
























 

 

Attachment A – ROW North Lot and South Lot  
Actions Requested, Project Description, and Findings 
 
Addresses:  757-787 South Alameda Street, 1318-1396 East 7th Street, 136-196 South 

Central Avenue, 1301-1327 East 8th Street, 700-760 South Market Court, 
720-746 South Terminal Street, 760 South Warehouse Street, Los 
Angeles, CA 90021 

APN:   5146-009-008, 5146-009-003 
Legal Descriptions:  Lots A, B, and C of Parcel Map 6524 
Case No: CPC-2025-4306-DB-PR-ZV 
 
I. ACTIONS REQUESTED 
 

1. Project Review pursuant to LAMC Chapter 1A Section 13B.2.4 to permit the 
development of over 50 market rate dwelling units at the Site. 
 

2. Density Bonus pursuant to LAMC Chapter 1A Section 9.2.1, the Project proposes to 
provide 11% of the 1,000 proposed dwelling units (“du”) as Very Low Income (“VLI”) 
restricted affordable units (114 VLI du). In exchange, the Project requests on and off 
menu incentives and waivers as below:  
 
On Menu Incentive 
1. Averaging of FAR, Density, Parking, or Open Space, and Permitting Vehicular 

Access. 
 
Off Menu Incentive LAMC Section 9.2.1-C.3.c.vi. and Cal Gov Code Section 65915(k):  
2. [SH1] Front yard fence height of 8’ (existing) in lieu of 3.5’ per LAMC Section 

3B.4.1 (129% increase). 
 
Waivers per LAMC Section 9.2.1-C.4 and Cal Gov Code Section 65915(e):  
1. [MB2] building width for Building C of 377’-10” in lieu of 280’ per LAMC Section 

2B.14.4 (35% increase). 
2. [SH1] Maximum Build-to-Depth of 8’ in lieu of 5’ (60% increase). 
3. In [SH1] Frontage District, allow a minimum primary street ground story 

transparency of 49% in lieu of 70% (30% reduction). 
4. [SH1] Ground story height of 13’-6” in lieu of 16’ per LAMC Section 3B.4.1 (16% 

reduction).  
5. [D5] In the North Lot, allow through access provided at 430’8” in lieu of 350’ per 

LAMC Section 4B.5 (23% increase). 
6. Relief from the Pedestrian Access requirements per LAMC Sec. 4C.1.1.C.2. (Package 

1) to allow pedestrian access to the units that are not directly from the street.  
7. [SH1] Allow floors 2 -5 primary street transparency of 24% in lieu of 30% as 

required by LAMC Section 3B.4.1 (20% reduction).  



 

 

8. [SH1] Maximum Build-to-Width of 65% minimum in lieu of 90% minimum per 
LAMC Section 3B.4.1 (28% reduction).   

 
 

3. Vesting Tentative Tract Map 84331 pursuant to LAMC Section 17.15 and Chapter 1A 
Section 13B.7.3 to: 

a. Reconfigure the Site with 5 ground lots and 14 airspace lots. 
i. Ground Lot 1: Airspace Lots 11 to 19 

ii. Ground Lot 2: Airspace Lots 6 to 10 (parking garage, manufacturing, 
office, retail, restaurant) 

iii. Ground Lot 3: 367 residential units in 320,664 sf, with 4,806 sf of retail 
space.  

iv. Ground Lot 4: 216 residential units 
v. Ground Lot 5: 417 residential units and 1,267 sf of retail space. 

b. The Project requests a haul route. 
c. Waiver of the following dedication and improvement requirements:  

i. Central Avenue: 10-foot (varies) dedication and 2-foot street widening.  
ii. 7th Street: 3-foot dedication. 

iii. Alameda Street: 3-foot widening.  
iv. 20-foot radius cut requirement at the following corners:  

1. 7th Street and Central Avenue. 
2. 7th Street and Alameda Street.  

v. In lieu of replacing existing roadway pavement, curb, gutter, and sidewalk, 
the Project requests to repair damaged, cracked, and off-grade pavement, 
curb, gutter, and sidewalk.  

 
Note that BOE PLUR required a 2-foot widening along 8th Street; however, the Site does 
not border 8th Street.  

 
4. Variance pursuant to LAMC Chapter 1A Section 13B.5.3 to allow three projecting signs 

at the Site to have 300 square feet per sign face (combined projecting sign face area of 
1,800 sf) in lieu of 48 sf per sign face pursuant to LAMC Chapter 1A Section 4C.11.6-
C.9.D.  

 
 
II. PROJECT DESCRIPTION 
 
Alameda Square Owner, LLC, (the “Applicant”) proposes to merge and re-subdivide the 
property located at 747-787 S Alameda Street, 1312-1396 E 7th Street, 1301-1327 E 8th Street, 
760 and 747 S Warehouse Street, 700-760 S Market Court with Assessor Parcel Numbers of 
5146-009-008, 5146-009-003 (“Site”) in the City of Los Angeles (“City”), California 90021, to 
create five ground lots and fourteen airspace lots (“Project”).   



 

 

 
 

 
The Project is bound by 7th Street to the north, Alameda Street to the east, and Central Avenue 
to the west. The Site is situated within a highly urbanized area. The uses immediately 
surrounding the Site are MB Form District with commercial, manufacturing, retail, and 
restaurant uses. 
 

North: Adjoining properties to the north across 7th Street are properties zoned MB2-
SH1-5-P2-FA-CPIO-TCN and MB2-SH1-5-IX4-FA-CIPO and improved with multistory 
commercial and industrial buildings including offices and a hotel and a Metro bus 
parking lot.  

East: Adjoining properties to the east across Alameda Street are properties zoned MB1-
CDF1-5-IX4-FA-CPIO and improved with industrial and commercial buildings and 
vacant surface-level parking lots. Properties to the northeast of the Site across Alameda 
Street and 7th Street are zoned MB1-CDF1-5-IX-FA-CPIO and developed with 
commercial uses and parcels zoned and developed as a 7-story multifamily apartment 
complex.  

South: Abutting the Site to the south are properties zoned MB2-SH1-5-IX3-FA-CPIO 
that are improved with commercial and industrial uses.  

West: Adjoining properties to the west across Central Avenue are parcels zoned LB1-
WH1-5-IX2-FA that are developed with one and two story commercial and industrial 
buildings.  

 

The Site has dimensions of approximately 899 feet along 7th Street, 1262 feet along Central 
Avenue, and approximately 1,197.25 feet along Alameda Avenue. The Site has seven existing 
buildings, which total approximately 1,291,413 sf. The combined gross land area of the Site 
totals approximately 31.33 acres (1,364,565 sf) across Assessor's Parcel Numbers 5146-009-003 
and 5146-009-008. 

 
 

 
The Project Site is located within the Downtown Community Plan (“Community Plan”) Area 
within the City and has a General Plan Land Use designation of Hybrid Industrial. The Project 
Site is currently zoned MB2-SH1-5-IX3-FA (Mid-rise Broad 2 Form, Shopfront Frontage 1, 
Development Standard District 5, Industrial-Mixed 3 Use, and Limited by Floor Area Density 
District)  
 
The Site is in the Transit Priority Area in the City of Los Angeles, Los Angeles State Enterprise 
Zone, MTA Right-of-Way Project Area, and Community Plan Implementation Overlay District 
(CPIO) subarea A. 
 



 

 

The IX3 Use District permits a wide range of commercial, industrial, and residential uses subject 
to the Inclusionary Housing Program. The Site is subject to Inclusionary Set A pursuant to 
Section 5C.3.1.C.3 and meets this requirement by providing 11% VLI Units. 
 
The Site’s MB2 Form district does not restrict the height at the Site. 
 
 

 
1. Architectural Design 

 
As discussed above, the Project would demolish parking lots and construct three eight-story 
buildings (South Building A, South Building B, and North Building C). South Building A is 102 
feet tall and approximately 337,620 sf residential and commercial mixed-use building with 
410 dwelling units and 1,119 sf of ground floor commercial over two levels of subterranean 
parking garage. South Building B is 100 feet tall and approximately 182,605 sf residential and 
commercial mixed-use building with 214 dwelling units and two levels of subterranean parking 
garage. North Building C is 101 feet tall and approximately 324,053 sf residential and 
commercial mixed-use building with 376 dwelling units and 5,428 sf of ground floor commercial 
over two levels of subterranean parking. The Project would have a total floor area of 
approximately 844,278 sf (the “Project”). 
 
The newly constructed 8-story mixed-use buildings will feature flat roofing, curved edges, and 
will incorporate modern architectural design elements. The building will include balconies with 
steel guardrails, floor to ceiling residential windows, and Aluminum window storefronts. The 
exterior facades will exhibit a muted color palette.  
 
The Project is designed in such a way that the design, massing, and height are compatible with 
the neighboring one to seven story commercial and residential uses. The consolidation of the 
parking entry and exit along Alameda Street enhances pedestrian walkability and safety at the 
interior portion of the site, away from the more heavily trafficked, Sunset Boulevard.  
 
The Project’s 360-degree design makes it attractive from all vantage points to ensure the 
Project’s compatibility with the surrounding environment. 
.  
 

2. Traffic, Parking, Mobility and Circulation  
 
The Site borders 7th Street to the north, Alameda Stret to the east, and Central Avenue to the 
west.  
 
The Site is currently developed with surface parking lots with driveways on Alameda Street. The 
Project proposes driveways on Alameda Street and 7th Street. 
 



 

 

The refuse collection area would be located on the ground floor with its own entry, away from 
pedestrians and would not be visible from any of the abutting public streets. Building A’s 
pedestrian access from the subterranean garage to the ground floor is provided by stairwells 
located at the Western, Southern, and Southeastern portions of the building. Building B’s 
pedestrian access from the subterranean garage to the ground floor is provided by stairwells 
located at the western and eastern portions of the building. Building C’s pedestrian access from 
the subterranean garage to the ground floor is provided by stairwells located at the southern and 
northwestern portions of the building. Each stairwell is near elevators that provide ADA access.  
 
The Project proposes a total of 1092 parking spaces. The Project would provide code required 
electrical charging stations and electrical charging ready parking spaces, as well as bicycle 
parking spaces.  
 

 
 
S. Central Avenue – Adjoining the Site to the west is a designated Avenue I. Pursuant to the 
Mobility Plan 2035, this Avenue I has a designated right-of-way width of 100 feet with a 
designated roadway width of 70 feet. This portion of S. Central Avenue has a current variable 
right-of-way width that ranges between 80 feet and 92 feet.  

 
7th Street – Adjoining the Site to the north is a designated Avenue II. Pursuant to the 
Mobility Plan 2035, this Avenue II has a designated right-of-way width of 86 feet with a 
designated roadway width of 56 feet. This portion of East 7th Street has a current right-of-
way width of 80 feet. 

 
S. Alameda Street – Adjoining the Site to the east is a designated Avenue I. Pursuant to the 
Mobility Plan 2035, this Avenue I has a designated right-of-way width of 100 feet with a 
designated roadway width of 70 feet. This portion of S. Alameda Street has a current variable 
right-of-way width that ranges between 92 feet and 102 feet.  
 

 
 
The surrounding zoning and land uses are as listed below.  
 

 North: Adjoining properties to the north across 7th Street are properties zoned MB2-
SH1-5-P2-FA-CPIO-TCN and MB2-SH1-5-IX4-FA-CIPO and improved with multistory 
commercial and industrial buildings, including offices, a hotel, and a Metro bus parking 
lot.  

 East: Adjoining properties to the east across Alameda Street are properties zoned MB1-
CDF1-5-IX4-FA-CPIO and improved with industrial and commercial buildings and 
vacant surface-level parking lots. Properties to the northeast of the Site across Alameda 
Street and 7th Street are zoned MB1-CDF1-5-IX-FA-CPIO and developed with 
commercial uses and improved with a 7-story multifamily apartment complex.  



 

 

 South: Abutting the Site to the south are properties zoned MB2-SH1-5-IX3-FA-CPIO 
that are improved with commercial and industrial uses.  

 West: Adjoining properties to the west across South Central Avenue are parcels zoned 
LB1-WH1-5-IX2-FA that are developed with one and two story commercial and 
industrial buildings.  

 
The Site is located in a highly urbanized area located in Downtown Los Angeles. The Site is 
generally bound by South Central Avenue to the west, 7th Street to the north, Alameda Street to 
the east. Bordering the Site to the south along Olympic Boulevard is commercial use (Los 
Angeles Wholesale Produce Market).   
 
Primary regional access is provided by the I-10 freeway, located 0.75 miles south of the Site, and 
the I-5 freeway, located 1.1 miles east of the Site. The Site is accessible through various transit 
lines. The LA Metro E (Expo) line is located 0.9 miles north of the Site on 1st street. Los Angeles 
Metro (LA Metro) has multiple stops that travel along the Site’s frontages, including Line 53, 60, 
and 62 along 7th Street. 
 
 
III. PROJECT REVIEW FINDINGS  
Pursuant to LAMC Section LAMC Chapter 1A Section 13B.2.4-E, a Project Review may be 
granted upon written findings of the following: 
 

 

 
The Site’s land use designation is Hybrid Industrial, which corresponds with the Site’s IX-3 use 
district. The IX-3 use zone permits commercial and residential uses subject to the Inclusionary 
Housing Program. The Site is subject to Inclusionary Set A pursuant to Section 5C.3.1.C.3 and 
meets this requirement by providing 11% VLI Units. 
 
Thus, the Site is permitted to be developed with 1000 dwelling units and 6,547 sf of commercial 
floor area. 
 
The Site is currently developed with surface parking lots and is severely underutilized when 
compared to similarly zoned properties along Alameda Street. The Project’s proposed design and 
uses would allow the Site to be developed with appropriate uses and additional, much-needed 
residential dwelling units. Additionally, the massing would be primarily oriented toward 
Alameda Street, with quiet open space and greenery. 
 
 
 

 



 

 

 
The proposed Project would be compatible with existing and future developments on adjacent 
and neighboring properties. The immediate vicinity of the Site along Alameda Street, 7th Street, 
and Central Avenue. And other nearby streets maintain uses and buildings similar to and 
compatible with the proposed Project; namely, a variety of commercial, restaurant, retail, and 
multi-family uses.   

1. Building Design 
 
The Project is designed with three new 8-story, approximately 100 feet tall modern mixed-use 
buildings situated along the eastern property line, fronting Alameda Street. The commercial retail 
uses front Alameda Street, Warehouse Street, and Center Street.  
 
The buildings’ facades fronting Alameda Street feature curved and slanted edges for a smooth 
transition to the buildings' facades fronting 7th street, Warehouse Street, and Center Street. 
The Project’s is thoughtfully designed to ensure compatibility with its surrounding context. The 
building massing is strategically stepped back from adjacent lower scale uses, providing a 
sensitive transition to neighboring properties. Portions of the site adjacent to existing residential 
neighborhoods are planned as landscaped open space, creating a green buffer that enhances 
privacy and minimizes potential impacts on nearby homes. This landscaped area will serve as 
both visual and physical separation, promoting a harmonious relationship between the new 
development and the established community. 
 
Balconies are incorporated throughout the residential levels, allowing residents to enjoy natural 
ventilation and take advantage of prevailing breezes, which can help reduce reliance on 
mechanical cooling and lower overall energy consumption. The project’s architectural approach 
emphasizes a 360-degree design, ensuring that all building elevations are visually appealing and 
well-articulated, regardless of the vantage point. This comprehensive design strategy not only 
enhances the aesthetic quality of the development but also reinforces its compatibility with the 
diverse urban fabrics of the surrounding area 
 

2. Building Orientation 
 
The Project is designed so that building facades are in harmony with uses on all sides of the 
Project Site. Pedestrian entrances along the ground floor are concentrated on Center Street and 
Alameda Street to promote sidewalk activity along the street. Vehicular access is concentrated on 
Warehouse Street.  
 
The exterior facades will incorporate modern architectural design and articulation to respect the 
neighboring commercial and multi-family residential properties. The exterior facades along 
Center Street/Alameda Street, will be lined with pedestrian access points, retail, restaurant, and 
café store fronts, open-air balconies, and building entrances.   



 

 

 
3. Height 

 
As mentioned above, the Project’s height would be compatible with other existing and future 
developments within the vicinity of the Project. While the MB2 form district allows unlimited 
height, the Project proposes to construct three eight-story buildings that are oriented toward 
Alameda Street. The vicinity of the Site is currently improved with developments similar in size 
and use to the Project, as described above, with such properties being comprised primarily of 
one- to seven-story commercial and residential buildings. Accordingly, the Project is compatible 
with other existing and future developments within the vicinity, as required by the Community 
Plan. 
 

4. Bulk, Massing, Setbacks, and Entrances 
 
The Project’s bulk, massing, setbacks, and entrances would be compatible with existing and 
future development on adjacent and neighboring properties. In relevant part, the Project would 
be compatible due to the following characteristics: 
 
 The Project would use building and massing and orientation to frame the main entrances 

along Alameda/Center Street, thereby promoting safe pedestrian access through the ground-
level entrances, unobstructed view from the public right-of-way. 

 The Project’s facades incorporate modern but muted architectural features to create a 
development of visual interest while respecting the neighboring uses. The new eight-story 
buildings contain a neutral color palette, painted steel guardrails, and floor to ceiling 
windows. Through its entrance, massing, and façade orientation, the Project would break up 
building mass and contribute to a pedestrian scale environment. 

 
5. Parking 

 
The Site is located within half mile of a Major transit stop and there is no minimum parking 
requirement. Nevertheless, the Project would include a total of 1092 vehicle parking spaces 
among the three buildings. Building A will include 449 parking spaces, Building B will include 
204 parking spaces, and Building C will include 439 parking spaces. The 1092 parking spaces 
would be located within two levels of the subterranean parking garage, located in each building. 
 
Vehicular ingress and egress to the Project’s parking is located along the internal Warehouse 
Street, which may be accessed from Alameda Street and 7 Street. The internal access points 
would help to avoid disrupting the streetscape along the perimeter of the Project Site. 
 
 
The Project also provides code-required bicycle parking spaces, which would be located on the 
ground level of the buildings, along Alameda Street. The bicycle parking amenities would 
encourage Project employees, residents, and visitors to utilize alternative forms of transportation, 
thereby minimizing the impact of vehicles on the environment. 



 

 

6. Landscaping 
 
The Project’s landscaping would include street trees to minimize the visual impact along the 
streetscape and provide visual relief to pedestrians and neighboring properties. A total of 383 
trees will be provided, including 136 terrace trees and 247 trees at grade. Notably, the Project is 
surrounded by mature existing street trees and intends to maintain all existing street trees. Only 
two onsite non-protected trees would be removed. The Proposed project would include a total of 
approximately 63,416 sf of landscaped area. The project will include green spaces along 
Alameda Street, Southern, and Western setbacks. The Project would also include a variety of 
plant mixes and trees on Level 2 and rooftop decks of the buildings. The proposed trees and 
other landscaping along the exterior and within the interior of the Site would help to create a 
visually attractive development. Further, the proposed trees at the Project would create shaded 
spaces and offer various ecological benefits to the Project.  
 

7. Trash Collection 
 
In order to ensure that trash collection causes minimal disruption within the vicinity of the Site, 
trash and recycling storage facilities would be enclosed within the Site, away from ingress and 
egress, with the main trash and recycling facilities located on the ground floor parking lot. 
Additionally, the Project would include various secure trash enclosures in the interior of the 
property on the residential floors. Accordingly, the Project would minimize any potential 
disruption to the surrounding community by trash-related activities, including fumes or noise 
from storage and collection.  
 
Conclusion 
 
As described above, the Project consists of an arrangement of buildings and structures (including 
height, bulk, and setbacks), off-street parking facilities, landscaping, trash collection, and other 
such pertinent improvements, that will be compatible with existing and future development on 
adjacent and neighboring properties. The arrangement of the proposed development is consistent 
and compatible with the existing and future development on adjacent and neighboring properties. 
 

 

 
The Project, as a mixed-use commercial and residential project, provides several amenities for 
residents. The Project features seating areas, lounges, outdoor pool and spa decks, clubrooms, 
fitness and wellness rooms throughout the Site. Ground-floor retail commercial uses include a 
restaurant, retail space, and café.  These various amenities improve habitability for its residents 
and minimize impacts on neighboring properties.  
 
IV. DENSITY BONUS ELIGIBILITY JUSTIFICATIONS AND FINDINGS 
Pursuant to LAMC Chapter 1A Section 9.2.1 and California Government Code, Sec. 65915-
65918 



 

 

 
 

 
 
As a threshold matter, in order to be eligible for any incentives, a Housing Development Project 
shall comply with the following (per CP-3251): 

 
1. The façade of any portion of a building that abuts a street shall be 

articulated with a change of material or with a break in plane, so that 
the façade is not a flat surface.  

 
The Project’s facade along Alameda Street incorporates a variety of architectural features to 
create a building of visual interest. As seen in the Project’s East Elevation (Sheet A200, A202, 
and A204), the street-facing façade incorporates a variety of colored cement plasters, corrugated 
metal, painted steel guardrails., and windows. The varied positioning and placement of colored 
stucco creates façade articulation and break in plane. The Alameda Street fronting façade meets 
this eligibility requirement. 

 
2. All buildings must be oriented to the street by providing entrances, 

windows, architectural features and/or balconies on the front and along 
any street-facing elevations.  

 
As shown on the First Floor Plans (Sheet A110), the buildings are oriented towards Alameda 
Street and has a main entrance for pedestrian access from Alameda Street. The façade features 
varying cementer plaster, floor-to-ceiling residential windows, and balconies that provide 
architectural interest through variations along the street-facing elevation. (Sheets A202, A203, 
A204.) Additionally, the varied materials and colors create visual interest and break up massing 
along the street-facing elevation. (Sheets A202, A203, A204.) 
 

3. The Housing Development Project shall not be a contributing structure 
in a designated Historic Preservation Overlay Zone and shall not be on 
the City of Los Angeles list of Historical-Cultural Monuments.  

 
Per ZIMAS, the Site does not contain any structures identified as contributing structures in a 
designated Historic Preservation Overlay Zone, or any structures identified on the City of Los 
Angeles list of Historical-Cultural Monuments. There are eight buildings on Site that are a part 
of the L.A. Union Terminal buildings that are designated by the State of California as historic 
resources and are listed in the State of California Historic Resources Inventory. The eight 
buildings will not be affected by the new proposed mixed-use buildings. The three proposed 
mixed-use buildings will be constructed on the parking lots to the south of the historic buildings, 
and measures will be taken during construction to protect the historic structures from 
construction vibration as needed. The historic buildings’ addresses and State Property 
Identifications are as listed below: 
 



 

 

    
Address State Property ID 
1302 E 7TH ST LOS ANGELES CA CA-109951 
1301 E 8TH ST LOS ANGELES CA CA-109952 
704 MARKET PL LOS ANGELES CA CA-109953 
700 S CENTRAL AVE LOS ANGELES CA CA-27318 
724 TERMINAL ST LOS ANGELES CA CA-109944 
737 TERMINAL ST LOS ANGELES CA 90021 CA-109947 
761 TERMINAL ST LOS ANGELES CA 90021 CA-109948 
747 WAREHOUSE ST LOS ANGELES CA CA-109949 

 
 

4. The Housing Development Project shall not be located on a substandard 
street in a Hillside Area or in a Very High Fire Hazard Severity Zone as 
established in Section 57.4908 of the Municipal Code.  

 
Per ZIMAS, the Site is not located in a Hillside Area or in a Very High Fire Hazard Severity 
Zone. 
 

 
 
Having met these threshold criteria, pursuant Chapter 1A Section 9.2.1, Applicant’s request for 
off-menu density bonus incentives shall be approved, unless the following findings are made.  
 

5. The Incentives are not required in order to provide for affordable 
housing costs as defined in California Health and Safety Code Section 
50052.5, or Section 50053 for rents for the affordable units. 

 
The California Health & Safety Code Sections 50052.5 and 50053 define formulas for 
calculating affordable housing costs for very low, low, and moderate income households. Section 
50052.5 addresses owner-occupied housing and Section 50053 addresses rental households. 
Affordable housing costs are a calculation of residential rent or ownership pricing, not to exceed 
25 percent gross income based on area median income thresholds dependent on affordability 
levels. 
 
On-Menu Incentives  
 
The list of on-menu incentives in LAMC Section 9.2.1-D were pre-evaluated at the time the 
City’s density bonus ordinance was adopted to include types of relief that minimize restrictions 
on the size of development projects. As such, the reviewing authority will always arrive at the 
conclusion that the density bonus on-menu incentives are required to provide for affordable 
housing costs, since the incentives, by their nature, increase the scale of development projects. 
 



 

 

Pursuant to the list of on-menu incentives in LAMC Section 9.2.1-D, the Applicant requests one 
on-menu incentive in order to: 
 

1. Averaging of FAR, density, parking, or open Space, and permitting vehicular access 
pursuant to LAMC Section 9.2.1-D.8 

 

a) On-Menu Averaging of FAR, density, parking, open space, and 
permitted vehicular access 

 
The requested on-menu incentive to allow the averaging of density, FAR, parking, open space, 
and permitted vehicular access across the Site is expressly permitted pursuant to LAMC Chapter 
1A Section 9.2.1-D.8 and, as such, permit exceptions to zoning requirements that result in 
building design or construction efficiencies that provide for affordable housing costs.  
 
The averaging density, parking, open space, and vehicle access are necessary to allow the Project 
to be developed with a density that makes the project financially feasible and allows for both 
market rate and affordable units. Without being allowed to average across the entire Site, a 
financially feasible Project could not be developed or financed as the proposed mixed-use 
building must be financed separately from the existing office and parking structure.  This Is what 
allows the Project to provide for affordable housing costs.   
 
 
Off-Menu Incentives 
 
LAMC Section 9.2.1-C.3.c.vi allows an applicant to request a “relief from any standard or 
requirement established elsewhere in the Los Angeles Municipal Code” without requiring an 
approval pursuant to Sec. 13B.5.2. (Adjustment).  
 
Applicant requests one off-menu incentive in order to: 

1. [SH1] Front yard fence height of 8’ (existing) in lieu of 3.5’ per LAMC Section 
3B.4.1 (129% increase). 

b) Front Yard Fence Height Increase 
 
The requested off-menu incentive to allow the maintenance of the existing 8-foot front yard 
fences, in lieu of the 3.5-foot maximum permitted by LAMC Section 3B.4.1, is necessary to 
facilitate the development of the ROW DTLA project as a high-density, mixed-use community 
that includes a substantial affordable housing component. The project site is located in a dynamic 
urban environment with significant industrial and vehicular activity, including large trucks. 
However, there is minimal pedestrian traffic in the area. Further, while the area is a vibrant urban 
environment with significant industrial activity, it is also blighted with crime activities. While 
the area is undergoing redevelopment and would likely improve with projects such as the mixed-
use development being proposed with this application, the current condition in the surrounding 
area makes it so that the increased fence height is essential to provide adequate security, privacy, 



 

 

and separation for ground-floor residential uses and open spaces. The unique site conditions—
including the adjacency to major thoroughfares, commercial uses, and public spaces, and the 
current crime levels outside the ROW DTLA Campus—necessitate a more robust physical 
barrier to ensure the safety and comfort of residents. Allowing the existing 8-foot-tall fence 
directly supports the project’s affordable housing goals by enabling the efficient use of ground-
floor areas for residential amenity spaces, courtyards, and active uses that would otherwise be 
compromised by security concerns.  Further, there are many existing commercial and industrial 
tenants within ROW DTLA and they also require security, including the fence.  
 

6. The Incentives will have a Specific Adverse Impact upon public health 
and safety or the physical environment or on any real property that is 
listed in the California Register of Historical Resources and for which 
there is no feasible method to satisfactorily mitigate or avoid the Specific 
Adverse Impact without rendering the development unaffordable to 
Very Low, Low, and Moderate Income households. Inconsistency with 
the zoning ordinance or general plan land use designation shall not 
constitute a specific, adverse impact upon the public health or safety. 

 
There is no evidence that the proposed incentives will have a specific adverse impact upon 
public health and safety, the physical environment, or any real property that is listed in the 
California Register of Historical Resources. A “specific adverse impact” is defined as “a 
significant, quantifiable, direct and unavoidable impact, based on objective, identified written 
public health or safety standards, policies, or conditions as they existed on the date the 
application was deemed complete.” 
 
As set forth in the Housing Element Checklist, there are no environmental impacts, including 
health and safety or impacts to historic resources that cannot be mitigated to a less than 
significant level. Therefore, there is no substantial evidence that the proposed Project, and thus 
the requested incentives, will have a specific adverse impact on the public’s health and safety, 
the physical environment, or on any Historical Resource. 
 

7. The Incentives are contrary to state or federal law. 
 
The Applicant’s requested incentives, which include one on-menu to allow the averaging of 
density, FAR, parking, open space, and permitted vehicular access; and one off-menu incentive 
to allow the maintenance of the existing fence. State or federal laws do not regulate density, 
FAR, parking, open space, vehicular access, or fence heights; therefore, the requested incentives 
are not contrary to any state or federal laws.  In fact, the incentives are required and supported by 
state law to allow the density to be achieved. 
 



 

 

 
 
Pursuant to Government Code Section 65915 and LAMC Section 9.2.1-C.4, the decision maker 
shall approve a Density Bonus and requested Waiver(s) of Development Standards unless the 
decision maker finds that: 
 

8. The waiver[s] or reduction[s] of development standards will not have the 
effect of physically precluding the construction of a development 
meeting the [affordable set-aside percentage] criteria of subdivision (b) 
at the densities or with the concessions or incentives permitted under 
[State Density Bonus Law]” (Government Code Section 65915(e)(1)). 

 
The Applicant requests the following waiver of development standards: 

1. In [SH1] Frontage District, allow a minimum primary street ground story 
transparency of 49% in lieu of 70% (30% reduction). 

2. [MB2] building width for Building C of 377’-10” in lieu of 280’ per LAMC Section 
2B.14.4 (35% increase). 

3. [SH1] Maximum Build-to-Depth of 8’ in lieu of 5’ (60% increase). 
4. [SH1] Ground story height of 13’-6” in lieu of 16’ per LAMC Section 3B.4.1 (16% 

reduction).  
5. [D5] In the North Lot, allow through access provided at 430’8” in lieu of 350’ per 

LAMC Section 4B.5 (23% increase). 
6. Relief from the Pedestrian Access requirements per LAMC Sec. 4C.1.1.C.2. (Package 

1) to allow pedestrian access to the units that are not directly from the street.  
7. [SH1] Allow floors 2 -5 primary street transparency of 24% in lieu of 30% as 

required by LAMC Section 3B.4.1 (20% reduction).  
8. [SH1] Maximum Build-to-Width of 65% minimum in lieu of 90% minimum per 

LAMC Section 3B.4.1 (28% reduction).  
 
Pursuant to Government Code Section 65915, the decision maker shall approve a Density 
Bonus and requested Waiver(s) of Development Standards unless the decision maker makes 
the following findings. 

 

a) Building C Width Increase  
 
The Site is zoned MB2 Form District. For the proposed eight-story building, the maximum width 
is 280 feet. However, the Applicant would be unable to develop Building C with the required 
width. The Site has a FA density district. Without an increase in width, the project would not be 
able to provide adequately sized dwelling units and corridors and therefore would not be able to 
accommodate the density. The proposed dwelling units would be narrow and not be sized in a 
way where residents would be comfortable inhabiting the units. Because of this, the Project 
requests that Building Width be increased to 337 feet and 10 inches. The increase in width would 



 

 

physically and financially enable the Project to provide much-needed housing in the 
neighborhood, including 43 affordable units in Building C, and 114 units for the total Project. 
 

b) Build-to-Depth Increases and Build-to-Width Reduction 
 
The Site is zoned SH1 frontage district, which requires a Build-to-depth of 5 feet and a minimum 
build-to width of 90%. In order to accommodate the proposed density of the Project, the Project 
proposes to increase the Build-to-depth to 8 feet in lieu of five feet. Without an increase in the 
Build-to-Depth, the project would not be able to provide adequately sized dwelling units and 
corridors. The proposed dwelling units would be narrow and not be sized in a way where 
residents would be comfortable inhabiting the units. Because of this, the Project requests that 
Building Width be increased to 8 feet. The increase in Build-to-Depth would physically and 
financially enable the Project to provide much-needed housing in the neighborhood, including 
114 affordable units. 

c) Street Transparency Reduction 
The Site is zoned SH1 Frontage District and fronts Alameda Street. The project request primary 
street ground transparency of 49% in lieu of 70%. 
While 70% transparency is achievable for commercial uses, residential uses on the ground level 
cannot achieve that amount of transparency for privacy and security reasons.  For residential 
uses, a balance must be struck between openness to the street and the privacy and security of 
residents. Excessive transparency in these areas can compromise resident comfort and safety, 
especially in a dense urban environment. Moreover, achieving high levels of transparency can 
conflict with energy performance goals. Large expanses of glazing increase solar heat gain and 
can lead to higher energy consumption for cooling, making it challenging to meet Title 24 and 
other sustainability targets. The proposed reduction allows for a more balanced facade that 
supports energy efficiency while still providing significant visual connection to the street. 
Allowing a moderate reduction in transparency provides flexibility to attract and retain a diverse 
mix of tenants, supporting the long-term economic vitality of the project. 

d) Ground-Story Height Reduction 
 
The request to reduce the ground story height from 16 feet to 13 and a half feet would allow the 
Site’s ground floor to accommodate both commercial and residential uses. The overall ROW 
DTLA Site already has multiple historic buildings with commercial and industrial uses, and the 
northern portion of the ROW DTLA site also holds an outdoor market on the weekends. As a 
result, there is no shortage of commercial spaces in the vicinity. However, the area is in need of 
additional residential use, and the Project, in order to provide the density allowed, has to include 
some residential units along Alameda Street, in addition to the retail and amenity spaces 
proposed on the ground floor within the three buildings. A ground floor height of 16 feet would 
cause the rooms within the residential units to feel smaller than they are and would also create 
inefficient units with high heating and cooling costs. Reducing the ground floor height to 13.5 
feet would allow the ground floor to both accommodate residential and commercial uses without 
creating a height that is problematic for one use or another.  



 

 

 

e) Through Access Increase 
 
The requested waiver to provide through access at a spacing of 430’-8", in lieu of the 350-foot 
maximum required by LAMC Section 4B.5, is necessary to facilitate the efficient and feasible 
development of the ROW DTLA project as a high-density, mixed-use community with a 
significant affordable housing component. The project site encompasses a large, irregularly 
shaped urban block with multiple buildings, existing infrastructure, and a complex network of 
internal circulation routes. Strict adherence to the 350-foot maximum through access spacing 
would require the introduction of additional pedestrian passageways that would disrupt the 
optimal layout of residential buildings, compromise site security, and reduce the amount of 
usable open space and amenity areas available to residents, including those in affordable units. 
 
The increased through access spacing is justified by the unique site conditions and the need to 
balance pedestrian connectivity with the provision of high-quality, secure, and functional 
residential environments. The project’s design already incorporates multiple pedestrian access 
points and internal walkways that ensure convenient movement throughout the site and to 
adjacent public streets. However, requiring an additional passageway within the 350-foot interval 
would result in inefficient building footprints, loss of residential units, and diminished amenity 
spaces, thereby undermining the project’s ability to deliver the maximum number of affordable 
housing units and associated benefits. 
 

f) Pedestrian Access Relief 
 
LAMC Section 4C.1.1.C.2. (Package 1) requires that all pedestrian access along public streets be 
provided directly from the public street. Because the Project is located on a Site with an existing 
perimeter fence, and the Project is a part of a larger development, the perimeter fence is 
important to continue the Project’s existing security measures and site identity. The Project does 
include a number of residential dwelling units and commercial entrances facing Alameda Street, 
and pedestrians will be able to walk from Alameda Street to the residential and commercial 
entrances along Alameda Street without a vehicle. However, the pedestrians would need to walk 
around the existing perimeter fence to access the entrances facing the public street. The 
perimeter fence is not expected to significantly add to the distance pedestrians will need to walk 
to access their desired entry point as the perimeter fence has openings for pedestrian and vehicle 
access every 210 to 378 feet.  
 
Without the perimeter fence, the Project would not be able to adequately provide security for 
future residential and commercial uses, or the existing commercial and industrial uses that are 
already onsite and require the fence. The Project therefore requests a waiver of this requirement.  
 
 



 

 

g) Floors 2 to 5 Transparency Reduction 
 
The Project requests a waiver to reduce the primary street transparency to 24% in lieu of 30%. 
The Project proposes to develop floors 2 to 5 with residential dwelling units. A balance must be 
struck between openness to the street and the privacy and security of residents. Excessive 
transparency in these areas can compromise resident comfort and safety, especially in a dense 
urban environment. Moreover, achieving high levels of transparency can conflict with energy 
performance goals. Large expanses of glazing increase solar heat gain and can lead to higher 
energy consumption for cooling, making it challenging to meet Title 24 and other sustainability 
targets. The proposed reduction allows for a more balanced facade that supports energy 
efficiency while still providing significant visual connection to the street. Allowing a moderate 
reduction in transparency provides flexibility to attract and retain a diverse mix of tenants, 
supporting the long-term economic vitality of the project. 
 

h) Maximum Build-to-Width Reduction 
 
The Project requests to reduce the maximum Build-to-Width to 65% minimum in lieu of 90% 
minimum as required by LAMC 1A Section 3B.4.1. LAMC Chapter 1A Section 3C.1.1 requires 
that the ground floor and any additional stories comply with the Build-to-Width, and because the 
Site is in the Shop Front 1 (SH1) area, a Build-to-Width of 90% is required. All three of the 
buildings would comply with the Build-to-Width on the ground floor. However, the buildings are 
designed in a manner where the upper floors have incrementally smaller floor plates to reduce 
the visual bulk and increase the width of the view corridors around the building, the upper floors 
would not comply with the Build-to-Width requirement. If the Project is required to comply with 
the Build-to-Width requirement, it would significantly hamper the architectural design and force 
the Project to re-design the building in a standard box shape, which would remove the character 
and the aesthetics of the current design. Therefore, the Project requests that a waiver be granted 
to allow the architectural elements and the artistic designs of the proposed buildings to remain.  
 
 

9. The waivers or reductions of development standards would have a 
specific, adverse impact, as defined in paragraph (2) of subdivision (d) of 
Section 65589.5, upon public health and safety or on any real property 
that is listed in the California Register of Historical Resources and for 
which there is no feasible method to satisfactorily mitigate or avoid the 
specific, adverse impact without rendering the development 
unaffordable to low-income and moderate-income households. 

 
There is no evidence that the requested waivers will have a specific adverse impact upon public 
health and safety, the physical environment. A “specific adverse impact” is defined as “a 
significant, quantifiable, direct and unavoidable impact, based on objective, identified written 
public health or safety standards, policies, or conditions as they existed on the date the 
application was deemed complete.” 



 

 

 
The Project also would not have any specific adverse impact upon any real property that is listed 
in the California Register of Historical Resources.  
 
The Project proposes 1000 new dwelling units (inclusive of 1 market rate manager’s unit and 
114 VLI). The Project would bring much needed affordable housing to a neighborhood that is 
located near major transit stops.   
 
As set forth in the Housing Element Checklist, there are no environmental impacts, including 
health and safety or impacts on historic resources that cannot be mitigated to a less than 
significant level.  Therefore, there is no substantial evidence that the proposed Project, and thus 
the requested waivers, will have a specific adverse impact on the public’s health and safety, the 
physical environment, or on any real property that is listed in the California Register of 
Historical Resources 
 
 

10. The waivers or reductions of development standards are contrary to 
state or federal law. 

 
The requested waivers of development standards are related to building width, Build-to-depth 
and build-to-width, front yard fence height, ground story height, and through access. These 
requirements are not regulated by state or federal law. Therefore, the requested waiver of 
development standard is not contrary to state or federal law.  
 
 
V. VARIANCE FINDINGS 
Pursuant to LAMC Chapter 1A Section 13B.5.3-E.1, a Variance may be granted upon written 
findings of the following: 
 

 

 
The property is a 31-acre large Site with an overall frontage along Alameda Street of 
approximately 1,100 feet. The Site is presently developed with the ROW DTLA development, 
which consists of retail, restaurant, commercial and industrial uses and a weekly Sunday outdoor 
dining event called Smorgasburg LA.  
 
The proposed Project intends to develop three eight-story tall mixed-use buildings within the 
existing parking lots fronting Alameda Street. As the new mixed-use buildings would front 
Alameda Street and would have commercial spaces on the ground floor, it is important for future 
businesses to have visibility along Alameda Street to ensure that their patrons or visitors would 
be able to easily locate their buildings.  
 



 

 

To allow for wayfinding, the Project proposes a projecting sign on each of the three buildings. 
The proposed projecting signs would be on-site signs that serve to identify the three buildings 
and the businesses within the buildings. They would not serve as advertisements or billboards. 
Due to the scale of the proposed buildings, which would each be approximately 100 feet in 
height, projecting signs with 300 sf sign faces are required for scale compatibility and visibility.  
 
However, the Site’s zoning places it in Development Standard 5 area, and the corresponding 
Sign Package 2 limits projecting signs to a sign area of 48 sf. At 48 sf, the projecting sign would 
not be visible and would not be compatible with the proposed buildings in terms of scale.  
 
Further, LAMC Chapter 1A Section 4C.11.6-C.9.D, allows three projecting signs if a site has 
600 feet of street frontage, and an additional 1 sign per every additional 200 feet of frontage. The 
Site, with approximately 1,100 feet of frontage along Alameda Street, would be allowed 
5 projecting signs at 48 sf each. However, 5 projecting signs that are each only 48 sf would look 
cluttered along the building’s façade and would not serve to help identify the buildings along 
Alameda Street. Due to the length of the site along Alameda Street, a single 300 sf projecting 
sign on the façade of each of the buildings would be more aesthetically pleasing and less 
cluttered.  
 
In terms of the combined sign area permitted at the Site, Sign Package 2 permits a combined sign 
area for all projecting signs of 25 sf plus 1.5 sf per foot of building frontage. Because the Project 
building is designed to allow for ample areas to serve as pedestrian walkways, outdoor 
decorative landscape areas, and plazas, the three building’s building frontage is only a combined 
638 feet, which would only allow up to 982 sf of projecting sign area. The three proposed 
projecting signs would have sign faces of 300 sf each; however, each projecting sign would have 
two sign faces, and therefore, the three signs would have a combined sign face area of 1,800 sf, 
exceeding the allowable maximum combined sign area at the Site. Because the Project is 
designed with three separate buildings along Alameda Street, if the Project reduces the number 
of projecting signs to two signs, one building would not have an identifying sign, which would 
be an unnecessary hardship, and it would be visually unbalanced.  
 
Zoning regulations are meant to reduce incompatibility between different kinds of uses. In the 
instant case, the zoning regulation anticipated a smaller scale development where smaller 
projecting signs would be more befitting.  The small signage allowance, which again was 
anticipate for smaller developments, brings practical difficulties to a large campus development 
with three approximately 100-foot-tall buildings with a total frontage of 1,100 square feet. 
Therefore, the strict application of the provisions of the zoning ordinance would result in 
practical difficulties or unnecessary hardships inconsistent with the general purposes and intent 
of the zoning regulations. 
 
 



 

 

 

 
As discussed above, the special circumstance that causes practical difficulties in the strict 
application of the zoning code in terms of projecting sign requirements is the overall size and 
shape of the Site. The Site is 31 acres and has an overall frontage along Alameda Street of 
approximately 1,100 feet.  There are no other Sites in the vicinity with similar size and 
development capacity. To design the Project to be compatible in scale with the Site and to 
accommodate the density, including affordable units, three buildings with approximately 100 
feet of building height are proposed. The variance is being requested to allow projecting signs to 
be scaled to the buildings and the Site and be placed in aesthetically pleasing manners.  
 
The Site’s size is unique in the area. This is the only site in the area that is 31 acres large with 
1,100 feet of frontage along Alameda Street.  
 
 

 

 
Because of the Site’s size, shape, and length of frontage on Alameda Street, the Site designed 
three buildings along the approximately 1,100 feet frontage along Alameda Street to 
accommodate the proposed 1,000 dwelling units. As the Site is significantly larger than the 
surrounding properties, and it is one of the few properties in the Downtown Community Plan 
area that is over 30 acres large, strictly applying the code requirements relating to projecting 
signs would not allow the Site to have the ability to enjoy the right to place identification signs 
for the onsite buildings and businesses along the new proposed buildings in a manner that is 
adequately scaled to the building size and visible from Alameda Street. 
 
As LAMC Chapter 1A Section 4C.11.6-C.9.D only allows projecting signs up to 48 sf large on 
the Site, strict application of the projecting sign size limit would cause a cluster of small signs to 
clutter the façade of the proposed buildings, the signs would not be visible or aesthetically 
pleasing on the proposed buildings.  
 
Further, LAMC Chapter 1A Section 4C.11.6-C.9.D allows projecting sign’s combined sign area 
to be calculated based off of the building frontage only. While the Site has a long frontage of 
1,100 feet, the buildings are purposely designed with a combined frontage of only approximately 
638 feet to provide pedestrian walkways, open areas, plazas, and landscaping. The strict 
application of the code would reduce the amount of signage permitted at the Site and would 
discourage good design that breaks up the massing of the buildings and increase the landscaped 
open areas at the Site.  
 



 

 

As proposed, the project requires a variance to place a 300-sf projecting sign on each of three 
proposed buildings. There are special circumstances arising out of the project encompassing 
nearly an entire block. As such, the variance is necessary for the preservation and enjoyment of a 
substantial property right or use generally possessed by other property in the same zone and 
vicinity but which, because of the special circumstances and practical difficulties or unnecessary 
hardships, is denied to the property in question. 
 

 

 
The Project requests the variance to be permitted one 300-sf projecting sign on each of the three 
proposed buildings that would add a combined 1,000 dwelling units to the City. As the state and 
the City are in a severe housing crisis, the addition of 1,000 residential units, including 114 very 
low-income units, will help to reach state and City goals. 
 
As discussed above, the variance is necessary to allow the buildings to have projecting signs that 
are scaled appropriately to the buildings due to the Site’s long frontage length and the short 
building frontage lengths.  
 
The proposed projecting signs would not be placed above the proposed building’s roof line and 
would be 300 sf each, which would be compatible with the scale of the proposed buildings. They 
would not create clutter, additional off-site signage, or a distraction to the vehicle traffic on 
Alameda Street. The projecting signs would only serve to identify the building and the 
businesses onsite and would not cause blight.  
 
For the reasons cited above, granting of the variance will not be materially detrimental to the 
public welfare, or injurious to the property or improvements in the same zone or vicinity in 
which the property is located. 
 

 

 
The General Plan is the City's roadmap for future growth and development. The General Plan 
Elements establish goals, policies, purposes, and programs 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 implemented in the form of 
Municipal Code requirements. The General Plan is comprised of the Framework Element, seven 
state-mandated elements, and four additional elements. The Framework Element establishes the 
broad overall policy and direction for the General Plan.  
 
The Land Use Element of the City's General Plan divides the City into 35 Community Plans. The 
subject property is located within the Downtown Community Plan area. The associated General 
Plan Land Use Map designates the property for Hybrid Industrial land uses, with corresponding 



 

 

forms LB2, LB1, MB1, MB2, and MM1 and uses IX3 and IX4. The property is zoned [MB2-
SH1-5] [IX3-FA] [CPIO]. The property's zoning is thus consistent with the General Plan's land 
use designation for the site.  
 
The Downtown Community Plan is silent with regards to the allowable sizes for projecting signs. 
In such cases, the Zoning Administrator must interpret the intent of the Plans. Specifically, the 
project addresses the following goals and policies of the Community Plan:  
 
 

LU GOAL 33  THE HOUSING STOCK REINFORCES AND COMPLEMENTS THE 
PRODUCTIVE, ENTREPRENEURIAL, AND CREATIVE FOCUS OF 
HYBRID INDUSTRIAL AREAS.  

 
LU 33.1  Implement live/work housing options that can accommodate a range of 

job productive activities, and allow units to function as an incubator 
for new businesses.  

 
LU 33.2  Promote affordability through the development of a range of unit sizes 

and incentives for on-site covenanted affordable live/work units.  
 
LU 33.3  Enhance livability by expanding access to commercial and 

institutional services and amenities.  
 
LU 33.4  Cultivate a live/work residential community by requiring a minimum 

amount of production space in new development projects to support 
the maker economy and innovation. 

 
Though the Plan does not contain any explicit policies regarding the proposed variance requests 
the Plan has designated the property for multi-family residential uses. As proposed, the Project 
would not only maintain the existing retail, restaurant, industrial and office uses, it would also 
add additional commercial uses and 1,000 residential dwelling units, including 114 Very Low 
Income restricted affordable units. The Project would not only add much needed market rate and 
Very Low Income restricted affordable units to the housing stock within the City, it would add 
the new residential development in close proximity to an existing vibrant commercial campus. 
This use placement and design would enhance the livability by expanding access of the residents 
to commercial and institutional services not only on the Site, but also in the surrounding 
neighborhood and cultivate an environment where residents can live and work within the same 
community.  
 
The variance request is necessary to allow this new Project that meets the goals and policies of 
the Community Plan to have adequate identification projecting signs that would ensure the 
visibility of the proposed new commercial spaces and allow the building to be easily locatable. 
As the proposed Project meets the goals and policies of the Community Plan, and the 



 

 

Community Plan does not contain explicit policies regarding signage, the granting of the 
variance will not adversely affect any element of the General Plan. 
 
VI. VESTING TENTATIVE TRACT MAP FINDINGS  
Pursuant to Government Code Sections 66473.1, 66474.60, 66474.61 and 66474.63 the 
following findings are required in connection with the approval of Vesting Tentative Tract Map 
No. 084331: 
 

 The Proposed Map is Consistent with Applicable General and Specific Plans 
 
Section 6641 of the Subdivision Map Act (the “Map Act”) establishes that local agencies 
regulate and control the design of subdivisions. Chapter 2, Article I, of the Map Act establishes 
the general provisions for tentative, final and parcel maps. The subdivision and merger of land is 
regulated pursuant to Article 13 (Chapter 1A) of the LAMC. The LAMC also implements the 
goals, objectives, and policies of the General Plan, through zoning regulations. The VTTM has 
been filed to merge and re-subdivide the Site into five ground lots and fourteen airspace lots.  
 
LAMC Section 13B.7.3, LAMC, Section 11.1.3, and LAMC Section 11.2.2 require that the 
VTTM be designed in compliance with the zoning applicable to the Site, and that the map 
conform to all other elements of the General Plan. The General Plan and Zoning Code regulate, 
but are not limited to, the maximum permitted density, height, and the subdivision of the land. 
The Site is located within the adopted Downtown Community Plan Area and is designated 
Hybrid-Industrial under the General Plan. 
 
The applicable Downtown Community Plan was adopted by the City Council on December 10, 
2024. The Project, which proposes to re-subdivide the Site into one ground lot and 14 airspace 
lots advances a number of specific goals, objectives and policies of the Downtown Community 
Plan, including: 
 

Objective 1.1:  “Ensure the development of complete neighborhoods with diverse 
uses and resilient infrastructure, parks, streetscapes, transit, and 
community amenities.” 

 
Objective 2.1: “Foster an equitable and inclusive Downtown, with housing 

options that can accommodate the fullest range of economic and 
social needs.” 

 
Objective 50.4:  “Promote infill development on surface parking lots and other 

underutilized spaces.” 
 
The Project’s proposed merger and resubdivision of the Site will not result in any present change 
to the Site. This mixed-use development near major transit stops will “ensure the development of 
complete neighborhoods with diverse uses and resilient infrastructure, parks, streetscapes, transit, 
and community amenities.” Providing 1000 units, where 114 units are VLI affordable units, will 



 

 

“Foster an equitable and inclusive Downtown, with housing options that can accommodate the 
fullest range of economic and social needs.” Lastly, this project will be developed on surface 
parking lots, which “promote infill development on surface parking and other underutilized 
spaces.” 
 
 

 The Design and Improvement of the Proposed Subdivision is Consistent with the 
Applicable General and Specific Plans  

 
For purposes of a subdivision, “design” and “improvement” are defined by Section 66418 of the 
Map Act, and LAMC Section 11.1.3, LAMC Section 14.3, Section 66418 of the Map Act defines 
“design” as follows:  
 
“‘Design’ means: (1) street alignments, grades and widths; (2) drainage and sanitary facilities 
and utilities, including alignments and grades thereof; (3) location and size of all required 
easements and rights-of-way; (4) fire roads and firebreaks; (5) lot size and configuration; (6) 
traffic access; (7) grading; (8) land to be dedicated for park or recreational purposes; and (9) 
other specific physical requirements in the plan and configuration of the entire subdivision that 
are necessary to ensure consistency with, or implementation of, the general plan or any 
applicable specific plan . . . .” 
 
LAMC Sections 11.3.3 and 14.3 defines “Subdivision improvement” as follows:  
 
“Improvement refers to any street work and utilities to be installed, or agreed to be installed, by 
the subdivider on the land to be used for public or private streets, highways, ways, and 
easements, as are necessary for the general use of the lot owners in the subdivision and local 
neighborhood traffic and drainage needs as a condition precedent to the approval and acceptance 
of the final map thereof. Also refers to any other specific improvements or types of 
improvements, the installation of which, either by the subdivider, by public agencies, by private 
utilities, by any other entity approved by the local agency, or by a combination thereof, is 
necessary to ensure consistency with, or implementation of, the general plan or any applicable 
specific plan.” 
 
LAMC Section 11.1.3 enumerates the design standards for subdivisions and requires that each 
Tentative Map be designed in conformance to the Street Design Standards and in conformance to 
the General Plan. LAMC Section 11.2.1 and 11.2.2 list the map requirements for a tentative tract 
map and VTTM Map. Specifically, LAMC Section 11.2.1.B requires that the tract map be 
prepared by or under the direction of a licensed surveyor or registered civil engineer. The VTTM 
was prepared by a Registered Professional Engineer and contains the required components, 
dimensions, areas, notes, legal description, ownership, applicant, and site address information as 
required by the LAMC. The map provides the required components of a VTTM. The VTTM 
subdivision design includes the resubdivision of an approximately 1,364,565 sf (31.33 acres) Site 
into five ground lots and fourteen airspace lots related to an existing development that contains 
industrial and commercial components.  



 

 

 
The design and layout of the map is consistent with the design standards established by the 
Subdivision Map Act and Division of Land Regulations of the LAMC. Several public agencies 
(including the Bureau of Engineering, Bureau of Sanitation, Bureau of Street Lighting, 
Department of Building and Safety - Grading Division and Zoning Division, Bureau of Street 
Lighting, Fire Department, Department of Building and Safety, Department of Transportation, 
and Department of Recreation and Parks) will be required to review the map and find the 
subdivision design satisfactory and may impose improvement requirements and/or conditions of 
approval. Sewers are available and will be inspected and deemed adequate in accommodating the 
proposed Project’s sewerage needs. Fire and traffic access, as well as site grading, will also be 
reviewed and deemed appropriate. Additional traffic safety measures for adjacent roadways may 
be included for traffic and pedestrian safety. 
 
The subdivision will be required to comply with all regulations pertaining to grading, building 
permits, and street improvement permit requirements. Conditions of Approval for the design and 
improvement of the subdivision are required to be performed prior to the recordation of the 
tentative map, building permit, grading permit, or certificate of occupancy. 
 
The design and improvement of the proposed subdivision are consistent with the Downtown 
Community Plan. No physical changes are proposed to the existing buildings as a part of this 
subdivision. 
 

 That Site is Physically Suitable for the Proposed Type of Development 
 
The Site is bounded by the 7th Street to the north, Alameda Street to the east, and Central Avenue 
to the West.  
 
The Site is currently developed with a garage, parking lot, warehouse, industrial, commercial, 
retail and restaurant uses. Similar uses surround the Site, including commercial, residential, 
industrial, and residential uses, consistent with the Hybrid-Industrial designation and nature of the 
area. The Site will remain compatible with the surrounding neighborhood.  
 

 The Site is Physically Suitable for the Proposed Density of Development 
  
The Site is located within an urbanized area with a mix of commercial, industrial, and residential 
land uses. The immediate vicinity of the Site, along Central Avenue, Alameda Street, and 7th 
street, is improved with buildings similar to and compatible with those existing on the Site and 
any future development at the Site. The surrounding area features one and multi-story 
commercial, industrial, and residential buildings. The area is well served by City streets and is 
adequately serviced with existing utilities.  
 
 



 

 

 The design of the Subdivision and Proposed Improvements proposed Are Not Likely 
to Cause Substantial Environmental Damage or Substantially and Unavoidably 
Injure Fish or Wildlife in Their Habitat  

 
The Site, as well as the surrounding area are in a highly urbanized area and are presently 
developed with structures and do not provide a natural habitat for either fish or wildlife. 
Therefore, the design of the subdivision and the improvements are not likely to cause substantial 
environmental damage or substantial and unavoidable injury to fish or wildlife or their habitat.   
 

 The Design of the Subdivision and the Type of Improvements Are Not Likely to 
Cause Serious Public Health Concerns   

 
The proposed subdivision is subject to the provisions of the LAMC (e.g., the Fire Code, Planning 
and Zoning Code, Health and Safety Code) and the Los Angeles Building Code. Other health 
and safety related requirements, as mandated by law, would apply where applicable to ensure the 
well-being of public health and welfare (e.g., asbestos abatement, seismic safety, flood hazard 
management). 
 
The Project is not located on a hazardous materials site, flood hazard area, and is not located on a 
site having unsuitable soil conditions. The Project would not place any occupants near a 
hazardous materials site or involve the use or transport of hazardous materials or substances. 
 
The area surrounding the Site is fully developed with similar uses indicating that sewers and 
other services are presently available. Therefore, the design of the subdivision and the 
improvements are not likely to cause serious public health problems. 
 

 The Design of the Subdivision and the Type of Improvements Will Not Conflict with 
Easements, Acquired by the Public at Large, for Access Through or Use of, 
Property Within the Proposed Subdivision.   

 
The Site does not contain any easements acquired by the public at large for access through or use 
of the property within the proposed subdivision. Any necessary public access for roads and 
utilities will be acquired by the City prior to the recordation of the proposed VTTM. 
 

 The Design of the Proposed Subdivision Will Provide, to the Extent Feasible, for 
Future Passive or Natural Heating or Cooling Opportunities in the Subdivision.  

 
The Applicant has assessed the feasibility of passive or natural heating or cooling opportunities 
in the proposed subdivision design and prepared and submitted materials which took into 
consideration the local climate, contours, configuration of the lots to be subdivided and other 
design and improvement requirements. 
 
Providing for passive or natural heating or cooling opportunities will not result in reducing 
allowable densities or the percentage of a lot which may be occupied by a building or structure 



 

 

under applicable planning and zoning in effect at the time the tentative map was filed. The lot 
layout of the subdivision has taken into consideration the maximizing of the north/south 
orientation. The topography of the Site has been considered in the maximization of passive or 
natural heating and cooling opportunities. 
 
The building design of the Project also considered architectural features such as overhangs, 
location of windows, low reflective glass, and planting of trees, and other Green Building 
features that would assist with passive heating and cooling of the building.  
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01 (E) CURB AND GUTTER

02 (E) FIRE HYDRANT

03 (E) DWP STAGING AREA

04 (E) TEMPORARY ELECTRICAL EQUIPMENT TO
BE REMOVED BEFORE DEVELOPMENT

05 (E) LADWP TRANSFORMER YARD AND
ENCLOSURE

06 (E) FIRE PUMP ROOM

07 (E) FIRE DEPT. CONNECTION FOR PUMP ROOM

08 (E) SANITARY MANHOLE

09 (E) MANHOLE

10 (E) LIGHT POLE

11 (E) UTILITY PULL BOX

12 (E) TRAFFIC SIGNAL POST

13 (E) TRAFFIC SIGNAL BOX

14 (E) ELECTRICAL BUILDING TO REMAIN

15 (E) HEDGE

16 (E) FENCE AND GATE

17 (E) STREET TREE

18 PROPOSED TREE, SEE LANDSCAPE DWGS

1" = 40'-0"
1

OVERALL 1ST FLOOR PLAN

19 LANDSCAPED DROP OFF ROUNDABOUT

20 SIGNAGE STRUCTURE

21 LANDSCAPE AREA, SEE LANDSCAPE DWG

22 LADWP SUBSTATION ACCESS

23 PROPERTY LINE

24 OUTLINE OF BUILDING ABOVE

25 DOUBLE-TIER BIKE PARKING

26 SHORT TERM BICYCLE PARKING

27 (E) BACKFLOW PREVENTER

28 FREIGHT LOADING, 400 SF WITH 14' HEIGHT
CLEARANCE

29 BUILDING SETBACK

30 PARKING SETBACK

LEGENDNOTESSHEET NOTES L1 PARKING COUNT
(A) SOUTH BUILDING A

01) STANDARD 52

02) ADA 7

03) ADA VAN 2

04) EVCS W/ EV CHARGER - STANDARD 12

05) EVCS W/ EV CHARGER - ADA 2

06) EVCS W/ EV CHARGER - ADA VAN 1

07) EV READY W/ RECEPTACLE 11

87

(B) SOUTH BUILDING B

01) STANDARD 2

02) ADA 4

03) ADA VAN 1

04) EVCS W/ EV CHARGER - STANDARD 13

05) EVCS W/ EV CHARGER - ADA 1

06) EVCS W/ EV CHARGER - ADA VAN 1

07) EV READY W/ RECEPTACLE 1

23

N

0' 20' 40' 80'

(C) NORTH BUILDING C

01) STANDARD 33

02) ADA 7

03) ADA VAN 2

04) EVCS W/ EV CHARGER - STANDARD 19

05) EVCS W/ EV CHARGER - ADA 2

06) EVCS W/ EV CHARGER - ADA VAN 1

64

TOTAL 174

A. PROJECT COMPLIES WITH SEC.4C.10.1 OUTDOOR LIGHTING AND GLARE REGULATIONS.

B. PROJECT COMPLIES WITH SEC.4C.12.1 SITE ELEMENTS REGULATIONS.

C. PROJECT MEETS RECYCLING AREA REQUIREMENTS PER SEC.4C.12.7
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JOB NUMBER:
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