles referenced in the City’s General
Plan Health Element, the “Westchester-Playa Del Rey, Encino-Tarzana, and West Los Angeles
community plan areas had the highest rates of grocery stores per 10,000 residents (greater than
1.2), while the West Adams-Baldwin Hills-Leimert, and Southeast Los Angeles community plan
areas had the lowest rates of grocery stores per 10,000 residents (less than 0.3)” (Los Angeles
Department of City Planning, Raimi + Associates, County of Los Angeles Public Health
Department (June 2013), Health Atlas for the City of Los Angeles, p. 130). According to the
updated Health Atlas for the City of Los Angeles, the westside community plan areas still had the
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highest rates of grocery stores per 10,000 residents (greater than 0.97), while the West Adams-
Baldwin Hills-Leimert and Southeast Los Angeles community plan areas still had the lowest rates
of grocery stores per 10,000 residents (less than 0.45) (Los Angeles Department of City Planning,
Raimi + Associates, County of Los Angeles Public Health Department (2021), Health Atlas for the
City of Los Angeles, p. 105). Furthermore, the Los Angeles Food Policy Council stated that “South
LA has 'z as many grocery stores per person than West LA” (Los Angeles Food Policy Council
presentation to City Council, dated December 11, 2018, p. 3).

Acknowledging this food access disparity, the Los Angeles City Council recently created Good
Food Zones in conjunction with the Good Food Zone Policy and has designated two areas in the
City for its pilot program with low access to healthy food, with the goal of expanding that access
through public and private investment. The City Council acknowledged that “[flood access
disparities impact Angelenos’ health, life expectancy, academic performance and job productivity
[and]... are most prolific in communities of color, such as South Los Angeles” (City Council Motion
dated October 24, 2018). The Site is located within one of the two designated Good Food Zones
(City Council Motion dated August 15, 2023).

The Costco will carry a wide variety of fresh produce, baked goods, other perishable groceries,
prepared food, other dry goods, and alcoholic beverages for off-site consumption, consistent with
the range of grocery options offered by other grocery stores throughout the City, as well as other
Costcos. No alcoholic beverages will be available for on-site consumption. Approximately 5,192
square feet of the Costco would be allocated to alcoholic beverage sales for off-site consumption.

For individuals in the community, the Costco will significantly increase the diversity of fresh
groceries and food offerings available in the community and provide important healthy options
that are limited in the neighborhood compared to other parts of the City. Furthermore, the Costco
will provide significant employment opportunities, with up to 250 employees on the site. The sale
of alcoholic beverages for off-site consumption provides customers a complete shopping
experience.

For these reasons, the Costco with the CUB will perform a function or provide a service that is
essential or beneficial to the community, city and region.

(2) That the project's location, size, height, operations and other significant features
will be compatible with and will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare, and safety.

The proposed CUB for Costco will provide a much-needed service in the community as part of a
full service grocery experience. The project is compatible with and will not adversely affect or
further degrade adjacent properties, the surrounding neighborhood or the public health, welfare,
and safety.

The Costco is compatible with and enhances the existing local context. As discussed above, the
Costco will provide a service that is beneficial to the surrounding community and region. Costco
will bring a broad range of high-quality products and services not currently available to the
surrounding community. Currently, South Los Angeles, including the West Adams — Baldwin Hills
— Leimert Community Plan Area, is known as a food desert. The United States Department of
Agriculture (USDA) defines food deserts as "[IJow-income census tracts with a substantial number
or share of residents with low levels of access to retail outlets selling healthy and affordable



foods."? Residents in areas defined as food deserts are forced to choose between travelling long
distances to get healthy foods, purchasing healthy foods at higher prices at smaller neighborhood
markets, or eating readily-available, lower-priced, processed foods. There are only three grocery
stores within one mile of the Site, while there are multiple times that for chain fast-food restaurants
within that same radius. In comparison, in other parts of the City, such as West Los Angeles, there
are double to four times or more full-range, high-quality grocery stores within a mile radius, each
offering fresh and organic options. According to the Health Atlas for the City of Los Angeles
referenced in the City’s General Plan Health Element, the “Westchester-Playa Del Rey, Encino-
Tarzana, and West Los Angeles community plan areas had the highest rates of grocery stores
per 10,000 residents (greater than 1.2), while the West Adams-Baldwin Hills-Leimert and
Southeast Los Angeles community plan areas had the lowest rates of grocery stores per 10,000
residents (less than 0.3)” (Los Angeles Department of City Planning, Raimi + Associates, County
of Los Angeles Public Health Department (June 2013), Health Atlas for the City of Los Angeles,
p. 130). According to the updated Health Atlas for the City of Los Angeles, the westside
community plan areas still had the highest rates of grocery stores per 10,000 residents (greater
than 0.97), while the West Adams-Baldwin Hills-Leimert and Southeast Los Angeles community
plan areas still had the lowest rates of grocery stores per 10,000 residents (less than 0.45) (Los
Angeles Department of City Planning, Raimi + Associates, County of Los Angeles Public Health
Department (2021), Health Atlas for the City of Los Angeles, p. 105). Furthermore, the Los
Angeles Food Policy Council stated that “South LA has %2 as many grocery stores per person
than West LA” (Los Angeles Food Policy Council presentation to City Council, dated December
11, 2018, p. 3).

The Costco is located in a Transit Oriented Community Affordable Housing Incentive Area, and
is only approximately 1,900 feet (0.36 miles) from the Expo/La Brea Metro Station. The store
hours will be 10 a.m. to 8:30 p.m. Monday through Friday, 9:30 a.m. to 7:00 p.m. on Saturday,
and 10:00 a.m. to 6:00 p.m. on Sundays.

For these reasons, the project will be compatible with and will not adversely affect or further
degrade adjacent properties, the surrounding neighborhood or the public health, welfare, and
safety.

(3) That the project substantially conforms with the purpose, intent and provisions of
the General Plan, the applicable community plan, and any applicable specific plan.

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

General Plan Element — Plan for a Healthy Los Angeles

The Costco with the CUB substantially conforms with the purpose, intent and provisions of the
of the Health Element of the General Plan (Plan for Healthy Los Angeles), including the
following:

¢ Objective: Increase the number of grocery stores in low-income and
underserved areas so that every Community Plan Area has at least 0.6
grocery stores for every 10,000 residents. The Site is located in an area with
very limited access to grocery stores, with less than 0.45 grocery stores for every
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10,000 residents. The Costco would bring a full selection of healthy, fresh food
products to the community and increase the rate of grocery stores per 10,000
residents in this extremely underserved area.

General Plan Framework Element

The General Plan Framework Element sets forth a City-wide comprehensive long-range growth
strategy and defines City-wide policies that are implemented at the community level through
community plans and specific plans. The project is consistent with the Framework Element’s
goals, objectives and policies, including those listed below:

¢ Chapter 3 - Land Use

Goal 3A - A physically balanced distribution of land uses that contributes
toward and facilitates:

» Objective 3.2 - Provide for a spatial distribution of development that
promotes an improved quality of life by facilitating a reduction of
vehicular trips, vehicle miles traveled, and air pollution The CUB is
necessary to provide a full service grocery store experience. Further, as
noted above, the use is located in a food desert, where there is a dearth of
grocery stores compared to other parts of the City. Providing a full service
grocery experience creates an improved quality of life, greater options for
fresh and healthy food and groceries, and reduces the need to drive farther
distances for these essential needs, reducing vehicle trips, and therefore
reducing vehicle miles traveled and air pollution.

West Adams — Baldwin Hills — Leimert Community Plan

The Costco substantially conforms with the purpose, intent and provisions of the West Adams —
Baldwin Hills — Leimert Community Plan, including the following:

Policy LU18-1 - Attract Full Service Grocery Stores. Incentivize the attraction
of larger full service grocery stores as well as the provision of fresh produce
and other healthy foods in local markets. The CUB is necessary to provide a
full service grocery store, consistent with other grocery stores throughout the City.
Costco is known for its quality food including fresh produce, meat, fish, and dairy,
and other healthy options, including organic options for countless food products.
The comprehensive selections will bring new and expanded fresh and healthy food
choices to the neighborhood.

Goal LU21 - A community where safe, convenient opportunities to purchase
fresh fruits and vegetables are available by ensuring that sources of healthy
foods are accessible in all neighborhoods. The Costco will provide the offerings
of a full service grocery store and provide a safe and convenient opportunity to
purchase healthy foods like fresh fruits and vegetables, including organic
selections. The Costco will increase access to healthy foods in surrounding
neighborhoods.



¢ Policy LU21-3 - Prioritize Grocery Access. Promote efforts to identify
grocery access as a priority for economic development. The Costco will add
a new full service grocery store and will provide many more grocery choices and
services than are currently offered in this area, which is identified as a food desert
by the United States Department of Agriculture. The off-site sale of alcohol is part
of, and necessary for, a full service grocery store. Bringing these choices into the
community will significantly increase the diversity of merchandise and healthy food
options offered in this area and enhance its livability. As is typical of grocery stores
throughout the City, the sale of alcoholic beverages for off-site consumption
provides customers a comprehensive, one-stop-shop shopping experience, and
will only increase its economic value to the community.

¢ Policy LU21-7 - Prioritize Full Service Grocery Stores. Promote efforts to
prioritize adequately sized vacant and blighted parcels as appropriate sites
for the development of full service grocery stores along commercial and
mixed-use boulevards, community and regional centers. The Costco is part of
an approved mixed-use development that eliminates vacancy and blight, and is
located on a Community Commercial site. The CUB is necessary to provide a full
service grocery store consistent with other grocery stores in the City.

La Brea/Farmdale Subarea of the West Adams — Baldwin Hills — Leimert Community Plan
Implementation Overlay District

The Site is located in Parcel Group D of the La Brea/Farmdale Subarea of the West Adams —
Baldwin Hills — Leimert Community Plan Implementation Overlay District (“CPIO”). As approved
with the TOC Tier 3 Program base and additional incentives, the 5035 Coliseum Project and the
Costco are fully compliant with the CPIO. The project substantially conforms with the purpose,
intent and provisions of the CPIO, including:

s Section 3.G - To encourage the vibrant mix of uses that increases access to a
greater variety of goods and services within close proximity to surrounding
established residential neighborhoods, commercial corridors, and industrial
employment areas. The Costco provides a much greater variety of goods and services
than is currently available today in this community. The CUB is necessary to provide a full
service grocery store experience. Further, as noted above, the use is located in a food
desert, where there is a dearth of grocery stores compared to other parts of the City.
Providing a full service grocery experience creates an improved quality of life, greater
options for fresh and healthy food and groceries, and reduces the need to drive farther
distances for these essential needs.

The Community Plan includes Full Service Grocery Store Incentives under Program No. 35 that
states, “[ijn addition to economic incentive intitiatives [sic] administered by the CRA-DLA and
EWDD or their successor agencies, the Community Plan establishes a CPIO District which seeks
to encourage the development of full service grocery stores throughout the Community Plan Area
through the provision of land use incentives.” Further, recognizing that full service grocery stores
include off-site alcohol sales, the CPIO provides an exception for full service grocery stores to the
prohibition that off-site alcohol sales are not permitted within %2 mile of another off-site alcohol
sales use.



South Los Angeles Alcohol Sales Specific Plan

The Costco substantially conforms with the purpose and intent of the South Los Angeles Alcohol
Sales Specific Plan (“Specific Plan”). The Specific Plan was created in 1997, and was last
amended over two decades ago in 2000, to address the high number of establishments
dispensing, for sale or other consideration, alcoholic beverages in South Central Los Angeles at
the time. To ensure that any new establishments do not increase adverse effects on that
community, the Specific Plan permits the sale of alcohol subject to certain findings being made.
As is shown in Finding Nos. 4-6 below, the findings for the CUB for Costco can be made, and the
project substantially conforms with the purpose and intent of the Specific Plan.

Additional Findings Required by the South Los Angeles Alcohol Sales Specific Plan
Section 5.B

(4) That the proposed use will not adversely affect the welfare of the pertinent
community.

The proposed use will not adversely affect the welfare of the pertinent community, but rather will
provide substantial benefits to the community. In fact, the General Plan and CPIO encourage full
service grocery stores as is proposed here.

The Costco will provide a substantial benefit to the local community by, among other things,
providing a full service grocery store with a variety of fresh produce, baked goods, prepared food,
organic foods, alcoholic beverages and other offerings as part of a full service grocery store.
Further, as noted above, the use is located in a food desert, where there is a dearth of grocery
stores compared to other parts of the City. Providing a full service grocery experience creates an
improved quality of life, greater options for fresh and healthy food and groceries, and reduces the
need to drive farther distances for these essential needs.

For these reasons, the Costco will not adversely affect the welfare of the pertinent community.

(5) That the granting of the application will not result in an undue concentration of
premises in the Area of establishments dispensing, for sale or other consideration,
alcoholic beverages, including beer and wine, 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 such 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; and

The granting of the conditional use permit for the Costco will not result in an undue concentration
of premises for the sale or dispensing of alcoholic beverages. Concentration can be undue when
the addition of a license will negatively impact a neighborhood. Concentration is not undue when
the approval of a license does not negatively impact an area, but rather when such license
benefits the public welfare and convenience. Although the census tract (No. 2362.06) will have
an additional new license, the Costco will not adversely affect community welfare because the
Costco will provide a much-needed resource for grocery shopping and healthcare to this
underserved region of Los Angeles, diversifying fresh food and grocery shopping options in a food
desert. One full-range grocery store is located within a 600-foot radius of the Site and located in
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the same census tract as the Site. A smaller local grocery store is located within a 1,000-foot
radius of the Site. A liquor store is located within a 600-foot radius of the Site. There are no other
free-standing liquor stores or bars within 1,000 feet of the Site. None of these three stores sells
liquor for on-site consumption. The CUB is necessary to provide a full service grocery store
experience. The General Plan, Community Plan and CPIO recognize the lack of full service
grocery stores in the area and expressly encourage and incentivize full service grocery stores
here. As noted above, the CPIO provides an express exemption for full service grocery stores to
the prohibition that off-site alcohol sales are not permitted within %2 mile of another off-site alcohol
sales use. Further, as noted above, the use is located in a food desert, where there is a dearth of
grocery stores compared to other parts of the City. Providing a full service grocery experience
creates an improved quality of life, greater options for fresh and healthy food and groceries, and
reduces the need to drive farther distances for these essential needs

(6) That the proposed use will not detrimentally affect nearby residentially zoned
communities in the Area, after giving consideration to the distance of the proposed
use from the following: residential buildings; and 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 proposed sale of alcohol for off-site consumption is part of a full service grocery store and
will not detrimentally affect nearby residentially zoned communities or sensitive uses. In fact, the
area is part of a food desert, and the provision of a full service grocery store is much needed in
the community, and part of the General Plan, Community Plan and CPIO priorities.

The Site is located near residentially zoned communities to the east and directly to the south
across Coliseum Street and the Rancho Cienega Recreation Center to the north. St. Paul’s
Presbyterian Church, which hosts a preschool, is located within 600 feet of the Site. The sale of
alcoholic beverages within the Costco will be accessory to the purchase of other items such as
fresh food and household products, and all alcohol will be packaged and intended for consumption
off-site. The off-site alcohol sales are part of a full service grocery store experience. There would
be no on-site consumption of alcoholic beverages.

As mentioned above, two establishments dispensing alcoholic beverages within 600 feet of the
Site primarily sell food and one is a liquor store, and there are no other alcohol establishments
located between 600 and 1,000 feet of the Site. As noted above, the off-site sale of alcoholic
beverages is part of a full service grocery store in a food desert. Far from being detrimental, the
full service grocery store will provide a much needed resource to the community. Therefore, the
presence of these establishments in the vicinity of the Site does not create any detrimental effect
to nearby sensitive uses.

For these reasons, the off-site sale of alcoholic beverages at the Costco will not detrimentally
affect the nearby residentially zoned communities or any sensitive uses in those communities.












