
 

 

     ATTACHMENT “A” 
FINDINGS & SUPPLEMENTAL INFORMATION 

5461 Jefferson Boulevard 
Los Angeles, California 90016  

 
 

 SITE INFORMATION: 
 
 Street Address: 5461 Jefferson Boulevard, 3031 Hauser Boulevard, Los Angeles, CA 90016 
 Lot area: 103,644.4 square feet/2.38 acres (per ZIMAS)   
 Assessor’s Parcel Number: 5048-017-040  

 
 

 ACTION(s) REQUESTED:  
 
A Class 2 Conditional Use Permit pursuant to LAMC Sec. 12.24 W.1 and Chapter 1A Section 
13.B.2.2, to permit the on-site sale and consumption of a full-line of alcoholic beverages in 
conjunction with an approximately 16,543 square foot indoor tennis club with 42 indoor seats.  

 
 SUBJECT PROPERTY 

 
The subject property (“Property”) is located at 5461 Jefferson Boulevard in Los Angeles, California 
90016, and assigned Assessor’s Parcel Number (APN) 5048-017-040. The Property is an irregular 
shaped site comprised of four (4) lots with a total surface land area of approximately 103,644.4 
square feet, or 2.38 acres, according to the Zoning Information and Map Access System (ZIMAS). 
The Property has approximately 150 feet of street frontage along Jefferson Boulevard and 315 
feet along Houser Boulevard. The Property is currently improved with an approximately 50,908 
square foot concrete building. The building was constructed in 1978 and previously used as an 
emissions testing facility before being converted to an indoor tennis club in 2024. Currently there 
are 30 parking spaces reserved for the tenant space. Access to the site is provided via Hauser 
Boulevard.  
 

 LAND USE/ZONING CLASSIFICATION 
 

The Property is zoned CM-1VL-CPIO and is designated for Hybrid Industrial land uses by the City of 
Los Angeles General Plan. The “CM”, or Commercial Manufacturing Zone, allows for a broad range 
of commercial uses (including those in the C2 Zone) as well as limited manufacturing and 
industrial uses and limited residential uses.  The current use of an indoor tennis club is a by-right 
use. The Property is located in the Commercial Corridor Subarea of the West Adams – Baldwin 
Hills – Leimert Community Plan Overlay (“CPIO”).  

    
 SURROUNDING PROPERTIES & LAND USES 

  
The Property is surrounded by a mix of single- and multi-family residential uses to the north and 
northwest, manufacturer wholesale uses to the east, and public facilities to the west and south. 
Nearby properties with frontage on Jefferson Boulevard to the south and east contain a mix of 
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commercial and industrial uses and are similarly zoned CM-1VL-CPIO. Adjacent properties to the 
north and northwest are zoned of the site RD1.5-1 and improved with primarily multi-family 
residential buildings.  The PF zones to the west and south are improved with infrastructure such as 
the Metro E Line and electrical power lines.  
 
ZONING OVERLAYS / SUPPLEMENTAL DISTRICTS 

 
• West Adams-Baldwin Hills-Lemert Community Plan 

 
The Property falls within the South Los Angeles Community Plan (“Community Plan”) area. 
The current Community Plan was adopted on November 22, 2017, and is effective as of 
December 29, 2018. The Community Plan is a component of the City’s General Plan Land 
Use Element. It outlines a vision for the long-term physical development, economic 
revitalization, and community enhancement of South Los Angeles, and sets forth actions 
to achieve the community’s vision. The Community Plan Area is located approximately 
three (3) miles southwest of Downtown and covers over 15 square miles of land area. The 
Plan Area includes the neighborhoods of University Park, Adams-Normandie, Harvard 
Heights, West Adams Heights, Kinney Heights, Jefferson Park, Vermont Square and 
Vermont-Knolls, and is characterized by diverse neighborhoods rich in cultural and historic 
character. Generally bounded by Pico Boulevard to the north, Figueroa Street and Harbor 
Freeway (I-110) to the east, Century Boulevard, 105th, 108th and 120th Streets to the 
south and Van Ness and Arlington Avenues to the west, this Community Plan Area is one 
(1) of three (3) located within the City’s South Los Angeles Planning Region.  

 
• ZI-2452 – West Adams – Baldwin Hills - Leimert Community Plan Implementation 

Overlay 
 
On April 19, 2017, Ordinance No. 184,974 became effective establishing the West Adams 
– Baldwin Hills – Leimert Community Plan Implementation Overlay (“CPIO”) District.  The 
Ordinance establishes and adopts boundaries for the West Adams – Baldwin Hills – 
Leimert CPIO District and seven (7) subareas and adopts use and development regulations 
for properties within the boundaries of these subareas. The Department of Building and 
Safety will not issue any permit for the demolition, new construction, addition to, or 
exterior alteration of any building or structure, change of use, sign, fences and walls, or 
site grading on a lot located in whole or in part within a South Los Angeles CPIO Subarea 
unless the Director of Planning or their assignee has approved the Project as being in 
compliance with the West Adams – Baldwin Hills – Leimert CPIO Ordinance. The Project 
only involves interior tenant improvement work, including but not limited to interior 
alterations, electrical permits, mechanical HVAC (non-rooftop) permits, and plumbing 
permits. Thus, the Project falls under the West Adams – Baldwin Hills – Leimert CPIO 
exception and does not require clearance. 

 
• ZI-2452 – Transit Priority Area in the City of Los Angeles 

 
The Property is located within a Transit Priority Area (“TPA”), which is an area within one-
half (½) mile of a major transit stop that is existing or planned. In September 2013, the 
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Governor signed into law Senate Bill 743/Assembly Bill 744, which instituted changes to 
the California Environmental Quality Act (CEQA) when evaluating environmental impacts 
of projects located in areas served by transit. 
 
As a TPA, projects are entitled to certain exemptions under CEQA, and local jurisdictions 
are prohibited from enforcing parking minimums per AB 2097 signed into law on 
September 22, 2022. AB 2097 allows the elimination of parking for any project located 
within a Transit Priority Area (TPA).  Instead, projects may voluntarily provide parking in 
order to meet any anticipated operational needs, with no minimum parking required.  The 
law went into effect on January 1, 2023. Section 21064.3 of the Public Resources Code 
defines a “major transit stop" as 1) an existing rail or bus rapid transit station, 2) a ferry 
terminal served by either a bus or rail transit service, or 3) the intersection of two (2) or 
more major bus routes with a frequency of service interval of 15 minutes or less during 
the morning and afternoon peak commute periods. The Property is within 2,500 feet of 
an existing light rail stop and Metro Bus Lines 38, 105 and 217. As such, it is eligible to 
provide zero (0) parking as a Transit Priority Project. 

 
• ZI-1117 MTA Right-of-Way (ROW) Project Area 

 
On September 1, 2021, Zoning Information Number 1117 became effective updating the 
Metro Right-of-Way (ROW) Project Area. The Property is located adjacent to a Metro 
ROW Project Area, requiring consultation with the Los Angeles County Metropolitan 
Transportation Authority (Metro) prior to the issuance of any building permit for projects 
within 100 feet of Metro-owned Rail or Bus Rapid Transit (BRT) right-of-way (ROW) that 
meet the below criteria. Metro must review applicable projects to ensure safe access to, 
and operations of, transportation services and facilities.  Projects that clearly pose no 
impact to Metro’s transit facilities or operations are exempt from this requirement. Such 
projects include, but are not limited to, Tenant Improvement projects where the work is 
completely contained inside the building or structure, Change of Use and Non-
freestanding signs (e.g., wall signs, projecting signs, etc.) Given that the project proposes 
no change to the existing building and no new construction, no consultation with Metro is 
required.  

 
 

STREETS AND CIRCULATION 
 

• Jefferson Boulevard, along the Property’s southern street frontage, is designated Modified 
Avenue II and requires a right of way of 80 feet. The existing right-of-way is approximately 
105 feet, and improved with sidewalk, curb, and gutter. 

 
• Hauser Boulevard, adjoining the site to the east, is designated Collector Street and 

requires a right of way of 66 feet. The existing right-of-way is approximately 84 feet, and 
improved with an asphalt roadway, sidewalk, concrete curb, and gutter. 
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• Carmona Avenue, adjoining the site to the west, is designated Local Street - Standard and 
requires a right of way of 60 feet. The existing right-of-way is approximately 50 feet and 
improved with a sidewalk and curb. 

 
• Boden Street, adjoining the site to the west, is designated Local Street - Standard and 

requires a right of way of 60 feet.  The existing right of way is approximately 50 feet and 
improved with a sidewalk and curb. 

 
RELEVANT CASES ON THE PROPERTY 
 

• AFF 45939 - On June 26, 1978, Geologic-Seismic Report No.77125-1 prepared by Leighton & 
Associates was recorded for the property located and known as 5461 W. Jefferson Boulevard. 

 
• ZA-86-1387-ZV- On March 30, 1981, a Zone Variance was approved to allow 7,450 square feet 

of commercial manufacturing on the second floor of an existing building. Ordinance 123,258- 
On November 15, 1962, an Ordinance became effective which rezoned a part of the property. 

 
• ZA-85-0684-ZV- On October 15, 1985, a Zone Variance was approved to allow the 

construction, use, and maintenance of a 51,000 square-foot industrial building on an M-1 and 
P-1 zoned lot, with the northerly portion of the building located in the P-1 zone. 

 
• AFF 61912- On September 15, 1986, a Covenant and Agreement to hold the property as one 

parcel was recorded. The Covenant and Agreement was executed for the purpose of an 
industrial building and parking lot alteration and construction. 

 
• AFF-61907- On September 15, 1986, a Covenant and Agreement was recorded. This Covenant 

and Agreement established with the City of Los Angeles that the owners were aware of the 
mandatory notification requirements of the Section 5C1(e) of the Flood Hazard Management 
Specific Plan as established by Municipal Ordinance No. 154,504. The requirement states that 
written notice shall be given to all prospective and interested parties, including but not limited 
to purchasers, lessees, and renters, that this property is located in a Flood Zone that is subject 
to shallow flooding with a maximum depth of two feet anticipated to have a potential of 
occurrence at least once in every hundred years. 

 
• ZA-86-1337-ZV- On February 19, 1987, a Zone Variance was approved to modify Condition No. 

3 of Case No. ZA-85-0684-ZV to allow the construction, use, and maintenance of a 54,637-
square foot industrial building in lieu of the 51,000 square-foot industrial building previously 
permitted. 

 
• Ordinance 165,481- On March 6, 1990, an Ordinance became effective which rezoned a 

portion of the property from P-1 to RD1.5. 
 



5461 Jefferson Boulevard 
May 5, 2025 
Page 5 of 12  
 

 

• CPC-2020-5889-GPA-ZC-CPIOA-HD - At its meeting of December 3, 2020, the Los Angeles City 
Planning Commission initiated change to the existing zoning and general plan land use 
designation for the property (3031 South Hauser Boulevard and 5461 West Jefferson 
Boulevard) that was incorrectly designated as Open Space and zoned as OS-1XL in 1998 (see 
Ordinance No. 172,913), as part of the West Adams-Baldwin Hills-Leimert Community Plan 
Update. The site was unintentionally zoned OS in error in 2000 and inadvertently unchanged 
during the 2016 Community Plan Update.  The project is a City Initiated correction, in 
response to a Motion brought forth by City Council on February 19, 2020, to correct the 
zoning and land use designation to be compatible with the long-standing Commercial 
Manufacturing use and private ownership of the site. Based on the site’s history, the OS-1-XL 
designation for the site is considered an error, that designates the site as Open Space, despite 
its non-conforming development, use, and private ownership. As recommended, the 
amendment would re-designate the Project Site to the Hybrid Industrial land use designation, 
which lists one corresponding zone: CM. The recommended change to the Zone to CM-1VL-
CPIO and CPIO Amendment to the Commercial Corridors Subarea for the site 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 West Adams – Baldwin Hills - Leimert Angeles Community Plan. 

 
• The Planning Commission also amended the West Adams-Baldwin Hills-Leimert Community 

Plan Implementation Overlay District (West Adams CPIO) and modified and expanded the 
Commercial Corridors Subarea boundary to include the subject site (see Ordinance No. 
187,114). The subject site is developed with a two-story 50,908 square foot warehouse 
building, and a surface parking lot. 
There were no physical changes or alterations as part of this decision. 

 
• ADM-2024-5513-CPIOC- On August 29th, 2024, the Department of City Planning 

administratively approved a change of use for the subject property from commercial storage 
warehouse to indoor pickleball. 
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 PROJECT DESCRIPTION 
 

The Applicant, “Padel Up”, is requesting a Conditional Use Permit for Alcohol (CUB) for the on-
site sale and consumption of a full line of alcoholic beverages in conjunction with an existing 
indoor tennis club, also known as a “Padel” club, having operating hours of 7am to 11pm, 
Sunday through Saturday (“the Project”).  The Padel club will operate on a membership-basis 
and will be available to the general public with a reservation for a tennis court. Alcohol service 
will be available for patrons of the facility and limited to 2pm-11pm, Monday through Thursday, 
and 10am to 11pm, Friday through Sunday.  The Padel club will also host special events on 
occasion such as sport tournaments and other recreation-related activities in conjunction with 
its operations.  
 
The Project consists of a 16,543-square foot tenant space within the 50,908 square foot existing 
building noted above.  The Padel club is comprised of three (3) indoor courts, a service bar and 
seating area in the southwest portion of the tenant space located adjacent to the primary 
entrance, a seating area in the center of the space situated between two courts, and restrooms on 
the northeastern side of the space. Seating is provided in the bar area, in the pro shop which sells 
padel gear and merchandise, and courtside, which provides benches for viewing, for a total of 42 
seats. The Padel club will be open to both members and any members of the public who reserve a 
court. Lessons will be offered on site as well as the sale of any merchandise and Padel-related 
equipment.   
 
The point-of-service for alcohol sales and dispensing will be at a fixed service bar and will be 
permitted to be consumed throughout the venue. The fixed bar is located in the southeast 
portion of the tenant space adjacent to the entrance and retail display area with seating area, 
and includes limited food service and a secure alcohol storage area. 

 
Per Assembly Bill (AB) 2097, no parking is required for the Project. However, the Property is 
currently developed with 30 on-site vehicular parking spaces dedicated for the Applicant’s use. 
Parking lot ingress and egress is provided along Hauser Boulevard. The project proposes no 
changes to existing parking.   
 
Daily operations of the Padel club are 7am-11pm daily, with alcohol service limited to 2pm to 
11pm Monday through Thursday, and 10am to 11pm Friday through Sunday. One to two 
employees will be on site at any given time for during normal operating hours. During special 
events such as tournaments and other events up to 10 employees may be present. There will be 
no age limit on who can enter the tennis club as it is accessible to the public, with alcohol 
service limited to patrons of at least 21 years of age. Merchandise, limited food and non-
alcoholic beverages will also be sold on site.  
 
The Applicant is an experienced operator with a passion for Padel ball, and currently operates 
another venue in the City of Los Angeles.  The Applicant looks to make the sport more widely 
available to the broader population and has a vision for integrating their operations with the 
neighboring community. 
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CONDITIONAL USE PERMIT FOR ALCOHOL – SUPPLEMENTAL QUESTIONS 
 
The Applicant, Padel Up, is requesting a Conditional Use Permit (CUB) pursuant to LAMC Sec. 12.24 
W.1 and Chapter 1A Section 13.B.2.2 to allow on-site sale and dispensing of alcohol in conjunction 
with an existing tennis club, having operating hours of 7am to 11pm, daily, and alcohol service from 
2pm to 11pm, Monday through Thursday, and 10am to 11pm, Friday through Sunday (the “Project”). 
  
1. That the project will enhance the built environment in the surrounding neighborhood or will 

perform a function or provide a service that is essential or beneficial to the community, city, or 
region.  

 
The proposed Project will enhance the built environment in the surrounding neighborhood and 
provide a service that is beneficial to the community, City, and region.  
 
The Property is currently improved with a one-story industrial building that was originally built in 
1978 as a warehouse for an emissions testing facility. In 2024, a portion of the building was 
converted into a tennis club, with three (3) indoor courts, and associated retail sales and seating 
for patrons. No change to the building is currently proposed as part of this request.  

  
The Property is surrounded by industrial and commercial uses to the south, and east, and multi-
family residential uses to the north and east. Nearby and adjacent properties with frontage on 
Jefferson Boulevard contain a mix of industrial and commercial uses, including offices, wholesale 
restaurant supply store, and interior design studio. The properties to the west and north contain 
low-density multi-family residences and public utilities. 

  
The Property’s location is desirable to the public convenience, and is adjacent to other 
complimentary uses, such as commercial and industrial, in the area as well as being readily 
accessible by residents of the neighborhood. Additionally, the Property is also located within close 
proximity to public transit, making the Project accessible to residents and visitors from various 
parts of the city.  

  
The Project will provide a service that is beneficial to the community.  The inclusion of a full-line of 
alcohol for on-site consumption is incidental to the operations of the Padel club, which will 
provide a unique entertainment and recreation option to those residing, working and visiting the 
area. Furthermore, in many similar venues across the city, the availability of alcoholic beverages is 
standard for operations and as amenity, such as bowling alleys, ax-throwing, virtual golfing, etc.. 
Therefore, authorizing the sale, dispensing and consumption of a full line of alcohol in conjunction 
with an existing tennis club will also serve to provide a public convenience.  
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2. That the project’s location, size, height, operations and other significant features will be 
compatible with and will not adversely affect or further degrade adjacent properties, the 
surrounding neighborhood, or the public health, welfare, and safety.  

 
The Project is in an existing building that was recently converted into a tennis club. The Project is 
located within a 16,543 square foot tenant space of the 50,908 square foot existing building noted 
above. The existing warehouse building was built in 1978 and there are no changes to the size, 
height or other significant features as part of the subject request.  As such, the existing building 
will continue to “fit in” with the surrounding neighborhood from a massing perspective and there 
will be no adverse impact on the surrounding neighborhood.  
 
The Property is currently improved with a warehouse containing indoor tennis courts. Operations 
for the building will be in line with the proposed hours and complimentary to the surrounding 
uses. The trash loading and access will remain the same for the proposed Project.  
 
The Applicant will take great care to minimize noise and incidental operations adjacent to 
residential uses. There is an existing concrete wall and an abundance of trees along all sides of the 
property that provide ample noise suppression for the surrounding properties. Additionally, all 
activities will take place inside of the building with no change to the site configuration or site 
access, therefore, traffic patterns will remain the same and have no negative impact on the 
surrounding neighborhood.  
 
The Project’s location, size, height, operation, and significant features have proven to be 
compatible with, will not adversely affect, nor further degrade adjacent properties or the 
surrounding neighborhood. 
  

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

 
The General Plan is the City’s roadmap for future growth and development. Each of these 
elements establishes goals and policies that provide for the regulatory environment in managing 
the City and for addressing environmental concerns and problems. The majority of the policies 
derived from these Elements are in the form of Code requirements of Los Angeles Municipal Code. 
Except for the entitlements described herein, the project does not propose to deviate from any of 
the requirements of the Municipal Code. 
 
The Land Use Element of the City’s General Plan divides the City into 35 Community Plan areas. 
The subject site is located in the West Adams – Baldwin Hills – Leimert Community Plan Area and 
the West Adams Community Plan Implementation Overlay (CPIO) Commercial Coridors Subarea.  
 
The following West Adams-Baldwin Hills-Leimert Community Plan land use goals and policies are 
consistent with the Project:  

 
Goal LU16 A competitive commercial sector that is strengthened to best serve the needs of the 
community while preserving and conserving the enduring, often historic and cultural character 
of distinct commercial areas. 
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LU17-1 Contextual New Development. Promote commercial infill projects that achieve 
harmony with the best of existing pedestrian-oriented environments by enhancing desirable 
neighborhood character and supporting established connectivity. 
 

Goal LU18 A community where a diversity of uses which contribute to safe, pedestrian – friendly 
commercial environments are encouraged, and which enhance the health and welfare of the 
community by limiting certain uses and expanding opportunities for others. 

 
LU18-2 Attract Quality Sit-down Restaurants, Hotels and Entertainment Venues. 
Encourage the attraction of sit-down restaurants, high “star” rated lodging and  
legitimate and responsible entertainment venues. 
 

Goal LU23 A community where neighborhood serving uses which strengthen and diversify the 
economic base are attracted by expanding market opportunities for both traditional existing 
businesses and emerging new businesses. 

 
Goal LU23a A community that maintains and increases the commercial employment base for 
community residents whenever possible. 

 
Goal LU40: A community where the economic vitality of commercial nodes, centers and transit-
oriented development areas is increased by encouraging contextual new development that 
maximizes access to transit, jobs, goods and services, and conserves desirable community 
character. 

 
LU40-1 Encourage New Development in Established Commercial Centers. New commercial 
uses shall be encouraged to locate in existing, established community commercial nodes, 
centers and transit-oriented development areas and reuse existing structures that reinforce 
desirable neighborhood character.  

 
LU40-2 Mix of Uses Compatible with Local Needs. Encourage a mix of uses in community 
centers that are compatible with the needs of local residents and accommodate viable existing 
neighborhood businesses.  

 
Goal LU41: A community where certain uses identified as detrimental to health and welfare due 
to nuisance, proliferation or reliance on a standardized development typology often dominated 
by excessive automobile orientation, are effectively addressed.  

 
LU41-1 Use Limitations Exempted in Certain Areas. Allow for the establishment of limited uses 
only in areas where limitations on the frequency of their location have been explicitly 
exempted.  

 
Goal LU42: A community where neighborhood serving uses which strengthen and diversify the 
economic base are attracted by expanding market opportunities for both traditional existing 
businesses and emerging new businesses.  
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LU42-1 Redevelopment Area Evaluation. Evaluate existing and identify new 
revitalization/redevelopment areas in order to encourage uses that will enhance the economic 
vitality of the community.  

 
Goal LU43: A community that promotes economic revitalization within community commercial 
nodes, centers and transit-oriented development areas by ensuring enhanced pedestrian 
orientation.  

 
LU43-1 Structured Off-street Parking. Recommend that new developments within community 
commercial nodes, centers and transit-oriented development areas locate required parking 
within structures, underground or internal to the property.  

 
Goal LU45: A community that enhances the appearance and safety of community commercial 
nodes, centers and transit-oriented development areas.  

 
LU45-1 Parking Area Safety and Aesthetics. Improve safety and aesthetics of parking areas in 
community commercial nodes, centers and transit-oriented development areas.  

 
Goal LU46: A community that maintains and increases the commercial employment base for 
community residents whenever possible. 

 
LU46-1 Protect Commercial Land for Commercial Development. Protect commercial plan 
designations so that commercial development is encouraged.  

 
Goal LU47: A community that promotes an ecologically sustainable future by encouraging 
adherence to accepted principles of “green” development.  

 
The Project meets the above goals and policies of the Community Plan. The Project will promote 
the economic and social vitality of the area and support a viable commercial base with job 
opportunities to area residents by providing an additional amenity for the surrounding 
community. Approval of the requested CUB in conjunction with a neighborhood-serving Padel club 
will promote the adaptive re-use and long-term viability of the building as a whole, and 
contribute, in turn, to the long-term success of the Expo corridor’s revitalization efforts. The on-
site sales will in no way be inconsistent with the Community Plan goals. Such a request will 
contribute to the overall vitality and the economy of the neighborhood. 

 
A Conditional Use Permit for the sale of alcoholic beverages additionally requires the following 
findings from the Zoning Administrator, pursuant to LAMC Sec. 12.24 W.1 and Chapter 1A Section 
13.B.2.2:  
 
4. That the proposed use will not adversely affect the welfare of the pertinent community. 
 

The approval of a CUB for the on-site sales and dispensing of a full line of alcoholic beverages, as 
incidental and in conjunction with the Padel club, will not adversely affect the welfare of the 
community. The Padel club serving alcoholic beverages for members and patrons will be carefully 
controlled. Floor plans and seating numbers are all included as part of this application, and the 
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mode and character of the operation of the Project, will be considered, addressed and enforced 
through the imposition of specific conditions set forth in this Conditional Use Permit. This allows 
for further evaluation and continuous monitoring, ensuring that the Project will not adversely 
affect the welfare of the community. 
 
The Property was originally used for industrial use which has provided the ideal building type to 
house three (3) indoor tennis courts with sufficient room and parking to not impede on 
neighboring uses. Additionally, the Property has been adequately buffered from the surrounding 
community through the use of trees and a concrete wall which are along the entire property line. 
The existing building construction and Property configuration ensure that any excess noise will not 
be heard beyond the Property.  
 
The Project is located within an urbanized setting situated in Expo Corridor / West Adams / 
Baldwin Hills area of Los Angeles. The area surrounding the Project Site is a mix of commercial 
buildings, commercial uses, public facilities and residential uses. The request for on-site alcohol 
sales will be compatible with the surrounding uses as an amenity that accompanies sit-down 
restaurants. The Conditional Use Permit will contribute to the success and vitality of the 
neighborhood and help make Padel Up a unique community asset. 
 
The Project is ideally located on multiple transit routes such as the Expo Line, which connects 
Downtown Los Angeles through the Expo Corridor to Downtown Santa Monica. Additionally, the 
Project will also positively benefit the City through the generation of additional sales tax revenue, 
business licenses and other fees, and by providing additional short-term and long-term 
employment opportunities to area residents. The Project is within a half mile of a major transit 
stop and is within walking distance to employment centers, and residential developments. This 
gives the local neighborhood alternatives to driving for those consuming alcoholic beverages. 

 
5. That the granting of the application will not result in an undue concentration of premises for the 

sale or dispensing for consideration of alcoholic beverages. 
  

According to the California State Department of Alcoholic Beverage Control licensing criteria, 
three (3) on-site and one (1) off-site licenses are allocated to the subject Census Tract No. 
2199.02.  
 
Concentration can be undue when the addition of a license will negatively impact a neighborhood. 
Concentration is not undue when the approval of a license does not negatively impact an area, but 
rather such a license benefits the public welfare and convenience. The Project Site is situated in an 
area primarily developed with office, commercial, public facilities and residential uses, with a large 
working population and expanding residential population, both of which demand shopping and 
dining services. The subject Census Tract currently has three (3) on-site licenses, and the addition 
of this license will result in the maximum allocation of four (4) on-site licenses. Therefore, the 
subject site is located within a Census Tract where the number of active on-site and off-site ABC 
licenses does not exceed ABC guidelines. 
 
Additionally, the on-site sale of alcohol is ancillary to the primary operations of the proposed 
tennis club, and will be an amenity to the community. Security plans, floor plans, seating 
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limitations and other recommended conditions, as well as the mode and character of the 
operation are part of this application, and will be addressed and assured through the imposition of 
site-specific conditions as part of this approval. This will ensure that no adverse impacts will result 
due to the on-site consumption of a full line of alcoholic beverages. 

 
6. The use will not detrimentally affect nearby residential zones or uses.  
 

The proposed Main Plan Approval will not detrimentally affect nearby sensitive uses or 
residentially zoned properties. There are two (2) sensitive uses within a 600-foot radius of the 
project site: 

 
• Balwin Hills Recreation Center – 5401 Highlight Place 
• LA Green grounds – 5500 Boden Street 

 
Additionally, there are approximately 133 multi-family buildings and 27 single-family homes within 
a 600-foot radius of the Project Site. The nearest multi-family residential uses are north of the site. 
Consideration has been given to the distance of the subject establishment from the above-
referenced sensitive uses, in addition to a stone wall and trees along the property line. While 
there are residential dwelling units, and recreational areas in close proximity to the project site, 
the project will be compatible with the surrounding community.  

 
All alcohol service and sales will take place within a carefully controlled environment operated by 
a responsible tenant. The Conditional Use Permit would be a minor addition to, and convenient 
for, those patrons visiting the tennis club. Therefore, this use will not result in detrimental impacts 
to nearby residentially zoned properties or sensitive uses.  

 
### 
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	 CPC-2020-5889-GPA-ZC-CPIOA-HD - At its meeting of December 3, 2020, the Los Angeles City Planning Commission initiated change to the existing zoning and general plan land use designation for the property (3031 South Hauser Boulevard and 5461 West Je...
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