

mailto:david.woon@lacity.org
mailto:lmeister@steavenionesco.com
mailto:josh@craiglawson.com









http://www.planning.lacity.org



http://planninq.lacitv.gov/development-services/forms
https://planning.lacity.gov/oas



appointments.lacity.org
mailto:planning.figcounter@lacity.org
mailto:planning.mbc2@lacity.org
mailto:planning.southla@lacity.org
planning.lacity.gov/project-review/case-filings

ORDINANCE NO.

An ordinance amending Section 12.04 of the Los Angeles Municipal Code by
amending the zoning map.

THE PEOPLE OF THE CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS:

Section 1. Section 12.04 of the Los Angeles Municipal Code is hereby amended
by changing the zone and zone boundaries shown upon a portion of the zone map
attached thereto and made a part of Article 2, Chapter 1 of the Los Angeles Municipal
Code, so that such portion of the zoning map shall be as follows:
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CONDITIONS OF APPROVAL

Pursuant to Section 13B.1.4 of the Los Angeles Municipal Code, the following conditions are
hereby imposed upon the use of the subject property:

Administrative Conditions

1.

Final Plans. Prior to the issuance of any building permits for the project by the
Department of Building and Safety, the applicant shall submit all final construction plans
that are awaiting issuance of a building permit by the Department of Building and Safety
for final review and approval by the Department of City Planning. All plans that are
awaiting issuance of a building permit by the Department of Building and Safety shall be
stamped by Department of City Planning staff “Final Plans”. A copy of the Final Plans,
supplied by the applicant, shall be retained in the subject case file.

Notations on Plans. Plans submitted to the Department of Building and Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet, and shall include any modifications or
notations required herein.

Building Plans. A copy of the first page of this grant and all Conditions and/or any
subsequent appeal of this grant and its resultant Conditions and/or letters of clarification
shall be printed on the building plans submitted to the Development Services Center and
the Department of Building and Safety for purposes of having a building permit issued.

Corrective Conditions. The authorized use shall be conducted at all times with due
regard for the character of the surrounding district, and the right is reserved to the City
Planning Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code,
to impose additional corrective conditions, if, in the Commission’s or Director’s opinion,
such conditions are proven necessary for the protection of persons in the neighborhood
or occupants of adjacent property.

Approvals, Verification and Submittals. Copies of any approvals, guarantees or
verification of consultations, reviews or approval, plans, etc., as may be required by the
subject conditions, shall be provided to the Department of City Planning for placement in
the subject file.

Code Compliance. All area, height and use regulations of the zone classification of the
subject property shall be complied with, except wherein these conditions explicitly allow
otherwise.

Covenant. Prior to the issuance of any permits relative to this matter, an agreement
concerning all the information contained in these conditions shall be recorded in the
County Recorder’s Office. The agreement shall run with the land and shall be binding on
any subsequent property owners, heirs or assign. The agreement must be submitted to
the Department of City Planning for approval before being recorded. After recordation, a
copy bearing the Recorder's number and date shall be provided to the Department of
City Planning for attachment to the file.

Definition. Any agencies, public officials or legislation referenced in these conditions
shall mean those agencies, public offices, legislation or their successors, designees or
amendment to any legislation.
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9. Enforcement. Compliance with these conditions and the intent of these conditions shall
be to the satisfaction of the Department of City Planning and any designated agency, or
the agency’s successor and in accordance with any stated laws or regulations, or any
amendments thereto.

10. Expedited Processing Section. Prior to the clearance of any conditions, the applicant
shall show proof that all fees have been paid to the Department of City Planning,
Expedited Processing Section.

11. Indemnification and Reimbursement of Litigation Costs.

Applicant shall do all of the following:

a.

Defend, indemnify and hold harmless the City from any and all actions against the
City relating to or arising out of, in whole or in part, the City’s processing and
approval of this entitlement, including but not limited to, an action to attack,
challenge, set aside, void, or otherwise modify or annul the approval of the
entitlement, the environmental review of the entitlement, or the approval of
subsequent permit decisions, or to claim personal property damage, including from
inverse condemnation or any other constitutional claim.

Reimburse the City for any and all costs incurred in defense of an action related to
or arising out of, in whole or in part, the City’'s processing and approval of the
entitlement, including but not limited to payment of all court costs and attorney’s
fees, costs of any judgments or awards against the City (including an award of
attorney’s fees), damages, and/or settlement costs.

Submit an initial deposit for the City’s litigation costs to the City within 10 days’
notice of the City tendering defense to the Applicant and requesting a deposit. The
initial deposit shall be in an amount set by the City Attorney’s Office, in its sole
discretion, based on the nature and scope of action, but in no event shall the initial
deposit be less than $50,000. The City’s failure to notice or collect the deposit does
not relieve the Applicant from responsibility to reimburse the City pursuant to the
requirement in paragraph (ii).

Submit supplemental deposits upon notice by the City. Supplemental deposits may
be required in an increased amount from the initial deposit if found necessary by
the City to protect the City’s interests. The City’s failure to notice or collect the
deposit does not relieve the Applicant from responsibility to reimburse the City
pursuant to the requirement in paragraph (ii).

If the City determines it necessary to protect the City’s interest, execute an
indemnity and reimbursement agreement with the City under terms consistent with
the requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any action
and the City shall cooperate in the defense. If the City fails to notify the applicant of any claim,
action, or proceeding in a reasonable time, or if the City fails to reasonably cooperate in the
defense, the applicant shall not thereafter be responsible to defend, indemnify or hold harmless

the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office or
outside counsel. At its sole discretion, the City may participate at its own expense in the defense
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of any action, but such participation shall not relieve the applicant of any obligation imposed by
this condition. In the event the Applicant fails to comply with this condition, in whole or in part, the
City may withdraw its defense of the action, void its approval of the entitlement, or take any other
action. The City retains the right to make all decisions with respect to its representations in any
legal proceeding, including its inherent right to abandon or settle litigation.

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions, committees,
employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under alternative
dispute resolution procedures), claims, or lawsuits. Actions include actions, as defined herein,
alleging failure to comply with any federal, state or local law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the City or
the obligations of the Applicant otherwise created by this condition.
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Palms — Mar Vista — Del Rey Community Plan. The Community Plan text includes the
following relevant land use goals, objectives, and policies:

e Goal 2: A strong and competitive commercial sector which promotes economic vitality,
serves the needs of the community through well designed, safe and accessible areas
while preserving the historic, commercial and cultural character of the community.

e Goal 3: Sufficient land for a variety of Industrial uses with maximum employment
opportunities which are environmentally sensitive, safe for the work force with minimal
adverse impact on adjacent uses.

= Objective 3-1: To provide a viable industrial base with job opportunities for
residents with minimal environmental and visual impacts to the community.

o Policy 3-1.1: Designate and preserve lands for the continuation of existing
industry and development of new industrial parks, research and development
uses, light manufacturing and similar uses which provide employment
opportunities.

o Policy 3-1.2: Ensure compatibility between industrial and other adjoining land
uses through design treatments, compliance with environmental protection
standards and health and safety requirements.

o Policy 3-1.3: Require that any proposed development be designed with
adequate buffering and landscaping and that the proposed use be compatible
with adjacent residential development.

The proposed Zone and Height District Change would promote a strong and competitive
commercial sector by permitting future commercial and/or light industrial development on
property previously restricted for freeway right-of-way use only by Caltrans. With the
Applicant’s acquisition of this property (the southern portion of the Project site), the Project
would create new economic opportunities in the area by expanding the potential for new
commercial and industrial uses in an area developed with such uses and supported by
existing transportation infrastructure. The proposed M2-1 zoning is similar to that of the
northern portion of the Project site and the surrounding properties which ensures
compatibility with adjoining land uses and the preservation of land for the continuation of
existing industry and development. Given the site’s proximity to the State Route 90
freeway, the Culver CityBus Line 7, and the Ballona Creek Bike Path, the Project would
promote the reduction of vehicle miles traveled and greenhouse gas emissions while
complementing the nearby residential uses located north and south of the Project site with
additional employment opportunities. In addition, the uses and development standards
permitted by the M2 Zone would promote the concentration of commercial and industrial
development within the immediate vicinity away from nearby residential and sensitive
uses. As such, the Project would support the growth of existing and emerging industries
and employment opportunities in the community and would be in substantial conformance
with the Community Plan.

c. Framework Element. The Framework Element for the General Plan 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
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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:

e 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.

e Goal 3J: Industrial growth that provides job opportunities for the City’s residents and
maintains the City’s fiscal viability.

= Objective 3.14: Provide land and supporting services for the retention of existing
and attraction of new industries.

e Goal 7A: A vibrant economically revitalized City.

e Goal 7B: A City with land appropriately and sufficiently designated to sustain a robust
commercial and industrial base.

= Objective 7.2: Establish a balance of land uses that provides for commercial and
industrial development which meets the needs of local residents, sustains
economic growth, and assures maximum feasible environmental quality.

e Goal 7C: A City with thriving and expanding businesses.
= Objective 7.3: Maintain and enhance the existing businesses in the City.
e Goal 7D: A City able to attract and maintain new land uses and businesses.

= Objective 7.5: Capture a significant share of regional growth in the "targeted" or
emerging industries in the City of Los Angeles.

e Goal 7H: A distribution of economic opportunity throughout the City..

The Project site is developed with a two-story, commercial-office building and surface
parking lots. The northern portion of the site is zoned M2-1 and is developed with the two-
story commercial-office building and an associated parking lot. The Project focuses on the
southern portion of the site which is zoned PF-1XL and is currently utilized as a surface
parking lot. The Project and the requested Zone Change and Height District Change from
PF-1XL to (T)M2-1 would help facilitate the City's long-term fiscal and economic viability
by permitting future commercial and/or light industrial development on a portion of land
that is surrounded by offices, warehouses, and commercial businesses. While the Project
does not propose the construction of any new structures or change of use with the subject
request, a transition from the PF Zone to the M2 Zone would establish development
standards that could meet the needs of emerging industries and provide sufficient land
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suitable to accommodate existing, new, and relocating commercial and industrial firms. In
the past 10 years, the surrounding community has experienced an influx of new emerging
industries, including Tesla, Electronic Arts, Google, the Honest Company and YouTube.
The proposed Zone and Height District Change would help facilitate the clustering of
similar industries and supporting uses in the vicinity while allowing commercial and
industrial sectors to remain competitive. As such, the Project would sustain economic
growth and provide local economic benefits by supporting the creation of new employment
opportunities and increasing tax revenues for the City.

The Project also supports the concentration of commercial and industrial developments in
areas best able to support them by locating them adjacent to existing transportation
infrastructure. The Project site is located adjacent to the on- and off-ramp of the State
Route 90, therefore any vehicles visiting the site would be able to largely avoid residential
neighborhoods and other sensitive uses. The Project site is also accessible by the Culver
CityBus Line 7 and the Ballona Creek Bike Path. Both options support the use of
alternative modes of transportation to and from the site that would support the reduction
in the number and length of vehicle trips, thus reducing greenhouse gas emissions
associated with local trip generation.

As such, the Project substantially conforms with goals, objectives, and policies of the
General Plan Framework Element. Therefore, the requested Zone Change and Height
District Change would contribute to the general character of the existing commercial,
residential, and manufacturing uses in the area as well as future developments in the
immediate neighborhood.

d. Mobility Element. The Mobility Element of the General Plan (Mobility Plan 2035) is not
likely to be affected by the recommended action herein including the request to waive
dedication and improvements along Culver Boulevard. West Culver Boulevard, adjoining
the Project site to the south, is a designated Avenue | under the Mobility Plan 2035,
dedicated to a Roadway Width of 70 feet and a Right-of-Way Width of 100 feet, and is
improved with an asphalt roadway, concrete curb, gutters, and sidewalk. The existing half-
width right-of-way is 50 feet which includes a 40-foot half-roadway and a 10-foot sidewalk.

The Bureau of Engineering (BOE) is requiring that the Project accept a 5-foot side future
street to complete a 15-foot wide Avenue | standard border. In addition, BOE is requiring
that the Project remove the existing sidewalk and construct a new 15-foot wide concrete
sidewalk with tree wells. The Project shall close all unused driveways with a full-height
curb, 2-foot wide gutter, and concrete sidewalk. The Project shall obtain revocable permit
from the BOE — West Los Angeles District Office for iron fence, art displays and
landscaping to remain in the public right-of-way.

After reviewing the Applicant’s request to waive BOE’s dedication and improvement
requirements along Culver Boulevard, Los Angeles City Planning recommends granting
the waiver acknowledging that these requirements do not bear a reasonable relationship
to any project impact nor are they necessary to meet the City’s mobility needs. More
specifically, the Project does not propose a change of use or construction of a new
structure under this application and BOE’s requirement would be inconsistent with the
updated street widening and improvement policies adopted by the Los Angeles City
Council in November 2024 (Council File 22-1476). Under the Street Dedication and
Improvement Investigation Criteria, “No dedication shall be required where the existing
right-of-way is equal to or greater than the street standard, even where the improved
sidewalk does not meet the standard dimension”. The existing half right-of-way along
Culver Boulevard, closest to the Project site, meets the Mobility Plan’s half right-of-way
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street standard for an Avenue | at 50 feet despite the existing 10-foot sidewalk not meeting
the standard dimension of 15 feet as required by BOE. In addition, requiring a 5-foot
dedication would not necessarily improve the City’s mobility needs as it would result in the
removal of the existing concrete and iron fence, mature trees, and landscaping that lie
adjacent to the sidewalk. These improvements provide a separation between public and
private properties, and enhance the pedestrian experience with shade coverage and
greenery. Vehicle trips to and from the Project site would remain the same as the Project
does not propose any new construction or change of use to the southern portion of the
site. The northern portion of the Project site, currently developed with a two-story
commercial-office building and associated surface parking lot, would operate as usual and
thus the Project would not impact mobility and access to the site.

The Project with its requested waiver of the dedication and improvements along Culver
Boulevard would continue to advance Mobility 2035’s policies in recognizing public transit,
biking, and walking as alternative modes of travel and integral components of the City’s
transportation system. The Project site is located approximately 300 feet from the bus stop
servicing the Culver CityBus Line 7 and is adjacent to the Ballona Creek Bike Bath.
Existing street and on-site trees along Culver Boulevard also provide pedestrians with
shade coverage for a more comfortable walking experience. The Project would maintain
the existing street elements and sidewalk width while repairing any non-ADA compliant
sidewalk along Culver Boulevard to comply with ADA standards. The Project would meet
the following goals and objectives of Mobility Plan 2035:

e 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.

e 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.

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

e. Noise Element. The proposed Project involves a Zone and Height District Change to
change the zoning of the southern portion of the Project site from PF-1XL to (T)M2-1. The
Project does not propose the construction of any new structures or change of use,
therefore will not result in any noise impacts.

The Project will be consistent with the following objectives of the Noise Element:

e Objective 2: Reduce or eliminate nonairport related intrusive noise, especially relative
to noise sensitive uses.

= Policy 2.2: Enforce and/or implement applicable city, state and federal regulations
intended to mitigate proposed noise producing activities, reduce intrusive noise
and alleviate noise that is deemed a public nuisance.
e Objective 3: Reduce or eliminate noise impacts associated with proposed
development of land and changes in land use.

= Policy 3.1: Develop land use policies and programs that will reduce or eliminate
potential and existing noise impacts.
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f.

Air Quality Element. The Project will be consistent with the following goals, objectives,
and policies of the Air Quality Element:

e Goal 1: Good air quality and mobility in an environment of continued population growth
and healthy economic structure.

o Objective 1.1: Reduce air pollutants consistent with the Regional Air Quality
Management Plan (AQMP), increase traffic mobility, and sustain economic
growth citywide.

e Goal 2: Less reliance on single-occupant vehicles with fewer commute and non-work
trips.

o Objective 2.1: Reduce work trips as a step towards attaining trip reduction
objectives necessary to achieve regional air quality goals.

= Policy 2.1.1: Utlize compressed work weeks and flextime,
telecommuting, carpooling, vanpooling, public transit, and improve
walking / bicycling related facilities in order to reduce Vehicle Trips and
/ or Vehicle Miles Traveled (VMT) as an employer and encourage the
private sector to do the same fo reduce work trips and traffic
congestion.

e Goal 4: Minimal impact of existing land use patterns and future land use development
on air quality by addressing the relationship between land use, fransportation, and air
quality.

o Objective 4.2: Reduce vehicle trips and vehicle miles traveled associated with
land use patterns.

» Policy 4.2.3: Ensure that new development is compatible with
pedestrians, bicycles, transit, and alternative fuel vehicles.

» Policy 4.2.5: Empbhasize ftrip reduction, alternative transit and
congestion management measures for discretionary projects.

e Goal 5: Energy Efficiency through land use and transportation planning, the use of
renewable resources, and the implementation of conservation measures such as site
orientation and tree planting.

The Project promotes a reduction in vehicle trips, greenhouse gas emissions, and air
quality impacts by clustering existing and future commercial and industrial development in
an area supported by complementary land uses and existing transportation infrastructure.
With the Project’s request to rezone the southern portion of the Project site to M2-1,
commercial and industrial uses would be concentrated in an area where existing
infrastructure supports such uses. The clustering of commercial and industrial uses in
conjunction with the Project site’s proximity to the SR-90 freeway would reduce the length
of vehicle trips for workers and goods while largely avoiding residential neighborhoods
and other sensitive uses. In addition, the Project site is accessible by alternate modes of
transportation, including public transit and bicycle, which promote a reduction in vehicle
miles traveled, greenhouse emissions, traffic congestion, and other air quality impacts.
The Project site is located within 500 feet from the Culver CityBus Line 7 and the Ballona
Creek Bike Path which connect workers, residents, and visitors to communities between
Marina Del Rey and Culver City.
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ZONE CHANGE, HEIGHT DISTRICT DHANGE, “T” AND “Q” CLASSIFICATION FINDINGS

1. Pursuant to Section 13B.1.4 of the LAMC, the Zone Change and Height District Change is in
conformance with the public necessity, convenience, general welfare, and good zoning
practice.

a. Public Necessity.

Approval of the proposed Project would allow the site to be developed into a unified
developed consistent with the zoning of the surrounding properties and the goals and
objectives of the Palms — Mar Vista — Del Rey Community Plan. The existing “PF” zoning
of the southern portion of the site is intended for sites owned and operated by a
government agency. It restricts the site to public facilty uses and public-private
partnerships. With the recent acquisition of the site and the requested Zone and Height
District Change to the “M2” Zone, the Project would allow for the development of new
commercial and industrial opportunities that would complement similar uses in the vicinity
and would be supported by the existing transportation infrastructure. The Project’s
proximity to the SR-90 freeway, public transit, and a bike path allows for an efficient flow
of workers, goods, and visitors to move between the site and communities across the City.
As such, the Project would promote economic growth with new employment opportunities
and the generation of additional tax revenue

Therefore, granting the Zone Change and Height District Change would permit new
commercial and industrial opportunities and be of a public necessity to the growth of the
community.

b. Convenience.

The Project site is surrounded by properties developed with commercial and industrial
uses in the M2-1 Zone. The proposed Zone and Height District Change would align the
zoning of the southern portion of the Project site with the zoning of the surrounding
properties, including the northern portion of the site, which are developed with commercial
and industrial uses. This change would ensure compatibility with adjoining land uses and
preserve the continuation of existing industry and development in the vicinity.

Beyond the commercial and industrial developments surrounding the Project site are
residential neighborhoods that would benefit from the addition of new employment
opportunities permitted through the rezoning of the site to the M2 Zone. These
neighborhoods are located approximately one-half mile from the Project site which may
promote the reduction of the number of vehicle miles traveled by workers traveling to and
from the site. In addition, the Project site is complemented by the community’s existing
transportation infrastructure as it offers options for alternate modes of transportation
through the Culver CityBus Line 7 and the Ballona Creek Bike Path. These options
promote the reduction of greenhouse gas emissions and public health for workers, visitors,
and residents.

Therefore, granting the subject request would provide the convenience of creating more
economic growth and opportunities in an area developed with similar zoning and
accessible by various modes of transportation.
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c. General Welfare.

As discussed above, granting the subject Zone and Height District Change of the southern
portion of the Project site from PF-1XL to (T)M2-1 would be consistent with goals and
objectives of the Palms — Mar Vista — Del Rey Community Plan and would promote the
concentration of commercial and industrial uses established in the vicinity. While the
Project does not propose the construction of any new structures or change of use with the
subject request, the Project would establish development standards that could meet the
needs of emerging industries and provide sufficient land suitable to accommodate
existing, new, and relocating commercial and industrial firms. Future development on the
site would promote economic growth with the addition of new employment opportunities
and increased tax revenue. Granting the Project would benefit the general welfare of the
Palms — Mar Vista — Del Rey Community by attracting new economic opportunities to the
area and complementing the established zoning and infrastructure in the area.

d. Good Zoning Practices.

The Project requests a Zone and Height District Change of lots previously owned by a
government agency to align with the zoning of the northern portion of the Project site, from
the PF-1XL Zone to the (T)M2-1 Zone. According to Footnote 9 of the General Plan Land
Use Map of the Palms — Mar Vista — Del Rey Community Plan, these lots “may be rezoned
to the zone(s) most consistent within 500 feet of the property boundary and still be
considered consistent with the adopted plan”. With the recent sale and acquisition of these
lots by the Applicant, the rezoning of the Project site would be consistent with the
Community Plan.

The Project does not propose any new construction, additional improvements, or use
change with the subject request. Nevertheless, the M2 Zone designation would allow the
site to be developed for commercial and/or industrial uses similar to the surrounding
properties in the vicinity. As such, the proposed (T)M2-1 Zone for the southern portion of
the Project site would ensure that the Project would be compatible with existing and future
development in the neighborhood and therefore uphold good zoning practices.

ENVIRONMENTAL FINDINGS/ADDITIONAL MANDATORY FINDINGS

2. Environmental Findings. It has been determined based on the whole of the administrative
record that the project is exempt from CEQA pursuant to State CEQA Guidelines, Sections
15301, 15305, 15312 (Class 1, Class 5, and Class 12), and there is no substantial evidence
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines,
Section 15300.2, applies.

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



