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FINDINGS 
(As amended by the City Planning Commission at its meeting on January 27, 2022) 

 
General Plan/Charter Findings 
 
1. General Plan Land Use Designation. The project site, located at 2417-2455 N Thomas 

Street and 2428-2436 N Gates Street, is within the Northeast Los Angeles Community Plan, 
which was last updated by the City Council in 1999. The project site is an irregular shape, 
consisting of 11 lots with a total site size of 93,340 square feet. The Community Plan 
designates the site with a land use designation of Low Residential, which lists the RE9, RS, 
R1, RU, RD6, and RD5 Zones as corresponding zones. This designation and zone would 
not currently allow commercial uses.  

 
As recommended, the subject amendment would re-designate the project site to the 
Neighborhood Commercial land use designation, which lists the following corresponding 
zones: C1, C1.5, C2, C4, and P. The recommended change to the zone (T)(Q)C4-1D and 
(T)(Q)C4-1D-HPOZ would be consistent with the adoption of the recommended Plan 
Amendment, would be in substantial conformance with the purpose, intent, and provisions 
of the General Plan as it is reflected within the Northeast Los Angeles Community Plan, and 
would be consistent with the C4 zoning of the surrounding properties along North Broadway.  
 

2. Charter Finding – City Charter Finding 555. The General Plan may be amended in its 
entirety, by subject elements or parts of subject elements, or by geographic areas, provided 
that the part or area involved has significant social, economic, or physical identity.  
 
The project site is located within the Northeast Los Angeles Community Plan area, north of 
North Broadway in the Lincoln Heights neighborhood, which is a commercial corridor. It is 
currently improved with a school, daycare, convent, dormitories, playground, chapel, and 
surface parking area. All existing structures are currently vacant and unoccupied. Of the 
total 11 lots that the project site comprises, six (6) of them are within the Lincoln Heights 
HPOZ, and all 11 are identified as a having Contributing Elements to the HPOZ according 
to the Lincoln Heights Historic Resources Survey. Contributing structures on the property 
are proposed to be preserved and maintained to allow for their adaptive reuse as storage, 
office and motion picture/television space. Despite having been designated and zoned for 
low residential uses, the site has been occupied by these structures since 1941, prior to the 
enactment of the current General Plan Land Use Element.  
 
The project proposes a change of use from a school, daycare, convent, dormitories, 
playground, and chapel to storage, office and motion picture/television uses. All existing 
structures will be adapted to either an office use or an ancillary storage use. Minor 
improvements to the existing structures that are proposed to remain may be necessary to 
comply with current codes as part of the change of use process. Any such improvements 
will be required to be in compliance with the applicable requirements of the HPOZ for those 
buildings within the HPOZ boundaries. The applicant also requests up to 10,000 square feet 
of office and motion picture/television uses for a potential future development that will be 
located on three (3) lots that are currently located outside the boundaries of the HPOZ.  

As the site has historically been occupied by institutional uses, the recommended 
amendment to the Neighborhood Commercial designation would permit a mix of uses that 
is compatible with the proposed change of use and other similar uses in the vicinity and 
along this commercial corridor in the Lincoln Heights neighborhood. The subject site is 
surrounded on the north, east, and west by a mix of one- to two-story single and multi-family 
dwellings. There is an adjacent commercial strip mall located south of the project site. To 
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the east is the Lincoln Senior High School and Pueblo High School. To the south is also the 
Gates Street Elementary School. The North Broadway corridor is designated for, and 
consists of neighborhood commercial uses, and serves as the connector to Downtown Los 
Angeles. Properties to the north are zoned [Q]R1-1D. Properties to the east are zoned 
[Q]R1-1D, [Q]OS-1XLD, and [Q]PF-1D. Properties to the south are zoned [Q]C4-1VL-CDO 
and properties to the west are zoned [Q]RD3-1D-HPOZ.  

The site is part of a geographic area that has a significant physical identity in Lincoln Heights. 
As previously mentioned, the project site is located within the Lincoln Heights neighborhood 
of the Northeast Los Angeles Community Plan. The Community Plan describes the Lincoln 
Heights and Montecito Heights neighborhoods as containing the oldest traces of urban 
development in Northeast Los Angeles, dating from the 1870’s. It also describes the North 
Broadway commercial corridor as a challenging opportunity for revitalization efforts due to 
high vacancy rates and rapid turnover.  
 
Additionally, the campus in its entirety was identified as a Contributing Element to the 
Lincoln Heights HPOZ, limiting demolition and physical changes to the existing buildings. 
The existing and contributing structures will not be altered so that they continue to contribute 
to the historic character of the surrounding community and the HPOZ.   

Therefore, the requested amendment would permit the desired change to storage, office 
and motion picture/television uses while maintaining the existing height district limitations 
and making the development consistent with the surrounding neighborhood. The site has 
been part of the community for decades, and the change in the land use would allow for the 
preservation of the physical characteristics of the property that contribute to the identity of 
Lincoln Heights, with a new use that will sustain the preservation of the buildings onsite. 
 

3. Charter Finding – City Charter Finding 556. The proposed Amendment is in substantial 
conformance with the purposes, intent, and provisions of the General Plan.  
 
The project site is located within the Northeast Los Angeles Community Plan area, which is 
one of 35 community plans that the Land Use Element of the General Plan is comprised of. 
The Community Plan designates the site with a land use designation of Low Residential, 
which lists the following corresponding zones: RE9, RS, R1, RU, RD6, and RD5. The site is 
presently zoned [Q]R1-1D and [Q]R1-1D-HPOZ, which is consistent with the existing land 
use designation.  
 
As recommended, the amendment would re-designate the project site from Low Residential 
to Neighborhood Commercial, connecting the land use on the site to the Neighborhood 
Commercial uses to the south of the property. The amendment of the land use designation, 
in conjunction with the recommended zone change to (T)(Q)C4-1D and (T)(Q)C4-1D-HPOZ, 
would allow the adaptive reuse and change of use of the site to storage, office and motion 
picture/television uses. The site is located on a site designated and zoned for low residential 
land uses but has continually been utilized for institutional uses. The ability to adaptively 
reuse the subject site without the recommended amendment and zone change is not 
possible as commercial uses are not permitted by-right in the existing land use designation 
and zone. Additionally, the subject site has been identified as containing contributing 
structures to the Lincoln Heights HPOZ according to the Lincoln Heights Historic Resources 
Survey, which potentially limits demolition and physical changes to the existing structures 
within the HPOZ.  As further discussed in Finding Nos. 5-9 below, the amendment of the 
land use designation would be consistent with the purpose, intent, and provisions of the 
General Plan.  
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4. Charter Finding – City Charter Finding 558. The proposed Amendment to the Northeast 
Los Angeles Community Plan will be in conformance with public necessity, convenience, 
general welfare, and good zoning practice.  
 
The recommended amendment to the Northeast Los Angeles Community Plan would re-
designate the land use designation of the project site from Low Residential to Neighborhood 
Commercial. In conjunction with the recommended amendment, the recommended zone 
change from [Q]R1-1D and [Q]R1-1D-HPOZ to (T)(Q)C4-1D and (T)(Q)C4-1D-HPOZ would 
permit the requested change of use and adaptive reuse of historic structures.  

 
Public Necessity, Convenience, and General Welfare 
As recommended, the amendment would re-designate the project site from Low Residential 
to Neighborhood Commercial. The amendment of the land use designation, in conjunction 
with the recommended zone change to (T)(Q)C4-1D and (T)(Q)C4-1D-HPOZ, would allow 
the adaptive reuse, change of use of the site to storage, office and motion picture/television 
uses, and future addition of office space. The site is located on a site designated and zoned 
for Low Residential land uses but has continually been utilized for institutional uses. The 
ability to adaptively reuse the subject site without the recommended amendment and zone 
change is not possible as commercial uses are not permitted by-right in the existing land 
use designation and zone. Additionally, the subject site has been identified as containing 
contributing structures to the Lincoln Heights HPOZ according to the Lincoln Heights Historic 
Resources Survey, which potentially limits demolition and physical changes to the existing 
structures within the HPOZ.   
 
By adaptively re-using the existing vacant structures and planning for additional office 
space, the proposed project is creating employment opportunities, accommodating a 
diverse professional/business entity not currently found in the surrounding community, and 
contributing to a major commercial corridor in the Lincoln Heights neighborhood. The 
proposed change of use will locate new commercial/office uses within walking distance to 
single and multi-family neighborhoods as well as multiple schools and institutions. The 
subject site is also within walking distance of nearby public transit lines which will allow the 
project to serve a greater public necessity.  
 
Good Zoning Practice  
The project site is designated by the Community Plan for Low Residential land uses and is 
zoned [Q]R1-1D and [Q]R1-1D-HPOZ. As currently zoned, it is consistent with the existing 
land use designation. However, the existing structures and previous uses utilized at the site 
do not conform to what the current designation and zone allow by-right. Additionally, the 
designation of some of the existing structures as part of the Lincoln Heights HPOZ, 
potentially limits how much the existing structures on the site can physically change.  The 
recommended designation and zone would be compatible with both surrounding 
commercial designations as well as with the existing structures and previous uses. Due to 
the proposed project being limited to a change of use with no demolition or exterior 
construction, the proposed project will create a reasonable transition between the 
neighboring residences and commercial corridor along North Broadway. The potential future 
development would be located towards the rear of the site and would be required to comply 
with the height and floor area requirements that also apply to the surrounding area. 
Therefore, even the additional floor area will be compatible with surrounding commercial 
designations.   
 
Introducing new office and motion picture/television uses within existing buildings in an area 
well served by local transit, complies with current laws and regulations that require project 
to contribute to reducing greenhouse gas emissions through integrated land use and 
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transportation planning. The proposed project promotes the use of infill and adaptive reuse 
opportunities which is among the top strategies to reduce such emissions.  
 

5. General Plan Text. The Northeast Los Angeles Community Plan text includes the following 
relevant objectives, policies, and programs:  
 
Objective 1-4: To preserve and enhance neighborhoods with a distinctive and significant 

historical or architectural character.  
 

Policy 1-4.2:  Protect and encourage reuse of historic resources in a manner that 
maintains and enhances the historic appearance of structures and 
neighborhoods.  

 
Program: The Plan encourages adaptive reuse of historic buildings when the 

proposed uses are found to be compatible with existing residential uses.  
 

Objective 2-2: To enhance the identity and appearance of commercial districts.   
 

Policy 2-2.2:  Require that projects in commercial areas be designed and developed to 
achieve a high level of quality, distinctive character, and compatibility with 
appropriate existing uses and development.  

 
Program: The Plan Map designates land uses, zones, and height districts to achieve 

compatibility of uses and intensity between new and existing development 
in commercial areas and preserve viewsheds.  

 
In addition to the above referenced objectives, policies, and programs, the Community Plan   
describes the North Broadway commercial corridor as a challenging opportunity for 
revitalization efforts due to high vacancy rates and rapid turnover. Allowing the General Plan 
Amendment and Zone Change will facilitate new investment into the North Broadway 
corridor while maintaining the character of the neighborhood through the preservation and 
reuse of the existing buildings. 
 
The project site is located within the Lincoln Heights neighborhood of the Northeast Los 
Angeles Community Plan. This neighborhood is characterized by single and multi-family 
residential uses as well as low scale neighborhood commercial corridors. As recommended, 
the amendment would re-designate the project site from Low Residential to Neighborhood 
Commercial. The amendment of the land use designation, in conjunction with the 
recommended zone change to (T)(Q)C4-1D and (T)(Q)C4-1D-HPOZ, would allow the 
adaptive reuse and change of use of the site to storage, office and motion picture/television 
uses. The site is located on a site designated and zoned for low residential land uses but 
has continually been utilized for institutional uses. The ability to adaptively reuse the subject 
site without the recommended amendment and zone change is not possible as commercial 
uses are not permitted by-right in the existing land use designation and zone. Additionally, 
the subject site has been identified as containing contributing structures to the Lincoln 
Heights HPOZ according to the Lincoln Heights Historic Resources Survey, which 
potentially limits demolition and physical changes to the existing structures within the HPOZ. 
 

6. Framework Element. The Framework Element for the General Plan (Framework Element) 
was adopted by the City of Los Angeles in December 1996 and re-adopted in August 2001. 
The Framework Element provides guidance regarding policy issues for the entire City of Los 
Angeles, including the project site. The Framework Element also sets forth a Citywide 
comprehensive long-range growth strategy and defines Citywide policies regarding such 
issues as land use, housing, urban form, neighborhood design, open space, economic 
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development, transportation, infrastructure, and public services. The Framework Element 
includes the following provisions, objectives, and policies relevant to the instant request: 
 
Economic Development  
 
Goal 7B: A City with land appropriately and sufficiently designated to sustain a robust 
commercial and industrial base.  
 

Objective 7.2.2: Establish a balance of land uses that provide for commercial and 
industrial development which meets the needs of local residents, 
sustains economic growth, and assures maximum feasible 
environmental quality.  

 
Goal 7C: A City with thriving and expanding business.  
 

Objective 7.3.2: Retain existing neighborhood commercial activities within walking 
distance of residential areas.  

 
As described above, the Lincoln Heights area of the Community Plan consists of a long-
standing commercial corridor with a mix of single and multi-family residential uses 
surrounding it. The proposed project would increase the job supply and commercial and 
professional services into the area. Because of the existing structures’ age and architectural 
style, they are considered contributing structures to the Lincoln Heights HPOZ; therefore, 
their size, scale, and overall appearance are character defining features of the HPOZ and 
inherently related to the overall character of the surrounding neighborhood. Additionally, the 
adjacent commercial property to the south of the project site is zoned C4. Therefore, the 
proposed project would support a gradual transition and buffer in scale and character 
between the new commercial strip mall development and the surrounding historic residential 
uses on the north, east and west sides of the subject site. By enabling the proposed change 
of use and adaptive reuse of the existing school and institutional structures into commercial 
office use in close proximity to existing housing supply, the proposed amendment would be 
considered consistent with these goals and objectives of the Framework Element of the 
General Plan.  
 

7. Housing Element. The Housing Element of the General Plan is not likely to be affected by 
the recommended action herein. The site is located on a site designated and zoned for low 
residential land uses but has continually been utilized for institutional uses. As currently 
zoned, it is consistent with the existing land use designation. However, the existing 
structures and previous uses utilized at the site do not conform to what the current 
designation and zone allow by-right. Additionally, the designation of the existing structures 
as historic, further limit how much they can physically change.  The recommended 
designation and zone would be compatible with both surrounding commercial designations 
as well as with the existing structures and previous uses. Due to the proposed project being 
limited to a change of use with no demolition and a potential future development of additional 
office space, the proposed project will create a reasonable transition between the 
neighboring residences and commercial corridor along North Broadway. 

 
8. Mobility Element. The Mobility Element of the General Plan is not likely to be affected by 

the recommended action herein. The proposed project will maintain the existing rights-of-
way in support of pedestrian movement and connectivity between the surrounding 
residential and non-residential uses. The east side of the property is currently unimproved; 
however, the Applicant will be working with the Bureau of Engineering to comply with the 
required improvements to accommodate for an increase in pedestrian connectivity between 
residential and commercial uses. 
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9. Health and Wellness Element and Air Quality Element. Policy 5.1 and 5.7 of the Plan for 

a healthy LA, the Health and Wellness Element, and Policy 4.2.3 of the Air Quality Element 
are policy initiatives related to the reduction of air pollution and greenhouse gases. 
Introducing a new office use within existing buildings in an area well served by local transit, 
complies with stated policies that require projects to contribute to reducing greenhouse gas 
emissions through integrated land use and transportation planning. 
 
Policy 2.2 of the Plan is a policy initiative related to the adaptive reuse of buildings for healthy 
living and working conditions. The proposed project would comply with applicable provisions 
of the CALGreen Code and the Los Angeles Green Building Code which will serve to reduce 
the project’s energy use. Furthermore, as conditioned and in compliance with Code 
requirements, electric vehicle (EV) parking and solar/electric generators will be provided, 
and the existing buildings will be solar-ready as required by the Department of Building and 
Safety. Therefore, the project would promote healthy working conditions, reduce air pollution 
and promote land use policies that help to reduce greenhouse gas emissions.  
 

10. Vesting Zone Change Findings. 
The proposed zone change is in substantial conformance with the purposes, intent, and 
provisions of the General Plan and is in conformity with public necessity, convenience, 
general welfare and good zoning practice. The City of Los Angeles’ General Plan consists 
of the Framework Element, seven required Elements that are mandated by State law, 
including the Land Use, Mobility, Housing, Conservation, Noise, Safety, and Open Space 
Elements along with optional Elements such as the Air Quality, Service Systems, and Plan 
for a Healthy Los Angeles. The Land Use Element is comprised of the 35 individual 
Community Plans of Los Angeles. This Element provides relevant goals, objectives, policies, 
and programs that are established in the General Plan that form the basis for staff’s 
recommended actions for the proposed project.  

 
a. Pursuant to Section 12.32 C of the Municipal Code, and based on these findings, 

the recommended action is deemed consistent with public necessity, 
convenience, general welfare and good zoning practice.  
 
Public Necessity, Convenience, and General Welfare 
 
As previously mentioned, the project site is located within the Lincoln Heights 
neighborhood of the Northeast Los Angeles Community Plan. The Community Plan 
describes the Lincoln Heights and Montecito Heights neighborhoods as containing the 
oldest traces of urban development in Northeast Los Angeles, dating from the 1870’s. It 
also describes the North Broadway commercial corridor as a challenging opportunity for 
revitalization efforts due to high vacancy rates and rapid turnover. Additionally, several 
of the existing structures on the site are designated as “Contributing Structures” within 
the Lincoln Heights HPOZ, potentially limiting demolition and physical changes to the 
existing buildings within the HPOZ.  
 
As the site has historically been occupied by institutional uses, the recommended 
amendment and zone change to the Neighborhood Commercial designation and 
(T)(Q)C4-1D and (T)(Q)C4-1D-HPOZ zone would not eliminate any existing residential 
uses. Instead, it would permit a mix of uses that is compatible with the proposed change 
of use and other similar uses in the vicinity and along this commercial corridor in the 
Lincoln Heights neighborhood. The amendment of the land use designation, in 
conjunction with the recommended zone change would allow the adaptive reuse and 
change of use of the site to a motion picture/television and office use. The site is located 
on a site designated and zoned for low residential land uses but has continually been 
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utilized for institutional uses. The ability to adaptively reuse the subject site without the 
recommended amendment and zone change is not possible as commercial uses are not 
permitted by-right in the existing land use designation and zone.  
 
The proposed project will not only create employment opportunities within the Northeast 
Los Angeles Community Plan area, but it will also accommodate a diverse 
professional/business entity not otherwise currently found in the surrounding community. 
The proposed project will locate new commercial uses within walking distance of existing 
single and multi-family residential uses as well as other commercial and institutional 
uses. The proposed project is also located near public transit such as the Metro Bus 
Lines 45 and 252 on North Broadway and the Lincoln Heights/Chinatown LADOT Dash 
Line on North Broadway one block (approximately 150-feet) to the south of the project 
site. Additionally, the project site is located approximately 0.95 miles away from the 
Lincoln/Cypress Station, providing service to the Metro Gold Line. As proposed, the 
project would be consistent with the public necessity, convenience, and general welfare 
of the surrounding area.  
 
Good Zoning Practice  

 
The Community Plan designates the site with a land use designation of Low Residential, 
which lists the RE9, RS, R1, RU, RD6, and RD5 Zones as corresponding zones. As 
recommended, the subject amendment would re-designate the project site to the 
Neighborhood Commercial land use designation, which lists the following corresponding 
zones: C1, C1.5, C2, C4, and P. The recommended change to the zone (T)(Q)C4-1D 
and (T)(Q)C4-1D-HPOZ would be consistent with the adoption of the recommended 
Plan Amendment and would be in substantial conformance with the purpose, intent, and 
provisions of the General Plan as it is reflected within the Northeast Los Angeles 
Community Plan. The existing land use designation and zone would not currently allow 
commercial uses. The amendment of the land use designation, in conjunction with the 
recommended zone change to (T)(Q)C4-1D and (T)(Q)C4-1D-HPOZ would allow the 
adaptive reuse, change of use of the site to storage, office and motion picture/television 
uses, and future addition. The imposed condition requiring a Conditional Use Permit for 
any production, animation, filming, film/video/audio processing, and studio-related uses 
is also compatible with existing surrounding C4 zoned properties, as these uses are 
already allowed through a Conditional Use Permit in this zone. The project is located on 
a site designated and zoned for low residential land uses but that has continually been 
utilized for institutional uses. The ability to adaptively reuse the subject site without the 
recommended amendment and zone change is not possible as commercial uses are not 
permitted by-right in the existing land use designation and zone.  
 

b. Pursuant to Section 12.32 G and Q of the Municipal Code “T” and “Q” 
Classification Findings. The current action, as recommended, has been made 
contingent upon compliance with new “T” and “Q” conditions of approval imposed herein 
for the proposed project. As recommended, the Zone Change has been placed in 
temporary “T” and “Q” Classification in order to ensure that necessary public 
improvements and dedications for future right of way improvements are provided as part 
of this legislative action. The “T” Conditions are necessary to ensure the identified 
dedications, improvements, and actions are undertaken to meet the public’s needs, 
convenience, and general welfare served by the actions required. These actions and 
improvements will provide the necessary infrastructure to serve the proposed 
community at this site, including sidewalk improvements along Gates Street. The “Q” 
Conditions limit the use of the site to office only and ensures that the current buildings 
on site are retained. These conditions are necessary to ensure that the scale and scope 
of future development on the site remain as they exist today and to protect the best 
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interests of and to assure a development more compatible with surrounding properties 
and the overall pattern of development in the community, to secure an appropriate 
development in harmony with the General Plan, and to prevent or mitigate the potential 
adverse environmental effects of the subject recommended action. 
 

c. Pursuant to Section 12.32-G and Q of the Municipal Code “D” Limitation Findings. 
The Council shall find that any or all the limitations are necessary:    (1)   to protect 
the best interests of and assure a development more compatible with the 
surrounding property or neighborhood, and (2) to secure an appropriate 
development in harmony with the objectives of the General Plan, or (3)   to prevent 
or mitigate potentially adverse environmental effects of the Height District 
establishment or change. 

 
The project site is located within the Northeast Hillside Qualified [Q] Conditions and 
Development [D] Limitations (Ordinance No. 180,403), also known as NEHO. The 
NEHO area was established in 2008 to place development controls on residential 
development in the sensitive hillside areas of Northeast Los Angeles. Limitations include 
grading, floor area, height, landscaping and building design, among others. The NEHO 
mainly applies to OS, A, single family and low density R and the C1.5 Zones. The NEHO 
limitations are denoted by the permanent Q and D limitation symbols on the site’s zoning. 
The site is currently limited by the NEHO as it is zoned R1. The site would not be subject 
to the regulations of the NEHO as the only commercial zone that the NEHO regulates is 
the C1.5 Zone. Therefore, in order to ensure that the best interests of the public are 
furthered, and the character of the hillside and neighborhood does not change with the 
introduction of the new use, the D Limitation to limit height and floor area to be 
compatible with the surrounding area is necessary. These limitations will ensure that 
while the NEHO would no longer apply given the new zone on the site, the scale and 
character of the development will remain unchanged, securing an appropriate 
development in harmony with the objectives of the General Plan. 

 
Environmental Findings 
 
11. Environmental Finding. A Negative Declaration (ND) (ENV-2019-4984-ND) and Errata, 

dated January 18, 2022, were prepared for the proposed project in compliance with the 
California Environmental Quality Act (CEQA). On the basis of the whole of the record before 
the lead agency including any comments received, the lead agency finds that, there is no 
substantial evidence that the proposed project will have a significant effect on the 
environment. The attached Negative Declaration reflects the lead agency’s independent 
judgment and analysis. The records upon which this decision is based are with the 
Environmental Review Section of the City Planning Department, 221 N. Figueroa Street, 
Suite 1350, Los Angeles, CA 90021. 

 
12. 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 Zone 
X, outside of a flood zone. 

 


