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July 24, 2008

Councilman Eric Garcetti, President
Los Angeles City Council
City of Los Angeles - City Hall
200 North Spring Street, Room 395
Los Angeles, CA 90012

Re: CF 08-1509 - July 25, 2008 Agenda Item 24
Response to Appeals of CUP Approvals, Variances, Zoning Adjustments, Site
Plan Review and Project Permit Compliance for Sunset Gordon Mixed Use
Project (CPC 2007-515-GPA-ZC-HO-CU-PAB-ZV-ZAA-SPR-SPE-SPP - 5929-5945
Sunset Blvd. and 1512-1540 N. Gordon St., Hollywood)

Dear President Garcetti and Honorable Council Members:

We represent the applicant Sunset & Gordon Investors, LLC (Applicant), in opposition to the
appeals filed by Doug Haines (on behalf of the La Mirada Neighborhood Association of
Hollywood) and Robert Blue (Appellants) of the Planning Commission's May 13, 2008 decision
granting several variances and other zoning approvals for the Sunset-Gordon Mixed Use
Project (Project). Specifically, we are responding to recent correspondence and claims
submitted by the Appellants (a statement from Jon Perica dated June 27,2008, and a letter
submitted by Arthur Kassan dated July 21, 2008). We are also supplementing the evidence in
the record regarding the justification for the variances.

I. Response to Perica Statement.

The Appellants submitted a statement dated June 27, 2008 by a former Associate Zoning
Administrator, Jon Perica, which claims that the City Planning Department has applied the term
"vicinity" in variance findings to mean the immediate nearby property or about the standard 500-
ft radius used to notify all affected residents with a hearing notice. This statement is not correct.
No such limitation exists and no official policy has been established to so limit the term "vicinity."
I contacted Robert Janovici, the former Chief Zoning Administrator who supervised Mr. Perica
for many years, and Mr. Janovici confirmed that the meaning of the word "vicinity" as used in the
variance finding under Los Angeles Municipal Code (LAMC) Section 12.27 D has never been
restricted to the radius used for a public hearing notice or a 500-foot radius, and that the
discretion that Zoning Administrators exercise in considering variances is not limited to a set or
fixed distance from the property in question. This has been my experience also as a former
Deputy City Attorney and land use practitioner in the City for over 20 years.

The other points made in Mr. Perica's statement reflect his personal views and opinions
regarding various aspects of the Project, including the number of zoning approvals being
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granted for the Project. The number of zoning actions involved in this Project is more reflective
of the effects of LAMC Section 12.36 (Procedures for Multiple Approvals) which require that
projects with both quasi-judicial and quasi-legislative approvals be combined for hearing and
action before the City Planning Commission. The Office of Zoning Administration, where Mr.
Perica worked, does not review general plan amendments and zone and height district
changes, and does not act on the range of legislative and quasi-judicial approvals that are
contemplated by the LAMC Section 12.36 procedures.

The number of zoning variances being sought in this case is reflective of the land use policy
decisions made by several decision-makers over the course of the Project's development
approval process. The Community Redevelopment Agency (CRA), acting as Lead Agency,
extensively reviewed the potential environmental impacts of the Project through an
environmental impact report (EIR). The Hollywood Community Plan specifically provides that
the purpose of the Redevelopment Plan is to implement the Community Plan's goals for the
revitalization of the Hollywood Center. The CRA applied policies of the Hollywood
Redevelopment Plan to the Project and required certain components that affected and fixed the
design of the Project, including the retention and incorporation of portions of the existing 1920s
Peerless Motor building facade into the Project, the development of a street level open space
public park to be developed on top of a portion of an underground parking structure on the
Project's northerly three lots, and a LEED Gold certification target for the Project.' The CRA
process resulted in approval of an Owner Participation Agreement (OPA) in October 2007, that
established the basic Project design, which was thereafter approved by the City Council in
November 2007.

The City land use approval process followed these actions with three public hearings which
considered the Applicant's original proposal for a General Plan Amendment and Zone Change
over the entire split-zoned site that would change its designation to Regional Center
Commercial under the Hollywood Community Plan and change its zoning from [Q]R4-1VL and
C4-1-SN to C2-2-SN. Based on the recommendation of the Hearing Officer, the City Planning
Commission decided that changing the General Plan and Zoning to a commercial desiqnation
over the entire site was unwarranted and recommended leaving the dual Rand C zoning of the
site in place. The Commission agreed with the Hearing Officer that this unified development

1 The Redevelopment Plan includes policies that: encourage the retention and conservation of existing
significant structures, allow for commercial uses in residential areas when the residential parcels are
adjacent to and support commercial uses on commercially designated parcels not separated by streets or
alleys, encourage the development of parks and open space areas, and encourage projects near
transportation facilities.
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was one of the few instances where project specific variances could be approved to address the
special circumstances of the property and the design of the Project.

Based on its decision to retain the split RIC planning and zoning designation of the property,
and in recognition of the constraints existing on the property through physical characteristics
such as the size, shape, dimensions, and high water table, and requirements for retention of the
existing 1920s Peerless Motor building, the development of an open space public park on
approximately 32% of the site, and the LEED Gold certification target, the Planning Commission
approved the following variances:

R4 Zone-related Variances

• Allows a portion of the underground parking building to extend into the R4 Zone

• Allows accessory uses of an underground parking building and an open-space park
in the R4 Zone and allows circulation and access between the C and R zones

• Allows the public park on a separate condominium lot above the parking building and
maintained by the Project's homeowners association in the R4 Zone

• Allows FAR and Density averaging across a unified development site, which includes
the R4-zoned lots

Parking-related Variances

• Allows a 19% reduction in required residential parking, from 512 spaces to 416
spaces, based on the number of habitable rooms in the Project

• Allows reduced clear space at structural columns so that 142 parking spaces do not
have to provide an extra 10 inches of width where they adjoin columns in the garage

• Allows increased compact parking spaces - instead of one standard sized (8'6" x
18') space for every unit, 41 spaces will have standard width (8'6") but compact
length (15'), 59 spaces will have compact width (7'6") but standard length (18'),142
spaces will have reduced width (8'4") on one side adjoining a column but standard
length (18'), and only 22 spaces will have full compact dimensions (7'6" x 15")

Open Space and Area-related Variances

• Allows reduced open space per unit relieving the Project from having to provide an
additional 11,500 sf of private or common open space, based the habitable rooms

• Allows the calculation of Density and FAR to be based on pre-dedicated lot area,
which permits 3 additional dwelling units and 4,096 sf of additional floor area

The four variances relating to the R4 zone are needed because the property now has and will
continue to have, split Rand C zoning, with portions of the Project's development (but not any
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floor area or above ground development) located in the R4-zoned portion of the Site. The three
parking related variances have been sought to achieve an efficient parking design needed for
LEED Gold certification, to account for dimensional and other site area constraints (including a
high water table, setback requirements, required park development, and retention of a portion of
an existing structure), and to take advantage of transit opportunities in the area." The two open
space and area variances were sought to maximize the allowable density and floor area and
address the fact that limited areas for open space exist on the site.

The variances approved by the Planning Commission in this case are similar and comparable to
variances approved for other mixed use and residential projects in the vicinity. In our letter to
the PLUM Committee dated July 2, 2008, we provided a chart of comparable mixed use projects
and variances. We have supplemented that chart with additional comparable projects, including
the mixed use Hollywood project cited by Mr. Perica as a comparable project (1633 La Brea
Blvd.) where variances were approved to provide additional floor area and an increased FAR on
a split-zoned site and to allow commercial parking uses and circulation on the R4-zoned portion
of that site. The additional projects are set forth on the attached updated chart of comparable
projects and variances approved. We have also provided copies of the relevant pages from the
City approvals for these other projects which describe the variances and adjustments that were
granted.

These other approvals show that the City has granted zoning variances and adjustments similar
to those before the Council in this case which:

• recognize that unified developments can include properties with both Rand C
zoning,

• allow commercial parking and circulation uses in the R-zoned portion of such a
unified development site,

• allow accessory commercial uses to be located in the R-zoned portion of a unified
development site which serve primary uses in the C-zoned portion of the site,

• allow underground parking structures and open space uses in the R-zoned portion of
a unified development site,

• allow density and FAR to be averaged and reallocated on a unified development site
instead of observing internal zone and lot boundaries,

2 The 19% reduction in residential parking is also being approved legislatively, as part of the Project's
zone change ordinance, as a minor change in parking requirements under LAMe § 12.32 P, which
provides an alternative basis for the parking reduction (other than the variance), based on the number of
habitable rooms in the Project.
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• allow residential parking requirements to be reduced based on site constraints,

• allow modifications to parking space dimensions near structural columns and non-
standard sized spaces to accommodate a constrained site area,

• allow reductions in the amount of private open space provided and setbacks where
on-site areas for such space are limited, and

• allows density and FAR calculations to be based on pre-dedicated lot area.

The Appellants have focused their challenges on the variances that have been requested and
approved to address the site constraints, practical difficulties and unnecessary hardships bthat
arise under the strict application of the Zoning Code, in order for the Project to fully utilize the
zoning entitlements it is being granted and to develop the allowed density and floor area in an
energy-efficient and non-wasteful manner. These variances reflect relatively minor design
adjustments to accommodate the Project on this particular site.

II. Response to Arthur Kassan Letter.

A letter dated July 21, 2008 was submitted into the record by Arthur Kassan, a traffic engineer,
commenting on aspects of the parking analysis contained in the EIR prepared for the Project
and making other comments regarding the parking being provided by the Project. We would
like to respond to several of the points raised in Mr. Kassan's letter.

A. Parking Analysis Comments. The Parking Analysis that Mr. Kassan refers to is included in
the Final EIR for the Project as Technical Appendix G. Mr. Kassan's comments and
questions about the analysis are untimely under CEQA since the Final EIR was certified by
the CRA, acting as the Lead Agency under CEQA, in October 2007 and a Notice of
Determination was thereafter filed. Nevertheless, we have asked the Project's traffic and
parking consultant to respond to Mr. Kassan's comments and questions.

B. Final EIR Section IV.K.2 Parking Comments. Mr. Kassan estimates that the Project site is a
16 minute walk to the nearest Red Line Station but GBD Architects, who are familiar with the
area, have stated that it would be a 10 minute walk.

Based on the development plans submitted, the parking provided for the residential units
amounts to 413 parking spaces for individual cars plus three parking spaces for three
shared ride vehicles that will be used by the residents. This was a change specifically made
by the Planning Commission in its action on the Project and is supported by the February
28, 2008 Addendum to the Final EIR. The resulting parking ratio being provided is 1.36
parking spaces per unit.
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The comment is made that residents of the affluent housing proposed by the Project would
not be expected to give up ownership or use of their car. The housing proposed by the
Project will be smaller units and include a workforce housing component (60 units) that
would be priced at 120% and 150% of area median income per the OPA. It is not targeted
for affluent residents. The comment is also made that residents who use transit and leave
their cars parked in the building would change the parking use pattern. But residents in the
housing will have their own assigned parking space(s), so if they leave their car parked
there during the day while they utilize the nearby available transit options to commute to
work, there should be no parking impact.

The comment is made that the Planning Commission substituted the use of flex cars as a
mitigation in favor of some unidentified TDM program. This is incorrect. The Commission's
change is reflected in Q condition No. 8 and specifies that three shared ride vehicles must
be provided on site for use by residents on a reservation basis.

The comment is made that a parking ratio of 1.28 spaces per unit is too low. As noted
above, the Project's parking ratio will be 1.36 spaces per unit.

C. Other Materials Comments. Mr. Kassan cites the Advisory Agency parking policy and
claims that this Project will sent a precedent for departing from that policy. The Advisory
Agency has already acted on the tentative map for the project, deviating from its parking
policy, and that action has been upheld by the City Planning Commission on appeal in a
separate case. It should also be noted that the attached materials regarding other
comparable projects show that the Advisory Agency has departed from its policy in the past
when circumstances justified such action.

Regarding compact spaces, Mr. Kassan claims that allowing 66% of the residential parking
spaces to be compact will establish a precedent and create "chaotic" conditions in the
parking structure resulting in spill-over parking in the neighborhood. This is pure
speculation. Precedents already exist regarding compact spaces for residential units and
the Applicants similar projects in downtown Los Angeles have been developed with
residential compact spaces and have operated without chaos. Moreover, even though the
parking variance allows increased compact parking spaces, based on the development
plans submitted, only a small percentage of the spaces would be true compact sized
spaces. Instead of one standard sized (8'6" x 18') space for every unit, 41 spaces will have
standard width (8'6") but compact length (15'), 59 spaces will have compact width (7'6") but
standard length (18'), 142 spaces will have reduced width (8'4") on one side adjoining a
column but standard length (18'), and only 22 spaces will have full compact dimensions (7'6"
x 15").

Finally, Mr. Kassan faults the parking mitigation measure that requires City approval for the
reduced parking. That mitigation stems from the nature of the impact (Impact IV.K.2-2)
which related to the parking not complying with LAMC parking requirements.
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We urge the City Council to follow the recommendation of the PLUM Committee and deny the
appeals and uphold the Planning Commission's decision on the Variances and other zoning
approvals.

Very truly yours,

DLA Piper US LLP

fUt ~~ -d . 1AJC7fJ~
Michael S. Woodward

Attachments

cc: Tom Cody and Brent Gaulke, Sunset & Gordon Investors, LLC
Craig Lawson, Craig Lawson & Co., LLC
Amy Nefouse, Esq.

WEST\21475110.3
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Attn: Faa Tsukamoto
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Fire Department
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July.31, 2007 .

ilE: ZONE VARIANCE, ZONING A!;iMINISmATOR'S ADJUSTMENTS, siTE.PLAN REVIEW JipPEA~S AND
. ZONE AND HElGHT.DISTRICT CHANGE AT 1614-1736 ARGYLE AVENUE, .6139-6240 WEST

HOLl. YWOOD eOU'LEVM,ID, 6140-58 WEST CARLos AVENUE, 1631-49 NORTH ELCENTROAVENUE,
AND 1507-31 Vl8TA DEL MARAVENUE ". .

.At the meeting or the CounQl held July 17' 2007. the following action wastakcn:

~~~:::~~~d~~~_i__-~..:::~~-=::::::====;'=~:~--"':---::~~~
. EnvIronmental Impact Reportcertirred -- ..---t---~----.-------.--:...- X

".g~E=j~~~~~==::__..~~----:~~=_~:~~~-::=.::::::===~:..~::::;:::'.~=~
. ~!~a~~:~~=~==~:==_._~.=:=:=--:~·""-=:::==:~:=--==::~:'==::~~~

City Clerk
jr

~)

Your PLANNING AND lAND USE MANAGEMENT Commltteo

5. PRESENT an~ ADOPT the accompanying NEW ORDINANCE. approved by the mrectcr or Planning,
. effecting aZone Change from C4-2D, C4-2D-SN, and (OJC4-2D:SN 10[IJ(O(C4·2D and [IJ(O]C4-2D.SN·

and (2) a Height District Change to modlry existing -O-llmltaUons on sue 10permit a maximum FlooI"Aro~
. Ralfo (FAR) of 4.5:1 for property at 1614-1736 Argyl. Avenue, 6139-6240 West Hollywood Boulevard

614Q..6158 West Carlos Avenue. 1631-1649 North EI Centro Avenue. and 1607-1631 Vista Del Ma;
Avenue, subject to ~odified Conditions 'ofApproval to mCOl]diUonsNos. l.C and 11; (O} Conditions Nos,
A2, A4, AG. A7 and C27; and ·0· Development UmitaU6ns, a.sattached to COmmittee report

Said rezonIng shall be ~ubject tolhe [0] Qualified classification zone rlffiitaUonssubstanUany'as shoWnon
the sheel(s) attached to the Ccrnmlttee report . .

REMOVE the [T} Tentative dassfficallcn as described In detan on the sheel(s) attached to the Committee
report .

TO THE COUNCIL OF THE
CITY OF LOS ANGELES

FILE NO. 07·1381

reports as follows:

ENVIRONMENTAL IMPACT REPORT, STATEMENT OF OVERRIDING CONSIDERATIONS, MITIGATION
MONITORING PROGRAM, PLANNING AND LAND USE' MANAGEMENT COMMITTEE REPORT and
ORDINANCE relative to a Zone Variance, Zoning Administrator's Adjustments, Sile Plan Review "appeals and
Zone and Height Oistrict.Change aI1614·1736 Argyf!!Avenue, 6131)..6Z40West Hollywood Boulevard, 614().6158
West ?arfos,Avenue, 163r~1649 North El Centro Avenue, and 1607~1631 Vlsta Del ~r Avenue.

Reccmmendatlcns for Coundl action. SUBJECT TO THE APPROVAl OF THE MAYOR; .

5.

7. ADVISE the appficanl or [a] Ouallfied dassificallon time IImll as described In the Committee report.

1. CERTIFY that the Environmental lmpact Report (EIR No. 2005--7118EIR; Slate Clearing House No. 2005-
121036) has been completed In compliance with the C~liromia Environmental Quality Act. the State
Guidelines and the City Guidelines and that the City Council has reviewed the Informa!!o':l contained
therein and considered it along with other factors related to (his project; that this determination renac~ the
independent judgment of tho lead agency In the Cilyof Los Angeles; and that the documents consUluting
the record of proceedings In this matter are located In Oouncil file 07~1381 in the cuslody 0' the Ci,1YClerk
and In the files of the Department of City Planning in the custody of the Environmental Review Section; and
ADOPT the Envlrcnmentatlmpact Report.

'ADOPT the FINDINGS made pursuant to and ln accordance wilh Section 21081 0' the Public Resources
Code and the Statement ot Overriding Considerations prepared by the City Planning Department,

8. ·ADVISE the applicant that, pursuant to Ca~'omla Stale: Public Resources ecce Section 21081.6,.the City
shall monltor or require evidence that mJUgaUoncondltlons are Implemented and malntalned throughout
the life or the project and the City may require any necessary rees to cover the cost of such'monitoring.

9. ADVISE the eppllcent that. pursuanl to Stale Fish and Game Codo Section 711.4, a Ash and Game Fee
and/Of Certificate or Fee Exemption Is now required to be submitted to· the County Clerk prior to or
concurrent with the ~ronmental NoUce of Delermination filing. .

10. NOT PRESENT and ORDER FILED the ordinance approved by qiy PlannIng Commission on Februa~
6,2007.2.

3. ADOPT the FINDINGS of the City Planning CommIssion (Cpe) as the Flndlngs or the Council as well as
environmental findings and a Mitigation tytonlloring and Reporting Program.

Fiscal Impact Statement; The CPC reports that there is no General Fund lrnpact. as administrative costs are
recovered through Iees.

.4. RESOLVE TO DENY APPEAl filed by James Rojas from part of the delerminalion of City Planning
Commission, THEREBY APPROVE: (1) a Variance to permit a 55-foot maximum height over 90 percent
of the [QJR3-1XL parcel at the northeast corner of the site and a 75·fool maximum height along the ~outh
and west boundaries of the [O]R3-1XL parcel In lleu of the maximum two stories and 3o.foot height limit
In tho (OlfU.1XL zone; (2) a Variance from exisling "0" CondiUon that fimits density to one imll per fi'iery
1.200 square feel of buUdable.lot area to permlt approximately one unit per every 300 square feet of lot
buildable lot area for the entire project site area: (3) a VarJance 10 permit Joint Living end Work Quarters
In the [OlR3~1XL lone; (4) a Variance to permit accessory uses In the (Q]R3-1XL zone where the main
use Is in the C4 zone; (5) Zoning Admlnislralo(fi Adjustments to permit a U.foot side yard setbacks in jeu
of the requIred e-rect side yard setback required in the C4-2D and C4-2D·SN zones. and Q..footfront yard
and o.fool easterty sldeyard setbacks In lieu of Ihe required 15--footfront yard setback and a-root side yard
selbacks required In the [Q]R~~lXl zone; a"d (6).8 SilePlan, for the proposed construction, use and
malnlenance of an approximately 1.13 mllllon square foot mlxed-uee development oonsisting of 1.014
apartments, 28 JoTntRvlngwork quarter units. and 175,poo square feet of commercial retail uses within
eight buildIngs, and provide 2.697 on-slte pafking spaces including 652 spaces reserved for Pantages
Theater patrons on event days, for properly at 1614--1736 AIgy1e Avenue. 6139·6240 West Hollywood
Boulevard. 6140.6158 West Carlos Avenue, 1631~1649 North EICentro Avenue, and 1607~1631Vista Del
Mar Avenue, subject to modified Conditions of Approval.

TIME UMIT FILE • JULY 30, 2007

(LAST DAY FOR COUNCIL ACTION - JULY. 27, 2007)

Applicant Claren Hollywood. LLC c=c 2006-730' ZC ZV YVZAASPR

SUinmary:

At Its meeting held June 26, 2007, the'Planning and. Land Use ~anagomenl (PLUM) CommiUee conducted a
public hearing on an appeal filed by James Rojas from part of the determination or City Planning Commission
relative to; (1) a Variance to permit a 55-foot maximum heigh1 over 90 percent of Ihe IOlR3--1XL parcel at the
northeast comer of the site and a 75-loolmaximum heJghl along the south and west boundaries of the (OlR3.1XL
parcel In lieu of the maximum two stories and 3()'fool heighllimlt In I!le IQjR3--1Xl zone; (2) a Variance from
existing -a- Condition that limits density to one unit per every 1;200 square feet of buildable lot area to permit
approximately one unit pe~every 300 square feet of lot buildable lot area for the en.Ureprolect slle area; (3) a
Variance (0 permit Joint Uvmg and Work Quarlers in the IQ1R3-1XL zone; (4) a Variance to permit accessory uses
In the (OjR3-1Xl,zone where the main use 15In the C4 zone; (5) Zoning Admlnlslretor's Adjustments to permit a
e-rect side yard setbacks in lieu of the required 9-foot side yard setback required In the C4~20 and C4--20..sN
zones, and Q..footfront yard and e-rect easterly side yard setbacks in lieu of the required 15--footfront yardsetback
and 9-fool slde yard setbacks required in the (0]RJ.1XL zone; and (6) a Site Plan, for the proposed construction,
use and maintenance of an approximately 1.13 mUlionsquare fool mlxeo-use development consisting of 1,014
apartments. 28 joint rIVingwork. quarter units. and 175,000 square feet of .comrnerciet retail uses within eight
buUdlngs,and provide 2,697 en-site parking spaces Induding 652 spaces reserved for Pantages Theater patrons
on event days, for property aI1614·1736 Argyle Avenue, 6139-6240Wasf Hollywood Boulevard, 6140--6158West
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5. PRESENT and ADOPT the accom~n9 NEWOROINANC~ approved by the Director ~f Planning,
.' effecllng aZone Change from C4-2I?,C4-:zo.stl, an<I [Q]C4-:zo.sN 10 [1l[aJC4-2Oand [1l[aJC4-:zo.sN;

an<I.(2) a 'JielghtDlstrlctCltange to modlfyeldstlng '\l"lImilaI1onsOl1 site to pilnmllamaxlmum Roar twa
Ratio (FAR) of 4.5:1 forproperty~11614-1738ArgyleAvenuo, 1;139-62lOWes1Hollyvrood Boulevard,
614tHl158 west cartes Avenue, 1631-1649 NOJIh S Cenlro Avenu·e, an<Il607-1631 VIsta Del Mar

· A~nuo, subje\,! tomodil1ed CondIUons of Approvalto [1l CondiUons !!los. 1C and 11; [a) CondlUons Nos.
')12, M, All, A7iliid 'C27;ariQ'O"'lJevel6pfueiWffiilmlOi\S;;\s allllCiujilljfCOfifndllii. i\ijlOit .':'

S;I1dremnlng shaD besubJect to.tha iaJ aualified classificafJo;l2XlIlo U_fJons substanfJallyas si,;";" on
the slteal(s) attached to the CommiU~e report, .

REMOVE the [1l Tentajlve classification as described IndolaJl on the sheel(sj alt.ched to the CommUtee
report . . . . .

ADVISE the appllcanl of [eil auafified classlflcaUon'Ume nmn as described In the Committee report,

'ADVISE the appnca~1 tha~pulSUanllo ~Dfomla Slate PubllcResoun:es Code Section 21081.6,.the ClIy
· shan mcnltcr'or require evidence.that mlUga60n Conditions are Implemerited and maintained throughout
· 'the Ilr~of the 'project and the City may require any'necessaryfees to cover the cost of such monllori!l9.

ADViSE the apj,lIcanllha~ pursuanlto S~te Ash ahd Game Code Section 711.4, a Ash and Game Fee'
.na/or Corllricale of Fee Exemption Is now requlred'to be submitted 10 the' Counly Clerk poor to or
cOnCurrent ~th the ~ronmental.NQUce or D~enninaUon filing. .
NOT PRESENT and ORD~ FIlED the ordinance approved l?Y City Planning Commission on February
6,2007. '.,

6.

7.

·S.

9.

. fiscal ImpaCt Statement The CP'c reports that there Is no General Fund Impact. as ~dmiriIstra~ costs are
. re~ ~rpugh fees..' . . .

TIME UMfTFILE - JULY 30, 2007

. (lAsT DAY F~RCOUNCILACnON : JULY, 27, 2007)

Summary:

AlIts,me.eting held June 26, 2007, the·Pta'nqlng and. land 'Use Manag'ement (PLUM) Co~lttee cond~cted a
public hearing on an appeal fiJ~ by James Hojas from part of the determination .of C!ty Planning CQfTUPlsslon
relative 10: (1) a vedance to pennll a 55-1001 maximum herghl over 90 'p~n:enl of !he [QJR3-1XL parcel at the
northeast comeror~e sne and a ~5-root maximum l1ela~t along the south and west boundaries of the [Q)R3-1Xl
pareetln neu of the maximum two stories and 31J-foolhelghlnmilin the [QjR3-1XLzono; (2) a Vadance f!)lm .
e.xisUng -Q!O Cqnd'~on thal'limits density to one unit per: ~Very 1.200 'square feet of buildable lot area to permit-
approximately one unit per e~ry 300 .square feet or lo! builda~e lot area-for the ent!ro.proJect site area; (3) a
V~rtani:etopennUJolnllIving.ndWorkQuadors.lntha[ajR3.1XLzone;(4)aVa~aI!CalopennilacCessoryuses
In !he [QjR3.)XL.znne Where tha malrl use Is In the C4zone; (5) Zoning AdmlrilslrnlD(s Adjlisbnenls to perrnlt a
o-rcct side yard setbacks In lleu of the required 9,1001 side yard se!back required In the C4-2D and C4-:zo.sN

, zones. and o-(oot front yard arid O1ooteas~ryyslde yard selbacks In I1euofthe requited 1S-:foOt frontyard.sethack
and 9-foolsldeyard seibacks required lnjhe [OlR3-1XL zone; and (6) a Site. Plan, for the proposed Construction,

• use and maintenance of an approxfmately 1.13 mllllon square foot mlxeck1se development consisting of ~,b14
apartments, 28 J~lnt fivif'!g work. quarter units" and 175,000 square feet or ..commercial relail usee witJ:"llneight
buildIngs, and provide 2,697 on-site parkfng spaces Including 652 spaces reserved fer Pantaqes Theaterpalrons
oneventdays, for property aI1614-17:l6Argy1eAvenue, 613!J.6240West Holtywopd Boulevard, 614().6158Wesl
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Los ANGELES CITY PLANNINGCOMM[SSION
200 N. Spring Street, Room 532. Los Angeles; Calitomla. 90012-4801. (213) 978~1300

www.laclty.org/PLNfindex.htm

Determination Mailing Dale: __ ...AP...R_O'_·9..:100::::;.7__

CITY COUNCIL

Room 395. City Han
los Angeles. California

.CASE NO. CPC 2006-7301~ZC~ZV-YV·ZAA~SPR
location: 1614-1736 Argyle Avenue. 6131).6240 W. Hollywood

BoulSWfd. 6140·6158 Wff' 'los Avenue, ·,631-,649 N. EI
CenlroAvenue. nnd 1615--1 1 Vista,Dol. Mar Avenue:
Counol Dlslricl: No. 13
Plan Area: Hollywood

Requests: Zone Change, Height District Chilngc, Zone vertance-
Yard Variance, Zoning Administrator's Adjustments, SUe Plan
Review

Applicunt crereu Honywood, LLC

At its meeting on February 8..2007 the folJowing action was taken by the City Planning
Commission: .

1. Approved and Recommended that the CUy Council adopt OJ; Zone Change from C4·2D,
C4·2D-SN, and IQjC4-2D·SN 10 fllIQjC4-2D and fllIQjC402D-5N: subjecl 10 attached
Conditions of Approval.
Approved. a Height District Change 10 modify existing -0': limitations on site to penni! a
maximum Floor Area Ratio (FAR) 014.5:1; subject to ettacned Conditions of Approval.

3. Approved a Zone Variance 'from Section' 12.21.1.A.1 to pennit a 55-foot maximum
height, over 90 percent of the (Q}R3-1Xl Parcel ct the northeast comer. of the sile Dod a

"75·fool maximum height along the south and west boundaries of the {Q1R3-1XL Parcel in
lieu 01 the maximum two stories and ac-rcct height limit in the IQjR3-1Xl Zone, subject
to attached Conditions of Approval.

4. Approved a Zone Variance from existing .Q- Condition No. 3 from Section 2 of
Ordinance 165;6621hat limits densily 10 one unit per every 1.200 square feel of buildable'
101area to permi! approximately one unit per "every 300 square feel of lot buildable lot
area fot the entire Project slte area, subjecllo the attached Condllions of Approval.

5. Approved Variance 10 permit Joint living and Work Quarters in the IOlR3-1Xl Zone,
subject to attached Condillons of Approval.

6. Approved c-vartance 10 permit accessory uses (induding parking and driveway access)
in the IOlR3-1XL Zone where the main use is in the C4 Zone. subject 10 attached
Conditions of Approval.

7. Donied a Yard Variance wilhout prejudice 10 allow 53.000 square feet 01 open space ,fo,
the north block and 48,000 square feel of open space for the south block since the
Project has been revised and no longer requires this entluement,

6. Approved Zoning Administrator's Adjustments 10 permit 0-1001 side yard setbacks in lieu
01 the required 9·'001 side yard setbacx required In the C4-2Dand C420-SN zones, and
0·1001 fronl yard and O-fool easterly side yard· setbacks in lieu of the required 15-1001
front ,yard setback and s-tcct side yard setbacks required in the!OJR3·1Xl Zone;

9. Approved the Site Plan.
10. Approved and Recommended jbat the City Council certify Environmental Impact

Report No. ENV·2005-7118·E1R.
11. Adopted the aUached Findings.
12. Recommended thallhe eppncam be advised that time limits for euectcauco of a zone in

Ihe "I" Tentative ctassfflcatlon or ·0" ,Qualified classification ate specified in secuoo

(

Cades Avenue, 1631-1649 North S'CenIroAvenue, and·1607-1631 VistaO;dMarAvenue, subject to CondItiOns
ofApproval" " .

T~1imoiiy In support of the project was provided by ""!IlY speakers, Including nipresenlailves for the aj,pncanl
(One of Which requested various modifications 10 the oondiUbns of.approvaQ. AddiUonal testimony Insupped of
the project was provided by represenlafives of the Hollywood Studio Dlslllct Nel9_ CounCIl, Hollywood

"'AiIS 'COuiilSl;rJol~arii1iOfOf COniirieiOO ~nifou;e",sjieaKer.nnatfi;iiaaiici':--"Ii9-COiiiiartT ..iffilYT<ii'· . .
.. Counal DIstrict 13, spea1i/ng on behalfof·Counalrnember EdcGarielll,aIso spoke In suPpoit of thaproJect.

.James Rojas. the appellant was not present at the meeting. One speaker expressed 'concerns regarding thO'
granfJng orthe. variance for this project. •

The ~LUM CoIJ1l1)Utee~,p.;nded ~ilial of tha appeal. The PLUM qommittee'.also recommended approval
of aZo 20, C4-2l).SN,and [OjC4-:zo.sN to [1l[QjC4-2Oand[TJI.Q]C4-2D-
SN; (2) Ung.o- nmllations IlIl stte to penmR a maidmum AOQ( AreaRafJo

: g;,':~O;:~~:0~t.~649 North S CenIroAvenue; and 180M631 Vista Del Mar Avenue, subject tomodifled .
Conditions of ApPfOVal. Mod'mcatlonswera recommended to: 7 Cond~ons Nos. 1(: a.nd11;-Q'"CondiUons Nos.
.A2.M, A6, A7 and C27:I'O'" Deveropment Umitalions; and a mooHicaUqn toCbndiUcin No, 7 of the ZoneVaaiance •
. Zoning Adml.O!sIrnIo(s i\dJus!menl and SUe Plan Review CoridiUpns of Appri:wiiJ. the CondlUons as modified are.
shown If! the attachment to this Committee report

.The, DIrector of PIaimlng J1~s reviewed .end approved the modlfi~ conditions, and '?~Ordinance:

As indicated ln'Recommendaucn No.7 an.d pursuant to SecUon".1?-32·G 3 of the-Los Angefe;s MunI~pal Code
(LAMC), ~e applicant Is hru;eby advised that

..... the Coundl may de~de"to Impose·a·permanent ~a·. Condltlon '••• Identified on' tlJ'e.zone change map ~y the
symbol Q ln brackets •• ': Thereshall be no lIme.1in:rit on rel1.1oval.of th~ brackets.around the [Ol q~lified

, deslgnaUon nor on removal of the [T]Tentative destgnaUon.· After the conditions of the permanent[O} Qualified .
- das;>ificaUo~ have tn::en rulfi11ed,~e brackets surrounding the a symbolshall be removed: . .

l!Q!§
HUIZAR

. YES '

YES

. ResJ'!'Clfully submlUed,

PLANNING AND lAND USE MANAGEMENT COMMrr:reE Rtpoq.,\-,

~. I" »> FINWJ45

U~~ (J'\/" A[i5;.r~
~ JUl17Z007

/ / WUIIIE1EStIIT COUiClt

~~ j;,,:Virtmt>1brt>-{'!MfA~t RCfor1-(!.rl'fp c~

~~menl! CondlUons of Approval"as Modified M Zone VarianCe, Zm;Ing AdmInbtrato~s Adjustment nnd Sito ~an ROl.IIcw
O,dinances
-{T OeveJopmont Umilalions . _
"0" <lnd"T" CondlUooa (l' Approval
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12.32.G of the L.A.M.C. Conditions must be .satlstled prior 10 the Issuance of building
permits and, that the "I" Tentative classification be removed In the manner indicated on
the attached page. •

13. Advised the applicant thai. pursuant to California Stale Public Resources Code Section
21081.6. the City shall monitor or require evidence that mitigation conditions are
Implemented and maintained throughout the life of the Prolect and the City.may require
any necessary fees to cover the cost of such monitoring.

14. Advis"ed the applicantlhat pursuant to Stale Fish and Game Code Section 711.4, a Fish
and Game Fee and/or Certificate of Fee Exemption is now requited to be submitted 10
the. County Clerk prior 10 or concurrent With the Environmental Notice of Determination
(NOD)fifing.

Fiscal Impact Statement: There Is no General Fund Impact as administrative costs' are
recovered through fees.

This action was taken by the following vote:

Usher.
Hughes
Cardoso. Freer. Woo
Roschen
Kay, Kezios
One
5·1

Effective Date rAppoals:
Appeals: If the Commission has disapproved the. Zone Change rOQuest. in whole or in
part. only the applicant may appeal that disapproval to the Council within 20 days after
the mailing date of this detcnnlnaUon.

Any aggrieved party may appeal the Conditional Uso. Vari<lnco or Site Plan Review to tho
Coimct1 within 20 days after. the mailing date of tbls, dctennlnation. Any appoal not filed
within the 20~day period shall not be considered by tho Council. AU appeals shall be filed
on forms provided at the Planning Department's Public Counters at 201 N. F~9ucroa
Street, Fourth Floor, Los Angelos. or at 6262 Van Nuys Boulevard, Suite 251, van Nuys.

The time in which a perty may seek judicial review of this detenrilnatlon is governed by
California Code of Civil Procedure Section 1094.6. Under that provision, a petltlcner may
seek judicial review of any decision of the City pursuant to California Code of Civil
Procedure Section 1094.5. only if the petition f~r writ of mandate pursuant to that section
is filed no later than the 90th day following the dale on which the City's docision
becomes Ilnal.

Auacnments: FindingsIT CondiUonslOtdinancc/O ConditjonsiMop

c: Notiricalion ust
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Variance FfndJl1g~. Pursuant to seeaen 12.27-0 or the Municipal Code:

'9. .That tho sti(ct applfcalJon of IhB.provisfons· of the zoning orrfinanCf1 would result
In practical difficulUes or unnecessarY hardships lnconsisient With the general
purposes and infent of the zoning regulBtfons. . .
. ..'.. .'- '.. .' . ~.... . ' ..
'Helght'Vari3hce ln'the iOlR3..1Xl·Zone. MOst of the site's north block Is zoned
C+21J.SN and [Q]C+2IJ.SN. These lois have no height' reslrlctlons. The

. northeastern Ipl Is zoned [Q]~lXl, with a helghl nmJtaUqn Of 30 feel and tWo
stcnee. The [Q]R3-1XL parcel Is part of the north block development, which·
proposes a .6ix~story mbt~e struCture on the north block. '

"The purpo;e of heJght ,diStricts Is to' regulate, and resWcl helg~1 and floor area .of
bundirigs to promote a reasonable scale' from' one bunding to another; The

.proposed strUcture on, the north block: win ha~e the appearance or four buildings •.
However, the development is technIcally one building which shares a common
pOdiuin at the seCond level above' grade, and willln'c!u'de ground level retell, and
subterranean parking. Proposed BuUdlng No.3; found on the northeast po'rUO"
.ef the north block, would extend over both the [Q]C4·2IJ.SN and [Q]R3-1XL
parcels.

A, practical difficulty would be created as' the project attempts to Include the
[Q]RS,lXl 101 with the remelnder of the C4-2D-5N and ·[Q]C+2IJ.SN· loIs.
Proposed Bullding No.3 would be disp.roporUQnal~ In height and Hoar area with
the strfct appUcaUon .of the ·1Xe heIght district regulatlonii. The portion of'
proposed BuUding No. 3: .wou.1d be .fimlted 10 a ,3D-fpc! height llmlt and be no
hlghe( that two stories. whlle the majority of the structure would be over twice this
hefghL Uneyen portions of thls·development.would,cause circulation problems

. and Challenges fQr future reercerae to- 'access different .areas of the site.
Purtbenncre, providing." sufficient, ,flop, area and a p~ctical design would Cause
challenges since the Project attempts to.developone structure on the proposed
nor1h blOck. . As such,' strict application of the z~nlng ordinance would be
iriconsis,tent with the gef}Cral purposes, or th,e zoning regulations. .

Density Vatia'nce,ln.(OlR3..1XLZorie., Typically, 'R3 ~ned lots have a minimum
lot area requirement of 800'sq~ro feet fat each uniL The Intent of the ~xistlng,

';~ld~~~~~:~!~r~:J,~;!~Is~~R: ~J~sP:;;~rfct.th~~e~~~bt~t!"n~i~Z~~:~
density, to one unit per 1,200, square feet _10 protect existing low-density
apartments from linp~cts .created by hig~er Imensity uses.

The, Project prcpcsestc calculate residential density throughout the whole site
since the development crosses the zone boundary between the [0}C4-2D-SN
and [OJ~J...1Xllols. Residential density for the entlre Project Is proposed to.be
30Q _square feet for each unit, which Is permitted for lots having a Regional

, Center Commercial land use designation. The Project proposes to use the lot as
part of the north ,block development This would net ccinflict wilh the Inlenl of the
wO· Cond~lon of Ordinance No. 165,662 10 protect residential homes in the
historic Carlos District.

r .

Sirlct ~pprrcaUoji'<>f the "Q" Condition ·would create practical d'rlflClJiUes. anil
hardship to .create tl Unified project. Siyared palidng, amenlti~ and.
Int~~ection to the seecnd level pedestrian walkway; open spa~ and
reeeeucn areas would nol be able-fa be, provided on thl$ porUon of the site as
·the-a- COndltlon woukl render the ProJect'to be dlsProPortiona1e and prevent tt'le

.. 'J'roJ~!il-fronMlHjefeJjuy.:.pr;N.\ding-H\l-:le.l1!lril'!-:wj.g.:..~lT!epiJi ..... and-adequate
• cfn::ulaUon. Granting the ,requeSt'ed variance wouler -elleviate the difficultJes
· eteated by strict appHcaUon of the '0'" CondiDon, Whn8 mahitahilng' the existing

character or tha historic Carlos Olslrlct. .

Variance to PennflllveJVIJork Units-in the rgtR3.1XL Zon~.The R3 zone permits .
.muJtJ.fa~ housing, and accessory-end heme occupations subject to certaln
·~strlctIons. ' Such resbicUoris ln~ude hours of.operation. number of cJient visits,

· and' maintainIng residential character and appearance of. the dwelUng: unit In
order to. prot,ect,mUltHamify, restdtmUaJ zones. The nonhem boundary Qf the
north block: along cartes Avenue and the. privata street extenslcn of C~rJos
Avenue lnclude joint Ilying.and work quarters on the ground level and reeldential
units on Ule upper nccrs

·The north Portion.of the-north block?ropos~s jOint fiving and: work quarters on
[Q]C4.2IJ.SN zoned lois and .•fong the eldsting [QJR3-1X1: lol Sirict appHtaUon
of the zonIng cede would Penni! jolnll~lng and Work quarters on the IQ]C4--2J?-.
SN lols'~y-righ~ but would pjohlbil such or the [Q]1tl-1XL'lot Home occupancy
commercfal uses would pnJy be pennllted 0." ~8'tQIR~1X!--loL one of ~e goals
of the Project is generate emplOyrrient opportunjUes to I?e Jccal area. and to bring
9 mix of office/home units Into the-development,-.If home occupancy commercial:

, uses 'were developed, the unit design would be requiretll0, maintain a residential i
character. The iritent of. Section 12.10 of jhe LAM.C. Is to'~lIow hcrnej
ac:a.i~n9' uses' in'~ residential neighborhood.' ,It ~C?uld be, Impractical tb require ;

'a'moio "residential- character for a mlnorporuon'ol the development. when all 1

jo!nt, rrVlng· C!:nd' work quarter unlts :along. Oarlos Avenue' and' the proposed;
NederlanderWay bave.been designed to relate d,recUy t~ the street, a?d provide!
clear in~vidual entneetc differen~ate.thes~ liv~ork spaces. ' ~:

'Variance to Permit Commercial Parklng/blrculatlon In IOjRl--1Xl: Zone. 1!Ie 1
Intent of maintaining resldenllaJ parking in a resldentlal zone 'is, to protect the I

· more sensitive residential uses from commercial uses.' Being more Intensive}
. 'Uses commercial uses tend-to a higher lever of no1ss' and aesfhetlc-lrnpacts that: :

can ~ffett the privacy qf re~identS. '.. .' ~l!

Since the ,project 'proposes a 'unltied development with subterranean levels:
running throughout the north block. parking for commercial USeS will cross over.'
from the [Q]C+:zD.SN zcne, allowing for a IllSS restrictive use, 10 the [Q]R3-1XL·

" zone, allowing for a mere restrictivp use. 'S1ricl appllcatlcn of zone, 'regul~Uo!lS,~
'would teed-to practical difficulty and unnecessary hardship as it would separate,
parking by residential and commercial Jets. This would create Inefficiencies and'
ln~nvelJlences to residents who wish to access th~Tr vehicles. Granting the
requested variance wlll provide ease of access ~r residents of the {OlR3-1X~ 101,
and bett.e; utilize parkln~ for this development, '
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b. That tharo ore special circumstances applicable 10 the subject property sucn as
size, shape, t.opography. location or surroundings thai do not apply generally to
other property in the seme zone and vicinity.

Height Variance In the (OlR3-1Xl Zone. The slle is comprised or 16 parcels
zoned·01-2D;, C4-2D-SN;·~nd (OIC:4-2D-SN· and 'one parcel zoned ,(Q)R3-1XL
Since the [Q]R3-1XL lot is subJecllo the ·1.Xla Helghl District llmltatlons of 3D
Ieet or two stories, while there are no height restrictlcns on the C4-2D, C4-2D-
SN. and IQJC4-2Q..SN lots, the Project possesses a circumstance atypical or
other properties In the area. Development along Hollywood Boulevard does not
have split ~onlng that restricts heIght on one portion of the slle. Nor do buildings
along Hollywood Boulevard have disproportionate building heighls as a result of
one portion .of the site containing a reslrictive height llmltaticn and the remainder'
of the site having none.

Density Variance in (Q1R3-1XL Zone. As discussed previously, the site is
comprised of 16 parcels zoned 01-20, C4-2D-SN, and IOJC4-20-SN and one
parcel zoned [QIR3-1XL Since the existing IQjR3-1XL lot,ts subject 10 "OW
Conditions that reslrict density to 1,200, square feet for each unit, while the
remainder ol the 01-20, C4-2Q..SN, and IOJC4-2D-SN lois propose a density of
300 square feet for each unit, the Project possesses a circumstance atypical of
other properties tn the same zone. Development along Hollywood BOUlevard
does not have a more re~trictive density requirement on one portion of their site
and a less restrictive density on the remaining portions or the site. Nor do
buildings along Hollywood Boulevard have disproportionate densities. which
ultimately lead to disproportionate bundlng forms. Therefore. the Project will
require a density variance to the site's split density requirements to allow for a
unified development on the north block,

Variance 10 Allow UveMtoik Unlls in [OlR3-1Xl Zone. The site's existing {Q)RJ..
1XL parcel creates a special circumstance generally not possessed by olher
properties. The Project proposes the development 10 be built throughout the
entire north block slte with the livelwork units on the north and northeast portions
of the site. The {OJR3-1Xllol prohibits Joinl flving and work quarters. Uses on
the IOlR3~1Xl parcel cannot be determined separately from the entire Project
since the Inlentls to create a unified structure.

Current zoning regulations for the exisllng LOJR3-1XL 101deny the applicant the
substantial property right to develop the property in the most economically
efficient manner as a Unified development with the suriounding parcels zoned
C4-2D, C4-2D~SN. and (O]C4-2D-SN on the north block. Requiring a different
use, resldenllal density, parking layout and a drasUcany different height

-requlrement-Jmm ,-the-rest- -cr-Project-wcutd-creete- unneeeeeary-bercshlps..
difficultles. and challenges. Amenities, parking, recreation. areas. open space,
resldenti~l services, and circulation would be separated, and would lead 10 the
development to funcllon Inefficienlly.

To better utilize the elte for what is proposed, providing circulation throughout the
development without the physical limitations caused by the-existing [O]Rl--1XL
regulations would bring efficiencies of scale to the Project. Parking, emenltlea,
open space, and clreulation will bring much utility this hlgh-density developmenl
Disallowing this variance thai leads to the best use of a unified development
would diminish the value-or the [Q]R3-1Xllot as well as the Project ilseJr to the
point where efficiencies of scale would be test, II would be economically
Infeasible to include the (O)R3-1XL 101within th!,! project sue ~en these practical
difficuilies prevent the best use for Ihe Project.

d, Thot the granting of the variance wilf not be materially deidmentol 10 the public
welfofe'. or injurious to the property or improvements In the same zone or vicinity
In whIch the property Is located.

Height Variance In the rgJR3-1Xl Zone. The Project provides an aesthetic and
structural transition from the a5-fool height of the majority of the project 10 a 75-
fool height on the boundary between the IOlC4·2D-SN and [OlR3·1Xl parcels to
a 55-f601 height on the private street side of the project. The shade and shadow
study referenced In the Final Environmental Impact Report dated August 2006
indicates that shadow is cast primarily by the 55-foot buildings to the west and
south of the (O)R3-1Xl parcel. Therefore, the height on the [OJR3-1XL parcel
will have a less than significant Impact on shadows casting upon surrounding
neighbors. The shadow study mentioned in the Final Environmental Impact
Report states thai no shadow Impacts would occur to shadow-sensi~ve u~s
adjacent to the project site. Also, granting the requested height v~nance will
allow rcr a more proportionate street fronl along the proposed pnvale street
across from the ccmmunlty church, bringing a more proportionate and aestheUc
development.

Density Variance in rOJR3~1Xl Zone. Granfing the density variance wnl allow the
unified development to extend across the zone boundary between Ihe IOjR3-1Xl
and Ihe fOlC4-2D-SN parcels, As staled above, the unified development
requires the IQIR3·1XL parcel 10 be calculated at 300 square feet for each .unit
as part of the entire project. Granting this request will not be malenally
delrimental to surrounding neighbors. The Project will be conditioned to Include
several miligalion measures discussed in the Final Environmental Impact Report,
including noise and lighting measures, to reduce impacts 10 residential uses to a
less than significant level.

Variance 10 Allow Commercial Parldng and Driveway in IOJR3-1Xl Zone,
Vehicular access from a commercial zone to the R3 zone, a more restrictive
zone,ls prohibited. Since the {OjR3-1Xl parcel is proposed to be part of Ihe erie
structure on the north block, it would not be practical to require parking or access
to parking for the enUre project to be limited 10 the location of the IOlR3·1Xl
parcel boundaries when subterranean parking levels are continuous throughout
the north block. This circumstance Is atyptcat, where a variance is required 10
access a more restrictive zone thai Is part of the same site.

Thor the variance is necessary for the preservation end enjoyment 01 a
substantial property right or use genorolly possessed by other property in the
same rime and vicinity but which, because of the special circumstances and
praclicol difficulties or unnecessary hardships. is denied to the properly in
questions.
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variance to Allow JaW tMnq' and' Work 'Quarter UnIts tn JQJR3:1Xl Zone.
Zoning regulationS for R3 lotS CtllienUy, allow home occupaf!C)' uses on the'
(QJR3-1XL parcel. The C4 zone currently aDowsllvelwork uses on the [QJC4-2D-.
S~ parcels tha~ are lined along theprfvate road on tho n~rtJ:lem boundary of the"
project.sne.A1low1ng Joint rIVIng and \york qua.rt"", Instead Qf home occupancy
commerdal·usas·on-the·[QjR3-1XL.pa!""I rWhIIll> are,.djacent·.to.rrveJworj<._
proposed on·the (QJC4-2D-SNparcels; will not be ma!erially detrimental to the
pu~nc.,!"etrai'e slnce such uses wDlnot Increase. traffi; nctse or cause Srrj other
nuisance to adjacent single' fa'mity. homes" as' cnscussed in' the Final.
Environmef)lallmpllCl Report The Jolnl rlVlniJand work quartefs proposed on the
[Q]R3-1XL lot would no1 slgnificantlytmpact the resldenUal usa•• cess Cartos .
Avenue •. These jolnt.living and work: quarters'wo'uld be placed on the first tWo .
levels. of. ground level, l!l~Pfl!pose~ private driv~y ~l!ld buffer potential'. :;~a;::~:r.=~~~~:~~:re~,~:~~Ws~~e:I~~:~P~':;:~~~!
northeast of the sUe. .

Variance to Allow Commercial Parking ·and Driveway In rQJR3--1Xl Zone.'
Comme~al pinking and driveway can only. be utirlzed on com·"",ercl~1y ·zoned
parcels.' Sln~, the Project proposes a unified development YfI1h subterranean
parking 'extendirig throughout the.entire site, the Project ~II require a variance to
enow commercial parking tcedenq onto'the lQjR3--1XL lot Vehicular access for
residents of the. north blo.ck'·to subterranean parking wm be' from· \h,e pl;tiposed
private street to the:i.QJC4-:2D--SN·zoned portlon of the development VehIcular

, ,access for commercial uses wID be ~m the northwest comer-en Argyle Aven.ue
~~ from the .southe.sst comer on Hon~od Boulevard on lols zoned [Ql<?4-2D-

. Provlomg vehicular access to the development from the lQ)C4-2o.SN lots to the
lQIR3-1XL.!01 would not. be materially detrimental to thepubllc wellare al)d to the
adjacent residentlal·neighbors; There would be no aestheticlvlsual Impacts since
.the Project· proposes a subterranean garage. Nofs~ lmpacts from parking and,
vehIcles WU1 be mltigat~ as the Project· has been- condiUoried 10·.incorporate .
mitigation measures that Include· parking ramps being constructed of concrete

. and interior ramps being textured 10prevent ~re squealing at turnIng are3;S:

Also, on August 29•.2006, the City of Los Angel~ D~p'artment ~, City Planning, '
serVing as the lead agency with respect. to the Project; dlstributed a Final
Environmental Impact Report (FER). and issued a reccmmendatlon for,

, Certification of the Final Supplemental Impact. Report (State Clearinghouse No.
,2005121038). The· FEIR includes miUgatiofl measures and a mitigation

monitoringprbgram to reduce impacts to a less than significant leveL These
.mitlgatlon measures have been lncludedas part, o('the -0- Conditions of this
report The ProJett wm be required to comply with these mitiga.tion measures as
the Project's conditlons!?f approval. '

e, Thai the granting of the varjanoo wilt not adversely aYed any element '~i.thfJ
General Plan. '

The, Hollywood Community Plan designates the subject property (or Regional
Center Commercial land use designation with corresponding zones .of C2, 0.1. P.
and PS, and the (Q]RJ..1Xl parcel as havihg a Medium. R7s1genUaiiand use·
~esignation·.wit~ a corresponding zone of R3. The Hollywood Community Plan
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Oblee-tive 3. 7: Provido for stobflity and enhancement o( multJ..faml7y rosidentra1
neighborhoods ond anow for 'groWth 'in BIT1BSwhere there Is' sufflcient public
infrastructure rpld seNices and th€! resident's quality o( life con be mofntoined or
fmproved.· . .

· Poffcy 3.7.4: Improve; the quaJny of new multI-family dwenlng units.

Varia,nces _sre'teCtmlcal Issues, which ~ riot',SP!?clfICaUy'Sddressed fn ~
Community Plan orm o!her clemen"'· oHlia Geneml Plan. As discussed; !he
proposed development is consistent wl1h the Housing Element as it encourages .
the prese.rv.'ltion and enhancement of quality resldenlfaJ neighborhoods 'in the
City and Increases the housing stock. . : .'

··Th~~j.cI ~i ....;.!e ... hlg":';"~rrty ;slde~ii",;ide;elop';;ent U;~t ~ii.;';.~;;-.;;;:::-.. - .:..,.
needed housing to !he nel~hborhood, promotes sarety by dete.rpng aima Ihrough .. ',
arcl.1lte~~r features (i:~.•windows, balconies and porches), heUer- ub1izes the .
projecl ejte by ImproVIng the. land use and characler of the . eXistIng
neighborhood, provides a 24-110ur llveiihOO<i for. the area,·. uJUmatety,
relnVlgoratingth~ area.W1~ pedestrian activity. fml?rovfng urban fife, and creaUng"
strong I~teractlon and vllality to the existing neighborhood. Funbermcre, the
projecrs proxImity. to the HoJJywood ·and VIne. Red tjne steucn 'and HollyWood
Boi.lleV~rd create opportunlUes for Its residents and .eroplcyees 10 take advantage
of lran!!,lt opportunllles whUe ~uclng congestion and parking Issues tn the area

· UIJTrzing available UanSit·wm foster pedestriari activity, while reinVigorating the
.eree tp create linkages with are~ sinrouOding the 'neighborhood: ..

Height Variants Inlhe IOlR3-1Xl Zone. Graritl~g the requested heIght 'variance
will net aOvers~ affect any element of -the G,eneral Plan elncejhe [Q]R3--1X,l: lot .
has been assembled with the other C4-2D. C:+2O-SN; and [a] C+2D-SN tots' as
a"unified development thal wm meetjhe goals of the HollyWood Community Plan.

DensityVarian~ in ,;m3-1Xl' Z~n~. Gran~ngthe requesteddensity varian~ ~
will not adversely affect any' element of the Geneml Plen since the {e)R3--1Xl tot
ls.lncluded es-part ot a development that will cover-the entire north block. . Since .
the Project proposes to' Inclu~b this resldenUallot, and since the majority of the
site provldes for a ~enslly that conforms to the LAM.C;. granting tho requested
density variance. Would not be detrimental to the General Plan.

· Variance to Allow Joint living and Wods Quarter Units In IQ1R3-1Xt Zone. The
· existi~g. [QIR3--1XL 'parcel, has a M$tlium Dens1ty Residehtlal land use

, designation. However, elncethe Project' will be one structure and will be .
" • deverope~ over Qle entire site, where thc"roajdrlty of the alte is In the C4-20: (;4..,

2D-SN, (Ql~2~N zones,' the. Project )Yould riot be detrimental to ~eneraJ
Plan. The IQ]C4·2[)"s.N zona allows for joint flVlng and work· quarters by-r!ghl.
The ProJect' is merely requeSting ilie variance as a technical matter to Include
these sain~ uses: of! the'lQlR~1XL lot 'J11e HoUywood Community Plandoes '
not sp.ecificaJIy prohfbIt joint living. and work quarters, Therefore; a variance-to
allow' Joint ,IMng and work quarters. WOUld' not conffict with the' Hollywood
Community Plan, and would not adversely 'affect the intent o~ the General Plan,

V~rian~ to Allow Comm~rclal P'-uking' and Driveway in' I01R3-1XL Zone .' The
existing. (QJR3-1XL' parcel has a Medium Density Residential land use'

, designalion, which allows hJglJer density resldential and accessory uses.
· Granting the requested variance to allow commercial parking' usee within the

(Q]R3-1XL zone. would allow for the-development to connect over the [Q]~3-1Xl '
101by subterranean parking levels. This would lead to a development that would'
be In conformance with thecblectlvescf the General Plan,

: stales ils purPo~ is intended to prompt9 an arrangement ,of land-use, circulation,
• and services whIch will encourage and contnllule to the eccncmlc, social and

. physf~l.h~~llh, safety •.~lfare, and convenience of the Community, WithIn the '
· I.~er framewOrk of th.~ City. .

.. ,,·The. proposed,project would.;be_eonslstenl with .thn-~onowJog_,objectlves and, ..
poUcies of the Hollywood Commu~i~ Plan: '

· OblectTve 3: To melm provlsfon for: the ho.usfngroqulrod .to ssUsfy .the vetyfng·
I?oods and desires of sIleCOT1oinlc B;egments 11 fho Community. m,oximlzlng tlJe'
opportunity for /ndiv/dueJ ~oIca. . . ' .

To encourage the preservaUon and enhancemont.af the varied a.nd cfJStInctiv€!
rosfdBntial ChQraciBr o.f ~e COThmun;1y,and to protocl the lower density housing
from·tho scattered intrusion of apartments. . . • .'

The Fr:amework Ele~enl of theC?e~ral Plan ccntalns a number ot"pcincl~s
relating·to the promoUon of housing in the City's centers end along its tranalt
corrido~. 'The land Use' C~apter or the Framework Element alsopresents
poliei~ rela~rng to It!e-promo~lon ~f ,housIng lnthe city. The pr:oposed project .
woukl also be' conststent W11h the following objectives and pcllcles of the City's
General Plan! '

·Object 3.2: Prr!vfde for the spat[81 distnbutloq of development that promotes an
fmproved que/Ily orfi{e'~y fscUitstfng's re'ductJon 6fvehicular trips, vehlc!e mnes
lravoleil, 'sod sir polluUan. .

PolfCY·3.2.4: Provide tor lho-sittlng'l!nd dr;s1gnof 'new development that
maIntains tho prevailing scale ond chsracJer of the City's stable rosldenUaJ
nelghbo~oods' end enhance the charade; of commercia/end Indusll!al districts.

Oblective' 3.4; . Encourege new mufiJ-rsml7y residential, retw7 commerr:lal, and
· amce development in the City's neighborhood dlsfticls,. community. mgronsl, and
downtoWn eentel3. a.s well.BS olong primary trnnsit corddorslboulovords. whl7a ,at
the S8,,!O time conserving exisUng nfHg~borlloods ana.related dislJicls. •

~: ', Conserve exIsting stable residential neIghborhoods' and
· 10war~lntensftY . commercfal districts 'snd' encOurage tho, majority. of new
:commen;lal and thixed-uso (il?tograted commercial pnd resJdenUBJ)'d.eve/optnent

'~~~:=:c:!~7~::'(b)~~:!x~~,:;~z~t~~~g:r:~;':,':tr:nn:'::9'::Jd~r::
and. (c) slang tho City's major boulevards, refeiTod to 8S districts,' centers, and
mixed·use boulevards.
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8. Zoning AdminIstrators Adjusbnent Findings (for front and sido yard setbacks).
Pursuant 10 Section 12.28.C~4 of the Municipal Code: The proposed project is a mlxed-
use project divided into a north and south block development with ground floor retail,
residential unlts, and joint living and work quarter units. For yard delermlnaUon, the
[Q)R3-1XL zone requires a 15-foot front-and rear yard setback, and 6-foot side yard
-setbacks from ihe.propeny.nne ,to,lne side of lh.e structure, fora six-story building.in the
(Q}R.3-1XL acne. The C4 zone requires 9-fool side yard setbacks and 'ta-foct rear yard
setbacks from the pr~iperty line 10 the side and rear of the structure for a 6-slory mixed
use and nveJwork buifding in the C4 zone. As defined In the LA.M.C., In the case of an
Interior lot; the line separating the lot from the street is specified as the front lot line. Any
lot line not a front or rear 101110eis a side lot line.

The Project requires Zoning Administrator's Adjustments 10 allow for the
following: a O-fciol front yard for the IOJR3~1XL lot, which faces Cartos Avenue; a
n-fcct easterly side yard for the (O]R3-1Xl,lot; a Q.-foot easterly side yard for the
C4.2D-SN lot on the north block; and O-foot side yards for the southerly ~tr
portion of the S041h block not fronling a righl-of·wny.

Granting the requested front and easterly side yard adjustments for the [Q]R3·
1Xl. and requested side yard adjustments for lois In the C4-2D. and C4-2D-SN
zones of the north and south blocks, respectively, wi" allow for a unified
devetopment thaI will bring a higtH::Iensity, translt-oriented, affordable, green
development Ihat provides much needed housing and retail uses. The site Is
preeenuy developed wlth surface parking lots and flve commercial buildings
ranging from one- to two-stories in height.

In general, the Project provides no setback along portions of Hollywood
Boulevard, Argy,le Avenue. Vista Del Mar Avenue, and EI Centro Avenue, which
Is consistent with the surrounding development. 'The Project provides a variable
westerly sIde yard setback of n-Ieel to s-reet along Argyle Avenue on the north
block. Also, the northeast portion of the building near the apartments would be
set back at to-teet, 1().inches from the property line 01 the adjoining lOlR3--1Xl-
zoned 10110 the east,

proposed 10. include similar pedestrian-friendly elements. By granting the
adjustment requests for the front yard of the (Q]R3-1XL 101, and the remaining
side yards :of both the north and south blocks, the Project's unified development
will not only help extend pedestrian friendly areas further east on Hollywood
Boulevard, but also north and south on Argyle Avenue. Ground level retail uses
will extend further east ftom-theblstoric district. Also, public plazas on, both-the
north and south blocks will extend pedestrian activity Into the development and
allow: for, gatherings, public meeling areas, and outdoor dining.

The Prolect will also be compatible with the Pantages .Theater. Granting the
requested' adjustments will not only lead 10 development that will provide
suffi~ent parking for on-slte uses and for patrons of the Pantages Theater, but
will erchlteclurally complement its neighbor. The. project will have a stepped
increase in height for proposed Building No.1. _which faces Ihe Pantages
Theater. Also, the Project will include a curb cut similar 10 that found on the
northwest comer or HollYwood'Boulevard and Argyle Avenue. AnaJIy, proposed
Building No. 1 will include details or the Pantages Theater's marquee on the
building's fa¢:lde.

, a. The adjustment W171rosult In development -compotible and consistent with the
sUfTOunding uses.

b.

The Project provides mitigation measures to ensure compatibility with
surrounding uses. The Project Includes 'a transitional height on the northeast
portion of the north block, adjacent to the residential uses. Vehicle entry points
are to avoid pedestrian circulation on Argyle Avenue. The Prclect has been
scaled down from previous designs~ and provided variation in height and
archilectural design 10 avoid the appearance of a "cockle-cutter" developmenl
As such, granting the requested adjustment requests tor front, side, and rear
yards would lead to developrrient compatible with surrounding uses,

The adjustment ~V/11be in conformonce with the intent ond purpose of the General
Plan of the City.

Granting the requested adjustments to the yard setback provisions would be In
conrcrrnance with the Intent and purpose of the General Plan, The Hollywood
Community Plan flesignales the project site as Regional Center Commercial for
the C4~2D, C4-2D~SN .and (QJC4~20·SN zoned lots and Multiple Family. Medium
Residential Density for the (OlR3-1XL lol These land use designations permit
hlgh--density mul~family residential uses by·righl

The Housing Element oJ the General Plan also states that yard setbacks are
required for the public health and safety, such as providing sufficientlighl and air
for residential developments. The Project will provide sufficienl lighl and air
without the required setbacks since residential uses located on the second
through sixth fioors will be able to lake advantage 01 lhe Project's large Interior
courtyards. Also, open air pedestrian walkways, a !arge swimming pool, and
deck areas are located at the second level podium,

Just west of the project site across Argyle Avenue Is the HollywoodNIne Redline
Station. ' Granting the requested adjustments would allow for development of thls
size to bring D, high~density development 10 the area. The Planning Department's
Oommunlty Planning Bureau is currently in the process of updating the
Hollywood Community Plan, and has staled the plan ~i!J include an objective to
encourage hlgh..density development near public transit stations. Also, the
amourit of retail the Project provides will create even more of a destination point
for the Hollywood Community that will help Increase ridership lor public transit.

Just west of the intersection' of Hollywood Boulevard and Vine Street is the
historic Hollywood Boulevard's Commercial and Entettalnmenl District. This
district .lnctodes commercial uses thai provide pedestrian friendly elements.
Commercial buildings In this district are buill up to lhe property line, and Include
display windows, These elements promote slrong interaction between the
commercial. uses, the Walk of Fame, and Hollywood Boulevard, New projects
between the subject site and the Hollywood and Vine intersection are also

The project site Is surrounded by Argyle Avenue 10 the weer. bisected by
Hollywood Boulevard, a proposed private street to the north, EI Cenlro Avenue to
the east on the south block, and Vlsta'Del Mar to the south on Ihe soulh block.
Residenlial units abut the northeast portion of the project site, while commercial
uses abut the project sne 10 the east and to the south. Most of the site abuts
public rights-of-way, which enowa rcr sufficienl ~ght and air. Transitional height is
provided along a 1()"fool, 10·inch bulfer with trees hom the residential units 10 the
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, northeast, An adjusfmeni Is,requested for !his portion 01 ~ alte slnce'the alte'e
grading causes a portion-of the subterranean garage to protrude tn,to.the req~ .
setback-'ThIs prolruslon will nol"affe<:tthe Bghror air fa!: ""Idents of the subject
project, or, nelghbo", abutting the .ne, • For portions of the slte .that abut '
commerdeluses, a Moot side yard se~ack will noJ:Impact light and air for these

, .less sensItIVe uses. _Therefore, the .P.rojecfwm .confonn, ta. the:general jntent'of,
promoflng health slid- safety of the General Plan with the granting (,, these
adjusbnents.' '

c. The atJft,s/ment is In coo(onnanco with the spfri! and iJ)tent of the Plennlng ;md
Zoning Code o(the City. •

The primary purpose of yard requirements Is II? provide a buffering
distancelcomp;>bbffity befween respo,clive uses 0\' from the'pubfic'tight-ol-way

\ : andtc erisura'Bdequat~ nghllng and alrere provided tietween uses, particularly If
one of the uses is considered more sensitive. While th~ Ptoj~ct does not In~de
tradiUona' minimum front. side, and ~ryard setbacks, the tnlent of tho Planning.
.and Zoning Code are not comps:omlsed.

SecUon 12.22-C,18{c) of lh~LA.M.C. provides an excepuon to the setback"
requirements, and requires no front.side or rear yard for mixed-use projects with
ground floor commercial uses In the C zone fo(th~ portion of·the bundlng that
abuts a streel.-privai9 street or .aney.· This excepUon d,?es f)ot techni~11y apply
to the Project. since a portion of the ProJect located along.J.he.north boundary of
the Project Site contal~ rweArork units on tho ground level However, the -.
exception shews the Inlent of the ?on.!og Code to eliminate the yard setback
requirements, Where the resl~e~tial units have sufficient ng~t and air. and where, ...
ground level is used for. c:ommerqal purposes. . . .

Granting the requested adjustments for o-tpot'front and side adjustments would
'coourwe'tc ensure buffering·l?etween.us~. The most sensluve uses abqtting.th"e
site are residential uses north and northeast of the site. SlnglirfamUy homes are
located north 'of lhesRa across Ganos Avenl.-'e. However, Carlos Avenue
provides adequate eeperaaen from .the 'ProJect an~ these bcmes. ~lnCe·the
Project proposes restrf~d eeceee from the termlnu.s· oJ: vtsta Del Mar ~venue
and' Carlos Avenue. f!xtending Into the proposed private street, granting the

.. adjustment will, have no impact on .these single-family 'bemes. Adequate
. buffeting Is provided fl'9m' the Immediate reskfen~al.un(tS n'orth~~ of ~e slte,

The Project proposes e-tc-teet, 1o-tnch setback With trees planted In this are~.
A small portion of the subterranean garage wm .P"?trude above g~und level as a
result ·of the site's slope, ..necessitating the side yard adJusbnent request,
Gmntlng the requested. adjustment will not conflict Willi·the spirit arid Intent of the
Planning Code since' buffering 1$.provided. The French eenerat Building located
south of the project slle, would be. nearly surrounded by. the development
However, the- French' General buil~ing is a eommetoatuse, whiCh Is ntit :
considered a sensllive use.

'. .'
While light and air are not provided .tradltionallY from minimum front, st~e.and

. rear yards, sufficient light and air are provided to thls hjgh-density deve.1op~ent In
a different form, By eliminating the required yard setbacks. and pushing the
individual building clusters to. the perimeter of the development, B. 'shared
communal open space within the pedestrian paths. and recreation areas
increase. By eliminating the front and side yard requirements, the Project will be
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The project site Is located on 'a 7.46 net acre sue, bounded by secondary
highways and malor second class highways, Including Argyle Avenue and
Hollywood Boulevard, a.swell as local streets including Carlos Avenue,_Vista Del
Mar Avenue. and EJCentro Avenue. These streets, with the exception of Carlos
Avenue, have high vehicular and pedestrian activity throughout the day and
evening. Combined with··the -mbcof uses; including-commerpal.and'surface
parking, the site's physical and environmental semog attracts residents who have
weighed options to be In close proximity to transit and nelghbOrhood-serving
retail, higher density, jobs, and amenities versus large front. side. and rear yards.

The project sile Is one 0' the largest sites' near the Hollywood and Vine Metro
Red Une Station. The. type of develppmem the Project prcposee with its
proximity to transit will be in ccnrcrmance with the objectives of the updated
Hollywood Community Plan Update. The Plnnning Department's Community
Planning Bureau is cUrrently _In the process of updating the Hollywood
Community Plan, and has. slated the plan wm include an objective to' encourage
hlgh-denslly development near public transit stailons. Adhering to strict zoning
regulations of providing requited yard setbacks would jxevent hlgh.cfensity
transit-oriented development, allowing for a less dense development. Ulinzing a
site that hes-fhe capacity to accommodate 1.042 resldentlel- units and 17S,OOO
square feet of ground level retail would provide a great opportunity 10bring high
density near a transit station,

9.

Also, the site's slope results in the Project's request for a O~foot easterly side
yard in the IQ)RJ...1.XLlot The proposed subterranean parking extends inlo the
required setback as a result or the. rising slope', ca~slng a portion 01 Ihe
subterranean garage to protrude above ground level, and encroaching onto the
required side yard setback. As such, existing improvements make strict
adherence 10zoning regulations impradlcal.

Site Plan Review Findings.' Pursuant to: Section 16.0SF of the Municipal Code:

That the project complies wllh all applicable provisions of this Code and any
applicable specific plnn.

The Project. as proposed, requires a zone chanqe, height -district change.
adjustments and zone variances from the Los Angeles Municipal Code. With the
granting of the requested entitlements, the Project, as conditioned, complies with
the applicable regulations, standards, and provisions of the Municipal Code. The
sile is not located within a Specific Plan.

b. Thor· tile project Is consistent with the .General Plan.

As stated in Findings Nos. 2, 7e, and ab. the Project will be consistent with the
General Plan.

The Land Use chapter of the Framework Element identifies objectives and
supporting policies relevant to the project site. Those objectives and policies
seek. in part, to provide for the stability and enhancement of multj..famity
residential neighborhoods and to encourage the development 01 commercial
uses and structures that integrate housing units with commercial usee.

(
.:
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able to btrtter allocate open space within· the ProJed as .a~target shared area to
BUQ'N for a wider range of outdoor and -recseaucnet activi!ies •. Granting .the
requested adiustments'would not lead to the loss of elrand rl9ht.but would anow
for better outdoor cfrculaUon.and common open areas for residents to enjoy: k;

. . . such, gran~ the front,. side. Bnd rear yard adjusbnent ~e$l would continue
~··~-tomeel-the·lnlent·and,spfrit·of,thePlannfng and·Zonlng Code: -".

-d. There am 'm, acNersa impactS from the proposed 'adJustment or any adverse
· Impacts have been mitigafed.

, ,
The Project has been designed to minimize poten631 Impacts. to neighboring
uses.·A minimum 10-Ioo!, lO-inch buffer Is propcsed beto(een the northeast' ,
portion of the slte and 'the low-densRy apartments, ',The Project Includ .... an

• adjustme.nt request for a Moot sIde ysrct:selback because of· a technlCat maUer.
A poition of lh~ Project's subterranean -garage protrude.s Into the required etde.
yard setback as-a result of the site's increasing grade~ The submitted plans
show a small Wan bunt up to the property line, having.a height.of approximately,
threefeet, "

· The design· of the Proje~ shows resldentlal'uses placed-en the ~econd level end
higher all above grade, except for the joint living and YIOrk quarters at~mg Carlos
Avenue and the -private. driveway, EJ Centro Avenue and on VISta Del Mar
Avenue in the south ·Wock.. Y~rd'setbacks at the-second level could be used as.
small prlVale'patIo epace'fpr fnlfrvid.ual apartment units. As stat:.d In the ~~Ious
finding, by eliminating the requlred yard: s~lba?m.· and pushmg the Ind¥dual
building cluste~ to' the perimetes: 0.1 the development, a shared communal. open

· space within the pedestrian paths and recreation areas Inere.as.e; The ~lect will
be able 10 better allocate cpen.epace within the ·Project as a-targer shared area
to aHOw for B wider range of outdoor-and recreatlonal actlvlties. Granting the

· requested adjusbnents would not lead to the tess 0' air and light, but woul~ allow
for better outdoor circulation and common open areas for reedente to enjoy -. As
such, mere Would be no Impacts to resldentJartenants as open spa~ -would
continue to be p~vided... ,

· The Anal EIR has provided mitigation measures including noise •. 'traffic, .air
quality, emonn'others, to millg~te Impacts 'created fro",! these adjustments ~nd
from the Project Also.'lhe Project concept has been refined ever the pa~t years,
'where community outJ:each Includes several. neighborhood organiZations, .
residents and public agencies. These meetJngs have resulted in a project that
WlJl not b~mateiially detrimeptal tei the' character of the Immediate .neighJ:>ciihood.
The proposed project will replace. unsightly surface parking Ic?~.and un,de':ltllited
commercial usee with a vibrant mixed-use development that 1J}~ud~ of lntemal
pedestrian walkmiys, paths and courtYards to provide Ugtit and' air to all

. Individual units. The Project, win have sufficient exterior recreation and pool
areas' as well as lnterlcr recreation rooms 'and fitness facilities to allow tenants
access to these emenlues, Also, the .propos~d bu~ldings are configured towards'
the lnteriorlots so as to.direct noise away from surrounding uses.

e. Th.e sile and/or eXispng Improvements make strict 'adherence to zoning
rog~/at!onsImpractical or infeasible.
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SEE AlTACHED UST FDFi ADDmDNAL NOTIFICAl'10NS
September 10, 2Q07

City Planning D~partment
Ann: Mark Lopez (w/copy 01ordinance)
cc; Director or Planning
cc: Geographic Informalion Section

Attn: Fae Tsukamoto
cc: Zoning Administration

Department of Transportation,
TrafficIPlannlng Sections

Bureau of Street Lighting,
"B- Permit Section

Are Department

Los Angeles County Assessor
500 West Temple Street
Los Angeles, CA 90012

Councllmember Garcetti
Oouncilmember Hahn
Coun'cI1memberGreuel
Bureau or Engineering,

Land Development Group
Department 01Building and Safety
c/o Zoning Coordinator .
cc: Resfdentiallnspection. Unit

r-.iailStop 115

RE: PROPOSED GENERAL PLAN AMENDMENT, ZONE AND HEIGHT DISTRICT CHANGE. VARIANCeS.
ADJUSTMENT, ZONING ADMINISTRATOR DETERMINATION AND SITE PLAN REVIEW FOR
PROPERTY AT 5661 WEST SANTA MONICA BOULEVARD (SITE I), 5445 WEST VIRGINIA AVENUE
(SITE Ill, AND 5542 WEST VIRGINIA AVENUE (SITE III)

At the meeting or 'the Council held August 17 2007 • the following action was taken:

Attached motion (GarcetU- Hahn) adopted, as amended...•._ _ _ _ _ _•...••_ '_-4X'-~
Attached resolution adopted , _._ _••••_•••.•_ - - .•..•.••.-r-v-; - -••.._-4X~~
To the Mayor FORTHWITH ••••.•_,_••••••••••••.- _.._ - •.•.••-- - .:..•.•...- .,~j~Xi2
Ordinance adopted •__ _._:.__•......•_ _._••••.••••_ _.................. X
Ordinance number ._•._.••_ _ __ 179167
Posted date _ _ _ .•._.•••_•.•_ _ _ __••...._.•••_.............................. 09..05-07
Effective date _._ _...•.-.m •••_••••_ _••_ _ _._. 10·15-07
Mayor approved _ _ _ -. - •••_ •••.••••••.•••.~0~8-J31~-O~7~::;5i.-;~.:~~==:':===c:-=::=::=::::::
City Clerk
et



. r
, I

Je.,yNewman'
AI1en MaIllinS Law FIrm
515 Sou1h Figueroa Street
LbsAngeJes, CA 90071

Robed.Sllversten ....

~;~=';:~:lUe,3"FI<ior
Pasadena, CA 91101 '

OougHalnes
P.O. BoX9359fl
I.o~Angeles, CA 90093

Sl And.f!WS - :jJanla MonIca, LtC
Juri RJplnsky' ".' ..
3651 Overland Avenue, 'liS', 2"" Floor
Colvor CItY, CA 90232·

CraJgLawson
Craig Lawson & CO:, UC
8758 Venice Boulovard, 11200
Los Angeles, CA 90034

VERBAl MoTIoN
,f HEREBY MOVE that GOundl~PT the 10JlowlngrecommendaUons oltho Glly Planning

~m1sslon reia1lve to a proposed ,GenerilJ PI"1l Aniendmen~ Zone and Helght DISbftl Change,
Variances, AdJusbnen~ ,Zoning Admlnistralor De_nallon and Site Plan RolI!owfor property at
'5661 Wes1 Sanla Monl"" Boulevard (S1Ief), 5545Wes1 Vlljjlnla Avenue [Site ll), and 5542Wes1
. Vlljjlitla Avenue [SltilliQ, SUBJECTTOTHEA-PPROVAl'OFTHE MAYOR:

CERJlFY that 'the EnvIrOnme~iaJ lmpect Report (EIR No. 2OOs,mO-ElR, Slate Clearing
Ho\lS& No. 2005111018) has, been completed In compliance with the. california
EnlifronmilntaJ Ouafity ~ the'state GuldeUnes and the Clty-GuldelineS and that the City
Coundl has l)l\I!owad thelnlonna1lon contained thereln and ccnsldered'lt alolig wiit. other
lac1or.! related to this proje<:!; thet this detannlnallon refiotls the Indep;,ndantjudgment 01
-the lead agency, City 01 lOs Angeles; end that the documents col1.jUtutJng the record 01
proceedings In this malterare located InCouncil Ale No. 97-1.824 In the cuslodyoftOO City
Clollc and In the mes olthe Departmentol,Clty Planning In the custody 01the Enllfronmenlal
Rallfow SectIon; end ADOPT th<i EnlifronineJitalfmpatl Reporl . '.

ADOP.T FINDINGS made pu~\ to artd,ln accordance with SectIon 2108101 the Public'
Resources Code and the Statement. of Oveniding ConsldernUons prepared by the City
PlannIng neperenent. .

.~. '. ADOPT ANDINGS .cOhe City PlannIflg 'Commlssl~n. as the Findings of the ~unol.

4. ADOPT the .aCcompanying RESOLUTION as recommended by ,tho Mayor, the City
Planning Commission and the Qirn.cto( of PlannIng AP.PROVING the proposed Genes:al

. Plan ,Anien!fment to the Hollywood Community Plan .d~Jng a rcomcte Inci-easlng the
maidmuin poor area ratio pennliled in 'the ,NeJghborh""" COmmercial deslgnallon over the .

.emlre slte lor p,roperty (SlIel), bounded by Vl,gJnla Avenue" SL And...w. Place, Senla
Monica Boulevard,. and Wmon Place, from the current 1.5:1 to 3.84:1 for the proposed

.constructlcn of a mixed-use project ~nsisUng Of up to 375·nisldential condominium unl~·
and 377.900 square feet of commercia, space for property located at 5661 "West Santa
Monk:a Boulevard, subject to Conditions of Approval, as approved by the City Planning
CorymlssJon andattached to CounCil File ~o. 07-1824.' .

'2.

5. DIRECT City pl<!nnlng ,?epartmentslaffto revise the COmlTl!JT1ityPlan ~ap and update the
appropriate zoning maps In accordarice villh ·thIs eeucn, .

6. PRESENTim(fADOPTtl1eaccompanyin90RDINANCE:foraconbJrrentZon~Changeand
He.lght DIsI!ItI Ghange lrom fl4-1VL.and C4-1VL to (1)(0) RAS4-W'on Sile I lor the
proposed construcl.!on of a mfxed.use project conpisUng· of up to 375 resldenUal. .
condomlnlumunltsanC:J3n,900squarefeetafcommerctalsp'aceforpropertya!5661 West'
Sanla'Monlca Boulevard, subjeCt to Condi~ons otApprcval as approved by the City
Planning Commission and attached to Cpunc:iJ.Flle No. 07-1824_

sald rezoning .sball be subject to the "a" Qualified 'ceesmcaucn zone limitations
substebtleuyas shown In the City Planr:JlngCommission DetermJnaUon leUerdaled May 10,
2~071 attached to Council Flfe No. 07-1824.. .

. 7. REMOVE the m Tentative dasslflcaHon as deScrlbed In detall ln the City PlannJng
Commission Determination letter dated May 10, 2007,. attached to Couno1 File No. 07:'"
1824. . . .

o .•\D:rC.\Ca\l:DdJ ,\g"a.d... ~11l11\07~lIlt.l'lOt."""

8. ADVlSE the applicant of "a- auaillied dassificatfon time limit· as Indicated pursuant to
Section 12.3Z-J of ~e Los Angeles Municipal coee: the applicant Is hereby. acMsed that:

••• whenever property remalnsln a "a" aua.liJied dassl~caUon for six yearn ••• after the .
. effediVe date of the ordinance creating .same without substantial physical development

thereof for one or more of the uses first permitted herein having taken place within such
lime or if the Director of Planning determines ~t such .~evelopment Is not the~eaner
Continuously and expeoUiously eameCl on to eomphi!Uon, or ll rio physiCal develcprnentls
necessary without having been need lor one ormore of the purpose Iirstpermhted thereby,
such Qualified classlficaUon and the authority contained therein shall become nun and void,
the rezoning proceedings shall be termoated and the property thereafter may only be
utilized for those purposes permitted prior to the commenCement of such rezoning
pro.ceedings." .

9. ADVI~E.lhe·applicanl that. pursuant to Calirornia State public Resources Gode SecUon
21081.6, . the City shall monitor or require evidence that miUgation conditions are
Implemented and maintained throughout the lire of the project and the Citymay require any
necessary fees 10 cover the-cost of such monitoring.

10. ADVISE the applicant that.·pursuant to Stale Fish and Game Code Section 711.4, a Fish
and Game Fee and/or ceruneete of Fee ExempUon Is now required to be submilled to the
County Clerk prlor.to or concurrent with the E.wironmenlal Notice of DetermlnaUon filIng.

11. APPROVE, as recommended by. the aty Planning Commission: (a) a Zone Variance
granting early tssuence ·of demolition, gra~Jng, and excavation' permits .~lior 10 the
effedual!on of the Zone Change Ordinance; (b) a Variance pennllting vacated alley square
footage (11,373 square feet) 10be added to the bundable area used to calculate floor area
on SUe I prior to completlon of the alley vacallon; (c) a Variance allowing commercial uses
below and above the groUnd floor In lieu of only being permitted on the ground floor on Sile
I; (d) an.AdJustment to permit zero-loot yard setbacks along the street frontages 01Santa
Monica Boulevard; Wnlon Place and SI. AJ:tdrewsPlace [0 lieu of the minimum five-root
required setbacks otherwise required on Sile I; (e) a Determination to permit a department
store use or several retail uses below ground on Sile J and the continued department store
use on the southeast comer of Site: lin the RAS4 Zone; and (f) SUe Plan Review fin~ings
for the proposed ·constructlon of a mixed-use project consisting of up to 375 residential
condomlnlum units and 377,900 square feel of commercial space on Site I located at 5661
West Santa Monica Boulevard, 24 resIdential condominiumunlts on Site II located a15545
West Virginia Avenue, and 38.res!dentlal condomlnlum units on Site III located at 5542
West Vlrglnla Avenue, subJed to Conditions of Approval. subject to Condillons of Approval
as approved by the City Planning Commlssion and attached 10Council File No. 07-1824.

ITEM 60-D

MOTION

I MOVE that the matter of the Continued Consideration of Environmental Impact
Report, Statement of Overriding· Considerations. Communication from the Mayor. City
Planning Commission, Director of Planning. Resolution and Ordinance First Consideration
relative to a proposed General Plan Amendment. zone and height district change. variances,

. adjustment. zoning administrator determination and site plan review for property at 566JWesi
Santa Monica Boulevard (Site I), 5545 West Virginia Avenue (Sile Il}, and 5542 Wesl Virginia
Avenue (Site DJ), hem 60 on today's Council Agenda (CF 07-1824), BE AMENDED 10
approve the llttached(Q) Conililion(16 (rj MM-31 in VTT·66044) in lieu of the (Q) Condition
(16 (I) MM·31 in VIT-66044) attached to the file.

PRESENTED BY:
ERIC GARCElTI
Councilman, 131f1 District

SECONDED BY:

PRESENTED BY-"'E"'R"'IC=G7AR"'C"'ETI='-1 _

Coundlmember, 13" District
~ugust )7, 2007

II~
ADOPTED

AUG 17 fOUl

LOS ANGElES CITY COUNCil

FORTHWITH
August 17. 2007
CF 07·1824

SECONDED By,---,====-----:-;;-r-:- f}
JANICE HAHN If/ibm, Mul, Old
Counolmembar, 15" District Q( fti-rlflVP

ADOP,TED
M~lInli

LOS ANGELES CITY COUNCil
, Io lHl: I'MYOR FORTHWITH
"""l t:~TIHen
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CrrYCQUNClL
R~fT! ?~.sn~H~U.

.Dtipartniefil of Building' and Sarety·
201 N. F'lguetoa speet
Counter B. fO\J~ Floor

App)ieant: SL ~drews~' sa'nta Monj~. LtC.....:Jini,
. ~pinsky

CASE NO. CPC 2006-4392-G~A-zc..ZV.HIi-zAA.
. iAJ.SPR II..CPC20bS-4401-GPA-ZC.ZV.ZAJ.SPR. .:: .. ; " .
(acaUoR: otffif'W,,,',sarita Monica Boulevard 553g..

·5545·.w~\'it9in~·Avenue. and 5536-5542 W·

. Co~I1ci1~~:~~tANV:~~;
. PI.n Afea: HollyiYbotl
Reque$t(s): General Plan Amendment. ZOne and

Heig'ht DislricrChange~ zcne vartence,
Zone Adjustment. Determination and SUe
Plan Review' "

At IhfitCity Plann!ng Com~is~jon m,ecting ~n March a ..2007. the Applicant s.ub.~!ttt1d a wii,tten .request to
Withdraw Case No; CPC-2006-4401--GPA-ZC.ZV..z.AI..SPR and the records ~~al.1be.n:::ce,ived.and filed Wit.h:,no
~n. The following action was taken by the City Planning Commiss'fctll"'ofi{;:»>e20D6-4392~GP'~ZC-
ZV·HD·ZAA'ZAJ.SPR: . . . .... . ....,

1. Approved a General Plan amendment to the Hollywood Community Ptan toinaeas~ lhe.rnaxlmur.n
. floor~re~.ra~o (FAB-) penpi.lted 19lhe ~e!gh~r~ood ~~~e(cia,1d.e~~.~I!.~~ohS!le I (see'aUathed
. maps) rrom the current 1.5:1 to 3;84:1, sublectto Condlltons and .l!ml.taUo'Js~

Denied ttu:' requested ZOrie Change' rrom R4 and C4 to RAS4' on Site'~ ~s.filed •.
ApprOved a~ Recommend.cd tbatthe CUy Council Adopt a Zone and HeIght Districl Change from'
R4-1VL and C4.:1VL Jc (T}{Q)AAS4-2D on Site I (see attached maps) subiect to the attached
·Condj~orisofAppr.!l~I:.·· '. ":';' -v.". . .. ". '.,' '~'., , ".: .. ' •
A . . artance to allow ccmmerclat uses-below and above lhegroundOoor 10

onttieg~und.flooronSilet.·.: .. ,. ' '.
• permit 11.373 ~t.iare lee16"alleys. to be vacated lo'b~ added

to Ih~ buildable area used 10 calculate floor area on Slte I prior to co~plelion ollhe alley vacation,
Denied the requested Variance 10 permit "early stint" construction of the mixed-use projecl on Site I .in the exisliiig R4~ 1Vl and C4-1VL Zones. Stich denial shall not preclude a finding or condition in

• the'troCi map allbwing Ior the issuance of a buildipg permitprior to the reccrceuon of a neermap.
Apjnov.ed a V~ria~ce pe,.Secliori 1.2".27' to penult early issuance or demolition, grading, end
excavation permitS prior to the euecluaflcn of tne-zcne change ordinance.' " .
Approved the.requested Adjuslmenllopermil,zeHrfool yard selbacka alohg"lheslreet frontages cr
Sanla Monica Boulevard. Wmon Place and SI. Andrews Place in lieu of themlnlmom 51001 requited

.y~)fd selbacks otherwise required on Site f. .. .
Approved' ~e requested Delet'TQirjotion to pen:nil a department slore use or several retail us~s
below ground on Site land Ule continued department store use on-the soulbeast comer of Site f In
Ihe RAS4 Zone.
Approved .me requested Sile Plan Review findings.

2.
3.

4.

S.

'6.

7.

8.

9.

10.

CPC-2006-4392·GPA·ZC.HO·ZV·ZM·ZAI-5PR

Incidenlal to the request for a Zont;! Change. the applicant is racuesunq a HeightOistricl Change
Irom -lVllo ~20 for Site I. Height Oislricl-2D is proposed 10 limilthe maximum number of
stories on Site 1106 stories and the height to a maximum,of 113 feel. which indudes unoccupied
space.

Allh·ough·the maximum height allhe building is proposed 10 reaclr94 feel oroccupled space
and.19 additional feet (up to a height of 113 feel) of unoccupied architectural features.
numerous setbacks minimize Ihe massing of Ihe proposed Project. as it incorporales a
·wedding-cake~ design wilh val)ing setbacks and heights for the commercial and residential
uses throughoullhe Project. Due 10 the complexity of the proposed prolect and ute inlricacyof
the design, the Applicanl prepared a Height Diagram for Sile ,I wilh 5 Tiers. which define Ihe
proposed heighllimits of 5 spedfic areaswiihln the Project (SUe I). (See Height Diagram
included in the architectural drawings.) •

The main pedestrian access 10 lhe commercial portion 01 the Proposed Project is all of Santa
Monica Boulevard. Fronting along Vitginia Avenue are residential USf!S, with no commercial
uses on the ground 1100r. Sif!lilarty. the front yard setbacks are proposed 10be 5 teet for I~le
residential portion of the project and 0 feet for Ihe first and second stories 01 exclusively
corrunercial uses facing santa Monica Boulevard.

The floor area and height gained by the requested Zone/Height District Change with 0
Limitations will be dedicated to residential and neighborhood commercial uses. Wilhoul such
changes. the.combined residential and.ccmmerctal component of this Ptojeci wourd.nct be
possible; the site is Large enough to support Ihe residential densily requested or most 01 Ihe
commercial square loolage, however Ihe current zoning limits fhe height and me nocr area
necessary 10 support il, The proposed Zone Change and Height Districl Change are. therefore.
necessary to facilitnle t~e transformation of the currently underulihzed site inlo a vibrant mixed-
use communily.

B. zone Variance Findings

A. That the strict applic?Jlion 01 the provisions 01 tile zoning ordinance would result;n practical
dilficulties or unnecessary hardships inconsistent with tile general purpose and intent cttne
zoning regulations.

Below nod Above Gradg CommerciAl
Strict application 01 the provisions 01 Ihe RAS4·20 zone allowing commercial uses only on
Ihe ground floor would resull in practical difficulties and unnecessary hardships 10 the
property. The slte is cunenuy partially zoned C4 which permits commercial uses on multiple
levels. The RAS4 zoning designation is intended 10 enhance neighborhoods and revitalize
declined Ot undennuized commercial corridors. The restriction 10 fitsl floor commercial
development is intended to preserve traditional mixed-use in which most of the structure is
residential and only the pedestrian streetscece is commercial. The proposed Project is
ccnslstent with Ihis .intenlion because most 01 the development is residential. However.
applying Ihe strict first fioo,' commercial limil to Ihis development may be inappropriale
because. the exisling sfreetscape along Santa Monica Boulevard is multi·slory ccmmercral.
Below grade commercial developmenf is consistent wilh the intent 01 the RAS4 zone so long
as most ol the.devetooment is residential and Ihe above·grade commercial is compatible
with existing adjacent commeeciat-uevelcornenr. Further. below·grade commercial uses
would complemenl and be consistent with the e:wisting sublerranean level 01 the existing
department store curtenlly operated by Seats, Below-qrade commercial uses will nol add 10
the appearance 01 bulk or mass ot the buildings.

A sinct application 01 the RA$4·2D zoning provisions would result in LI Project lhal is

(

12.
13•.

consideredlheJnfo~tion contalned in the Draft.and Filla'
iR)IEN\f-i665.·7]20:EII~,.S~Jl!o ..;1IIO?111018.andA4p.p!lia1he. .. ..':..:.:':~.=: " ~.::~<..~:.~.'.;..

Recommended lhalthe,9pplicanl be adVised lhallime limils for effeclualM:ln of a ~~:r~tHe +
Tenlaliva dassificaUo'nor"'CtauaJified Classifi~lioo are speclfiedin'Section 12.:32.G.pf the .
LA.M.C. Conditions must be satisfied prior lothe iss~t;lce or .buildfnQ permits and. that the-:r
Tentative classification be removed in the manner indicated on'the attached pages, .
A4vfsed ~ applicant that. pursuant 10 Cafifomia State 'PubliC Resources ~e .Secl~(m;21061~6.
lhe Q1yshaD monilm or require evidehcethal the I'nitigalkin·co.ndiUonS. idehtirre<t as. ·(~Mt 00 ih;e

·.'i:ondiUoopages.;'arelmpJemeoledarn;lmainlainedlhroughoultheJifeoftheproieclandtheCJlymay
.;reqUre;¥lyn¢.~s:§ ..;nY'~..I9covei,lt1.ecoslofsuchm~ltoring. ,. ',' .'. :'.,' .

Advised ~ applicantlhal, pursuant 10Stale F"tshand Game Code Section 711,4.a FrSh andGame
\, fee.and.' O(Certilirral~ of F,ee Exemp~on is now required to be sUQn.1i1ted10 the ~ty Oerk prior tp
;-.or CC!OCqrrentwilh ~e Et:Mmnmenlat Notice of D,elctminalion (N~D) fflin9- .' . '. :

; r

';~'.: .r ,

~tScallmpact Statemenl: Ther~.j;J)~)~Gene~1Fund;i~p~CI as adm!oi~tratiVe costs a~' recovered lhrough f~s .:
~.~.~ . . .' .

This a~joo,~s.Jaken.by the·fpllowing vote; ... '
Move.do, ,: Hughes

. 'Seconded: -".Kay.. . :. .. '.

. Ayes: Freer, ~os. Usher, Woo'
Absen Cardoso. Ro.sc!len
V9!e ;~'EKt

Il·U:·;:·.!I!':'!'·' .•. '

!;;:~~~~:t~~cO::i;:Sion ha~ dis~ppro\reti· tho i~~~"Chancie ;eguesl, in ~hoie or iiipart. on;'; tho
applicant may appe31"lli~"t:disapproV31 10 the' Council\~iI'li~ 20 ,days after the )nailing. date pI this
d~~!!trP.i!'3Jion~ . .'1.....

An" a rieved .' 3" the Zone Variance 20

~~~~~~~~n:y'::~:u~~:.o!:lh~:::=::::n~~~fil:;~ri~=·; ,. ~~:
Countors;~ 201 fo'. F!gue~03.S.treet..Fot..irth Floor. Los Al)gele;s, or.~i 62~"? yan'Nuy$,Bo~.te"fllrd. Su~~ 251,
V,anNuys,. ~ .

-ib~;lr:nein whIch a.~rly ~~;. aeek j~diciaj ~Yie~ "of this detenninaiip.':l is 'g'o~~d by' ~~n.i9rnia C'odeof
Civil Procedure Section 1094.6. UnderlMt provision. a petitioner may seek judicialrevie~ of any decision
of:~he.~City pvrsuantto c.~'iior.oia cede of Civil Proce.d~re. ~e~i~n 109.4~:,on.ly .i; the p.~Vtion for ~rit of
mandate pursuant to thai section is filed no later than the 90th day follo-.ylng tho date on which tho City's
.de.ci.slP.o.be;c.omes..final ••:..•.•. : ; ~_ ,_.,:._ .....••...... _.. '-._ •.• ,:. ~..__ ..•. ,.. :...•._•...• _._

"
Atlachmenls: Findingsl Conditlcns J Ordinance I ~ap

.FII:IAlOATE TO APPEAl: MAY 3 0 ZOO?

cc: Notification
Kevin Jones. Hearing Officer
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incongruous 'with adjacent commercial structures. The commercial portion of Ihe proposed
Project is one level below grade and two tevels above grode. and Is oriented towards Santa
Monica Boulevard 10 compliment the existing commercet uses along that commercial
corridor. As contemplated by the RAS4 zone .. the Project as proposed Wl1.1enhance anft
rcvilalize the neighborhood by providing commercial services in a contemporary, shopping
center that"bleni:fs:wilti 'the Irtmlag'e along',Santa",Monica Boulevard: will maintain 'the
character 01 the existing commercial corridor, and is compatible with existing subterranean
commerclel-uses •. Most 01 the neighboring commercial properties on Santa Monica
Boulevard are commercially zoned C2·10; C4·1vt, 01 CM·1Vl,· There is a Jive story mixed
use commercial and residential center on the southeast corner 01 Santa Monica Boulevard
and Willon Place, and Ihere are many neigh~orhood relaU stores and shoppJng centers
along Santa Monica Boulevard up 10 rwo stories in height above grade. These com'!lercial
properties create a consistent multiple-story commercia' fronlage, and are part of the greater
commercial corridor along Santa, Monica Boulevard. Surrounding commercial zones on
Sanla Monica Boulevard do rlol prohibit mulliple level commercial developments.

Area 01 Alley 10 be Vacated added to Bu~dab'e Area lor Floor Area Calculation
Theowner requests reflel hom Ihe regulation that does nol allow Ihe addition 01 all~ 10 be
vacated 10 the buildable area when calculaling 1I00r area. The applicant desires to use the
existing alley to be vacated as part of Ihe buildable area inordeclo develop the project as
requested prior 10 recordation 01 the tract map which would complete the alley vacation,

The existing alley has an area 0111.373 square feet. lithe area 01 the existing alley to be
vacated weie included in the buildable area. the allowable floor area would increase by

. 43,612 square teet (1 t .373 square feel x 3.84 FA~).

Wt.l~e Vesting Tentative ,Tracl Map No. 66044 proposes to vacate and merge the existing
alley. tectmicauy, the area cannot be used as buildable area untillhe Final Map has ~en
recmded.Since Ihe recordation of lhe Final Map happens after Ihe Tract Map conditions
are cleared which is months after Ihe decision leller is issued, the applicanl has requested
thallhearea be induded in Ihe buildable area rather Ihan waiting lor several months, Since
Ihe condominiums cannot be sold until the Anal Map is recorded, Ihe alley vacation which is
part of the Vesting Tract Map application will occur during corisuuctlcn.

The Project site. located in the Holl~od Community Plan area 01 Los Aogeles; is
proposed 10 be zoned RA54.2D. The zoning as condilioned permits a flOOf area rano
(FAR) 013.64:1, If the alley 10 be vacated is nol included in the buildable are when
calculating Ihe allowable lIoor area. the proposed FAR would increase to 4.1:1 and the
projeci would have 10 be redesigned 10 keep the exisling Lilley open even though the tract
map when recorded would remove them.

B. That thC're are special circumstances applicable to the subject properly sucn as size.
topography. location or sUlrounc1ings tllat do not apply to otller properties in the same zone
and vicinity.

Below and Above Grade Commercial
There are special circumstances applicable 10 Ihe subiecr property tnet do not apply 10other
properties in the same zone and.vicinity. This Proiect is an urban inlill redevelopmenl
prolectiocated in the heart 01 an emergent commercial district and reslcemlat neighborhood.
Due 10 Iheresidential and commercial density in Ihe ProjeCI vicinily. there is lillie space 10

build a development providing a mullilude of services and community benefits. The intent of
Ihe Project therctcre is to create as many benefits 10 Ihe community as possible. induding
much needed housing cpponunltles. neighbmhood commercial services for dailyor weekly
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The Project's des!gn incorporates an open-air structure'with commercial oriented towards
Santa ~onica,Boulevard. a focal point ctQCk lower for communitygalherirl.9. and an~pe~ir

. ~estrlan passaqe between Vtfgi.nia Avenue and Sanla Monica Boo,levard for the
convenient. a~ss· of· community residents 10 the. Project •. In contrast, the exisling and
neighborif!9 eommerctat uses do ~ol'encour.:ige pedeslrian·a~ly. are agil)g:commercial
structures, are unrelateduses, and- ate-oriented toward vehicular use 10 access the

. ccrnmercial.uses.

Addilio"ally.~the subJeci site is zoned R4 and C4. The mulli-feveJcommercifll is sUbstantially
· proposed over the existing commercially zoned portion of the slle, The C4 zone permits
'commetciaJ levels onmuniple levels, -The proposed munl-level comrnetdal component of
.the mixed use,.project provdesvlhe neighborhoqd serving commeretat.uses.wnlchJs
,!Cf1COuraged, througtJ the RAS zone, and also provid~various,commercial oppOrtuniUes

'~",,: ,:~~:d:rriUlm~~~~~~~~n~~~tO~:I:~:r=~:=~.~:;~e~~~I~ltrfc~~~~
: ;':'in Ihe zone cttange ~ut would be made a. non-conrOfrping use .wilhoul..lhe variance.

Area DIAlley to be VaC31~ added 10 Buildable Area r~r Floor Area Calculation"
Thedos~ prorlmity torhe subWay, 10a number of bus linesqnd.l/? the otherl1efghborhoOds

: 'intes Angeles.·and the fact that this is an urban.development make the sne a prime location
to-allow.the' subject requests Approvai' of;,lhis request wt1i inc;ease the total dooi area

"permitted Ior Il)c sile'and therefore will,encoumge the development,o~ addjljo~1 residential
:!lnl.ts.arnHarge,SCale comh1!,!rcial uses in,the f-!o~IY:N?9d area. . '

"ine 'alley 10 be vacale.d is' whOlly within the proJect sit~ and will ,;al ~ 'needed, fo~ access
once Ihe project is compjeted. !hedesign'of the proj~ provides n pedestrian walkway'
from Sanla Monica Boulevard t6 Virgi~ia Avenue and thr~ughoul the project: The inlenld
the mixed-use prolect is 10 encourage people 10 gel cuter their cars and walk. Maintaining
the alleys woukJ not altow the project 10 be buill as currenlly designed which enccuranes
pedestrian activily and connects the community. The appficant is proposing an alley
vacation 10 achieve apedeslrian friendly, mixed-use enviroflmenllhrough the recordalt6n or
the tract map Which includes the alley vacation •. Not,allowing I~ project to add the area 01

.-.ltIealleywriul~ limitlhe potenlial to provide needed housing and ccmmercet facilities in thr:>
--area of Hollywood because the project would have 10be redesigned to account lor the 'aUeys
:.even Ihough ~ey are.being ellmlnated.'

C~.ThaI such 'variance is necessary lor lhe preservat;~n a~d ·~njoyment of a substantial
'property right or. use generallypossessed by other ptope!fle~ l1J the same zone, and vicinity,

'but which; beca~o of such spedial circvmsla'!oos and PfC!cfical dlffiqult!e5 01' unrieccssaty ..
hardship:;; is denied to the properly in question.. .

The variances requested herein iua necessary 'or the preservation ,,!nd enjoyment 0' a
substantial propertyrfght or use generallypos.$essed byptherproperties In the:same zones

•..• :aoovicinily;butwhlch. becausenl ttr~~.ProR~rty.S'S~.t;ircumsla.~'~'dim!fUIaes
.ard unnecessary hardships. is denied to the,J?topf!rty. The right 10 enjoy fulleconomi? use,

. of the property is curremly-enjoyed by'the .surrounding properties on Santa Mon~
Boulevard, which are able tc.madmlze the multi-story ccmperctatuse or ~e.properties

" , INithinlheif floor area fimitations. Unlif5e lho~ prcpenes, the Project~1.e is.a lmf!Silionalsne
with s'split zone and' a;Reys which preclude its .rull development tc.lhe .comrr:etdal aOd

; residen~llntensmes' and der}SilJqs ariticipated ~.its ptan design~tiOJl_ _

.. Restricting commercial.uses lo:o~ly, ipe gro~d I~vel Dr the Protect makes iI;hlrea's,1>1e 10
':'" develop the rnixed-use.developmenl \:'lith 263.780 square reet ofeommerdal space. on the'
: .. " 'sanla.Moni~ bouleya~dcomm~n?aJ 'rootage and mainlainingthe :Vlfglnla A~ue frontage

J i Jorresidenlial uses ccnslstentwilh exis!ilig development paUems.·1I isalsp,~etore diffK:ull
: ,·to d,evclop a unique and.ccbesjve.Prolect lh!31 win serve the ncighboihoOd co!TImerclal

, ". needs of the comtntinily if commercial uses on 'the: property'are limited. Providing Ihe
, proposed cOmmercial Uses below arni'above Ihe ground level will anowthe neW commercial

uses tobe consistent with Ihe existing department store, which is culTenUylocated bescw-,
, 'at-and a!>ove-ground level.' .The subject site is 'an appropriate localio~ for lbe' proposed'

.. ' 'Project as it is located on an exisling,~mmercial corridor near transportation cppcrtoones. .
a- variety' of employment centers, ,811d complements adjacent neighborhood 'serving

.' commercial establishments.

0:: ThaI the grnnlillg of such v~riance wjJi noi;'; malerl~iy.detiimenta' to the public ~/'are or
injunbiJs 10the properly 01' improvements-in the same.zone orvicinily in v4Tkl1the propertyis

,localed.. .

use. comnion open space, and a reduction irt traffic thr9ugh a pedestrian friendly Projeci
design which would reduce lrnffie;due to the residential densily or the project ~lhc large
scale commercial square fOOlage. The site fronts aloilg a ,dense'comm~' corridor-
Santa Morilca-Boutevard, while the rearorlhepropertyls,primpriJyrCsJ:dehUaI. The property

• straddles the transition between large(. scale strip. commercial .uses am;l: high mediem
. '·7"-:-residenliat:llSt$;·-·~·t1ecessilales::c:fustering commercial::densitY,:whnre .it is .most .

appropriale''\""~long Sanla Monica Boulevard. The RAS4 z:one.hOWever.funilS CXJmmer~1 ,
develop~t to Iheground level or a mill;ed-us.e slt;udure.. Fbespedalclrcematance on Site

, .• is the location. as the pro~rty 'straddles the transition between:co~e~cial uses and,
:~kJenliaJ uses as-the entire site. is planned, 'or commerPaI'4se but is split between

'! ,Lresldenlial and ·commercial uses. TIle RAS4 zone,is ~ appropriate:zone for a
';' 'Commerc!aVresiden"tia1 transillcn PfOpeqy, but ~~ first.floorconunertiallimitalio~ ~~s.a

:':1@IJS:I~n slte ff!Jm appropria.teJy clusleriOO the commercial d~lopment along the·Sa~ta
'M?nica Boulevard frot:Jtagewhne pres.erving !heresidentialfaco 0' VirglnlaAvenue"thereby
preservin9 the residential area.

Below and Above Grade Commercial. . •
The granting of the requested vari?~,'oq;ommerdal uses above and,~eJo.w ground level
will net be ~tenally detrimental 'Io"'the public 'we.lrare, or injurious to the property or
improvements in the same zone or.v'icini,ty in which the property Is located: The projed is

, ' "requesting 8 zone and, Height District ..change, (0 Ihe RAS4-20. zone :in of.der· to '
accommodate a.p(oper FAR for-such. a project Th~!JSe of basernents.andupper ncors of
mixed use buildin9S: is permiUed by commercial zones bul nctjhe RAS zone. A!f theenure

" site is proposed for the RAS zone. withoullhis variance. the exisling Sears buildil1g woukJ
become a non-conrormirlg use arid Ihe project could 001 be built in such a manner <!S to
pro~ei1yinlegrate the seers building into the new development 10~ddilion, plher propedles
proposed for the RAS zone have had Variances approved 'for ecmmercsat uses on mulliple
lloors when such projects were 'proposed over multiple Jots with FAR's exceeding the normal

'3:1 of the RAS Zone •. Approval 0' multiple noorsol.ccmmercial.uses wouJ~ also result in
, compressing lhe commercial portion of lhe projeclto the Santa MO,nlca Boutevard IrQntage

white mainlaini.ng the residential frpntage of VirgInia Avenue in conformance with e)(i~ting
development patterns.

kea 0' Alley 10 be Vacaled.add~d to Bund~ble Area 'or Floor A~ea C;lcuJation, .
Because the owner r.> going 10 build residential unlts and commercial racilili~s together, iI is
obrigatorylhat the Final Mep be-redorded betore any.units.are sold. Tbeelley vacatlcn is
included as a portion of Ih~ lra«t map. Denying the Applicant 10,ability 10 in.9~e the area 0'
the alleys lhat will be vacated.upjll aile! the, M~p is recorded is would require a redesign of
the building 10 noUnclude Ihe area of !he alleys which are being vacated to accommodate
the project, This would be injuri~us 10 both the project and the propenyas lht; alleys are no
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longer required lor access. overall project cntillemenl procedures Ihal may alter Ihe final zone change ordinance. and
Ihe Final Tract Map condilions of approval whlchmay create an inconsistency between Ihe
"0· condi,lions of approval and the tract map conditions,

B, !here are NO special circumstances applicalife to the subject property such as size, shape,
'topography. location. or- surroundings thal'do not appfy'generally·lo,otllf!,f property in the
same zone or vicinity.

E. The granling of the variance wl~1not advcrsely aHeel any element of the General Plan,

Below and Above Grade Commercial
._ .. Ttic'-§ra-ntintj dl'U'le'-v:friantd 'wn!: hOradve}set~( aflt!tn1l\y' etementnr thlf'HollWo'ood '

Community Plan, The HollY'N90d Community Plan does nol restrict commercial uses in
mixed use development 10 lhe first noor. Rather, Ihe Plan establishes broad poflcy goals
and land use designations which woutd'be served by Ihe proposed, Project. .The variance
requested herein allows for the Project to meellhe goals expressly stated in the Community
Plan: Commerce policies include ensuring that Mute development Is compatible with
exisling development and surrounding residential neighborhoods. The requesled variance
and the proposed Project are consistent with this goal. as the Proiect is compatible with .
existing developments atong Santa Monica Boulevard while preserving Ihe residential
frontage aJeng Virginia Avenue. Most of the neighboring commercial properties on Santa

· Monica Bo:,Jevard are zo.ned C2-10. C4.1VL, or CM·1VL Commercial proper1ies along
Sanla MOnica Boulevard are therefore p~mltled 10 provide commercial services 10a height
0145 Ieet.or three s_tories. With commercial services onty one story above grade in heigh!.
Ihe Ptoj~cl would lherelcre maintain Ihe integrily of the commercial corridor by providing a
consistent fronla,ge along Santa Monica Boulevard.

The Project will also be consistent' with the surrounding reslcenuar neighbofhoods along
Virginia Avenue between wmcn Place and Western Avenue. and along SI. Andrews Place
between Santa Monica Boulevard and Lexington Avenue in developmenl standards, The
Project will preserve well dermed residential ne1ghborhoods in Hollywood. Funher. along
Vir,ginia Avenue. the Project Will be setback and landscaped 10 preserve Ihe residential
atmosphere of me-street. Separate parking lor the residential portion ollhe Project 00
Virginia Avenue will also maintain lhe dislincl character otme street for residential uses.
The Project will maintilin the integrity ollhe surrounding residential community by providing
design and developmentlealures Ihal blend wilh adiacent residences

Area of AlleY,lo be Vacated added 10 Buildable Ar~a lor Floor Area Calculation

Granting the variancewiU not adversely affect any element 01 Ihe General Plan as it is
consistent wilh Ihe Hollywood Community Plan and the Housing Element. Alleys ate not a
part of either the Community'Plan or the Circutalion element or me General Plan and Iheir
vaceuoo will have no etrect on circulation as they are no longer neeced rcraccess 10 Ihe
sue. '

The requested variance is requested by the desire 10 start eilrly construction prior to the
zone change ordinance and recordation 01 a Final Ttect Map and is a sell-lmposed special
circumstance. By wailing 101 the zone change 10become effective, Ihe Final Tracl Map can
be recorded and the project buill wilhout a zone variance. The structures on lhe sile can be
~emorished prior 10 complelion of the zone change, and grading ollhe site can atsc'occur.
There me no special circumstances about the subject properly,

, C. ,"The varfunce is NOT necesSary for the preservalJ'on and enjoyment 01a sUbslantifJI property
tight or use generally possessed by other property in the same zone and vicimly but which,
because altho special circumstances and practical di/ficulties or unnecessary hardships. is

,denied to the properly in question, '

The requested variance is not a resbn 01 special circumstances Of practical diHicullies
encountered on site; rather (he variance is II request 10 jump stan a project prior 10 lull
processing 01 Planning Oepartmenl entluements. In this respect there is no hardship or
taking 0' proper1y rights since Ihe applicant hils applied for Ihe zone change and Tentative
Tract Map and Ihe requests are being processed in a tim'cly manner.

D. The granting o( tile variance WILL BE m<Jteriafly detrimental 10 1I1e public welf;ve, or
injurious to tne property Of improvements in the same zone or vicinily in which Ihe properfy is
located,

Allowing a mixed-use snucture 10 be buill under the currenlloning regulations which do nol
permit the proposed uccr area or height prior 10 lhe linal recordalion 01 a Tract Map and
adoption 01 a concurrent zone chanqe-for-the convenience ollhe,property owner negales
Ihe purpose 01 (he discrelionary revi~,w process, Tracl Map conditions as-wen as zone
change conditions, requ,ire compliance wilh certain -ccbnc improvemenls and projecl
conditions ~f approval ~I are in place, toprotect public welfare 01,bot~ moject residents arnj
adjacent residents.' AlloWing a project'lo be b'uitlVJilhourthese cblidilions' in place could
compromise the abililyor the city to enforce the pending zone change conditions 01 approval,

9. Zone Variance Findings "Early Start" (Denial), Pursuant to Section 12,27.0 01 tile
Municipal Code;

E, The granting of (he variance WILL Ddverse/y affect any element of Ihe Genera' Plan,

The applicant has requested a Zone Variance 10 start construcuon on the project with City
Planning Commission approval 01 the zone change and variance (or il appealed by City
Council approval). and prior 10 the u:,cordalion of a Final Tract Map (Vesling Tentative T ;acl
Maps No, 66044). The reason lor me request is 10 start conslruclion on the building as soon
as possible whboutute lull processing of Ihe zone change ordinance and prior 10completing
all ollhe conditions 01 the tract map (required for a Final Tracl Map), Typically Iheapvlu::nnl
agrees 10 abide by the conditions 01 approval by recording a covenant and agreement
However, in this case there is a concurrent zone change being requested as part of the

Zone variance procedures are eslablished 10 grant relief when certain hardships and where
site impracticality makes comptiance wnn Ule zoning regulations impossible, The applicant
has shown only ibat me variance is necessary to start early consuucncn 00 a project. The
General Plan has established cenajn land uses and criteria lor implementing zone changes
and 9ranling an instanl variance for a projecllhal is slill being processed could patenlially
cause connlcts between the olher actions, Since the conccncru zone change procedure is a
mere permanenl action implemenling Ihe GenerLlI Plan. this approval requires compliance
with the Imcl map as a condition of)he zone change.

10. Adjus1mcn1 Findings. Pursuant to Section 12,28 of Ihe Municipal Code

A. The strict application of the provisions of the 10ning ordinance would N07 result in practical
dilficuJ/ie~ or unnecessary hardships inctinsislent with tne gencral purposes and intent 01the
zoning regulalions,

A. 7h.111he granting 01an adjustment will resull in developmenl compatible and consislenf wifh
Ihe strrTounding uses,
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.:::' The AP~iidanlb.requ~~ a ~ducuo.n~ s~;ba~' ~~Pf?.Jd~a ·G.fQ~tri:Oi{ipnt 'seihack
along Santa Monica Boulevardl .Wilton.Place and Sl: Andrews Ptace; Tllfl RAS4 Zone
requires a.5-f~t front yard setbaCk. or the "a~ro'ge of the 'adjoining buil~ingS": . .

.-~;~Jh~~Jigmg~JiOn~ is to qroVide setPackS1~.areaswith s~i~r .
setbacks. Other buil9lngs 10 the area, both el!QStingand new, orn;~ front and other yard·
selbaclq; similar to the setbacks proposed by.the Project For:'example~ the existing.
amt~.r:P:at . .

... ~ul?l~~site,
, ,...!!19~9~nla
"lf~lflrir!tc:o

teel.in th8 yards
~de.abuildtrig

':"TIi~~rtoorty·skJe of the'Pr~j~ct alpng''(jrgjn.kt AY~O\l~~1(pr9Vid~'a ~fOOI f~1 yard
setback (5 Ieet overwtial is regutred) to comp.1imenl theacjacenhesidential bUrrd'uirIs actO~

. ..Virglnia ~ve~u~:.On Sa,l')la.t.,4Qnica Bouleva~. U;te,Projecl p~?S~ ~ 'pr9vk!~ _~O-fop~~rd

" "icil.~I:~:~;:~:
property line fOf a sjgniOcanl p.pt1ion of ,Vt~;;ile,alqhg'

Santa Monica Boulevard. Also, the ~pplicanl requests a 04001 front yard setbaclt along
. W~(on13"'-"" and §~:.Andre~ Pia •. ",

:~~tba~,'
•... se(h<1<;!1,

located en
!,:"onlca BOulevard and ~t. Andrews Place.'

:t.n;;,PrQj~~,mopq~,pl!W~m.~. Setbar-kS 19 :lTlinirp·~.Jhe~!l1g:~r ,$~,PrQjeclwill''' its
incorporated "wedding.cake" design. providing varying se\ba'ikS for the ~m~1 and
residential uses throughoullhe project. (Se~ the table below.) lil ad~tio:n. the :oe1backs ~~

';'~' ~ ·'Commu.niJ)l.IIi.~on of,pro-yi,d!'19 ur!1a~ ~'!'t~9!~~s:a.l~, ~ ' 1JJ.'!l?gll
,··80~.e\lflrt,l in ..o~ef·~o ~nJ¥l!1Cf!!:pt;ad~s.lrian;actiYiIY af!4 Ulpap,~·pe~e·n~.

.', .~:.

, ..' ~ ,:.
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Monica Boulevard and mat me first two tevets are ccrnmerclat uses, the request to maintain
zero-loot setbacks along the yards is in conformance with the intc,:,' or lhe General Plan"

·C. Thai Ihe granting of an adjustment is in cO[lformance with the spin'! and intent of the
Planning and Zoning Code of.lhe City.

The requestedadjustmentis in conforma~~; wilh'ih~'~pi;it'~~~i~'ieni of Ihe Planning and
Zoning Code of the City. The RAS4 zone is a zone created relatively recenUy by the Cily to
encourage mixed-use development. The subject site is commercrauy zoned along Santa
Monien Boulevard and would nol ,equit~ afront yard setback if the project were proposing a
commercial use. The RAS4 setback requirements are citywide and do not take into account
the unique cbaractedsucs 01 the urban area which typically has a dense buitding patternwilh
reduced yard setbacks, The zoning regulations require certain selbacks from respective
property lines In order 10 provide lor buffering dislance/compalibiJily between respecuve uses
as welt as to ensure access in the event of an cme(gency. Su'th regulations. however; ate
written on a dtywide basis and ~nnot take inlo account 'the unique chataderlslics of a
specific site. The proposed project occupies an entire cltyblock. thus Ihe code requirements
lor side yard setbacks between buildings to ensure light and air drculaUon between adjacent
buildings is not needed in this case, .

The Zoning Code allows adjustments lrcrn the Code when special circumstances exist
pscvlded that the development does-net result in any adverse impacts, The proposed
building will be compatible with adjacent uses and also consistent with surrounding
development.

D. That there are no adverse impacts 110m the proposed adjustment or any adverse impacts
have been mitigated. •

The glilnling 01 the Adjustment to reduce the yard setbecks.alonq Sarna Monica Boulevard,
Willon Place. and 51. Andlew~ Place will nol result in adverse impacts 10 the surro'unding
properties or 10 the ~ubjecl property as Ihe surtounding buildin,gs in the area and many
buildings in the Hollywood area have reduced yard setbacks,

There are no aoverse.lmpacts /tom the proposed adjustment to reduce the yard setbacks 0"
Ihe proposed develcpmentbecause doing so conforms 10 the development and land uses
It:mt.;S~!IO!Jnd the project site and provides rOt lhe habitability needs ot the proposed
devetqpmesu's residents and commercial patrcos. The granting 'of the requesl to reduce the
yard setbacks will not resun in adverse impacts 10 the surrounding properties Of 10 the '
subject property.

An Environmental Impact Report (EAF·200S·7720·EIR, State Clearinghouse No.'
2005111018) has been prepared lot mrs nroiect. Potential envlrcnmentat impacts from the
proposed Proiecr were identified. analyzed and. mitigated to the extent feasible. as analyzed
In the project's EIR. The EIR contains appropriate miljga.lion measures. monitoring
programs, and examination of euemafives lhat are part ot the.case file.

E, 1he sne anrJ/or exisling imptovements make strict a~hetence to IIle loning legu/,Jlions
impractical 01 infeasible. .

The subject site is located in a hig~otIensilY urban area where real estate is at a premium.
Setbacks in a mixed-use plOjed on a site that is currenlly commercially zoned. inaddilion to
street dedications. make it a hafdship 10build wqU-dcsign resldentlaf proj~ls in urban areas.
Furthermore. ICstdcnlial setbacks on Ihe Su~iect Site would be incongruent wilh

surrounding property. most at which is developed wilh commerciar uses with zero setbacks.

(
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..
REQUIRED YARDS

RAS Zone Reauired Setbacks

Front Yards Sleet or average of apJOinIn9
bunding.s less'lhanS 'eel

Pro osed Setbacks

Santa, MonIca Boulevard:
1Slstory.(commercia1):.Nohe .
2'" sial)' (commercialt. None' .
:r<S(OI)' (resldenlial~5 reel

....

Virginia Avenue:' ,.
~. stOry (residentia'.): S feel

Willon Placet
1~story (commercial)! None
2"'slol)'(""mmerdalt.No!>e·
:r< sial)' (resldenlial~ 5 reel .
1· story of ~n1iat Sleel

SL AAdrows Place: t.,:,.'

~:~~r!~~r3e:=~!~,~;me
5 reet'rcr residential, None for
commercial atnround floor>

SideYa~s NlA

Rear Yards NlAs reet

., ,t

The main pedestrian access to the commercial portion of Ihe Proposed Projecl is off of
Santa Mqnjca,Bo~If.1''':'3rd, Frc>I1ting"along Virginia Avenue are residential uses, with no .
~mm~rcI~I;on,'~~:!Jro,Ufld'p~r.,$i!1!ilarly. lhe'yard setbacks are proposed (0 be,S reetrcr
the ~idenl~al portl.on of ~h,e~ject andO Ieet for the first and second stories of exclusively
commercial uses (see Heigll(Oiagramincfuded with!n the' architectural drawings and the .
below table). " " " .. .:,: . .> •

Pro\r'idlW t1!e Coile' r~ujred,esid~ntlal 'roin yard'selbacks ~uid furthe:i- reduce the building
, t,oo,tprint ~rea be}Q~: tti~,~1 area lo~t'lo.the probiible s~el'dei1icatiohs: a·ldss of:9,459

~1J!l~e~1~~~h~~Y:~tw~~a the'redai~~~t~~~~f:l~~~~
e)cislirigzrinewhic:t'!)~nerai • ,":;' \.

. ./
. ' , ..

T~ prppos~ sil~'s ck?se.proxim\~¥ 10 pubjc transportation and jobs, the'sUJ'1't?unding
commercial ,prop~~s have sil1lilar Selb3C~ which are consistent wilh the 'development
panem of any, ~ri?an,~~~,in'~r~x,in:ut~ I~,~ajor ,transportation routes, .

.8. Thallhe granting of an adjustmen,I''''';''JI be in conformance with lh'e intent ;Jhd purpose onne
, GeneratPJanoflHfj"City:: t'"'~~ ~ : .- ~:- • .. • ", .. -" .. "

The General Plan desighales' 'Ih'e subject site as Neighbofhood ccmmerclal wl1h
corresponding zcnesol C1. C4, C2. RAS3:RAS4. P and PB. 1l1eiCquested zone 01RAS4
is a relatively recent fld~~'i,9n ~o.I~zpning categories and is permitted wi~in the commercial

:~~~:;;e!re~'~~~~·~~~~Q(t~~:~!1:~~f:~~~~g:r~~~~=::~e~~:~~i~
uses, Because Ui~ upper Roots arej'-eSid.eniial uses. selbacks are required to allOW project
residents S9me separatlcn from adjacent comme;aal uses; . Coilsideriog thai' the
commercial zone would riot normally require setbacks for commercial buildings along Santa
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The laclthallhe project sne includes an entire city block make strict adherence to the zoning
regulalion impracucat as there are no other buildings to be set back Irom except Ihe original
Sears building which I;:; being integrated into the whole project

1,1.Use Determination, The Applicant requests a Determlnaflon 10 permit a depaftment slate use
or several retaU uses below ground on Sile I and Ih,e'continu!'!d .d9P<;lr1n}~flk~,p!,~:~e:qn'lhe
southeast comer of Site Iin the RAS4-2D Zone. The mixed-use Ptolect prcposes to provide
one level 01 below-qround retail, and two-levels 01 above-ground retail with housing above the
proposed two-level retail along Santa Monica .and housing on Ihe ground level along Virginia
Avenue. There is an existing 114,120 square fool department slate on-site. The existing
department store is 'our levels, wilh'3 levels above ground and 1 level below.ground.· The
Project on Site 1proposes 10 provide a new eepanmenr store use or several re~if uses betcw-
~~a~.to compliment and inlerco~nect with the exisling department slore currenuy operated by

The property is currenl1y zonedR4 and C4. The C4 zoned portion of the subject site permits
department store uses below~rade and on a second level. The RAS zone is a relatively recent
zone created by Ihe City of los Angeles ,10encourage mixed-use developmcnt The inlent arid
purpose of lhe RA~ zone is 10 promole the developmental additional housing opportunities near
neighborhood retail serving uses within a .pedestrtan friendly design. The proposed Project
meets Ihe purpose and intent of the RAS zone and is a development thai is compatible and
consistent with the surrounding uses,

The existing relqil store on site. currently operated by Sears. is a muul-tevet department store
which has existed on the sue since 1928, and has served Ihe community, providing !)'Pical relaU
services of a department slate and will be retained as part ollhis development. Oeve!Opment of
the proposed Project lnvoives demolition of me six neighborhood retail buildings on Site I.which
consists of 47.430 square feet of retail, and the existing 335 surface parking stalls. The
proposed Ptojcci will provide neighborhood serving retail uses on Ihe ground floor and the
second level 01 the proposed plojed and will replace the exisling 335 surface parking stans
within a subtenanean parking garage. '

Pr?~ding a below'ground department store use or several retalt uses which complimenlthe
eXlshng department store serves the needs 01 the community, and is hidden hom the pedestrian
view at the ground level. Since the proposed depanrneru store use or several retau uses ale
proposed below ground. the proposed project will serve Ihe retalt needs ollhe community and
maintain a neighborhoOd reel to the community by providing typical neighborhood serving retail
above g/Ound 10 encourage pedesltianactivity. Therefore the proposed department store use or
several retail uses below ground ate similar to and no more objectionable to the public wellare
than those listed in the ,RAS4 zone,

12. Site Plan Review findings.

The ronowing Findings can be made lot the project and allow 101the. submittal 01 updated plans
for '?lIe 11 and SHe III thai require more detail induding: Full eievatlon cersu, Parking
configuration. Open Space location. and landscape information, Conditions of Appmvat have
been added as part of this recommendation requiting the applicant to provide updated
arcbltectcrat plans (inCluding elevation detail. parking configuration. open space location, and
tan~scape infOl~ation) lot Site II and .Site 111which show edeqcate detail shan be subjeclto
re\l~ew by Ihe CIty Pianning Department. Council Office. and the HolI}'#OOd Studio District
Nel.ghborhood Council in order to obtain Site Plan Review Approval of Site II and Site III to Ihe
saltslaclion 01 the Director of Planning prior, to Ihe- issuance of any permits on those sites at a
tuture dale. This condition was included because Sile II and III are inlegral parts of the project
as they are lois identified in vn~66044,



;ri"Y OF'LOS ANGELE.
CAUFORNIA

Of1~MtmOl
crrr,'LANNIHG

s.CM.~~AD

-. OfflC'lOF
ZONIt/GAOMII':ftSliW1qtf
2WN,.s-.cSftm,. ""'Icx.

lCal'tocmf,.'Q!lo:m·
Q'J)U711-1)1I

f",lttallJ.~lDt--
September 28, 2006

. Kelly T. sene (A)
WII:;hire Urna" Properties, LLC
1120,NW Couch Street, Suite 600
Porllapd, OR. 97209

Mark Bofour. (0) .
Bolour & Associates
57,57.Wilshire Boulevard, Suite 448
Los An9~I.s: CA' 90036 ,

Chaska Berger '(R )
Craig Lawson and ce., LLC
8758 Venice Boulevard, Suite·200
Los Angel"!l:CA .9D034

CASE NO. ZA 2006-2356-Z\1-ZJ\A-SPR
. ZONE VARIANCE, ZONING· ..

ADMINISTRATOR'SADJUSTMENT;'SITE .
PLANREVlEW

Sile Address: 3150 West WIlshire Boulevard
.Related Case:VesUng Tentative Tract'

66283
WIlshire Planning Area

.. ZOne: C2-2 & C4-2
D.M. ·1328197
C.D. 10·
CEQA: ENV-2005-8703-EIR

" Fist> imd Game: 'Exempt .: .
LegalDescriptloh: Lo! Nos. 5:throu9h12
and Lot 14' ofiract 5011 .

Depagment 01 Building and Salety

1f
J

Pursuant to C';art~r Section 562and Los Angeles Municipal Code Sectlon 12.27.,1 hereby
APPROVE: . " ' .' ". .'

~.vaiJa~;;'; Irom ~ection.li.21 ~4(a) 01 ~"LA.~.c.t~ permit 1.35~a;klng .
spaces per one-bedroom unit and 2 parkfng spaces per two-bedroom or:gie~ter

. unR In lleu 01 the. required 1 parking space per Uliit 01 less than 3 habitable
rooms, 1.5 parj<ing spaces per ·unlt of 3 hablJable rooms and 2 parking spaces, .'
per unll ql more than 3 hablJable rooms. .

a varlan.ce:frorn Section ·li21.AS of the L",J<1:C: to: .1i pennlt parklngslati
wmths·al the required 8'-8' In lieu 01Ihe.1()"lnch clear-space required at· each

. slde-of an obstruction; and 2).permll'~!1 the drivealsles-to be 25'-6~ In.wldth In
lieu ollhe.redulred 26'-8' lor 8'-8" wide stalls at a 90 de9ree angle with double
loaded aisles with two-way traffic; .

a varian~e Irom Sectlonsl:i.14. (;.3 and 12.16 C.30flh~ LAMC 10permit an'
increase In denslly Irom 400 SF oflol area per unit 10 185 SF offol area per
dwellingunil; a variancfrfrom~ection lAMC Section 12.21.G.2 10: 1) permit a

. reduction in Ihe required open space 10 provide 34.000s.I. (30,OOOs,I.,ol- AN E.QUAt. E'MPLOYM["JO'OPPORTUNITY _ AFFlIl'MATlVE ....!;TlnN I:!:MPL.DYItR

Ji,
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include clarification, .verification of condition eornpllance and plans or bllilding penni!
applications. etc., end shall be accompllshed BY APPOINTMENT ONLY. in order I~ assure
that 'you receive service wit~ a_mJ~Ir:n~~.amounl of waiting., You.should.advlse any ...
consullanl representinq ,you of this requirement as w~lI.

FINDINGS OF FACT

After thorough consideration of the statements, contained in the application. the plans
submitted therewith, the statements made at the public hearing on August 3D, 2006 ••811of
which are by reference made a part hereof; as well as knowle~ge or the pfOpe~ and
surrourli:Jfrig district, I find that the five requirements and prerequisites for granting a
variance as' enumerated in Sectlon.562 of theCily Charter and Seclion 12.27 of the
Municipal Code have been established by the following facts:

BACKGROUND

..

The project she is an irregular 'F'-shaped lot located on the south side of Wilshire
Boulevard _between Vermont Avenue and Shatto Place with approximately 329 feel of
froritage on' Wilshire Boulevard, approxlmetely 350 feet of frontage on Vermont Avenue
and intermittent frontage of approxlmately 150 feel and 65 feet on ShaUo Place. The
project site is located directly across the WilshlreNermont Red line Station and is localed
wlthln Ihe Wilshire Centerrxcreetown Redevelopment Project Area.

The site contains approximately 86,151 net square reet erter required dedications and is
improved with an approximately 54.0QO square-fool, two-storyccmmerclal b.uil~ing with
restaurant and office space and is improved 'with surface parking lois. The alle IS zoned
C4-2 and C2-2 in Height District 2 and Is designated for Regional Center Commercialla~d
uses in the Wilshire Commun.ily Plan. The Height Dlstricl 2 permits a Floor Area RallO
(FAR) of 6:1 with no heighl IImiJ.

The proposed development is a mixed-use project with approximately 600,000 square feel
·of floor area consisting of 41,000 square feet of ground floor commercial space and 464
residential condominium units. The project is designed with two residential high-rise towers
over a 5·level podium structure co[lsisting of ground fioor retail and 4 levels of above grade
parking with 700 parking spaces for the residential condominiums and one level of
subterranean parking with 150 parking spaces for Ihe commercial condominium,

The residential high-rise towers contain a total of 23-s101ie5and ts-stortes inclu?ing.lhe 5-
level podium structure with a maximum height of 285 feel The 23--story tower IS oriented
toward Wilshire Boulevard and contains 287 units and Ihe 15-slory lower is oriented toward
Vermont Avenue and contains 1n units. The unit mix for the residential condominiums
consists of 390 one-bedroom units and 74 two bedroom units or greater (note: two unils
are proposed for three-bedroom units). The commercial condominium consists 01 retail
and restaurant space.

,I

I',

I'
L
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Common OpenSpace and 4,000 'sLof Private Open Spare) in lieu 01 the: .-
required 48;250 8.1.; iinil2Tiilrawlhij"recjtiiied'sTde yards alorig the perime!iii"oT'
Ihe proposed park (approxlmalely 5,338 square feel) 10 count towards Ihe

.. requlrad open space; AND, .

.Ihereby DISMISS"

. .a variance ,Jrpm .Sectlon· 1.7_15 C 01 the ·LA.M.C; 10 permlt consfrudion to
commence (early.slart) for theproposed rnixed-use'prolect In conjunctlorfwith an

-approval-of Vesting',Tentative ·Tract No. 66283 prior 10 the recordatlon.of a' Anal
Map; . '

P~rsuanl 10L~s Angel;'" M~nicip~1 C~de Seclion 12.2a.A. I hereby APPROVE:

an adjuslment fr9m·L.AM.C.·S~cUon 12.21.1 A2 lo'pennit'a·16.2%'lncrea~e In'
Floor AreaRaUp,(FAR} in HetghlDlsiricl2 from the maximum 6:1 (51'6;906
square feel of floor area) to 6;97:1 (600.000 square feel of floor area) .assumlng
a net lot area o( a6;1?1·square. feet. .

an adJuSbneni ~om iJI,M,C.'·Seciions 12.14 C.2 and. 12_16.G,z:lo,permit 0-1601.
side yards inJieo:of tne'16-foot required side yards and a'O:'f06t reer yetdfn'neu
01 Ihe 20 foot rear yard required In the C2 and C4 Zones:

an adjustrn~nt to p~rt'nlt an encroachment within Ih~building iine (established by
Ordlnanoe No.' 59.577) localed along Ihe Wilshire Boulevard frontage 01 the
proposed project to provide a O:foot Building Un~ in lieu of the' required- s-roct
B~lIdin9-llne after. the. required z-tootstreetdedicatlcn ."

Pursuant io Le';~geies Municipal Code Section 16.05. I hereby APPROVE:

. ?ite Plan'Revlew,'" ,,"
'.; .'.j,.".:

upon·ui~.loJloW!ng terms and conditions,

,f
;

2.

All olher use, height and area regulations of Ihe Municipal Code and ali 'other
applicable goVemme~Uregulalory agencifrS shall be slrictly 'complied ~ith In the

.developrnent-and-use of ,fie prop'erty.,8xeepl as su~Ch'regUla1fons·iife herein
speclfically-varled orrequlred. ' . . ..

The ~~~. ~~~ ~'ev~;~~~~nt of the property shall be in substantial confcrmance with
the plot plan submilled wilh the application and marked Exhibil "8". except as may be
revised as a'r8sulrof this' action, ~

3: A maximum of464 dwelling units are permitted on the site.

I ,
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Vehicular access to the site is provided a·' two locations. Ingress and egress for the
above gfound resldentlat parking is provided on' Shatto Place, and ingress and
egress to-lhe-subterranean comnrerclatparklng lsprcvlded 'on VermontAvenue. ..
Access to the commercial parking is limited, 10 a rlght-tum in and right-turn out only on
Vermont Avenue. Access to the loading area is provided on Vermont Avenue and the
loading turn-aroundte completely on-site so thai no back-up is required onlo Vermont
Avenue. '

Theappllcent requested several variances-and 20ning administrator adjustments from the
LA~M_C, to permit _reduced parking; reduced parking stall and, parking aisle- wjdith;
increased FAR. and density (mlnirnumlot area per dwelfing unit): reduced open space;
reduced yards and an encroachment into the 3-fool building tine. The applicant also
requested a variance from Section 17.15.C to permit early start construction prior 10the
recbrdation of related Vesting Tentative Tract No. 66283.

With respect to this I,aller request, neither the city charter nor the l.A.M.C. establish a
procedure to allow relief from anypartof Seellon 17.00 of the l.A.M.C. Moreover, Section
17.1S.C pertains inQ'enerC;Jto vestedrights conferred upon the approval of a vesUng
tentative map.and ,the expi~ljo'n of such r~ghts If a finalmap is not recorded prior to the
expiration of Ilie vesting·'tentative map. The eXisting C4 and C2 zone on the site permits
theproposed uses. Condition No.7 of this, Determinaflon requires that the proposed
development conform to all conditions "contained in related Vesting Tentative Tract No.
66283. ~owever,conslruction of the proposed development is not contingent on or tied to
the recordation .of related Vesting Tentative Tract No. 66283. Therefore, the request to
permit construction prior to recordation of the final map has been dismissed as part of this
action ..

MANDATED FINDINGS-VARIANCE

In o,rderfor a variance to b,: granted, all five of the legally mandated nndi,ngs delineated in
City"'Gharie;-SeCiiori.562'rriusl be made' iii (he' affirmative. Following (hlghlighled) Is a
delineat,ion ,?f the findir'!9,sand the application of the relevant facls of the case to same:

Reduce~, p~r,klrig! reduced parking stall width. reduced drive aisle width and
additional density:

1~ The strict application of the provisions of the zoning ordinance would result in
practical difficulties or unnecessary hardships inconsistent with the general
purposes and inlent of the zoning regulations.

Thestnct application of the zoning ordinance would result in a practical difficulties
inconsistent with the genera1.purposes and intent 0; the zoning regulations because
providing the code required parking and the basic stan width, including the
prescriptive deslpn standards for obstructions. would resull in adding an additional
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parking, level and increasing the projecrs associated envlronmental lmpacts, or,
would result In the displacement 'of the proposed park'in order 10, accommodate

, , , adg!llo_nii.I, PJ!rking an.!l!lll!!!!ni!ll!l9...!l,.l!!9!l!'\lIi!ill!.publI~ b_e,!1.~fi~,!rr4~pj!j2..r(!!J~,~'
proj~ct'dem,ltywouJd'be'tess tli~rrp~m'll~"Il'If',thll"prOj!ld,"i"s"~n""".tl\lll'asan
;;parlQielit dwelJlng; Co~slstentWltli' surroun~lng' muitiple.fallllty,uses, ,

Th~zO~inci ~~ulaU;ns require a mrnlmu~' ~j 73~'parklng ~p~ces'for'the 464
dwelling units ~na,require the slze,of standard parking stalls to have an s':.a" width,
with an adejltloriat'10"forslalls adjacent t~ structtirel columns for \he co~po.nding
26',a"'drive.alsle for double loaded two-Way parklng,configurations. The appUca,nt
proposes to p(OVlde 1,35 p'arkinil spaces for each 1 bedr:"Pm u,nlt and 2 ,p~rking,

, spaces for each two-bedroom unit or greater'plu. 0:05 guesl'parking spacesper
'dWelling unit (approximately 700 parking spaces) anp proposes 'to provide 8':.a"wid!,
parking stalls for all the standard stalls, including the stalls adjacent to obstructions,
andfequests areducfion In drive aisles to 25'-6", The parking area for the proposed

, project typicallywQuld locale Ihree parldrig spaces betweenfwo sfructural columns
solhaflwci-thlrtjs df,the parking spaces have onty one column on one slde; The
prcipglied,parking baywlctth of 61'-6" for double toaded aliiles wntlnclude 16'-0" long'
p'alkI~g spaces, I '". " ,

The:~onstr}Jction ,of the proposed project g~rBge is poat-tenelcn concrete. ~hich
allows a maximum span of 30 re~t'from centerline to c~nterUn~ of each column. If
thff,centers of the' columns are more-than ,30 feet apart, a. thlcKe~'concrete 'floor'
woulif'be:necessary.in,order 10 provide i~'efurther'dist'n!"': More Ilian 30feet
betweenthe columns-would result in a-lessofspace to provide par,king spaces
because the columns needto be wlder, Addmonally,.if the c6Iutnns'were further
apart ihan,:iO feet, then: the columns would needto be Ihlcker andthe flo?f,slab
Would,effedjvely'ne~d la,be thicker. 'Therefore, in'oider to providea.~pacegreale,
in dlsterice-than 30:feetbetween eaeh'column, ~,greaterdtstancebetWeen each
floor slab would need Idbe provided in crderto support Ihe building. .The proposed
30~fool maximum distance between the' coliimns is a standard for'lhls construction
type. ' A \plai, of 1!1,~ '8'-S" standard pail!lng spaces can' fit'between each column,
:spaced:27'.:s- frcm-centerllne to, centerline, and two 8'--811 'parking 'stalls 'Can fit ' '
'betWeen each column spaces 18'.10"from'centerline:Therefore: the Applicant has,
deslgned't~;ee 8"8! widlh stalls'per',bay under, the Wil~hire Tower. and \)VA 8':.a'
width stalls per bay under the Vermont Tower In order to maximize the number of
parking,stldls,thalthe Irregularly.shape~ parking garage can a~mmodale.

The Intent Qf the,Zoning Code Is -to provide adequate space for cars to park and
, maneuver ,wiJh;na parking area and to allow-people to enter andexit safety from

Inelrvehicleis:'IHs possible to 00 so within'the proposedparklng stall and drive aisle
,Widt!1s.. to'deny"the' variance 'would create a practicaHfifUculty due to the
aforementioned technical structural deslgn lssues. ' ' . ,
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ability to provide the required parking spa~s, 'parking stall and aisle width .. The
strict appllcatlonol the Gode would-require larger drive alslewidths and 'larger
parking stall widths -tcs.stalls 'located adl~cent ro structural columns; ~~ig,would
s!gnificahlly reduce 'lfii:fflu~6er of parkjn~i:spaCes"iliaf:coul(J Deprovided.

With respect to the 'denslty, the granting of the variance permits the.same ~etlsily'
perrnitled,by~rlght for apartments. 'With respecttc the reduced pa~king, the project
site is located directly .acrcss from the WilshireNermonl Red Line Metro Slation and
has convenient-access 10 public transportatlon,reducing theprcjeol residents
dependency on vehicles and need for parking. ~oreover,lhe architeclurn:' d~jgn o,f
Ihe proposed development promotes good urban design by addressing the street

-with stepped-back massing endrnasklnq the parking from sight •.all of which are
deslrablefealures but consfralnthe parking area and create special circumstances
particular to the .prcject site, These circumstances warrant deviating from the
prescriptive ~esign requirements and a"o~ing an altemative functional design.

3. The variance is necessary for the preservation and enjoyment of a substantial
property right or use generally possessed by other property In the same zona
and Vicinity butwhlch.beceuse of the special clrcumatances and practical
difflcultlea-cr-unneceseary hardships, is denied to tho property in question.

Denying the request to petrnit reduced parking, reduced standard stall widths, clear
space at structural elements, and drive aisles creates practical difficulties and
unnecessary hardships by,unnecessarily reducing the amount of parking that can
be provided for the,project. '

As noted above, the proposed project provides convenient access to public
transportation and wiliprovidededicatJon that reduces the site's net area and will
provide a 'public park on-slte. In addition, related-vesflng Tentative Tract 66283
requires substantial off-site public improvements that will improve pedestrian and
vehicular circulatlcrt surrounding the project site. While these requirements will
result in significanl public benefits, Ihese requirements do not apply to eXisting
development on surrounding sites. The granling of the variance provides the
subject property parity with surrounding properties and is a reasonable concession
in exchange for the substantial public improvements and public benefits to be
provided by the prolect.: In addition, the granting of the variance provides the
subject property parity .simllar mid to high~rise developments located adjacent 10
major transft centers that have been gra~ted reliet from the same requirements,

As noted above, the variance requested would permit the same density on the site
that is permitted by~right for apartments, prior 10dedication requirements, consistent
with surrounding multiple-family uses,

(
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!

.The subject, site is zoned C4, aliif" C:! .and Is deslgnaled' Regional 'Center
, ,Commercial uses by the Wiishlre ComlTlunity Ptan. The C4 and C2, z~~e.p~!",n,R4, ,

,', iien\;I1y by-tight (400 stjuaiineet:6f,rorBiea:pe'r owelnrig)" i:foiNever.;pursuanl,to
'section 12.22 A18 of the WI,~,C;, de~e,19pmentS tocated on sites designated
Regional Center Commercial that ciJmbine residential ~nd comm,en:;ial uses are
permitted an R5 density by.right (200 square feet of lot area per u~It). , "

Prio.' t~ dedication, Ihe sile, ili, permllted 464 dwel!lng un~s. ~fter the'req;,lred '
dedlcstlons.jhe-site.ts permitted a maxfmum,densltyof 431 units (balledoll,the
sfte's aiea of 86,151 square feet). The App,licanl is requesting to b,e pertn!lte? a ,
density of 165 square fee(of lot area per dwelling unit to provfde 464 Units, an
incr~ase of slightly more. than 7%.

H~wever because LAi.1.C. Section 12.22 A.1B isan "Exceptipn;'in !.heCode; the.
Applicant Cannot request a variancefrom an exception'. TherefQr~i.1he .vqrii:\~ce
jaquests relief from the >lOO,squar. feet rot area-per dwelling unit (215'dwelhng
'units] even though the sile Is pef1llitl~,da density 01200 square (eet..ofJot!¥l'3 per

,dwelling by- right. Because th'e proposed dwelling unils are for-sale !'Ond9ml,n!um"
units, t~e maximum permitted density is based on thealte's net area ..after required
q~dJ~~9JlS~,

"~J%.w;~!~~\eiii~p~_ "
'allq",;liM :prgject ,to, , ,_,
oymership ,housing is criti~1 Y'.f.l,~~d~d.

, 2~' There ar.e special circumsfaneea applicable 't~ the'subjectpr9perty'su~ch ~s
" slzejshape ..topographY.Joc;alf9n. or.aurroundlnqs-that do, not apply generally
. to otherproperty In th/? same zone.and vicinity. ' ', ... ' ' , '

, 'The ';;liBis an irreguiar;'F:ShaPed' sii;;Wiiiiint~imitlentffPnlag~ C;;nsh~iioPla~ -
iyraps aroundtwo e><!sllng,apartment, buildings on.ShattoPlace. Due to-the slle,s

, Irreg~tar shape" dev~loplng 'the portlonoflhe slle fr6~lIng ~n Shatto P,la":'l J. not
", practical and g,radingand conslf\Jc«on,~,cti1lities on thiS porti,on'of the sH<\,wou,ld,
," have slgnincant impacts on the agjolnlng "apartment bund,"~s. Thef'lfore, ,thiS

peitlon of the site is,notpraclical fordeveloprnent and InsteedwiJ,t be'de.veJopedy,nth
an approxlmalely 10,000 square foot.park Ihat wilrbe open 10,the p~blic,

'tn~d~ilio~; UnpprieJale~ ~~~~V~tinil~ental!ve:'[ra~ 6?2~;,ih,~,pro~~project
Is I)lqHirBJ;[ \o"Pf\l,VI,de.:;!J'e,e.!~~i",UQnsthat,substantialty,r'!'luce tha~i!e sbulldable
~areaby- 17'r.Jt along:ve.nnO,ntAvC,nua and.2~-O:~Iong WiJsblr~Bouteyard."Tlie.a,rea
'lost due to 'the s'ubstantia', 's.I~~i:da.djCaiions;'is,JlPproximatelY:6fi9B;square!feet.
resulting i,na narrower building raotpri"t. Th~s, the .s!te·~ Irregular shape togethf;r '
with the required dedicalion create a,constraint that slgmficanUy,redu~C?Sthe site s

.% of residents are J'i?Tite,nr.,,The
sls'~nl with an ap~rtment:uSB.1Jnd
',opportuniti8$' i~,.an '~·rea·!~here

CASE NO, ZA-2006-2356-ZV-ZAA·SPR Page 10'

4. The granting of -the variance will not be materially detrimental to the public
welfare. or injurious to the property or impr:ovemcn~ Jn ~e s~me _zone or
vrclnlty in Which the properly Is located. - , ,

Granting the .raquested variance will not be materi~lIy detrimental to th7 p~bl~C
welfare or injurious to me-property-or improvements In the s~me zo~~ or VICIOltyIII
~hich the property is located because the p~rklng,gara.ge IS not vlsl~le.from ~he
street and will be used exclusively by the building's residents. The slte s desIgn
orients one high~rise tower. along Wilshire Boulevard and t~e tower al.0~9Ve",,!a~t
Avenue. The approved density~nd reduction In -pa~klng IS .approprlate for site s
location adjacent to a major public transit nenterrcorrldcr, which reduces the need
for parking. Since the parking will be used only, by th~ residents, then the small
reductlons.in parking stall size for stall near obstru~tlo~s ~nd cle.arance,wm have.a
negligible errect as the residents will be familiar With their parking space and will
travel directly to and from their assigned parking spaces. The re9uested
dimensions for parking spaces and access aisles have ~een proven, practical and
functional for similar projects that-have been approved In the city. The proposed
park on Shatto Place provides a transition.anda buffer between·the propos~.d
project and the existing, adjoining apartments and reduces.the projects aesthetic

"lmoacts-as viewed from adjacent resldentlal uses along Shatto Place.

The gr~nting' of the variance will not ndversely affect any element of .the
General Plan, , ,

Granting the requested Variance ~iII not ~dver,sely. affecl a~y ~Iement of t~e
General Plan. The prcpcsed project Is consistent With the Wilshire C.?mm.umty
Plan, the Housing Element, and the Transportation Elemen.t. all of which am to
promote mixed-use high~densily developments dose to public-transit hubs.

,The,prop9,s~.devel.opfJ:l;ent is ~ns,i~.tent ~ith the [ollowing goals and objectives of
the Housing Element and the Transportation Element:

Policy 2~3.1:Encourage ena plan for high~intensity residential a~d co~mercial
, development in centers, distn'cls, and along transit comdors. ,as
designated in the .Community Plans and the Transportation
Element of the General Plan, and provide for the spatial
distribution of development, that promo.les an i'!fproved.qualilJ; of
!ife by facilitating a reduction of vehJculB~ trips: vehlc~e miles
traveled in order to mitigate traffiC congestion, 81fpollutIOn,·and
urban sprawl.

Policy 1~2.1:Encourage higher density residential uses neBr major public
transportation centers,

6.
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• PolTey.1,4-2: Ensure that new housing oppor/unlUes mInimize displacement of
. re.~lderits_ . '. . . '. .

.'.- -.:: ,policy1:4--3;EfTcoorerre-muIUpliffamffYfliSfIJrihU8ftfrirfiiiiXea:iJseaeif;;roiimerit '
'. ". in'cOmmercia/zones. ". .

Reducndopen space/locating open space In'the required s'lde yard:·

6, The s!riet'appllcalion of tho. provisions ofthO>!Ohl~9 ordlnanee wOlild resullin
practical dlfficulties:or unnecessary hardsHips Inconsistent wilh 'Ih'e geheral
purposes,and Inle'll o(tho zonlng'rBjlulati?ns.· .

The applicanl requests a.variance 10 reducethe required open "pace from the
requlr<l?'48,250 square feet-to 34;OOOsquare feeqan epproXimale decrease of
~9,5%), a!'d; 10 p~nnifUie'requlred slde yards adjoining Ihe proposed-park lobe
Included In the open.space ·ca!pulalion. The strict applicatIon of the'zoning
o~dlnance wo~rd res~It-.jnpracUcal·dlfficulUes oDJnn~arY hardships InConsiStent
With the gen~rat purpose of:the zoning regulati{)ns~ The open space provlslons-ln
the Zoning Coile are a citywide sl,l".dard that are appropriale lor'lypicalthree tcffve

. story, m~dl~m de~slty?r blgh-'!'edlum density mulliple-Iamilydeve!QP.iiienls. bll,\ are
0.01prac"cal.forhlg~ density, hlgh- riseresldentlal developmenls whete'open space.

'Is required at Ihe s~me raU~: . . . , ...' ,'. . ....

The zoning provislons (equi';' a fIXedamount of open spaca'per dWellingunltbased
on the habllable room mix for each unll; regardless crlbs niililtietolawellmg ~nils.
The.ealculatlcn does nol'allow f~fa m~rglnal deereasa hi me requlreB 'open ~p~ce
as the density 01'? project Increases, ·Therelore-. Inlhe case of·hlglJ.'denslty;·high-
rf.se;·proJects.on sites ~e5igQat.edRegionat center Commercial ...the site's abffity .to
a~hiev!>1he.hlgh d~n~l~permllled by.lhe planned lana use andto ~lsoprtivTdO'lhe
requlr~d .open. space, In Ihls casa .48,250 square feet,' I~'notpractleat and Is .
Inc"nslstenl willi· the purpose and Inlent of the zonIng provlslons, ,... •

Allopen .~~s~oi devote~'IO'bliild;~~~ are lands~ped and U;jlized 10 provi~e the
required opens space, The project.provltles 34;OOO'sqlHt;e f~erci"openspa'eel a.
deficll 01 14,250 sq~are feet from C~de requirements. 1)1e strict application 01 Ihe
code pre~ents !3" unn~cess!lry. hardship inconsistent With'ihe Regionat Center
(::om?,erclal planned land use thaI permits and, ccntemplateshlgh resldennat
densltyrorlheprojeclsile.· 40~ of site's area Is devoted 10openspace, '82% oflhe
total .open spacainciOding ~ 10;1l40i>ijUare
lopt pari! al . . 10 the public and anext ..tier plaza
level en the; . podium level between. the two towers." .

.}n .addl!ion, p~ivfJie.open .~~ace.will be provided wilhTn balconies for many of the
Units With awldthol.apprcxjmately 5 reet. one footless than the minimum 6 feet
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fu,!cllonally contribute to the useable private open space available to the lenants of
the-proposed project . .

These are all unique circumstances that are nol applicable to other 'siles in the
sam: zone and vicinity. Furthermore, the proposed, Pi3rk provided as part or the
required open space will be open and accessible 10 the public during day~light
hours, a unique feature that provides a substantial public benefit The 34,000
square feet of open space provided is appropriate for the project's design and
location in a dense neighborhood and adjacent to public transit. .

8. 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 prol?erty in question.

The LAMe open space requirements are extremely, difficult to comply with for the
hl.gh.rise, mixed- use nature of the proposed project. Wilshire Boulevard is improved
With mid 10 high rise structures similar 10 the proposed project, however. these
structures are commercial office buildings. Existing multl-famlly uses surrounding
the. project site are not higtrrise or mixed-use projects, similar to the proposed
project, 01 were nol subject to Ihe same zoning regulations applicable 10 the subject
property-at the lime they were constructed .

The proposed project incorporates commercial space along Wilshire Boulevard and
Verm~nl Ayenue .that utilizes lot area that would otherwise become open space .
The hlgh-nse, mixed-use nature or Ihe project's design is consistent with the
surrounding area and the site's Regional Commercial planned land use.

However, the project's high density. high·rise design coupled with the required
d~dicat.ions along Wilshire Boulevard and Vermont Avenue create practical
difficulties that reduce the project site's ability to provide all of the required open
spac? ~herer~)fe,~hegranting of the variance permits reasonable development of
the site on panty With surrounding properties.

,1

•l

I
.l

u
li
u
U

li
L

9. The granting of Ihe variance will not be materlafty 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. requested devial!On from the open space requirements is not materially
delnmenlalto the public welfare or injurious 10 the property or improvements in the
same zone or vlclnity in which the property is localed. All open space issues are
~onfined to the project site. having no impact whatsoever on surrounding properties
In the same zone and vicinity. The project. as proposed, will help fulfill some of Ihe
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. required per.Code in order-to be counted towards- the required private open space.
'. II the balconIes were Included In the open space calculation, the project would

-,_ .. --·"'.,:.pr,o.vJ.4e.wel/·pyei.Ib.e:34.8DQsqu~refeetof·lolal",pem>PR.~-=Moreover;:lhe siteis .
sJluated 'nearby' exisling public spaces and' .parks, ..whIch are located within
approxlmalely one mile of the subject slle such as MacArthur Park, MacAr1ljurl.ake

.and l.a Fa~ellB Park. .

The portion ql lbe slle where lbeparl! wllLbe located abuis lbe'side 101linea of two
1'Xis!ingapartment b.uJldlngson each side 01thecpark.· Thaparkwill be constructed
from 101line 10101fine and the required sl~i>Yards anl'fimctlonallyJnlegraled Inlo.lbe
park. The park Is deslgnedlorpessive uses and lbere willbe no structures or active

. repreaU"o us~ [ccated In the park. The r~qulred slde,yard lor lbe proposed project
Is 1(; reatwhlch would exclude approxlmalely5,338 square leel Irom lbe park and

.:.frow'th.e lo)a) openspace ealculaUon,{16,llslde yard x'166 1001 101lenglh x 2 lot
·:lines). Yet, lh~.r.~quiredsl~e yards would remain a useabTe and.signiflcant portion
.!?I.lhe.par!<.and!bereare no.structures proposed on thapark, , .

Yo. vll'\YpI .tI)~P;oj.cl'~· hIgh d~nslty and hlgh-rls~ d~slgn; the project:s tccaucn In a
. .de~s.~.·urf?~~~.area..and Ws Pfo~rriily,.to pther.parks. the ZOlJing.Adminis,trator
..delennl~~d: \h~t: the p(Oylded openspace.fs appropri.ale, and ccrnpetlble with

surrouns:Jln9'.uses and strlct appllcation of thezonlngccde would pose a hardship
Jnconslstent wil~ the general purpose 01Ihe Zoning. Code ..

7. . fjJera.,~t~~~~cial clrcumstancee ~ppllcab'e, to' tho subject property such as
siie ..shap.~.:topographYJ rceeudn or surrcundlnqs.that do not apply generally

I tei altier.property jn the same.zone-and viCinitY. .

~.·~."~!~cus'~e~~b·o~e.the ~n;ha~a~'lrr~~uJa~F-~~~pe:t~~t-~nstralns 'effici~pf use
ot.lJ:!e:Sile, .In addition,lhe proposed.project is requlred-to-provlda consld ..... ble
slre~rdedicalldns.underrelaled caseVestingiTenlaUveiract 66283'wlllch further

· reduce jhe site's area to p~ovi.de the required open space. ln.additlon, the project's
,high-rise design· and the emop"!'ol required open-space-due 10 lhe high density
scope o( the projecl ~·ie·also unlqueIeatures. . . .

'The' p';'jeci :;""11 provlde 5-toolwide balco~les I~t"the '~ajOrity cil the unlls 'lJ)al
provide project residents wllh privale open space" In ordertq be Included as part 01
Ihe requIred open space, balconlesrnusthave a mlnlmurnwidth oi !ileel However,

.balconleswilh a width 01 6 feel or grealer'are'lncluded'asiioor area·andth.e project
'. would.exceedthe maxlrnurn allowable Ooorarea-substantiaJly'-mcire fhan'already

'proposed on Ihe site.' Thus, the proposed development Is subjeCllo cO,nflicllng
zoning regulations that are not appllcable to surrounding' properties most of which
were constructed prior to the-current zoning r~gulaUons. Although the' proposed 5~

'f?ot balconies are notreflected.in t,~eiotal calculation of-Open Space, they
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main goals of the Wil~hireCenter/Koreatown Recovery Redevelopment Prois'd, in
which the project site is located.

The proposed park will be located between two existing apartment buildings and is
'located adjacent to residential properties along Shatto Place. The park Is deSigned
for passive uses and does "not contain any structures. Therefore, eliminating the

· required sldeyards along the perimeter of the park does not generate any physical
impacls to Ihe adjoining apartments. Integrating the required yards with the park
provides a transition and buffer between the proposed project and the exisling
apartments .. The park also minimizes the project aesthetic impacts and visually
enhances the streetscape as viewed from adjacent residential and commercial

· properties.

10. The granting of the variance will not adversely affect any element of the
General Plan.

The granling of the variance will not adversely affect any element or the General
Plan. The 'proposed project is consistent.with the following goals of the Wilshire
Communily Plan:

Enhancing the positive characteristics of residential neighborhoods while
provlding a variety of housing opportunities,

Improving the function. design, and economic vitality of commercial areas,

Maxlmizing development opportunities around existing and future transit
systems while minimizing adverse impacts.

MANDATED FINDINGS-ADJUSTMENT

11~ The granting of an adjustment will result In development compatible and
consistent with the surrounding uses, (Increased FAR, Reduced Side and Rear
Yards, Encroachment into the bullding.line)

The granting of an adjustment will result in development compatible and consistent
with the surrounding uses. The she consists or two zoning designaUons: C2·2 and
C4·2. The site has a General Plan Land Use designation of Regional Center
Commercial, which corresponds to Ihe C2~C4, P, and PB zones.

Increase in allowable Floor Area (FAR>
The Height District 2 permits a floor area ratio (FAR) of 6:1. The Applicant requests
permission to increase the allowable FAR from 6:1 to 6.97:1, which is only a 16.2%
increase. The granting of the adjuslment to increase the FAR results in development
thai is compatible and consistent with Ihe surrounding uses. This request is only a
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minor variation.from .~evelo~riJent that Is allowed.by righl on Ihe ~'Pposed, site and
on surroundifl9 ~.It~s.' . . . .

Reduced Side Yaid~ .;'efRear Vard' . .'

Similar 10surrounding propertles, the proj~ct sne Is zoned c2 and O\~The m~J9rlly
of surrounding propeitlea are Imp.ri>Vedwithcommercial or mixed-use developments·
and do not maintain side or. rear yards. The. proposed project Is mlxeq'~se \'lith..
ground floor commercial' four Ievets of parki~g above the commercial and ,two
residential towers above the parking: The C4 and C2 Zonerequlre'a 16-foolslde
yard and a 20-1001 rear Yard forthe proposed buildings .. ~ction·.1.2~A.:18p'?V!des

· an exception from the required yard areas for ihe residential portions of bUildings
used i6rcomblned commercial and residential uses, IfsUl;1lportlons used exclusively

. fo~ reslden~al uses ab.~.1~ street, priVate stJ:~el or aIJeY,.and .th~ fil)i! ~oo~ of such
buildings allhe grounq"levells used exclusively fqr comrnerclel uses, Alth9ugh. the .
project has three slreel frontages on all sides, the variarice Is requested Inperml! 0
side and rear 'yards forthose portions or the re,sidentjaJ usa that do not direcUy abut astreet' . . . ,.,

'jl
:i

. ....

A portion of t~~ ·p.shaped site is being proposed ~. an' open' epace park.
S~rrounding' comme'refar-buildings. observe zero ~rd a~as. t~ P1e sj~~ .~!3re
developed for retail uses only. no setbacks would be required, 'TJie'r~' are two

· existing residential apartment b~ildlngs 10Ihe 'east and south of the ~~bJecl.sile. The
Appfil"!nl proposes .10pr.ovide an open space park.ln b.elvteen these t,.,o j!XlsVng
apollment· bOilCings. sb~ih of the projecl is an existing surface- parkfng lot.
Therefore, tlie proposed zerc.elde and rearyards wll,lprovide a.b~itd.in9f~tprin~ and
design c6ri)'ilsleril arid i::oqipatlble with,surrou.ndirig, existirg develc?p!pen!~. .

,Surrounding properties consist of a·variety of r~gjo!1alc,ommer~al center uses ,(l.e.
mld-to high:;;se office,bulldings, retaliuses, rriultipJe.famiiYresidenllalslJUClures,
Insmution~j uses, and p.arking loiS). 'The rriajorliy of 1.i1·e.estiuciures are'b~iil tothe
prqperIY.·.)lriB\'and do. qot provide selbacks, The Proposed Pioject Sill',~. directly
acress Wilshire Boulsvardfrom the WilshireNermont Me\iOHed Line Sialion.." }.. ' , "

Portlonaof ;he residential c;oinponeril of the proposed P.'~Ject abut .a.'sli;!el and
portions may' nol Providing Ui~ Code required residential setbacks for on.!Ytho",
portions that do not dlreclIY abut a slreet. would result ln an awkward design end
wbtildruMer reduce ilie iiulldins.ioolpiint.an!a·beyond the area lost.to'the required
street dedlcauons (a loss of6;801 sJ.). The reduction oflol area creates.a hardship

· thai makes il ill)'pra9!i",,! 10 construct a hlgh-densily resldentlal development in an
area where 'surroundifl~"'p'ropeJ:ti~s provide zero setbacks, '"

The ~e~fgn, h~j9h~, an.d~~a~~J,n'g'~f'th,~ WilShi~e"anod~vermopt' t~viers_ would be
.conslstent with'exis,ting'developmenl in the area: ~e Proposed 15-a~d 23-story
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adjustments is in conformance with the intent and purpose or the General Plan of
lhe City regarding development: along Wilshire Boulevard because .the proposed
project helps meet, several of the goals, objectives, and 'policies ,set out ln the
Wilshire Community Plan, such' as the following:

Policy 1-1,4: P~ovide'for housing along mixed-use boulevards where' appropriate.

Policy 1~2.1: Encourage higher density residential uses near major public
. transportation centers.

Polley 1.4~2:Ensure thai new housing opportunities minimize displacement of
residents.

The project site currently consists of retail and commercial uses only, and; therefore
the proposed project will not-displace any residents. .

• Policy 1.4-3: Encourage multiple family residential and mixed-use development in
commercial zones.

The proposed development is also consistent with the rollowing goals, objectives,
and policies contained in Chapter V 01 the los Angeles Housing Element of the
General Plan of-the City:

Objective 1.1: EncO,urage production and preservation or an adequate supply of
rental and homeownership housing to meet the identified needs of persons at a/l
income levels and special needs,

Policy 2.1.3: Encourage mixed-use development which provides for activity and
natural surveillance after commercial business hours.

",

Policy 2.3.1: Encourage and plan for high-intensity residential and commercial
developmentir:' centers, districts, and along transit conidors, ~s designated in the
Community Plans and the Transportation Element of the General Plan, end.provide
Ior the spatial distribution or development. thai.promotes an imp'roved quality cUite
by facilitating a reduction of vehicular trips vehicle miles traveled in order to mitigate
traffic congestlon'air-bollution and urban sprawl.

The Transportation Elementof theGeneral Plan designates the project site area as an
Urban Complex, which shares many characteristics with Major Urban Centers, such as
downtown LA.

(
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· structures (including ground floor" and' pari<ln'g uses) are compalible with llie
surrounding 2- to 22-Slory commercial and muil~family residenUill bu~dings.

..·Although one of the prciject's lowe"rw6tilapel"lioJilj 1j\'''h1~nest.plr~~urEiTIi lis .
lmmedlate vlclnily, il would be appropriate iiiIts·loCi'Uo".a!a promlnent.mlerse;:tfon
at the comer of two major thoroughfares •. Furthermore, Ihe proposed P!"J('cl's
loba~on ~Irtictiy. across from .fu<1 M~lro;Re" Ure ..Sfuti9~ woo,l~. make. "It an
appiopriale place for a high.denslly. rni~e.g..use project TlJus;.granlfng oten

· adjustment will result ln development compatlbls'and coJisislenlwlth thasurrO\ln.ding",:tises:- ' ". ' . ".. "'-. '. " .' . ",' ,'.'.
· Eii°Croachin~nt into the Building 'Une.'

The bund\ng lirie on Ihe subject propertY. ;";'''esra~l~hll\ljii .192~ by Ordinance No.
59,577 .. There Is a 2-1001street d~QiI;r:iUorirequlred along Wilshlte BoUlevard, and
Iherefoie the Building Line 'l'qui",rriertns 3-feer(5 (eel mintis a 2·fool dedication).

The ApPII~nl w~I'dediCale 2.;~f Ofl~!.~i9perIY. a~ per theBu;~u of E;nglneeiirig's .
anticlpaled requirements, howeverprcposes 10provide a O-Ioql Building.Line ln lleu .
of the a-feet required, Th~.pr~Jectwqp9se.s 10.prov!~e .•. mbed-use project wilh

~retail' uses on' the 9.rouna 1109rwjth" AAdes~an access t,D the retell uses- ~,o~g'
Wilshire Bpuleva'rcf and Veimont' Aven~~;, '

Theexisling relal! bUil~lng:·~I<ingyViI"h~e. Bouleva'" has no ..setback, w~lch
represents a 10Q% encroachment Into IPa' build.i~g line a(~~~ :~o ..~~ easterly

· portion.of.the site Is Improved with surface' parking. There IS currenlly a-wail,
surrounding'the surface parking, fntlu"ing al.ongWilshlre Bo~levard, wili).no setback
from the property line. . . .' . .... . .

'The, proposed 'encro:~chmeiltS are' 'd~ig~ed o'nly 'on the ground fl09r.~nd !he .
, ~p~Ii?l!1II~dici!!e~ .t~~YV!.iI!J)~.hlli!l::9.u.~I)!'t!iI",,!H!~y:tye~"iIQ~0>'r-!.W~,~~Y.!Yp.B

• winqow aloDg Ii)~ ground npor, willbrl~g 1'10, ne!ghbo g!ela!l.u~es !'loser
, to the street and creates '~' . . . , _ ; f(ttaR atmosphere

along'wiislilre .B6tJleif.ltir·l· attivilY.· Therefore,
. pe",!ilting an en\'fo!,chm~~,t ~Wn th~ bu\l.<!.i~g..Ii.~.~area will resuilin pev~!9P'ment
compatible. with surrounding uses and improvements. .. .

12. T~~ g~n~~g ~f an adj~stffieniy,;!I'~~f.~~~n;~;m~nc,; W(lh th.B fnien~.nd
··p,urpos.c·ofl)\'e '~eifeijl Plan o~IJi~:~;fY::. .

The granting ollhe adjtiSlmcirits 10increase ilie allowable fAR froljl.6:1 10 ft:97:1
and to decrease the required side and orear'yards. and permit encroachment into the
bunding line Is in ci;mforrnance.with!li~ int~nlan.d purposeoljhe General Plan and
the Cily.. The project's locallon on Wilshire 130ulev~rd , a majo; .iransportalfon
corridor, is a suitable location Ior the proposed project. The grantlOg of the
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13~ The gra'1ting of an adjustment is in conformance wlth.the spirit and intent efthe
Planning and Zoning Code of the City.

. " . '

The sne is located within the Wilshire Community Plan Area, ,The plan designates the
subject site for Regional Center Commercial uses with corresponding zones of CR,
C1.5, C2, C4, R3 and R4 and Helghl Dlslricl NO.2. Thegranlin'g of the adjustments
is not inconsistent with the jntent .and purpose of the Corpmunity Plan. The Wilshire
Community Plan does. not specificalty address adjustments.

14. There are no adverse impacts from the proposed adjustment 6r any adverse
impacts have been mitigated. '

There are no adverse impacts .frt?~ the proposed adiustments to reduce the side yards
and rear yard setbacks or to increase the allowable ,FAR by 16%. The proposed
development conforms to the development and land uses surrounding the project site
and provides lor the habitability needs of the proposed development's residents. The
granting of the request to reduce the yard setbacks and to' encroach into the building
line will nol result in adverse impacts to the surrounding properties or to the subject
property as the surrounding buUdings.

15. Tho site andlor existing improvements make strict adherence to zoning
regulations impractical or infeasible.

.The subject site's proposed improvements make strtct adherence to zoning regulations
impractical or infeasible. As previously stated the project site is an ·F'··5hap~d
irregular lot that presents constraints that make strict adherence 10 the zoning
regulations impractical.

, Increase in Allowable Floor Area

The required streel' dedications substantially reduces the °site's potential floor area.

The site's lot area prior to deducting the anticipated street dedications is 92,952 square
teet, and the lot area after deducting .thOe,antiCipated street dedications is 86,151 square
feet, for a loss of 6,801 square feel (or street dedications. The all9mb1e floor area would
be 557.712 s.t, (92,952 s.f. X 6) if Ihe FAR were calculated based on Ihe 101area prior 10
dedications, The 101area after dedications would permit 516,906 s.f. of nccr area (86,151
s.r, X6): Theapptlcant proposes a FAR of 6.97:1 based on Ihe lot area after dedications,
or 600,000 e.r. of floor area.

Additionally, the proposed project offers a variety ot condominium unit sizes for sale. which
will benefit Ihe community by providing the housing market wilh a variety of condominium
prices, something made possible only lhrough an increase in FAR. Some of the FAR in the
proposed development has also been allocated to create the translt-orlenled retail space
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on Ihe Qround floor of Ihe proposed project. Thus, strict adherence to the commerclally .
driven obJecllves, of the FAR limitations would !T1ake this rnlxed-use, transll.oilen\ed
~evelopmentl~feaslble:....' ' . .. ,:;._ '.:C::!""" __ :

ReduCuen:of,Sid;' and RearYards

SWcI a'dherence 10 zoni~g regulations i!llmpractical a~d.infe8slble;b8cause they
reduce tha lot's usable space In a manner not applicable 10 surroynding developme~ts.
.L?caled in C4 and C2 C9mmerclal Zones and surrounded bycomrriercia' development '.
and residentis! development, slrict adherence-to the selback requlrements(w~lclJ..,~

, beb
pta two eJilsUng
apa , . , ' uired side ·yards.
the proposed open space park could decrease by 5,338 square feel Also .Ihe.reduced,
sld~ Y\'!ds and .rear yaid:setp~cks ailow. for gre~lei common open 'spa;';' Wiihin'ui"
mixed-use project. Thus, reducfng the side ~rds and rear yard s"!Docks nece5!l'lriiy
increases tho>amount of open space Iha,t can be provided for the residents· of the
proposed devel~pment and the .suf!Dundlng community. '. ",".

. Encroa'c~~e~1 within 'the ~ulfdfnq'Un~

The, piiit\?sed d~V~19~~e.n!,lri~i,~des 41,OOP square feet ~iground' floor pe~eslrlan
drient~drelall,usa:al."ng Wlls~lre Boulevard andVermontAvenua: Selting the bunding
back lrom tha public rlghl·of-wayby.3 leetalortg Wilshire Bouleva,,! 10 colncfde With the
current jocalfon or'the \3uildlng Line would reduce Iha space .avanable lor the-retell
ponlon oftha project and detract from direct pedestrian access along Iliasldewalks, A
IJ..foo,lsetback from the sidewalk w.ould funcflcn as a barrier between llie'ielall us\!.aiffl '
Ih?·pede~Wans thai the' retail.spaces are lrii.endedlo attract "loslngthgpedeslriail'
onafile~ element ofthe proJecl.would.,ender the ,!,lxed·u~e aspect lnsffecllve and,
~on'7d~ct0'X.!O the ,(3a~~!!'rf'I,a!!,. a.~..would make slll!'! ado,erence .IQtha Bunding Une

olh '\'P':'C~?i" ~n~ inf~!,s!ble: :' .

MANDATOliv FINDINGs.srrE PLAN REView'
.':,',,!:,' ,- .. :'.. .

16.That \he' project' coW~Ii.es ,With,: all applicabl~:p""vl~lons ~f the' Los. Angeles
Mun!cfP~I't:.:ode,.prannrng and Zoning S~ction a'1d any applicable specific 'plan.

Thesile is located wllhin the Wilshire Communily Plan area and within tlie'
Wilsh,ire Cenler/Koreal<1w'n fledevelopmeht P.roject Area,: Wilh the excepllon of the'
deviations,from theLAM.C:·gr.inled as part ofthls aetloh, the proJeclwill conform 10 all
appli~ble provisions of Ihe LAM.C, The project Is also largeled ,10 meellheGold
level of the US ~reen Building Council's. Leadership in EJ:jergy and Environmental
Design (lEED) system, ',. .

a"";riance from Section'12,12-C',l; 12,12-C.2; 12.12-C,3; ·12.12-C,4; 1.2.14-C.1;.
·12.14:.C,2; 12.14-C,3;12.14-C.4,and 1:2.37..01 the.LosAngaiesMunlt;ipal Code 10
'permlt tne calculation of the buildable-area o~,the.fo~.in.lhe.C2 zone:to In~uqe the
erees'ct proposed street dedlcatlons and Ihe required yprd .se1b;3p.s In lieu of the
deduction of these' areas from the buildable area of the lots;

.a va:~nce from Section 12.21-1A· of the los'AngeleS Municipal Code 10 permit
, the reallocatlon of.th·e projeers floor area on the.entire snereuterjnan lntemalzone

and-lot-boundaries;

a variance from the ,"0" fimitations of Ordinance 164 ,307 to permltthe commercfal
and 'resident'iaJ,uses on the subject property a noor area ratio (FAR) of 7.44:1 in

lieu of .the maximum permitted of 6'to 1 FAR; .

-, ~',,:." . OfpaO'·.
ZOHI~ADM1HlSTRAll0H

. ANTON19~l~sA lOOt!J;=:::;~!;-
_,,:»I .,•• , r .. ~,' .,:. '."" • 111»51&.))1.

.• ~ ..~'".",:",..l;.';':"I'" ~ t, .:.'_llm". ..tn4 ,

,september 26, 200S

. 'I,' :.: ...~: I!.,,:: ~:H1",.• ·' ' ,

CA.SE 1ll0"y,,20P'5;;~!il.il(Z'!.J{ZAA){SPR)
ZONE VARIANCE, ZONING
. ADMJl';li!>TB!.\ir..OR~!> AjJ"II.J~TMl;NT,
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62367' , .
'900 Squth flg\lel{li>,&!re!'\l." ' .., " .
C~ntral CilY,i='lannl~9,Are!1. .... '
Zone. : [QJR5-4D, C2-4D
D. M. : ,129A;l07.
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CEQA : .EN,V-2005-167.4-MNO, ....
FISh and' Game: 'ExEmpi, ..."
legal Descriplion:',S.e~;%i~R ..".... 'i

'pu,rs~ant ioCharte~ Section 562 and los Angeles Municipal Co.de·Section 12:27. Ibereby
APPROVE, '

.'......; .
Sonny ASlanl (A)(O)
GTS900 r.uc

. 9701.1NlIshlre BQ)JlsVjlrd; Suill>,1200
"Beye~~.Hms;qA90212 '

, Jim rues (R) , ,
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a variance from. Section 12:14~C,3 6'iJ~~~[9SAngeles Municipal Code 10 permit

the 3041h unitlhrough Ute 549'" unit ltieil~d ih the C2 portion of the site 10 be based
on zero square feel of lot area in ileuJ.?f.tn,e·'required 200 feet of lot area In'the C2
,?-one: r' ,

Agency approved two variations of 49,999 square feet of floor area forlhe firSt two Phases

of the project, and ~mAugusl4, .2005 'approved the.thirdvarialion of 45,188 square feet
for the third Phase.

·lI'Ii\NlJATED ,VA'RTANCEFINDtNGS .
a variance from Section 12.21-G,2 of the los Angeles Munidpal Code to.permit

39.208 square feet of open space in lleu of the required 62.900 square feet and to
permit the open space 10 be located in a mor~ restrictive zone:

In order for a variance to .be granted, all five of the legally mandated findings delineated
·j';:CitY Charter Section 562 must be made in the affirmative, Following (highlighted) is a

deilneation of the findings and the application of the rejevabl facls of the case 10 same:

a variance from Section 12.21~G,2(a){3} 10 permit 20 uees in lieu of the required

157 'tree'~ required for 6~~.r.~sidentlal ':Inils;

averieree from Section '12.2f-C.5(h)of the Los Angeles Municipal Codeta permit

the reslde,otialparliirig; trasn; access (Including' emergenCy). ancfthc'open space
for the 02 zoned uses·hthef.R5 zone;

1. The strict application of the prcvtstcns of the Zoning Ordinance would··result
in practical difficulties or unnecessary hardships. inconsistent with the
genera) purpose andIntent of the zoning fOguJations.

Density and Floor Area Calculations:

a variance from Section 12~21-4'(a} of the Los Angeles Municipal'Code tuperrnit

the project's parking to be located on abutting 1015 within the tract:
Pursuant to LA.M.e. Section,17:05-H,9, when calculating the permitted density of
a subdivision for condominium purposes. the area contained within public streets

shall-be deducted from the gross area of the subdivision. The resulting area is
considered lhe net square footage of the subdivision. The buildable area of the lot

for flo~r area 'calculation purposes excludes those portions of the' lot used for yards
or bUlfdin'g'line purposes.

a variance from Section 12.21~A.5 (a}(1}(1i} of the Los Angeles Municipal Code 10
permit 7 parking spaces.located next to obslructions to provide zero additional

inches in ii~u of the 1,thiddilional inches required;

Pursuant to Los Angeles Municipal Code Section 12.28. I hereby APPROVE: The'C2 portion of the-subject site is approximately 60,521 gross square feel, and

56.058"n81 square feet. The R5 portion of the site is both 40,433 gross and.net
square feet. The required dedications in the C2 portion of the site reduce the Jot

size by-approdmatety by 4,463·square feet. The applicant Is requesting to utilize

the approximately 4,463 net square feet of Jot area lost to street oeoeauons and
approximately 3,700 square feet of R5 yard area when calOJlaling the site density
and floor area.

a Zoning Administrator's Adjustment from secnon 12.12~C,2 of the Los Angeles

Municipal Code to permlt a zero-loot yard along the site's Intemal zone boundary
and intemal side yards in lieu of the required 16-'001 yards in the R5 zone;

a Zoning Adminlslrator's Adjustment from SecUon 12.21~C.3 01 the Los Angeles
Municipal Code to permit-a zero-foot rear yard In lieu of the required 20~fool rear

yard in the R5 zone. If the project were to be built as a rental apartment project instead of condominiums,
the density calculation wouJd be based on (he gross square footage of the site. The

request variances' for calculating the density based on the pre-declcatlcn or gross
square footage of-the project sile,'and 10 incfude the R5 yards in the calculation of

the buildable area for floor area purposes will permit the applicant to provide more
units on the site.

• a Zoning Administralor's Adjustmenl from Section 12,14~C,2 of the Los Angeles
Munic'ipal Code to permit a zero-foot yards along the site's lntemai.zone boundary

and internal side yards in lieu of the required 1&-fool yards in the C2 zone and 10

permit a zero-toot rear yard in lieu of the required 20-fool yard required for

buildings localed in the C2 zone;

Pursuant 10 Los Angeles Municipal Code Section 16.05·F ,I hereby APPROVE:
On June 7. 2005, the City Planning Commission recommended approval of
proposed amendment of the Planning and Zoning Gode (GPC-200s..361~CA) for
residential projects located inthe Redevelopment Project Areas of the Central City

Area. The proposed amendmenls"ellminale residential setbacks and yards, andsite plan review for the proposed project;
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, permits the calcula~n of buDdabl~ area to,b!> prior to f!l<lUired dedIcations, The
Central City Area has been targeted, for high fI~1)SiIy reslflenUal development
because.of its proximity to trapsporlaUoQ an,d jolls, and. relatively Isolated loceton

" fromslngie-familyreskfences. Thestriclapp,fiC'1Uon.o!the.l!oning9I1linancewould
, :,,-:-odeny Ute appJlcanlthe:abJlitylo'buJld more;resldential'unilsina~ area Ia,rgeledfor '

'such redevelopment which WDuld be inCQnsis\ent with the general purpose and,
, .: 'inient pf the zoning' ":!lulallons., '

Aoor Area Increase Bnd aeanQcalfon:

. Wlih granting of the ,.,quesled'V'\rianee ip. inCtu9~'the ya.rd setbacks In,tho floor
, area 'catcutation, the-permitted floor area for the R5, portion of the sit'!. is 242,598'

squa~ feet' The p~edica~on pennitted floor area for llie C2 portio~ of the site
is 363,126 square feel The Communiiy Redeve,lopment 'Agen<;y approved a
.vartauon to permit an' addillon,at 14M§§ sqt!are feet oJ .6oor~re.a '" be ,~Miled
:be.tween each-of the,th';'e'PrDj!lcl.ph'a'1!is., The,,!ptal proposed floor a(e~' for llie
,project 15750,910 .square feet. .1\Ie LA:M.C .. raquirJ>S that, tho flo,or area be

, constructed In thecorresponding.zone. The appJlcant Isrequ!'5l1ngto reaJlocatethe
" flcior-area.as.foltqws;. . . . .

'lot 1: 97:i934,squara fee,t (R5 zone);

" Lot 2: 325,425 square feet (C2'zone)i

Lot 3: 327.551 square feel (G2 zone),'

.The- ~pplicant'h~s, designed"the;proje,~'s,~cale; massin9",e~~i'19c;iUon of the
buildings. to:"",spond to \he site:, The two towerswere placed in the ,hlgher..densily

. ",C2.zone· and corresponqing· Regional·CenterJCol1)fI1~ial Jand'l!se.dt:1si9na~on
Within tho block that ;,; border by;~~S!rB,et ao~, F1g~_eroaS","eL ,J'h~low-rise loft

. building Is jocated.ln il]e,J:l5,.potllpn i1f,the:slte lnreepcpse.tc tne.scale 01 the.
-develcplng-resldernial community on floWer. SlJe,~L"S!J,jci,application 01'Zonmg
Ordinance would require the applicant to redesjgn the project, and move more 0.1
ihe proJeCt's massing to the 'R5 portion of the site whic;hwould be inconsiStent with
the general purposes and intent of the zonlng '~ulaijons:.

·0" LlmitaUons:, ., '. ~,.~.' .,:., ,;.

:,' . . . .' . , ,.:;.:.. ".

-The property is located in Height Pistrlct'!\,whlch,permits-unlifl)iled l1eig~.\~nd a 13
to 1 maximum JJoor area ratio (fAR). Hcwever .. the.!'O...·!imila.ti9ns (On!!n~nce No.
164,307}.pl,aced en-the site-reduce-the medmom allowable FAR to 6.t.o,'l: The
maximum floor area permitted under tl)e·"O"JlmitaUons is based on a pre-dedication
arid pre-yard 101area' is 605,724. square' feet..f.S noted above, the applicant was
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number.of trees mayindude the required street trees In the parkway. The applicant
is requesting a variance to provide 20 trees In lieu of the required 157.

The applicant contends that the open space requirements make it ,difficult to build
a higtrdensity;residenUal project in Downtown, . In.addition, the. development has
incorporated unique open landscaped areas that-will serve the future residents and
e><isting neighborhoods. The subject site is located I~ the South Park area of
Downtown where .reet estate is priced at a premium. Provldln'g the required open
space will result in a loss of residential units and/or ground floor commercial space
which would cause a financial hardship for the applicant. The project is located in

close proxlmlty to several existing and proposed futurepublic recreation areas, The
Grand Hope Park: is located on Hope Street between 9111 Street and Olympic
Boulevard. apprcxlmetely two blocks away frof!1the subject property; an~ the future
L.A. Live project will be located across OlymplnBculevard and will include a central
plaza designed to provide a place for open space and entertalnment to South Park
residents andvisitcrs. Other.nearby publlcopen spaces include the Gilbert Undsay
Plaza at ·121n Street and Figueroa Street and Pershing Square located at Oflve
street and 611'1Street Strict application of the zoning ordinance 10 require 62,900
square, feel or open space. would resull in practical, difficulties a~d unnecessary
hardships inconsistent with the general purpose of the zoning regulations.

In addition to recreation facilities. the project site proposes a landscaped pedestrian
crossing-and passageway traversing the lot from Flower Street to Figu,eroa Street,
thus adding an attractive amenity for the project residents and the community as
well. Trees will be located within the pre-dedication property lines along Figueroa
Street, gltl Street and Flower Streets, as well as along the pedestrian passageway
traversing the 101. tn order to provide the required 157 trees on the site, the vast
majority of-the open-space area would.need to be dedicated to tree planting. While
trees have many aesthetic and, environmental benefits.' it is unrealistic for a
downtown high density, project to achieve conslstency with ,a Code provision

_designed for a more suburban and . less dense development. The project's
proposed open space maximizes the area available io the residents to enjoy
passive recreational uses such as' volleyball and croquet, ' One of the benefits of
trees is the shade they produce, but in.thls.envircnment surrounded by high rise
development, the creation of shaded areas is not as critical as creating usable. well-
designed open' space areas. This tree requirement creates an unnecessary
hardship by forcing the project to reduce units in order to achieve a standard design
for a different building type.

AccessQry Uses:

According to the L.A.M.e., parking. access, open space. -trash enclosures and
emergency access are required to be on the same zone or a less restrictive zone.

(

'granted a variation frliril'tha COllimunit;'~edlivelop,m,llt'Agency to pminr; an
additionel145,186 sq'uare reet of floor area diVided between the threeproposed

, phases of the deyelopment:' The applicant cannot ~mlzethls v3tiaUon w.lhout the
, grantingo.ftheva~ance'to increase lliaFAR. Manybundings in·the DownlDWn have

"--'---"'Ilee'nlluiltUfa'F1!R'bf:13WT,'1jllli'll>6fWhieTfl'ilt1/a'tAA:!I1'wnvellettl,nesideliUal
, I use under the Adaptive Reuse"Ordinance. Th'e scope' of the propose,d,project is

consistent with its locaUon in the South Park,communlty.ofl')owntown Los Angeles
, Which is:\feslgnaled for high density "",idei1Uaf development, Strict application of

the Zoning 'Ordinance fimiUnli the FAR'on the sHe to 6 to 1 wOUld no! permit the ,
, project to be developed in as benB~cial ~an~;lr as being proposed, ' ,

Density Inqe~~:' .

, ' -vrhe-permltted pre-dedi;"'Uohdensily,of the sijeis202 unils In thei,R5 porUon and
, 303 units'in.the C2'portion fora total of 5OSUhils'., inis is based'on orle.'unit'per

,'200 square feet of 10t3tea'(purSuant 10 thaZOning1ldmlnlstraio(s Interpretation
: ISsued on May '1B, ,2000.)" -The 'al>~JlcantlS prol'osfng .W' deVelOp '629 Join!

Uv8JWork'condominliJm-uiiitS:(n tWo loW~rSandonefive-5~J)1 buildirig;with'80urits
being tocated in the R5 porUon ofllie site and the remaining649 unitS being located
in fhe C2 portion of the site. wiill the granting of the variance to permit the density

, of the, C2 porUon of the site to berialcill3ted based ali the,grossor pre-dedlcatlon
square footage of the slte, the firs!'303 units requested are by-right based on one
unil per 200 square feet ctfct.aree,' The3Q4hunilthrriugh:tlie'649"!'uria locatedin
the C2 portion of the site are bas~don zero square rEie~o( lot are,a in lieu or.the
I)!quired 200 square reel The applieant'lsrequesUng this vartence \p maximize the
nuinberof unils that can be buill on the sHe within the permitted FAR as well as the
variaUon g"lnted by llie COil]li1U~ity;Redevi!Jop'merii.Agency. Slriclappllcatiori of

, the Zoning Ordinance woutd requi(S that th.'appllcantredesign ille project,so that
, 'mcraol tneunlts are loi:at~tl'inthe-R5 p<Jitloi1 oftire'Site; and .that the project would

}.. 'have' a maxlmum of '·505 'units instead of'the 62g'Joinl UveJWork condominlum
units which'are PI'{ipo~Which Yiciuld be I~corislstentwith thegenerill purpose and

. ".:~ .:,;.in~entof th6; ±rinlng regulatIOns.: .,.. .

Open Space regulremerits:' ,~','

The L.A.M.C. requires 100 square feet of open space perunil wllh.Jfl!l$Jbpn three
.habitable rooms, 125 square f~to.f open space per unltwith thre.B habitable I'09ms. -
'and 175 square feef of ripen space per u.ni~with' more than three habitable rooms.

• Ail'bfthe projeqt's proposed 629'Jolnl UveJWort< unlls w,11i:ontairi't,\Ss than-three
'habitable rooms. The' requlred open space lor those" 629 urirls- is 62;900' square
"feet: The appliCant is propOsing to provide'39.20B squarafeef of opensp~ce, The
LAM ..C.-requtres at least one 24-incli box tree for every 'four ,dWelling units. The
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Due to the unique configUration of the site. in terms of dual zoning and the C zone
"L'" shape. it Is Impractical to provide lhese uses withln the same .zone. For this
reason, the project proposes to· develop the site 'as one functionally Integrated
development site. To achieve this goal the project must utilize the entire site without
regard to·thffzoi'ie:bound~nY. There is nctpuOlic behefinci,be:gafnecFb};:requfrihg
dual zoned sites to respect zone boundaries lntemal'tc the site.

Once a pedestrian or vehicle enters the site they will be unable to' difCerentiate
between the dual zoned areas of the site. Once an automobffe enters the' stte. it is
no longer visible to the general public, and where it eventually parks, in th~ R5 o'r
C2 zone will generate no impact to-the community. This is also·the case with the

,location of the open space. trash and access. The L.A.M.C. would require all of the
project units located lhlhe C2 zone to have the required parking, trash, access and
open' space within the boundaries of the C2 zone. The ~truclural cost of buRding
additional subterranean parking in the C2 zone 'or elimination of units to-meet the

open space requirements is an unnecessary hardship thatwould negatively impact
the applicant's ability to cOnstruct the' project. . ,

Much of the open space requirement is generated by the ron units located in the C2
zone. while less than 10% of the open space requirement is generated by ~heloft
units tocated in the R5 zone. A Significant portion 0' the open space must be
provided in the, more restrictive zone since the projeCt Is being developed as a
single site andit would be an unnecessary hardshlp-to.pmvide the open space in
the least restrictive zone.

parking Stalls:

The L.A.M.C. requires that parking stalls provide ten inches dear between the stall
and any obstructions. The applicant is requesting a variance to pennlt seven of the
site's 977 parking stalls to deviate from this requfrement due to the.existence of two
structural columnslocated on.the four below grade parking levels. The.apptlcant
states that the seven substandard stalls meet the spirit of the L.A.M.C. requirement
which is to allow access in and out of vehicles once they are parked. The column
is located at the rearcfthe stan and only takes up one and 'one'half feet of the
compact slall's required 15-fool depth. Regardless of whether the car backs in Of

pulls in head [lSI, the Joeationof the column will not slop the doors ftom,opening and
the intent of the· LA.M.C.·is·achieved. Meeling the strict Jnterpretaticn of the ,
LA,M.C, parking stall requirement would mean either loslnq.eeven ptuking,slalls or
redesigning the structural columns, both of which would result in practical ditnculties
or unnecessary hardships inconsistent with the general purpose' and Intent of the
zoning regulations~, . _
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2.:' • :The", are speclaJ.circumstances appllcablato tho s.ub)e~ property such as
slze,shape,topOgraphy, 10caUon.orsulTOundlng'; thai do nol apPlY generally
to other property In·lIi" same zone and vicinity.

The sHe's size, dual zoning, and ab'ility t9 ap!m'ipriatii)ylocatehigTlileflsitylioosifig
near transit 'combine to create a special circurns~nce not applicable to other

··property In the same zone'orvi'!lnijy; The 100,954 square fooi site accommodates
· 629 for-sale units near a'Job-rict>envirohmentwilhoul displacing existing unitS.~ .~, .' .\ . . '. ... ;":. .'. . . . . .

SH~ SIze:". ":,,. '.....
AI2.2net'liicres, this site enCompasseS 11 Iols·and coniainesi9nlficanUy more'lol
area than 'tho'Vast majority of-the sUlTOum!ing development shes, . This large 101
generales ·a"special·tlii:umslance because it 'Is ""pable'of ccinlalnlng a large

,... 'amount 01 dWelling unitS •.Through a series olenUlleinenl requests, the project sUe
:'can cbnlain.e29 cimdomlnlurilUnUs wl1hln 155,000 'square feel of floor area .. The

" slie,Of·t!ie"si\e allows lor the. design of;an.lnlegraled sUe plan'lhallnle~aces
.. " -.approprialelyWith the high rise office 10 the north and the mid rise Soulh Park area.

, ••• f'~ • • •

The vast majority of the projects In·llie·ama ..:ill. occur on substantlally.srnaller
. development sites, The GI~ss.Tower projeellocaled al Ip50 Soulh Grand is .

'i:;:;,:·.::·proposin9':l2~.unU;'. on a 37.789.:Sq~am .Iooliol in-.llie .[Q]R5-4D'O.zorie. The
:'·'''·''l'jatioVer proJ~ctlocaled 'of950 Soulh Agu'!"a.Sf!:e<!t. propos\'S'156 units on a

• c' , 'r '."21;623' square foo\olblln.the ·C204D.zone.' ,11ie Lql114 pro]..;tlocaled.aII155 S.
.,,~rand)Ayeriue·propOses 3'16;unils'<Jn a 50,622 sqUare fool Jollrr,he [Q]R5-4D-0.

". i, ·;The'JaigB"siie"of"the sito and 'the development- pctentlal-createa.a special
.. "'.: cirtumSlllJite"that is not db nol',gene,,;lIy ap·plyto·other property in-the same zone

'and~lcinlty. . .
. .':....>., DuelZonlng:

According to the zoning maps a~lj~b~~ on the City's Zlrnaswebsile, jhere.ere no
Ouler\tfHal.:.zcmedsites on the immediaie area.o-The exisUng"otS,were developed

':In·the'·lale 19~teiilury"ndearty'20~ century wilh' Il'sidential building, which were
"""mosUy demonshOd·bY·I948 and· replaced with surface.parl<ing lois •. By,1969,the

.' .. ,1est no","-parl<inguse, a gas 5laUon, had been demorished" Since then Ihis.slle has
existed in the 'community's mind as a.single surface parking lot". and:B~.such.lhe
apRlicapl would like II 10 be. planned as a single sile withoul 'regard 10 the sptlt-
zo~if)g between the resldentlal and' CQJJlrnerchd:PJ~~ions. T1}e iJ)tem.~.,zoning
boundaries of the unified sUe are JIIaglcal and arbitrary for the purpose of locating

,.;.... ;. 'deneity.end noor area. ~trict,~pplica~on ofr.tl"!ezon,h)g ordlnance wouid.resutt ln
unnecessary hardship by ,'ifTlp'o,sing-,tyro,sets;-of,regulationl), that prp!1Jbit the
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generally possessed by other property in the vicinity. CurrenUy. Ihere is a grealer
incentive to build apartments In the Clly than there is to build lor-sale condominiums
because the Code does not' require apartment projects (0 exclude dedicated lot'
area from its buildable area. In addition, the parking requirements for apartments

·-are-alsotess than rcr condominium developments. However-this does not improVe
Los Angeles low homeownership rate, which 'is more than 36%, percent lower than
uie .natlonal average of 66%. This project is one or. the first large-scale new
construction mixed-use developments in many years to be located in the Central
City Community Plan area. Strict Zoning Code requirements relallng 10 FAR and ~
residenlial density have made, it financially infeasible for properties in thl'! South
Park area. to be developed with high density housing developments .. Denying the
.caleureuon of the buildable area to Include street dedtcation areas would result In
practical difficulties and unnecessary hardships to the property in question.

Condominiums Apartments- (No
(Subdivision) Subdivision)

Lot Area 96,491 s.f. 100,954 s.f.
See Note (1) See Note (2)

Buildable Area 96,491 s.f. 100,954 s.f.
, Maxiinu'mAllowable 556,746 s.t. 605,724 sJ.

Floor Area (96,491 s.f. x 6 FAR) (100'~!:'R~.f.x 6

Note 1: The street dedication is subtrncled from tn« Jot area for subdivisions.
Note 2:' The sneer dad/calion Is included in the lot eree for apartments.

If the proposed project were-to be developed without a VesUng Tentative T (act Map,
· the maximum allowable buildable area would be increased by 4,463 square feet.
As shown"in 'the table ebove, the allowable floor' area 'for apartments is much
gre.aterwithoul an eccompanylnq sutxUvlsfon than for apartmentswith a subdivision.

"The applicant requests thai the calculation of buildable area 10be the same for both
condominiums and apartments. particularly for an urban site in downtown los
Angeles. The Los Angeles Department of City Planning is currently promoling an
ordinance change that would revise the definilion of "buildable area- to make il
consistent wilh the definilion 01 101 area," thereby eliminaling the distinction
between condominiums and apartments in the calculation of allowable floor area.
The proposed Ordinance was approved by the City Planning Commission on June
7,2005.
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"commingfing iJllh",proJeI:t's massing. A spec;al circtlmS\:lnca is 9eneIBIed by
-: impesirigtwo·confllcllng·sals or development standardsen one-site lli8l'does not
· typically apply 10 other pJjlpertyin. lIle same'zone and vicinity. . . .

.... -':-:-.;.~-~:.:;. :·Hidti DensJtYHOOSiijg~.!:::- . '". : ~,.:-:;:. ::.:~.. ::.~~..• :. ':. ~~::, ': '':'::. '.. --'
• " '. it:"··. .,.,

s-. ", ' •. Thespeelal circumslance bfllie sileis ils abUitylolocate hlglHlensilycondomlnlum'
units within walking distance ofllie Oownlownr~ multitudeotjobsa.~db'arislt without

.eliminating any existing residential units. Most redevelopment projec\i! includell1e .,
displaCemenl of existingunlls, many of which am affordable. The co!IVersipn onne ;
exJs\ing' surface p'arl<ing 101WI'iI not resuilin llie dlsplacemen! of any housing unils ..

....:By Jocaling,\!Ie projecton the'peripheryof \heolflCecenlei' al5o>proyldes 629 unils
· for residents 10 live within walking distance 01 their.jobs.. Thls,project provides an

oppOrlt!nlty 10 enhance the jobs to housing balanCe In !he Oily ofL05·AA9eies. The
.' site is'localed .near a ·selies·.of mass·\ra~l'il ;'llemalives·lnclu.qj~g·.\l)e,BI~a·Une

· Metro Ran SIa.lion.a!12~.Slreetand.F1owor Slreeli and the.RI1!!;Une;$lation al7"
. Sfn:!elend.F'IgueroaSln;el, This proXlmilytO rall stetlobs, \0-'1 number olilus lines,

and-to fheother nelghborhOo<lS'ln DOWntown Los'AOgeles make5thMrubject
· property a prime local.lon for Increased density.thalcan be supported by the-public
.transi.t.'jbbS','and,services:J!1 the area: . .' iiJ '{.;'~' ••

A~lri9,~::~~;g~neratlon'd~Ia~~kJ~' by the' ~~e:;;;;~iulia~~in~:~Oj,llity .
Group, the;proposed mpce.cJrus'9.projeCt would geneI:a~fewer:~~~ than:otherinore
lntense by-ri9hl'projet;ls lliattould·bo·con$lructeQ aI,th·";slle."'A·pro]~ct,could be
Duill on the. ene .Conlalnlng·.approximalely ·302;0.9!l·-squaie Jt1El!·of. Qlf\C<i'and

'" .approximalely60,452 squa,,! teet of gro.und,floor·relan,n t)1~.C2ponjcnotthe slle,
and 202-"units'int;the,R5-'podJon tQf •.ther,slte/l1.Tt1rs';CGmbtnaUol'k.Qf,.us~WOuld
generate.approXimalely 11,338 daily trips. AnotheropUon woUld· be to.construct
362,559 square feel of office floor area ln-the C2 portion and 202';mits In the R5
portion of !he site, This scenario would' generale approicimale!YJlJ§§~~ly trips .
The proposed project will generale approximately 2,624 daily trips.

':.: ~•••,:. .' '; .'.~'" • .:' .: '.,r ' • I .,! \' ,If;. .

(3;"., :SUchViuiatu~ei,ls"ne~sary for' tho .presereatlcn ·anchenJQYmcnt 0' a
substantia" property.right'oruse genorally possessed by ollier.property In the

, Sarno zone ani:f:viclnitybutwhtch, beeause.cfeuch spec1al-clrcumstances and
practical difflcui6nS or ;unnecessa.y.:hardshlpsr is.denieif·tfle-·,property in

, .. question, ~.- ~... , .. ~..: .... ' ,'... .:.. . . ,;.. ,~:.1.: ' ,

s I.;
, Density'a"? '70~rArea 'ca~cutatioh~'

Variance from the calculation of the bufldabteareal~lncJude street dedlcation areas
is nec:essafY'~or;th8"pr~ervation 'and e)1joymenl or.a substantial prope ri ht
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Floor Area Increase and Reallocation:

Owners of property in a single 'zone are nol faced with .similar impediments to
developing Iheir property as property owners with dual zoning. Often dual zoned
sltes ar'e coustrelned by" conflicting density. .noor area.- yards .and height
requirements. It is not logIcal or practical for one project site to negotiale between
multiple code requirements. In this particular-case the enure she is.9C?Vemedby~he
same floor area and 'density requirements, .slmllar to ether sites in the area.
Unfortunately, unlike other siles In the area the split 20ning prohibitS the floor area
and density from being planned based on proper sile .planning lecl:miques. It
raqulresspedflc amounts of density and floor area withlrJ each' the R5 and C2
zoned tots Within the site. Tbla limitation creates a special circumstance that is not'
applicable to other area .sltea and justifies the requested variances' to reallocate
Density and Floor Area.

Many structures built in the area were built at a lime when the Code requirements
for density and noor area ratios were not as stringent. Now, many 0' these older
structures are being redeveloped under the Adaptive Reuse Ordinance, which does
not subject dwellin,9 units to the lot area requirements of the zone or height district.
Further, the undertying zoning .on the property permitted the development of
buildings with a FAR.of 13 to 1, Iar ln excess of the current 6 to 1 FAR in the Code.
The Applicant shculdbe able-to conunueto preserve 'and,enjoy the substantial
property tight ~ util.i?e the land and 10 address the hO\J~i~gne~s of the City and
In the area. It would be a hardship on the Applicant and the City if the increase In
FAR is 'not allowed to provide the needed housing within the City.

-D" limitations:

There are a number of eXisting residential projects In the immediate area which
were constructed prior to the enactment of Ordinance No. 164,307whlch were able
to take advantage of the underlying FAR of up to 13 to 1. Resldentlal projects
include'. the Skyfine project Jccated at 600 W. 9~ Street and the Metropolitan
Apartments located at 950 S. Flower Street Numerous office buildings constructed
in the Downtown area are being converted to residential use via the Adaptive Reuse
Ordinance which waives 101 area and density requirements for qualifying projects.
'these projects indude the Eastern Columbia bunding located at 849 S. Broadway,
the Library Court building located al646. W. 6" street.the Pegasus building located
at 612 S. Flower Street, and the Packard Lofts building located all 000 South Hope
Street to name a few.

Sirict application of the Zoning ordinance, in particular the -08 'imitation of
Ordinance No. 164,307. would result in practical difficuUies and unnecessary
hardships for the project inconsistent with the general purpose of the zoning
regulations. An unnecessary burden is imposed on the project if ~Iis denied the
right to utilize the floor area. The -O"limitalions or Ordinance No. 164,307 .flmlts the
site's floor area 106 to 1 instead of 13 to 1. While the same Ordinance also states



(
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that Increa~ FAR is- penn;fu.d thiough the c,;",mtioity Redevelopmenl Agency
· (CRA)varlatlonandTransferofOevelopmentapprovals. TheapplJcanl~sgranled

:. three varlallons fipm th.e CRA IntaUlng. '\4.5,18Eisquare (eel of "qor araa. APPflMll .
. '. tilthese vartadons.created "FAR 00 the. site of7,44 to 1, Case numberZA-2003-
---,-··.------------:-1lN~llMi~rnple.of-;l-pll>j~<;I:!l!"th\'- .. (ea.tIlat'!'~ s- g"'nll1d-!hB-lfgh~w

. . . build utilizing-' the addltlonal- floor area gran!ed by the CRA.. A denial of these
-requests, contradicts City goals toachleve In the South Parkarea "hIgh ~nd medlum

. . density housing wHere compabble wilh exlsting.anlf proposed development' and
.. does not allow the applicant In enjoy a property right possessed by others in the

area. . . ~

DensityInc~se'

RecenUy: the Cityhas acknowledged that';"nlrQUing the scale of the p';'ject Ismone
appropriate In the downtownurban 'envlrOnments via the Use of the site floor area
tatiuthart through densitylimilalions. Tworecenlapprovals (ZA-2003-9146-ZV-ZAA
located at 111 iGrand Avenue.and ZA-2004-7070-ZV- yv,ZAA~P.R located at 950 .
S. Figueroa Street) are examples of nevi construction p'rojects Wfllch were granted

· density increases above the Code. requirements. More. ImporlanU~, the City ls
currenUy considering t;PC-2005-0362-CA Which would eliminate the densily
requirement within the Central City, area .: lri the Steff Report prepared to update

. standa~ forre.sldenHaI deVf'loPI"enl Int~e Central.City Area,the Department of.
Oily P.lanrilng recognlzes,thal:eJdsUng·zoning.regulations thatare.appllcable to the

·City."''' a.Wliole,·are·deslgned fordensiUas afld deilelopment·Slaridal):l.s·of." more
suburb.an etly.even In the hlgher.densilyzones. Underslanding that the C!i\1lral C»y
·area.iS.:'particulaily·sultable for high gensity rasldenUal developmeilt,.-the·Olrector

': pf ~Iarit:llng has initiate.<! amendments \0 lhezonlng code which ~1I."both recognize
the unique nature of-downtown andjncenwlze the productlon of new housing units
in th!, Central City." By eliminating the 101area provlsion. Ihe remillnlng eonlrel of .
the ,intensity of developmentle the Floor Area Ratio regi..dation •.:~~ eff@d of this
change would increase the number of ~eJllng units allOl?'9don aacli site. The
Department notes that bulk regulaUons -sf!.!"a'~coml)1On' meana of,con!J'OlIIng "the

i., J, ,iRtensity.of:deve.lopment' in~e, dOYitltown.area. ofotherJarge'.metropolitan ·a~a~
· across.the.nation and are suhable here to-ensure development consistent in size
',wi.thQuit'of 9therbuildings in the area," Thu~; th~ prtjpOs,ed lncreased densitY in the
proposed project would res ult In development of bundlngs tnatare conslstent ln size
wilh.'that·df·o!hti'r:buitdings.in\the South Parkarea, '.. '.:.. .

OO~i1Space ReQuirements:

" ·The subject slte.Istocated-ln the South P~rkarea of downtown.' an-urban area
planned for high density uses • .The LAM.C. was written forprimanly suburban tyPe

. developments and is not responsive to the Issues facing high-rise urban
·development Providing LA.M.e. required open sp~ce.lndudlng one tree per four
dwelilng units would result in a loss of residentfal units which is contrary to the City's
goal of achieving a better.jobs to housing balance In the CItYand in the downtown
in particular. .
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Tho granting of such variance will not be materially detrimental to the public
welfare or injurious to the property or Improvements in the same zone or
viclnll;Jr In which the property is located.

The granting of these variances Y!ill permit the ccnstrucuon-ot-eprojectmatertalty
beneficial to the public welfare, The project helps create a critical mass of residents
requlred,~o create the urban environment envisIoned by the City for the South Park
area. By focusing the majority ants square footage On housing it addresses one the
City's urqent needs. the creation of housing. It also, creates less traffic than many
by~right alternatives. . The high quality architectural design includes many
sustainable ("Green") design aspects Including two separate public open-spaces
which further promotes the public welfare,

The proposed project will not be materially detrimental to the public wetfare or
Injurious to the property or improvements in the same zone or vicinity because the
project is designed to achieve a synergy for both residents of the project and
neighbors in the community. The creation of the two hlqh-rise residentle] tower s
on Figueroa and 9'" Streets is deslqned to achieve the critical mass residents in the
area. The increased reslden1ial population In the area will in tum spur more retail
uses in the area. The combInation of the two will increase the street activation and
,thergoal·of creatlnq a walk able community. By providing· for ground:fioor'retail
opportunities in each building the project furtherpromoles the City's desire to create
a'high density urban environment where individuals can walk from their home to the

.... 'job and then to buy goods and services. To make the streets of Figueroa and
Rower more accessible to the genera' nelphbcrtmod population, the project
proposes a pedestrian walkway. designed as an attractive landscaped open space,

rto connect both streets mld-btock at the southern end of the project site. The site
plan of this project ls deslqned to achieve a critical mass of-residents who can
activate uie streets and promote the ground floor retail uses. As currently designed,
the project ahould prove beneficial to the neighborhood.

Fulfllllno Housing Needs

South Park Is an area particularly in need of additional and newly constructed
housing units. The proposed project will provide a total of 629 residential units.
which is 9 desired land use consistent with the Community Plan and good planning
principles, The City's Housing Element identifies an urgent need to provide more
housing on a citywidebasi~. The downtovm area is an area that can sustain more
growth in housing units because the area is rich in jobs and mess transit
oppcrnmltres. Residents of the area are more likely to use public transit or (0 walk
to their jobs In Ihe Downtown eree. The project proposes to add. a significant
amount of new retail uses on the ground floor of four separate buildings, and the
availability of these shopping opportunities will be beneficial to both new residents
of the projecl and those already residing in the South Park area. The new residents
oflhis project will be homeowners, and thus their interest in maintaining the property

. ,.!

(
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· The LA.M.C. requires the prpject to provrde 62,900 square feet·or·open space,
-, whlchls approximately 65%ofthe 101area. TheL::A.M.C; at~riiquiresttiOplanUng

of 157 frees. Both the 'requlred open' space and tile number·of required trees are
. triggered by the propOsed number of residential unns. These Lfl,M.C. open space

.; --":,-,,.,- -·requiremenls-ara-el\lremelydiflittlll·le1lompty.willH>ft1lropeFllesleeal!'!ltlbwnlnwn-
',which pennltRS deflS~' ·It"fotces.developers to eillier,. request'avanance to
deviate from Ilia standards.bulldbelow-iha pennit!ed reslden~ahlensily;.or buDd.
commercial uses whlch'do not hava these open space "'quiraments., Existing
building being converted to "",ldenUaI uses dOWntown under tha.Adaptive Rausa
Ordinance are not f!3QUlred to comptywilli open space requirements. RecentiYthe \ .
GmildAvenue.lofts. localed "11.100 S_GrandAvanue recaivqd approval to provide
zero open space ·fo~thelr new construc!lon units' (ZA-2003-2656-ZV-ZAA-ZAD).
The applicant Is not requesUng to provlde. zero open space or zero trees. as has -,
been granted to-other developments' in tH!,:seme zone and.vicinity .. bul rather a
reduction hi both requirements~ 'The granti(lg of-this variance Is ne;essaiy for the
preservaucn and 'eojoyrrient of'a'Subslantial properly iight oruse ge~aralty
possessed by other properlY In the same zone or \'Ieinily. .

AccesSory ~ses:

· 'The'applicanl slates 'that Ii~"needs jhe approval ilf thlsrequ";l ~ design a wel~
· cot:irdlnal!>\!. functional projet:t.,·Hequlringtll,.-projecl.d'!"lgrr·to abldebY'intemal

zona boundary Iinea:pr'01(ldea.nd.a.9delt-."protec!iorr.w ..the,community.·: ..Ilinslaad .
"imposes an:tlrinecessafY"Ii'ardship thatconsl'ralns.project design ina way mat is not .
applkable io,nlany:of the single zoneil sites In the eraa; Th&project parjdng, tiash .
enctosures.eccesseeand.cpen space will be cencealed.wnhln the design of-the
project 'alid ~Hr oot be \'Islbleto tha community .. Once 'constructed, this project wijl

· appear to: be one integrated development site. ' ,
,:,... - . ...~: '

Parking Stalls:

Denying!he epphcanrarequesncpermlt seven of the sites.977 parkirig.stalls In be
.sutrstaridatd:.:cre3teS~an~unne:c;essary.hardsblp in'1bat it.reduces. the. amount of
parkingthal"can be provlded.forthe project More·imporlantiYithese.seven stills
are designed· W ineei.the: splnt'bf .the LA.",.C.. The obslruCtIon Is located In \he
first oneand'one-halt feet·ollha stall's depth. The obstruction sbould nolaffect jhe
opening and closlng of cardoors,: The:vas!.inajorityofAdapUV"Reuse projects In .
the area don't meet the sPirit of the LA.M.C. and have been extremely successful,
whne at !aast one of the'recentiY approved'n~w Cflnslructi<i.n projecll;c(ibe Elleven
located at 1111 Grand Avenue) was approvOdwith narrower than requlied.parking·

"stalls (ZA-2003-9146CZV-ZAA;) The denlal.of this'requast"wiIl prevenl the applicant
from enjoying a property right pcssessed by others In·the sum:iu~aing area.
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values of the area wm lead to gleater interest In combating blight and crime; leading
to a safer community (or the area residents, By loealing housing in this-area, the
project will not be materially detrimental to the public' welfare.

..··,Traffic·Congestion·

The proposed project offers both residential units and ground floor retail uses. As
illustrated in Variance finding 3, mixed-use projects generatefess,trips than 1001%
commercial projects. The residents ~f these newbulldlngs will be attracted to the
Downtown area- because of.easy access to jobs In the area. Residents are more
likely to' be walking to their jobs, thus reducinqtrafflc congestion. 'likewise,
resklents witt find many shopping and entertainment opportunhles within easy
walking distance. Residents who need lransportaUon will find that their adjacency
to a wide array of public transit options will include MTA'buses,and·subway lines,
ran lines, OASl-J, and other shuttle· services. The proximity to public transit W1J'
Increase the use of public transportation. resulting in much less traffic, congestion.
Easy access 10jobs and shopping either by walking or public transit is the type of :
development trial will be materially bene~cial to the public welfare.

Parking Stalls

According to the L.A.M.e., parking and-other accessory uses are required 10be on
the same-or a less restrictive zone. Additionally, the Code'requires.that the parking
spaces must be on the same lot as the dwelling. units. Gra"~ng,a :varjance 10
deviate from those requirements will ootba materially detrimental to the public
welfare or injurious to the property or improvements In the same zone pr vidnity in
which the property is localed. Th~ dual zoning of this site does not generally apply
to other integrated·developmentslhat create separate residential- buildings with a
separate parking structure. As a fully Integrated development sile.,the'property In
question is not materially detrimental to a pu~lic thai will be unaware oflhe Jrrequler
fot line boundaries mat-create Brtifidal divisions. Nor wiu this integratedisite prove
injurious to other property'in thesame vicinity, particularly when other·neighboring
residential projects have not faced the limitations of similar irregular configuration
of internal tot line boundaries. Accessory uses in the RS zone Instead of the C2
zone as well as parking spaces on a lot different than that with dwelling units are not
apparent to a generat public that will view this developmenl as one integrated unit
without visible divisions of lets and zones.

Urban Open Space

The grantlng of the variance will not adversely aHect the residents of the proposed
project or the surrounding property as the applicant plans 10 provide 39.206 square
feet of open space instead of the 69,700 square feet required. This amount of open
space Is more than -adequate on this particular site to provide a number of
recreational amenilies for the residents, While it is true a majority of the open space
is internal to the site. the project does provide two key open space elements that
available to the general public during the day_ An urban park on Flower Street near
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the comer of 9" Street will seM> as a buffer between the !:oil Bundlng on Flower
· and ths hlillHise.buUdlog i_ted On S".Streel Addi1lonally, the project proposes

a landscaped pedestrian wal~y' CJql'Sing.the.)ot mld-block rro.m Flowe, Street to
Figueroa· Sb'eet. that will b~ .open to residents and the·communllyafike. This

... ,.__ •__ ..... .amenlly will prove bene~claitothepubllt:.Welf~~~Ung.an.op!,ll;Sp'a~o:K'0r .
· that·w!ll allow easier access to, the community for public amenities in the VlcJOity.
.' Thelapdscaping provided byU,e appncant·will be In conJprmance with an adopted'

,sbj>elscape plan S~d appropriate for this type of downtown develop",enl .

High QualitY Design ""'.

;.:

. :: The mked-use devetOPlJ1e~t wnl.consiSt of two hIgh-rise. resldential.bufldhigs and.
· one mld-rise.resldenUal bundlng l=.oted overstreet level nalan.space. The parl<lng

.' structuna will exist four levels belovl grade and will also-extend three levels above
'.gradebetween'llje three resldenU", buildingS. A.",!ritfal courtyan! I~ 'created on Ihe
-roctotthe parldngstruCtuna p",vldlng ameniUes.to.the resldentlal uses, Thesllewill
include 27·.000squaie feel of rel~~ space in total, The scale. fTJas~:dnga.nd location

·of the' buildings on the site respOnd to the unlque.shape of the slte, tho site zoning
...and the urban context, The two towers-are placed. on the hlgher.densily zoning

within the block Ihat Is bordered by 9th·Streetand.Figuetoa Stre~l.1;~e. JOw.rlse loft
building is.locaied on Flower-Street ln the R5,Z!Joe·and responds In scale to the
developing resldentlal ..community-of Flower Sb:\lel The mas. of.the'PlOjecl.1s

-consistent .wi~su~undiflg ..prripe~j.eS. ~nd ·use:.s.,jVi~ -.thQ:~sltet~ Jo~.Uon in a
transitionar zone between.high--rlsB office .buUdlng~ to. the;nort):l and .mld-rise
residential bundlngs to the south. Thelwo high-rise 28-slory' residential bundlngs

. Wilhbe IqCaled on th~norther:n. portion of Ih,e .slte In the C2 zcne., which is an
· appropriate location for a ~lgher.intensllY. use. The mid-rise residential bun~ing with

ton units wm.be a less lntenslveuse Jo.cated.i,!.~e ~5zone ..

· WIiUe the project Is primarily resldentlal, the' design recognizes Ihat by providing·
. compllmenlary Iacilltles to the 629 Joint. UveJWork unlts in\'fuding shops •.

restaurants and open space, the quality of life for the residents B,nd the nelqhbcrs
,:.. .would be.enbeneed.

Bygiving the ~;;;und noorto reian, lhestreet and ihe adjacenl shops become public .
..spacesF·..,ilB·glass'front is setback from fh~..street, provid.ing Dvemaf'gs.to afford
protectlon from the.sun and raln, Tbe ground floors become vis~~lIy transparent,
-blUrring the lines between Indoors and ou.tdoqrs:~ In the way qf open space, th~ site
provides ~ open.spaces fqr th,e resldences.and the pommuniJy: a small urban
.parkon FlowerStreei and a mld-black'passage al the south.end.of the site. The
· mld-block passage wlll cOlln.·ct Flower·Slrs.t to Figueroa Street by way of a public
green space. Thls pedestrian friendly space will incluqe benches and a walking
'path, The balanced urban environment will be desirable and economically feasrbte.

The mid-rise building on Rower street has street level retail and Ovj3 ncors of one
·and two tied room condominlums. The facade will be charactenzedby a stry)09 color
and' farge bay windows, ~ith an .archltectural desig'l t!1at is appropriate for the

:,' ...,,
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requested and been granted variances- to exceed the density .llmitatlons without
proving materially detrimental to the public welfare or injurious to other property or
improvements in the same zone or vicinity, The dual zoned nature of the subject
site is unique to developments in ,the area, and a variance allowing for flexibility in

·----the allocation of ·noqr,are~·and·for·inoreased·denslty,willnot.be.detrlmenlal to other
propertles or improvements in the South Park area, but rather should prove
complimentary to the development of the tJigh density resldenlial development that
is contemplated by the Community Plan.

While the subject development is a new construction project and is not limited by,.
existing conditions, as are existing buildings, the property islocaled within the same
area of downtown los Angeles which can support high density development The
Downtown Adaptive Reuse Ordinance allows exfsting bundings to exceed the
allowable floor area because the CUyhasdelermined that high densltydevetooment
is not materially detrimental to this part of the City. CUrrent City code allows greater
density for apartment developments as opposed to condominium projects. This
distinction falls to address the issue as to whether one type of multi-family
development is more detrimental 10 the public welfare than the other. On the
contrary. the development of ownership units should be encouraged for the
downtown area for the very reason that homeowners will become stakeholders in

.the.ccmmunltyend invested in the bettemient of the neighborhood by having a
vested .lnterest if! more crime 'prevention and safety programs.,for the area.
Horneownersbip brings many benefits to a community. and thus a variance ,to'allow
greater density for ccndomlnlum units wm not be materially detrimental to the public
welfare or injurious to Ihe property or improvements in the same zone or vicinity.
Due to the high cost or real estate In suburban' areas; the development ot
condominium units in the downtown area will-be more affordable and will assist 10
raise the number of ownership units. Los Angeles lags behind other cities across
ihe natlon in the percentage of homeownership units.

The site is unique as it is sited in the South Park area of downtown Los Angcles. a
public transit and jobs rich area. The site is a short walklng'distance from the rail

.' transit stations and a dose walk to.the DASH.line at uieccnvenucn.cemer. which
. provide transit access within downtown as well as to outlying areas such as Long
Beach, Pasadena, North Hollywood, Westchester, and Norwalk.The closeproxlmity
to the rail stations is compatible with the hlgh-<:fensitydevelopment .necessary to
create demand for public transit which in tum justifies Ihe request 10 increase the
allowable noor area and FAR.

The South Park area is 3 dense urban area rich in public transit, jobs, and cultural
and entertainment uses which can accommodate and will demand an increase in
residential density. Therefore, the granling of the requested adjustment will result
in development compalible and consistenl wilh the surrounding uses and will not be
materially .detrirnental to the public welfare or injurious 10 the property or
improvements in the same zone or vicinily in which Ihe property is located,
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emerging iesldimllal properties on FlOwer Street The·2a:..tory towerswITI·have a .
fa9'!de conSlruc!ed of modem materials affortflnglhe residenceS large windows to

· . take adyanlage of tJi.,-local and long ifrstanrvle~. and ths grollnd level spaceswUl
.. be buill oftmdlliOnal matenals, whlch'Wtll·hava Ihe texture and. color of the exisUng

---- .._.- --.: ''''-~-:-IrlstoriCaI'bundlngs4n-the-nefghber''''edf-~''':-:-' ----- - --- .

. '. 'The ~~~ lake adva~9~~ the exls;"~9th.~tre~t oifset a~dana~POSed to
· create 'an urban ·Scal. entry Into doWntOwn from the freeWay: The' slgnaturn

bundings, which are simple geometric shapes, tum and bend genUy as they rise up
: 10 respond both to the site and \0 the markel cohdIUo~sby,provfdlng largernoors, \

• at the top of .the .bunding. The subtle, movement al the top and boUom cnjale an
· ""peir space atthr",:orner'~h6ate scaled lo·c'tealll vlews:beyond;and Io'.lie seen

'.' ·agains\'tlie beckdlOp of ·the :cily:The ground .n,bot·COrrier-.Js· anchored by a retan
-bunding, vihlchIs'pl"periy Scaled f~r ths slree.timd servos'asarilntroductlon 10 the
gre~t space creat!'<l·beIWeen t1iEi·towelS'a!X>ve_·ThetWin nl!ih-<ise·lowers.ahd the

: neighbO.rlrOOd factllUeSvirlt establish a si!ihlficant pl3",!·ara·prol,llin.'ml'intersec\lon

·o~doWritm.'ffl~~ ~~~I~" "'::' . .. ..':':' '. ".
, .. With 'gtouno' ff~ofretlill spaces loea.tedln all fourbulldings, the project Is designed

· to'alllact pedl'Slilaii;attivlly'al.the street level of Figueroa, 9" Street. and Flower
· :,stmet: Adifrlio'nally:'the project lncludesra pedeSmanwalkway; landscaped as an
-; a.llractlv~ "peri spa.!"'itliaf serves'asa mld;brock·c6rridorbetween·F.lgueroa and

.R~er,stteetS.'elicouragihg resldentsandnelphbors alike-to ~sily:access other
· puolicamenllfeslirU;iirommunily, . . ,- . -. .. • . ".0.

~e' ove~'l'd:~'~n:;;~e~ject bri.ngssig'nifi?ant ?tc;h~~ral'lnncMi~'~ns to the
area (hal 'serve to enhance thtHrvability of the expan'dingresidentlah~ommunity in
the South· Park anaa;·· As'h I'i!Still, the design of the:'ptoject vim not.be materially
de!rimenta! to I~.e publlcwelfa"!.

i

· Sustalna'bnity :... '

The ~esign·team brought together local, regro",il, and liatiOna! expertise to identily
an.d ..va.luate numerous wnole-system sustalnabUiIy strateqles for minimizing the
enyironm"~lallnipa'c\ of the proposed re~ldertial high-risl! b4nd!ng: In the context
of conditions and issues that ate 'csp_ecially relevant tp Los. Angeles. the team

, .focused on reduCing ~nergy consumption, m1nimizlng 'water: and sewer loads.
· mlnlmlzlngsl9rm nlrKiff, diverting waste from:lI]~ landm~ and producillliahealthy

indoor enviroHmeilt for the' tenants. The susiainabDitY strategies for enhancing the
· project's suitability for Ihe neighborhood wUl not be materially detrimental to the

'pUbliC welfare or [njunous to the property and Improvements In tHe same zone or
vlci~ily. '

Densi)y

'~'~ S~uth 'Pa~ are~ as·'~"whOle is a: mix~'~-iise::~~munjty with residential,
medical, 'commercial"and 'retail uses. .Other nearby 'hIgh density projects have
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5. The granting of the variance wilt not adversely affect any element of the
· Genera) P!itn. ;

.-:- ... ·~:rhe·General·Plan,wm.not-be:adverseJy-affected,by.the,granting'~t.these.variances.
in fact, this project promotes many 0' the goals and polJcies of the General Plan.

, . The following' will discuss the project's consistency with various elements of the
General Plan, Indudfng the Central City Community Plan, Central City Community
Plan, the Housing Element and the ltansportation element.

Central City Community Pian

The-f.ollowing Ce~lral City Community Plan residential fand use objectives are
consistent with the .prcpcsad development:

ObJec'lve'1~1: To promote development of residential units in South Park.

Objective 1~2:To tncreesothe range of-housing choices "available to Downtown
employees and residents.

W'jth the development of 629 Joint Uve!VVo,k units in a high density area, the
proposed project fulfflls·the primary residential land use objective of the.Communlty
Plan, which deslgnates. much of the Soulh Park area as H!gh Density Residential
with corresponding residential zoning. The Community Plan's Policy in support of
this objective.seeks to "malmaln zoning standards mat'cleany promote housing and
limit ancillary commercial to that which meets the needs of neighborhood residents
or is compatible with residential uses." A program of this policy seeks to "designate
Ihe land Use rcr South Park for residential in all future redevelopment plans:
Another program seeks 10 implement policies -as appropriate that "encourage
residential development and promote lransit-oriented, mixed-Income and mixed-use
neighborhoods downtown ..... The Plan also seeks to lncreasefhe range or housing
choices available to 'Downtown employees and residents. The proposed project
offershomeownetship opportunities to residents oUbe.area. The propssed project
clearly strives .to meet the objectives, programs mid policies of. the Plan by
expanding the number of residential units in an area that, is already.oriented to
public transit and mixed-use projects,

The Community Plan alsoidenlifies several significant community residential land
use issues thai arc addressed by the proposed project:
a) Create a significant increase In housing ror all incomes. particularly or middle

income households.

b) lack of sufficient housing investment to achieve a 'critical mass" in some
underserved areas like South Park.

c) Lack of neighborhood-orienled businesses to support residential uses.
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.' d)' liIck of a strong sense ofn~lghl:iomood Idenb1y.

The 'projecUs designed to ass~.k..resoMng.tii~a ~.~y "lS~es. 'i:he proylslon ,!f
629 Joint Uve/Work unlls CIIIat~'3 slgnifl!:al1.t in"""""". In· h~lll;ing for middle

--lncom"'l\Ouseholds-i!Hhe-a",a.-.,~.rill!'al.Jru,l~is-achi!"'ed.JIl;l!t~?~t!l:J?arlulrea .. : . -'.
by the project's site plan that emphaslzes, the. placement of the.fwJ:i 28,slory high,
lise 'towers in 3. bansi~onal -area b~Jw~en high-rise office .~uildings. ~np.jnid-rise
-apanment bundings. The pOsitioning olthetwo high-rise towerres.ldenti~I buildings
an Figueroa and!l'" Streetsjs designed to'allow.resldenls and nelgh\lq",.tousethe
.retall uses on the gro~ndJloor tl)at will be pfD\'lded In both high.' ..... buil~ings that;
are easHy acCessible on majorthoroughfaies. In addition. the.resldentially-Qriented
bundlng on flOwer Street wJ11prOvk!e'ground floor retaij that willl~se sbopplng
opportuniUesfortheprimarilyiesid.entialal'!'adeVeloplneconf'lowerStreet. Nolonly
wilf'new residenls In' the :projeC\' s, 629. unil<! hays a~all~Rle to them.rnany retan
options on the grourtd floor. of each bundlng,.the·resldential.poP!-'Iationin the South .
Park area'wlll hilva more shopping.opportunities.withjn easywalklng distance. To
make' the streets of ,Figueroa an.do-:A~ei: rry.or.~accessible. '~ the .g~neral.
nelghbomood Jl'lpulaUon, \he.project.proposes a pedestrian walkway, designed as
an allractivel.ndscaped open space, to connect both stieels mld-block:al!he
southern end of the project slte, The site plan ofthls proje<;lls d.,,!,ignegJo achieve
a critical mass of residents who can activate the streets and promote the ground

r, floor· retail uses, ,'The.retail uses .o.n-.the ground· fioot',of the Iouf.buildlngs will
. address the lack of nelghboif)ood-oriented businesses as these 'lI"'il. uses will

serve the community as well as reslde.nts. The development of a large vacant
parcel ctjend in!o""~sing arid retail.uses .will·.h~lp -to, establish a,n~lghborhood

" Jdentily where- none exists now.

Redevelopment RI.an
,',\',' . . .", ','

. Section 105,.. Project Oblectlves
" '. _ . :::.'c:;·\." .
The following City center Redevelopment Plan land use obJec:Uves ate consistent
.wilh jhe.pmposed.developmentrc. ... _.•\".,'.: -..:'.. :, 't.

·."ObJective ~:. ro.~re.le-';'rr_o.d.e;,:~'ii-te!etil en.d bilian~ed~$.n envlro~menl for
. peiJplo;', including a ··full f'Bngu .:o( ·arou.nd../he--C/o(;k. ~ctivJlies.and .uses".such as
tec:eation; sports,;entertairi'!1enI8nd housiri!1_ ..· -.. , . .

Objective 13: Toprovicle hIgh ~~cI;;'edlumdensily houslng:close IO'employmenl
. and avaHab1810 ol/-attmfc"sociaf andEtconomic groups, and to rnakfJ an,appropriate
.., sham oftha Cliy'sfoW,;,snd moderale;1ncome-housmg ovanBbfe to roslden~s otth«
, arna.

Th'e important goal of the City Center R'ede~elopmenl Plan to provide"hl9h and
medium density .housing close to .employment-ts achieved ,with the, proposed

'project's provision of 629 Jdlnt.Live/Wod< u~fts ln,a hign.den~ily.atea. The
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Uve/Work units to the City's downtown housing stock. The project will be part of an
emerging pedestrian-oriented distri,ct enccuraqlnq t~e use of mass transit. The
project will be developed in close proximity to the MTA Blue Line Station at 12lhand
Plower Streets. the Red Line Station at 7l.hand Figueroa Streets as well a~ the
DASH and other MTA' bus tines. Additionally. the projecl will esseQ,tlally~bepart of
the proposed LA. Live project which will bring new hotels,live theater, night clubs,
restaurants, retak.end commercial office space to the South Park commuolty.

In allowing higher den'sity than permitted by Code for the condominium projects
located at 1111 S. Grand Avenue and 1100 S. Hope Street, the. Community:
RedeveJopmentAgency found that permitting a dertsityvartatiun will not be ~ntrary·
to "the objectives .or this Plan' or the applicable Community Plan." The Agency
found that "this type of higMensity live/Work residential development is the optimal
land use for the site as it is near public transit and it promotes pedestrian activity
which will create a safe and vibrant mixed-use community."

Transpo'rtation Element

The objectives outlined. in the Land Use-Transportation Policy within the
TranspcrtatlonElement.ere as foUows:

. .
,1. To focus fut~re gr,owth,'of the City,around transit stations,

2. Increase land.use.intensity In transit station areas.

3. Reduce reliance on the automobile, and

4. Create a pedestrian friendly oriented 'environment.

The land use- TransportaUon policy defines a Primary Influence Area as the area
within' a one-half mile radius of a transit station. These areas are identitied. as
compatible with higher densities and intensities of land use because, of their close
proximity- to,public transit. The prcposed-preject.ls located in such sf'! area.

The project proposes a pedestrian-oriented environment by locating high $.iensity
residential and retail uses in proximity to public transit and the jobs rich environment
of Downtown. The project encourages pedestrian activity with Its development of
a pedestrian walkway mld-hlcck between Figueroa and Flower Streets that will be
used by residents and the community alike. With new residents most.llkety to work
'downtown and to avail themselves of the recreational and cultural opportunities of
the area, the need for automobile transportation is greaUy reduced. because
residents will either walk or use one of the many forms of public transportation
available in the area. In any event, the project provides a significant number of
parking spaces, which necessitates a variance to allow for parking and other
accessory uses on a more restrictive zone and to allow for parking spaces on a lot
other than ono with dwelling units.

.(
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~evelopin.:.nt Plan al),oWsfor an.lncrease in "60r area on i;property pursuant io'
SeCtion 520 • .ln granting ~ floor area variation of a maximum of 50.000 square feet

'for each ofthe'ProPosed'COndtiminium Projects located at .1.111'S,GrandAVimue
and:·1100·~; H.ope'Street; the COmmunlly'Retleveiopment·.Agency noted thaI

.. ----...,.. --' -' --"i>erinlUrng.B-variatier>WI1Hiel-b<feentref)' tl>-lfle-t)bjeGtiv""o~tI!":Rnd:evefopmen.t'.
. " PI,m iri that the' Pltm seeks tOilicrease the supp.1yof housing In the Project Area:

· 'arnfls aimed at "crea~ng'ownership'oj>portuniUes tmhe Project Arf!a:" Further,th~
Soulh Parkarea is "designated and zoned forhiQlHle;,sltyresidenUaldeve)opment,~ .
ahifthifillea can accommodate the proposed hlg~er denslties'ofthe COndominium

. Pi'lljii):!'Siipproved by the Agency because the sltes aie,:'in do'seproXirility topubllc:
":"/:~I~~~~~~n~,~ecause th.ey are.~i~ ajab!Hich areat· '.' '.;'."'~": ',~:~

. : :' ,.' "Tlift'propiised pitiject~reates.a modem, efficie~tand bal~nced uiban·environment.
-, '.' , for people bY'prOviding residential units In an area' that Is proximate to many of the
'..'.i, -ciiYs 'recreation, sportS·and' entertelnment venues •. Resldents:of the. project' will

.t .'" ''liave easY aC<iS'sstQ'llie··rlelghboririglos Angeles Sports and Enterialnment District
'.:, as wert as.tcHfie'Music Center, OiSney Hall-and otJier cultural venues located rn the

DoWnto:wn:ar~~~:';' . ' " ",', . :

HOUsHig;EI'emenr, •
·,',:'.:,Y·, .•... ,

, , '. :The .projeCtTs rconslsteiu ,'W~ththe following stated cibje?iVes,:of, the ~Housing
'Element' , .. ~~; , ", .

~ ',' '" '

.. Objeqtive;4l1 rjEhdJurage productiQn. and preserva'ticm of.an 8_dequB/~supply of
~ntal Bnd ownef$hip housing to meet the identified,neeiJ~ of persons of Bil Income
tevets and special needs. '

Objective 2.3: Encourage Ihe location of hou~jng, job$, and seN.ices in '~utual
.proximity# Accommodate ,a.diversity of uses'that 'supporf the:tfeeds.oMhe cny's

ex~~~~. ;,1d ~ture 0'side~t~~' ";". ,;~~' ~1.1"

· ThePity's Housing.Element (adopted by.the·CityCOuhcll on'Decembervtfl, 2001
and approved by the State of California Deparln)entofHouslng and .Redevelopment

"ori"F.Dnil\rY''27·;·'2002~'~tates that the'poP/llation ofLos Arig~Ies·wiil"grow by
"'B2M65 'Ji¢rsi:ifis'·betvieen 1993 and:2()10,The'''mount of'hpu~ing .needed to

accommcdate.cilywide growth is estimated to be 60;280 dwelllngunlls(from 199B-
· 2(05) or a~ annuat need of 8,037 dwelllng Ulilts.· . .
"0' Per frtim·~clilevirig··thls;'.cciJrdlng to the report by the City ~unc"'S'Houslng Crisis

l'ask ForCe, Reoommdndalio;,s toFacirtlalo Hou~(ngProcIuctipn'(Seplomber2000),
'thera Is." downward trend fntennsof housing produi:tion' (:f,140··fewer,linHs were'
built in 2000 thanln 1999) ..The report discussed Various proposais to spur ~ousing
production ...~. . '"

'" Th~ 'p~Posed project will .provlde current end future dOwP~wn employees with
·'housing-afaJjre~'lium toceucn. 'The proposed project will add a-tctalcf 629 Joint,
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The Open Space and Recreation Section of Chapter III, Land Use Policies and
Programs In the Central City Community Plan slates the (allowing:

Objective 4~1: To encourage the expansion and additions of open spaces as
,- ,---'opportur)ities aris&"---,- -.-" ,., ,_, __ -,.- .. _,.-

Objective 4~2.1: To fester physical and visuallihks between-a variety of open
spaces and public spaces in Downtown.

The proposed project will provide a significant portion of the required 69,700 square
feet of open space. By providing 39,206 square feet of open space in recreational
amenlues. Ihe project goes a long way in attempting-to 'achieve a,requirement th~l
is dirticulUo,fulfill in a dense urban site. This open .space includes a fitness center.
pool, deck and terrace aillocaied In a central.courtyard treated' by the buildiilgs'
massing.

Beyond the amenities for the benefit of the resident~"'only"th~-proJElct,pmposes a
landscaped pedestrian crossing and passageway traversing the lot fl1?m Flower
Street to Figueroa Street that will be open to residents and-the community alike.
This landscaped corridor fosters a physical and, visual link 'betwee~ a variety of

.public spaces in the downtowri area. making ileasier for area residenls and visitors
to enjoy a pedestrian activity In a community t~a\.'ls developing .mcre public parks
and plazas. Additionally, the nearby Grand Hope Park and the future Central Plaza
of the L.A. live project will only add to the openspace'provlded as it is a short walk
from the project site. The close proximity of an existing public park ~nd future plaza,
as well as other parks and public open spaces withi':l reasonable walking distance,
are all ,mitigating factors that provide nearby 'public open space Ior future residents.
The granting of this variance wiUnot have any adverse effects o~ any element oftbe
General Plan.

ADJUSTMENT MANDATED FINDINGS

In order for an adjustment from the zoning regulations to be granted, all five of the legally
mandated findings delineated in Section 12.28 of the Los Angeles Municipal Code must
be made in the affirmative. Following (highlighted) is a delineation of the findings and the
application of the relevant facts or-the case 10 same:

6. The granting of an adjustment will result in development compatible and
·.~o~~istef!t ~!~~the surrounding uses.

The RS--zonedportion of this property requires a rear yard-of not less than 20-feet.
_andside yards of not less than 16-Ieet. The C2~zoned portion of the site requires
a rear yard of not less than zn-Ieet, and side yards of riot less-than te-reet. The
applicant is requesting to provide zero-foot side' yaros and rear 'yards including
along the site's internal zone boundary and intemalside yards, The applicant states
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Ihatstric\ adlierence to Ihe LAM.C. requirements for side and.rear.yards pro~ibits'
Ihe creation of an integraled mixed-use development Strict a,dheie~ce to Ihe ., .

· .LAM.C, would requina side yards along Ihe slle'olnlemal zone boundary -;

-- -.-'.7·---Jh ..genera':"urpO~t;th~;ianiAIt."g~Jati9~~provi~!'.I'!i.l<!eo!i~Is~\"acks.ln.
anaas wilh simITar setbacks and to protect adjacent prpperties: The locali?n of Ihe

. subject property In dqwntown Los Angeles Is unique when compared to slmilarty
zoned properties In suburban areas suet- as thQ' san fefTl~ndo Vql!ey,. Surrounding
properties in Ihis urban area have zero setbacks, ~icll Is con~lslenl wilh the
.deyelopment pattern of mI"'l downtown areas, Olher.buITdlngs In the area, ""Ih,
. previously. existing and neWIy,,,pproyedand proposed.observe zero fnlO~ ~ide and'
rear setbacks, ·Forexample,i·lha Melroporrtan Lofts and .E1leven proJecisi bolh
currently under i:orolruc1ion, wore eaCh granlf1d di~creUonary appJ1JV!)1to allow a
residential project wilh·no se.tbacks. AddifJonally, Ihe project located on thesame

"blo'Ck.al 948-950'5. Figu.eroa·;Slreel (ZA-2004-7010 m,YV-ZAP,l was ",cenUy
granted slmllar adjuslmenls. .Thersfore, uiellranllng of !he ad14slment will result
in a'develcpment that Is compatible and consisten~ with'the simou~ding uses. .

-The granting 91 an adjusbpent win tic" in conformanee ;,Nitti tho Jntent and
purpose of the Ge.neral PI~n.. . ',. ,

The applicenllsproposlngl~cQnslrUci"'mixed-upe projectWlth 62~olntLiveJWork
· unlts and 25,023-liquana.feelof·retall spacewilh adjuSlments jor.zero-jootslde and
-rear-yard setbacks. 1)1e'prpjec~ is ccnsjstent with th°e'following objectives of the
.Cenlral City. CommunitY Plan:" .

Obj.dive U: To promole !;1efIfJlopmeni o'.resldentla/.;nils in Soulh Park.

ObJectiye 1w2: To increase the·rang9 -of housing'chQices available to powntown
. employees and residents.

· The' project Is compabbl.~ w)tIJlhe.CommunltY.Plan .0bjecliveS·llsted .above. As
,:," '-,evldenced·in'olher·mlxed-use,piojecls·approved for.slmllar; .•adjustffients>lhe City

has made II ciear mat In order to pmelde needed jobs and .houslng.lnlhe Soulh
'Parn area of Downtown. housing and comme'rcial uses.are more Important than'
requiring setbackswhlch B,re incompatible With-surrounding development.

7.
,..

,"/l'

The project is also "';n~lenl wilh the follOWing objectives of Ihe Housing Ele';'elil:

i Objective 2.1: Pro;""le.hou~I';gslrotegleswhicheiihanceneighborlloods;'fetyand
sus~fnabJJity and provide fCJr~r18.Qt(ftte populatipQ. deve/opment •.and infraStructure
and servicfi·capabiJities:withln the,C;ty.·and. eachqommunity Plan'Elfes; or other
perlfnent selYice araa. .

Obje~ive 2.3:" En~~ra~~' th~i~~iin'g'~f.housing, jobs, .and services i~ ~ulual
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10. Th~ sUe and/or e:dstJng Improvements make strict adherence to tho zoning
requlatlcns Impractical or infcasib.le.

· The slte 15 comprised of 11 lots zoned [O]R54D and C2-4D. The LAM.C. requires
...-.-.-. -c-yards-onboth sldes-ef-the-zene-boundary •. Gomplying,wUh. this.requtmmenl would

require building breaks which woula aff~ct Ih'e building massing. function, and
'densityofthe·proJect. The project achieves the L.A.M.C:s intent of creating buffers
between adjacent sites while providing much needed housing in the Downtown.
The dual zoning of the site makes strict adherence to the zoning regulalions
impractical.

SITE PLAN REVIEW· FINDINGS

Pursuant to L.A.M:C. Section 16.05, Ihave reviewed the subject development project and
make the following Site Plan Review findings based. on the informallon contained in the
application, reports 'received from other departments, supplemental written documents
submitted 'and review of environmental impacts associated with the project.

11. The subject development. project complies wilh all appllcablo provisions of
the Los Angeles Municipal Code and with any applicable SpecifiC Plan.

The proposed proj~,ct is a,mixed-use building comprised of 25,023 square feet of
ground floor retall and 629 Joint LiveIWork condominIum units tctalinq 755,724
square feel The O"imilation on the site (Ordinance No. '164,307) Jimil the
maximum floor area to a FAR of 6 to 1 for the entire site. The proposed
development is not .allcwable under the curren1 adopled zone. However, with
approval of the requested entitlements filed under ZA~2005~1673-ZVwZAAwSPR.
VfT-62367~ and the variaUon for an additional 145,166 square feet of floor area
from the Community Redevelopment Agency, the project will be in compfiance with
all of the applicable provisions of the L.A.M.C ..

< The property Is-net located wnnlrraspeclnc plan area.

12. The s.ubjccldovelopmont project Is consistontwilh the adoptod General Plan.

The adopted Central City' Community' Plan designates the subject property for
'Regional'Cent~r Commercial with the corresponding zones of CR. C1.5, C2, C4,
C5, R3. R4. R5. RAS3; RAS4 and High. Density ResidenUal land use with Ihe
corresponding zone R5. The property contains approximately -2.2 net acres after
required dedication and is presently zoned C2-40 and [Q]R5-40. The-proposed
development of 629 JoInt Live/Work condominium units and 25,023 square feet of
retail space is nol allowable under the current adopted land use designation,
However, with approval of the requested entitlements filed underZA·2005-1673-ZV·
ZAA-5PR, vrr·62367. and tbe variatkm for an additional 145.186 square feet ot
floor area granted by the Community Redevelopment Agency. the proposed project
is considered consistent wilh the General Plan.
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~,pJ<imity:. Accorrimoct;'l~ 8'dive,sfty of-uses that support tho needS' of the City's·
eJ<isUngandIlIlurin;'s!denls. .

'. . .' The object!ves frointM Housing E1emenl staled above, ca.n be mel by redoclngthe
_.. '""; ·• ..----yard-setba""'requiremenlswhfoh-""!kt)ake'lh .. project.feasibl.""'nd."'!ns.lslentwilh.

, . surroUnding dev'elopmerits; . . ,'" .. . .
:....: .... ' .'.

"Finally, iheTransp6italion Element of !he·General.Plan encoorages lheloeaUon of
t • higheroensity hovsing-m:!arlransi!:porialS, 'Th~'project'l;iless than Ihree blocks

., :awayfri:im lheMTA 121h and Flower S.JreaI'SIaUoil, a'majoflransR portal'for the
..... '", MellO Blue !-lne,·'.The.projeCl I~conslStenl wl!h'lhe.Cenlral·Clty c;ommunily Plan

." r,' ·'·"arlin»a HousingEleriien.t of'lheCity of LosAngeleS; 'Therefore, Ihe granting of the
... '; ,.. , 'adjUSlrneiltswmbe In oohforman·C:e.wl!h Ihe Inlenl and purposi>.oflha General Plan •.

·:'8~~ .~:,~ra~ti~9:~~n iJju~~~~t-j~,i~ :~ohio~aric~~i~:th9~ s~;~t anciJ~tent ~f
'the Pla~;,!ng'~ii,tt~~nlilg~,ocre o'!h.-Clty,·· .:: .... ,. .

. ')'h,e pioP.O~Eid site pla'lls consistent wl!h Ihelnlenl'of Ihe Zoning Code, In Ihat it
", . 'ii/dhates 10 all oHhe required yards along its eldemalpropertyliolmdari.s.·llls only

along the slle's intemal zone t>oundaiywhel)i·tii"piojecHsout~lcompllance wilh
Ihe I.J\.M"C r ",qulrel1)e~ts, Theroning regulations requires.etbackSfrom respectiva

"projjCl!Y'lines'in 'ord'r. 10 prOvide for buffering distance and, compatibility between
·respettive~"useS"8~Wi:Hr,tis. -tocensure 'aCC'ass,4ra the .event, of"an:emergency~
Howeve'r?thB·,regulafionir.~m :Written ,on '3rcitywide b~iS·~ntf do.not.teke into
,account the unique characteristics of-the downtown area; whIch typically-has'a high
d~n~ily of.DuUdings with 'zero yard 'setbacks, In addition; the' subject property
·enoompasses'2.2 net acres of land and retjubes'lhat 'special considerations be
granJ.edto allow for a-unified development .

The Zoning Code permIts adjuslmen';' from Ihe Code when' special cirCumslances
exist,. provided Ihat Ihe development does not result In any adverse Impapts. As

. demonstrated In Ih¢ previous findlngs-.lhe'proposed building\vn! becompatible wilh
..0; ~ .::·adJacent.:.lJses:,.sndl.als6 conslstent ..wilh. surrounding .development-and does not

result lnantadverst!"impacts; :
.' , " ,. : .'. ·1 •• ~ ..

9. There:are'n6 advcrs(fimpp~~f;oln the-proposed adj9s~ent or,al')Yadverse
Impacts have been mitigated. . .

'.,'.. A MIUgaied NegatiVe DeClaration (ENV'2005-1674:MND] was prepared for Ihe
. ,p~posed projecl Th.~ gra~~ng of !he adJuslmi,"l~ 10 redu?, Ihe yard se,!backs will
'. nOI resullin adverse Impacts tolhe sunoundingproperties orlo the subJScl proparty

"as IheY·relale:to·yams lntemel-tc Ihe·project.' 'The:project'as designed will be
': consistent with Ih,l'suiiotindln\:!aevelopniiml;bolh existing and propOSed, arid will •

result in an aB$U"!eticlmprovamant frofll the current surface parking lot 'located at
the site. AU of the project's.environmental impacts ,will be mlUgated to a less than
slqnlrlcant level. . .'
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CASE NO. ZA-2005-1867 (ZV)(CU)(YV)
(ZAA)(SPR)

ZONE VARIANCE, CONDITIONAL USE,
YARD VARIANCE, ZONING'
ADMINISTRATOR ADJUSTMENT AND
SITE PLAN REVIEW .
Site Address: 1155 South Granci'Avenue.
Relaled Case: VTT·62799
Central City Planning Area
Zone : (O]R5-4D·O

. O. M. : 126A207
C.O. :9
CEOA : ENV-2005·1812·MND
Fish and Game: Exempt
Legal Description: LotsA,B,18,19.20and

Soulherly 10 leel of Lot 17, Block 79 of
Ords Survey, Tract Campbell

Department or Building and Safety

Pursuant to Charter Section 562 and Los Angeles Municipnl Code (LAMC) Section 12.27,
I hereby APPROVE:

a Zone Variance from Sections 12.21·A 5 (c). 12.21·A 5 (a) (1). and 12.21-A 5 (a)
(1) (II) permitting 26 Jo)nt Live Worll condominium units of Ihe lotal proposed 311
Joint Live Work units to have a minimum of 1 compact parking space per unit in lieu
of the 1 standard parking space per unit required, a reduction of the standard parkil)9
stall width to 8'~3" only at the portion wherethe structural columns arelocated as
shown on the attac!l~d drawings in lieu of the required g'wo·stall width and the 10-
inch clear space required on the side of an obstruction.

a Zone Variance from Sections 12.11~C 1, 12.11-C 2, 12.11-C 3, 12.11-C 4, 12.30
and 12.37 to.permit the calculation for the Buildable Area of the lots to include the

AH EQUAL rMPLO .. M!::H" OPP"OJnUHnv _ A,.,.,nMATI\lC AC"lION i(MP1...0YE:R
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areas ~f the proposed street and ;lfi~~~~""Uons, the ~~Ired yard selback.areas
and th~ area of the.poJtion of the a~~y.1O.1?<!vacated in lieu of the dedocUon"of!hose
an:as from the BuildableArea of thel!i1;l;':

. . , ......----. ....-
a Zone Variance Section 12.21.(32 \0 deViate from the Open Space roquliem,;n~:
\0 reducetherequired Open Space It:? 23,874 square feet in lieu of the 36,275 squate feet
of Open Spaoa required and 10allow 4,353sqtJaf!ifeelofPrlvate Open Space and 1,781
square feet of Common Open Space In the required side yrutI;

aZonav~rianceirom[QJCondiIion.tiand6AandtheD~;,r~na;""1li4,307
to peiinft theJ\sSOdaIe ZDnlniJAdtiiinislralor IDact for the ¢it:Y Piarlnlng'~ri'1ri
allowing,an FAR ;;, eicceSS:iit 2'io'f for oommerdal uses ori"!jIe.W·iiiid'·j6 anow

".' Commercial"2nd residential uses Iri.~ at6 to 1'FAR (such approvalls illtecoghitklri
. I)flh .• , ;i¢tio.i, !e~en by th.:,~nity Redevelopment Agency ..[CRAl Boa'll 'of
.Commi';;li"iemoo,JUlY·;tl.;.;!QiJ5; pUrsUantto Sections 512.4, 512.6 .a~dSZO'6rinli CitY
CenlerRedevelopnien\'PIBri: fO '.Wilwaa Density Variation of 49;!i9~:$qtiiim·'f6i.i'of

.edditional Hoor ;,',;;aand a tranSftii§fliPor. area by vanatio~"ot:i~;496: Siluara feerfiOril
1130 South.!:!op.; S~·I~bi?C!.!J;i~tii~ acquisition bylhe GitYCif'tliS'Angel8idhioUgh.
eminent domain for !1"l.pl"pOSed·hi~se projeCt located ar 1165 South Grand
Avenue); ., '.' . .'.., :.:.: ..

.. ' a;!:one Variance from Sedio~·12.21,o. ~@& (e) 10pennft no wall encl6S1JIein lieu ofilie
. required waD.end9Singlhe perl<in~:arealoca!ed on Paroel A-2; and'

.;!:one verrance from 'Section 12.21.(; 1 (g) \0 allow more than 50% of the required
front }"lrd to be.deSignated 'as a driveway on Parcel A·2: . .

Purs~ant to Los Angeles Municipal Section 12.2B,1 hereby~:

~;!:onlng'i\~~iiiistra\orArljusimenUromS.ctiohs iiA,C1~1:i.1·':C·2,and 12.11·C· .
3 \0 reduce the front yard setbeck requirement \0 0 feet in lieu <if the 1S:foiJi frbnt
yard reqHired .•'9 ~d~~ the,sjd&yard.se~ackr~q~ire"1~I1UO,9.r~t for all the floorS,
In lieu of,the', f6;fpot side yaid~' required,. and to (educe ther...rear yard"setback

.' . raquirement'to,'~ ~~~~"jri~li~U~f:0e 2Q;r~O~'rea~'yard~~qU.i,~.~~;:~'p·e~eIYi.··
:~rs~ant:to L~s Ang~li;s MUnlcipaiSeciion12.24.cW, I herefjyilP~'R6iiE:'. , : ,'. . .' ' .. , . . ... ',' ',.:, .... , " . ·..;r~.....: .

.Conditional Use pursuan!tq~~C)i9~ 1l24.W 19·W~!Iih.~lj~W~(f'1R !floofarear:atio)
averaging of 46,734 square' reel of floor area fro,,!' Parcell',!'t (1136 South Hope
Street) 'and 34,49!J square feet qr floor area from G)ad~tone .I:!!,.I!~(101(11.30 South
Hope Street) \0 be av~rag~d oritc Lot 114 (1.1~5South.!3ran~ !,.v~~ue).in·~ Unified
Development. [On July 2"1';2005, thaCRA Board of CommiSsioners approved a
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seek judicial review of any declslcn of the City pursuant to California Code of Civil
.Procedure Section 1094.5, only If the petition for writ of mandate pursuant to that section
is filed no later than the 90th day following the date on whiCh the City's declelnn becomes
final.

The applicant is further advised that eu subsequent contact with this office regarding this
determination must be with the Zoning Administrator who acted on the case. This would
include·darificalian •.v7rificati?n of condition compliance .and plans or building 'permit
applications, etc., and shall be accomplished BY APPOINTMENT ONt Y. lnorderto assure
that }'Pu receive service with a minimum amount of waiting. You should advise any
consultant representing you of this requirement as well.

FINDINGS OF FACT

Aft~r thorough conslderagon of _thestatements contained in the eppncatlon, the plans
submitted therewith, the report of the Zoning Analyst thereon, the statements made at the
public hearing on , all or which are by reference made a part hereof, as well as,know(~ge
of the property and surrcundlnq district I find that the five requirements and.prerequjsjtes
fdr-granting avarlance as enumerated in Section 562 of.the City Charter and secuon 12;27
of the Municipal Code have been established by the following facts:

BACKGROUND

The proposed project is a new construction 24·story, mixed-use high-rise .building
comprised of 311·joint livelwork condominium units and 2 commercial condomlnfumunrts
with 427 on-site parking.spaces totaling 7,294 square feet ground noor retaiVrestaurant
uses on the northwest comer of Grand Avenue and '12111Street in Downtcwnt.os Angeles.
The project totals 464.626 square feel of floor area and 263 feet in height.

The subject Zoning Administrator entitlement is an incidental case to Vesting Tenl:C!t!:ve
Tract No. 62799.. At the pubfic hearing on. September 8, 2005, the City Planning
Commission approved the appeal of the Vesting Tentative Tract to permit the merger and
re-subdivision of the subject property into two lots for 311 joint live/work condominium units
and 2 commercial condominium units with a parking ratio at 1.37 parking spaces per Joint
livelwork: unit

The subject site consists ~f three level, rectangular-shaped lots totaling 62,755 net square
feet (1.44 net acres) in the (QjR5-40-0 Zone and designated as High Density Residential
land use-in-the Central City Community Plan area.

'.. ' - ...~- ..- .-..--.--~-'-.-.-..---- - - -._. - - ..- .,.. -.- --~-...,-- ..". ,

.' (
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DensityVariaUon of 49,999 square feel of addillonat ~oora";'a and airansferoJflOlir.
area by variation of 34,49Bsquare, feet trOm lha.GladSto;;';·t:iouar pa';"'!.) ': ."

....··~ndillona~l:!sa-ppr.i~~~t:lP:l?a.c!JplJ:,1-:¥!.'fW:ffi~!i~!'~n9:!!S!':1~!!!e R5
:·":".'ZQne;· '""' ; .-.:.~:'"':.-..... - .... ..

Pursuant \0 los Angelos M~niclp.al Section 16:05,1 hereby APPROVE:

a Site Plan. Review permitUng th~ construcUon, usa and maintenance of 311 joini' \
· flving and walk units with.42!. orHi.te;parl<ing.spaces In the,(Q)R5-4D'O Zillie,

upon the'fonowlng additlonat terms and conditions;. '

1. All other use, helght.and area regulations of the Munlclpat Code and all other·
. -appllcable. govemmenVregulatoryageocles shall b":~trjctly complkld with in tha
'.., .development and-use. of jhe.property •..exceptas- SQclj;·.@;9ula.t{onsare herein

sP7clfiCflllyvaiied or required,

2, . The use and development of the property shall be io substantial contormance with
the plot plan submitted with Ihe.application arid marked Exhibft "A", except as may

-be revised. as a result of this action. .

3,' ~ .11heaiJthorized·us. shall be conducted ~~~II times!!'iI!HI~B f'lgard forthe cha.rneter·
of 1h9 surrounding distriel, and the right is reserved 'to Ih~ inning AdministratOr to

· impos.e additional corrective conditions. if. in' the Ad~int~trator'~ 'opinion, such
·.condluons are.pmvejrnecessary forthe protectiqn. ol.persons in .th~·nelghborho~(f·
0;occupants .0f,adJ~cent:PlOperty. .

. '4, .. , ,A1I·graffiti·on·\hesi!e,shall be :,ell1oye<\,or .palnted.~e(\o.:match.the colon of the .
:".surfa",! to which Ills app!led,wlthin 24 hours 01 Its occurrence. . ....

~. Prior to the Issuance ,of the Certificate of OCCUpaf\cY, final d~~rance' shall be
obtained from the Community Redevelopment Agency with regards \0 U1~land' .
acquisition of 1130 S. Hope Street (Gladslone-liollar pancel) and bansier of floor
area by. varianon.ol ;W.4.~6 square ff3e,L. .-

6. . A copy of ihe first page otthi~~g(~~~tandall condlllcns andl~r' ~riy.~·u~~·qtient appeal
of this grimt and its resul.lan\:condHlons anpi,Qr.l.e"~.rsof darif!\'B.t)on sh~1Ibe printed
on the building plans submitted to the ;!:onlng Administrator and Ihe Department of

· .Building. and liafetY for pUlJ'oses of h"ving a.buildjng.permit,ll'.sued.
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The Applicant proposes to construct a new mixed-use high-rise buildlng.wlth a to~19f 311
Joint Live Work condominium units and 2 commercial condomlnlumunits at 1155 S. Grand
Avenue In· downtown Los Angeles. The proposed 'develop~ent wUi have a.floor area of
46~626· square feet·,,(with -the-approvals .ol.the discretionary requests). and ..wiJL.b~
construcled on Lot 114 which is 10CaIedat the northwest comer of Grand Avenue and 12th
Street andre comprised of lots A. B, lB.through 21, and 10 ieet of Lot 17.

A Conditional Use (per LAMe 12.24 W 19) allows the averaging of floor area ratios,among
the properties.which are part of a unified development, The Unified Development (subject .~
site) consists of the following lots: -

"Lot 114" located at 1155 S. Grand Avenue (APN: 5139-021·01B) has a lot area
of 54,966 square feel;
"Parcel A·2" located at 1136 S. Hope Street (APN: 5139·021·003) has a lot area
of 7.789 'square feet; and
"Gladstone Hollar" located at 1130 S. Hope Street (APN: 5139-021'()04) has.
lot erea.cr 7,820 square feel.

Through Ihe Unified Development, the floor area from Parcel A~2and the Gladstone Hollar
lot will be averaged onto lot 114. On July 21, 2005, the Community, Redevelopment
Agency (eRA] Board of Commissioners, pursuant to Sections 512.4, 512.6 and 520 of the
City Center Redevelopment Plan, approved a Density Variation of 49,9~9 square feet of
additional floor area and a transfer of floor area by variation of 34,496 square feet from
t 130 South Hope Street. subject to the acquisition by the City of los Angeles through
eminent domain for the proposed mixed-use project located at 1155 S?ulh Grand Avenue.

The Gladstone Hollar lot is proposed to be a public park. The CRA has granted a 34,496
square foot transfer of floor area by variation from the Gladstone Hollar lot to tho Lot 114
sue.

The proposed 24-story mixed-use building with Joint Live Work condominium units and
retail uses will-be located on Lol114. The·first 4 to 5 floors of the 24-story bunding are
housed in a rectangular shaped volume. The remaining floors, from the 611'1floor to the 24111
floor, are located in the lower portion 'of the building. Additionally, there is a z-story
building located at the northern property line which will house 3 of the Joint Live Work Units
and will have front door access to the Open Space/Park area. The OpenSpace/Park area
is located at grade between the 24~slory building and the 2-story building and has frontage
on Grand Avenue and the alley. This area is to be open to the public during daytime hours
and is to be secured at night with gales, and is 10remain as private property.

Parcel A·2 will be the vehicular access driveway from Hope Street through the public alley
and into lol 114'5 primary parking entrance near, the northwest comer of the 24-story
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buildirig which provides access 10 the 3subterraneanlevels 01 parklrig •. The'secondary
'driveWaY, providlng'access only to the parki!1g'spaces onthe ground.floor area, Iskicaled.

• near the scutheast portion of the bullding.:.A loral 01·2 guest pilrklng spaces for the .
.. - .- ..... --propose~evelopmenl a",.pJilp.,sed 1l>bj>located-adjaoonl-to-the.fl.ubllc-alley.lo.fhewesl- - .

. 01 the i·story Jolnl live.Workbundlng ",ilie noithemend 01 the site'. 'Additionally, 2 guasl.
p~rkln9 spaces will be provided on the 1.01114' si!e liJrfun Phase l.si!n·(11WS; Grand'
Avenue) and 2 guesl parklng spaces are to be provided lor. the Phase 11 site (11 00 S. Hope
St1eel). . .' '.
;....

ARIlA & FLoq~/.IREA ~ACLUAll0NS

. -: ~'.
.t

lot AreaSefore PcdlcaUom
. \1.01114... • . 54,966.12 s.L

;_ •. ~-"-_i-.-"' __ -=-- "__ h 7,789s~ _
Portion ofAlfl •. to bo Vacated··" 600 s.t . '.' ...
Total ' 63355.12s£"
·F~6 to f "''- ",:'j . 38tf.'131"sj.

.»,» :... '1)j:35S-s.f.x6:FAA',

:i.I.:.

34 49& .~J..
414-627 s.f.The. project site Is located within the densely d.;veloped urban area of iIle Souffi. P"rk'

Dlslrict of DoWntown los Ang~les, The slle Is also. located "!ithln the cM's Center Cily
Reaevetopinent project areaandlocated SJ'Vetal blocks eastofthe staples Center Spoils
an~EntertainmentDistricl TheSouth Park DiStrict Is exp~rieni:lng a mirislUonalperind
viliere:niaiiy of the lots with am··eitherun<l.er c;onstructton or.proposed.for.hlgl8lenslly
rasldenllal lolts, .. . ...

. .rhe subjecisiie ollai 114 and Parcel A-2 are ctJ'Il'ntly ~th im~roved wiU,rSUrf?C8 parking
· lots and are separated by an alley run~lng generally north-south. Properties surrounding'

. thas'ubject,pro'perty'ara zOned(O]R5:4D-O, designaled as.High Density Residential land
tise':and;'deVeloped with either' being developed with· ~imilar condomlnlum- h1gh;ise
liu'jJdings;: lighl industrial. USI'S, vaCim!' bundings,. older t:Qmmerclal buildlngs,:W surface
parklng Jots.or stiu"!ures; '!'his 2l\:-story condominium proje<;t·Is tieing pursued ';"Ph~"e
3'01 the.·South' projects, which consists 01 tWo high-rise rondominlum lowers lmmediately-
abuttlng the' subject property 10illenorth.. '. '.

The properties to-the west, across the alley, are zoned (0) R5-4D·O and' developed as 1-
story commercial buildings: To the'nor:thwes~ at the southaasl comer. 01 1.1.~Slreel and
Hope Street, Is the Phase lI'slle' (1100.S;Hope Slreet) thai ls-proposed 10.bB a l!J..story
building with 236 Joint live Work Units and 7,394 square feel 01 relaillc6mmerclal uses.

0.. . The buildfl19 Is cup-enUy under co'nsln!eU9n endje kn~ 'as the 1:.uma'" building. The
··property.immediately·north.oflol l14;..t1,11:S:Gri)nd Avenue, Is zoned (9)H5-4fl..Q.and
'.is curiEinUy being 'developad as the 'Elleven' proj~c! as. a 13-story ti~Jid"ing with' 176
resldentla~:condomlnium unitS and li,245 -square feel cilrelaiVcommerclal USes, The
propefty'Ia'the east-across Grand Ave~ue·is.zoned(ci) ~5-4f)..O and js developed as a
surface.parking lol· The property 10the south across 12" Slreel Is developed as a a-story
commercial bUilding;·· .

The-applicant Is has provlded-the lollowi.nglnformalion:

2 .4056d.
313Unlts"·'
62;073;$;;";200'6.1: . unn

'3U-Units •

ZONE VARIANCE F.INDINGS

In-o.[\lerJor·a ""!wn~J~.~,gra~,e<!; al! flVe.ol,iiw,I~9!'11'y.",an~~t~;Vn eated
'. 1~.Gity,Charter;Se<:tlp.i!;562.'T)~sl be made in.lhe a"!rrnaUve, FolIQ\llipg, •. a

<!el!Qe.aUon.of l!1e. findirygs al,\d IV.e.!'ppllcatign;of ihe.reJ.ellijnt. fa:.,til'ofl~.e,Ji3'il1.~l"'m.:

•}::~ ¥;':in~.s~~~~'~jj~~~:qn\;;i'i~~';~~vi~~t~~~;~~f't,~e:z09~~9o;~u~~~~g~~~~~aresult
, _,,)n' ~pra'~~~I,~(Jlffi~u'ti,e~,:,or.:,~nne,ceS!f~,ry ~h!lfdShlp~,.I~~9nsf~t~n;~:~!tH.the

general'purpose and In~~t Rfthezo~ing re~ulati~.ns., ,," .

Compact Spaces\and,Reduceq Parking Stall ~idth : ',:,

The strict application. 01 .fu~pmvisions pLthe zoning. QI):Un~ro;~,.v.;vl<l:"",ult In
practical' difficultl~ .and unnecessary hardships Inconsistent With the general

.purpose-ot.the' ~onlng.regula!i90s. l)l~ Appl,icant mquesr",J?'lief.![llit) J.I!~Zoning

..Code'regulation that-requires a mlnlrnurn.o! j standard parldng',space for each
residential unll.. TheAppticant proposes a ,Iotal ·0f.26 units to have a,minimum of f
compact pail!lng spac~al)d285 units with al least 1.stendard padung space peruniL " " " ,"" "',,' ,
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Th~. Applicanl requests rellef from iIlls reGulrement~"""use'cirthe relatively small
urban silS and becaUse the Applicant proposes Iopiovlde the ~quire<ldliite afsle

. 'wldths anil turning r;i~nBOd assocl!"Od dear dimensions Which 9'7'lUYredU,ces the"
. -remalnlng·a""!·IIi~I.!lccommodales·the·paJ1dn9:~l'!lfs,: J)1e{IPp'li~hl;~.p'~poslng

,a: total 0(,3 subterraneanparklnq levels' and one paJ1dngleveJ. on lhe.gr'ouryd level
fWitliin!he building footpiiill' Tha'fObtptinl of tha3 subterranean lev~fs «xI.e~ds over
I.!he entJra.LoI114·sila. .Nonefhelees, the 3 levels of.paJ1dng along with.the smaller

': parlong area an the ground"ieverare nol larga enough t" acCiiinmooala'both the
'·very large:drive a!~IIi:Wt~.ths-~~d.;b,i[l)lrig;flldii.and, ~ssodated d",:,r ~lfrlim,:iOnas \
;weli astne requlreqnumbeJ"OfStandan:l paJ1dOgJ;l'1I'~.$Inoo th~stze ol.the paJ1dng .
"spacesprovided;W/1ethersiandardtircompai:t;!J~esnotriegativ<waffeclthefuture
\residents, the Applic,ml is prtivldlng the. requlriill'i!rliie 'alsles and turi,ling.mdq and
requests relleffrom the required minimum of 1,standard parking space per unil

j'he.zonin·gre,9ulati_9rs ~g~l!" th~~'*~tP.~~~I!'sfalis to have a·9',.Q·~dlli for~5'-
4' wide drive alslea lor both single and doubla loaded Mo,way parking

··configuraUons. Tha Coda?alsb:'tequli'eS.aii:addlUonal 10-ln.ch'dear space al
; obstructlons such-as I'Oluln'ns: 1'i1eA;i?prrSari~p·[O~e". tq provide!l:"s' Wide slali.
: ~rljacenl.!'l.all. q:ilumi,.!;..i.shown ori"uiEi'paJ1dn!fplans (.:as attached Ex)liblfs A
',through C). Th·...propoiii1d pi!>jecfs paiklng flo~1li·typlcally !<ft:?les 1yI~ and three
. parkfng spaces betwe.en the.colurT1ns ..so that each SP..3ce adjacent to a column only
.has the condition on one, side. .

Therequest Ior a reduction in the width of parking spaces kdjacent to colum~aiid
\1le elimination of Ilie lO-lnch clear space adjacent to.obstructlons'ls necessltaled
due to iii;; area iasi 10.thiisiiatii~eai6iiti<iJis·wiiIChwlll re~uCi,.th",L'oi 114·61,;",;a

,"by'l'.o, b;i'Grnhd A;'~nue' ~~d'bX;!'.:o·~n 1.;1"S.treeHmd a smali po'rtlbri'ilflhe ailey
-.'10'be daolcaled (10 1~6i'by 128:6'f";I)," 'r!i6l'ilrea Idst d,je (0 th.'streetilhd'alley

.dedlcations for Lol 114 Is_apPfQxirnall!ly3.889. ~q)Jare I~el,. nisul~ng in.a narrower
~ite··tocilprin~i'he:und'e~~~nd parklri~r.exfends olJ~rine ,ehtire:Lo\ 114 ~iteand
:does'~hdt'''~ricihaCh)n~~ffie'·~treet'fJntf'~lJey':'jje'dicalion~freas.,exCept for the

. encroachment undemeaib- Uie-comerwl dediCation'srea.· e.- .:

.projeclwith an 'enclosed parking area consb)Jcled'accordlng the sma"ar paJ1dng
'. siall dimensions with no 10 Inch dearan~ at.columns. .

Buildable·Area _.,...: .... __... .. "_'_"" .. _ .'. _.:". _.._. '~" _"

·The Applicapt requests reliel from !he regulations thai deduct alleY,"!<;alion areas,
.. ·street and alley·dedication areas and required Yil'!lsel~ack.areas from buildable

. area when calculating floor araa for..lile ~ol~1Live'work'conqomlnlum project .

The' APplicani i\l,'1!iIlli~g!O provi~e .th~ ~quf~ streel .deS1i""llons; bUl W!>en
compuUng buildable area.the Applipan! desires 101",,lu\le lI]a p[OP.Qsad600 square
foot portion of.the,aliey, 10be vacated as shown on Vesting Tenlalive,Tracl Map No.
627.99· in llie. calculation of floor area in order. 10 develop- a projed of this
'architectural design end quality of construction, :ln~lus'on ~f..the 600 square-foot
portion a(.th~ apoy 'ioj'e, derJic3led as part 01 Ih';•.i:iun~~tii~~:wOlJld allow an
ad.dillonal lIpor area 01.3,600 square feet to be devetcpedcnjhe subjeclsile. When

· the. F.inal~";cIMap Is racord~d;the vacation of the 600 ~quare ieei wili be .finalized
•and will be allowed to be used 10 calculale floor area as il wlll becoma part of the
site. l:!owever,:.~iQca ll)eAm;!lpan[.wiil sUbmil.bUITdln.gp'la~ ..ip.\!1~Oep~rimenlof,

'.' .... Builqing and ·Sal!ity·1q pe.rrl)il'lhe ·C'an.st,rucUon,.~(;:!'.p.artme~\S·Jl!j~r 10' the
. ·teGOro.ationof tha:final Map; as iUakes Uma to clear.llie Tral'l.Map co,~pil!<lnsand

",," -to.process the-paperwork. with \he. Departmenl ~f.l3:~al.ESIa\e. I!le Appllcanl
' .. ' requests.thatnhls.area be-allowed 10 be Included in.!ha Bu~~~ble,Are~. The

Appllcanlcannot.sell.the resldenti~1 cpndoO)lnium.~?i!s, Uijm·.the Final MaP.'Is
recorded which ensures thai tha Applicant wHlcarry out the necessary work 10

.... -record-the Final·l;lap:. .."..... .

. 'TheApplicant also requests uiat theiireel a~d'al!ey~~icalion!,r~a~ be I~cluded
.... :;.in .lI)eBuildable.Area In.the. H~r area calcu('l\iOn...,.T)le P!oPQs~ projel'!.has a 7-

·..foot dedication On Grand Avenue, ·a.2-footstreet.de~[t:a.tion"'1.12~ ';Stre~I·(3,889.
square:feel),and.a.10 .jcct l!y·128.6 fORIalleyd~lC!ltiof\. t:'~~1 A;2 p'as a 5-1001'
streel dedlca!lonlappipximal!lly~!?p square !eel). il the street da?,Ic,a!ians were not

.ramovedfrorrrjhe bulldable area-then the.allowable floor area forUie Project would
increasa bY),1.!\;i4. s.g~.are fe~I.(4.1~9s9uar~l~el.X 6 .fAR). .

, The- strict .appllqati9n~qf~e pr.9vi~ions,of· the-:zoning::9i:d!I!~~ce ~ul~, result in
practical difficulties and unnecessary hardshlps incon!?:!~,ent ~th th(l .g~neral
purpose 01 the zoning regulations. Since the Applicant Is requesting zero yard
setbacks on the front. side and rear yards to build the 24-story tower, the App!icant
is also requesting that the requlredyard setback areas be used'in'the calculation
01 buITdable area .. The total yard setbacks lor Lol1.14 end Parcel A-2. whlch'aro
normally deducted.from the buildable area fig~re when cal~l,aling.n~or area, are',

The strlct appllcatlon 01tna'Code'would requlle farger1paJ1dng stalls atfjacent tc all
columns with the required 1fHnch clear space at a~1columns which would m,eanthe

.-: . .., -'105s0f standard parking spaces' andthe In~ase of compact .spaces,
:•. " '!" .' • .,

', .. ""The lnienl'ol·the Zoning Code.ls·tO proVide adequale space for cars io.park and.
,'. '·i!.;.neuver wllhln aparliirig ~rea and for people'iDenler and exifsalely frOmtheir

vehiCles. The app)lcani hal,:piOvi~.ea p dlagr:am'of the proposed Hriveaisle wldlhs
'\: and~pandng'stall wlCithafffie'Column'~ays as well as'photos of a-Portland, Oregon
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10,167 square feet which woul,d Increase the base allowable floor area-by 61,002
square feet (10.167 square feet x 6 FAR). Strict applicatfon of the Code would limit
tile base allowable floor area allowed' and would result in either much smaller units
or fewer total units. making the project infeasible to build.

Private Open Space to be located within side yards. The Applicant is proposing to
provide a total of 23;874 square feet. a 35% decrease. Of the total Open Space
proposed, 4,353 square feet 'of Private Open Space and 1,781 square feel of the

.,-- -,-Common,Open.Space.are.to be.lccated .wlthln.the.requlred side.yards ...,. ".

The Project slte.Jocated in the South Park area of Downtown Los Anqeles.js zoned
(Q)R5-4D-O. The underlying zoning. R5-4, permits a floor area ratio (FAR) 0113:1.
However. Ordinance 164,307. which imposed Development "0" limitations on thls
site as well as others in the surrounding area, limited the FAR contained in all
bulfdings 'on a lot to a maximum of six times the buildable area of a lot. or a 6:1
FAR. As a result, the "0" Limitation reduced the site's permitted FAR from what is
allowed by its underlying zoning, which loday, contradicts the goals of the
Community Redevelopment Agency for the project area. According to Section
508.3 of-the Redevelopment Plan. one of the major goals for the South Park area
is to achieve a mixed-use live/work community. The proposed project is precisely
the type of project the 'Community Redevelopment Agency hopes to realize in this
area.

The strict appnceucn of the provisions of the zoning ordinance would result in
practical difficulties orunnecessary.hardships inconsistent with the general purpose
of the zoning regulations as it is a citywide standard that is suitable for large parcels
of land in low density suburban areas. but not on dense urban sites. The Open
Space regulations support the suburban model of development and is
counterproductive to "smart growth'" development which tend to bedense mixed--use
developments near public transit in more urbanized areas.

Strict application-of -the zoning ordinance would not permit the prcject tn be
developed as it would be financially jnfeasible for the Applicant. Furthermore. if the
Applicant is not allowed to build the development in its current rcrm. ltwnuld cause
an unnecessary hardshlp on the community as it would delay or unduly restrict
ccnstrucflorrct Uie mixed-use development, with 311 Jolnt.tjve Work cOndominium
units and 7.294 square feel of neighborhood relail/commercial uses.

The Lot 114 site has an area, after street dedlcetlcns are removed. of approximately
51,077 sqeareteet and the Open Space requirement is a total 0136,275 square feet
which is 71% of the site area. The requirement of such a large amount of Open
Space is physically impossible on this partlcutar lot because of lot size. Further. the
limitation ofOpen Space which prohibits Open Space to be located In front and side
yards also favors the -suburban model which takes life away from the street and
'places It In "private" rear yards.

The intent of the [OJ Condition (Ordinance 164.307), is to encourage residential
mixed-use development in the South Park area. The intent-of Ihis [0] Condition
was to primarily encouraqeresldentlal uses arid to allowttaditional Commercial uses
up to a 2 tot FAR. Strict application of the Code would constrain the lotal floor

. area the owner would be able to develop, both making it rlnanclauy infeasible to
build the project, and ',!,ithholding 311 potentiel housing units from the South Park
community. The permitted 6:1 FAR Is not sufficient to allow the proposed 311 Joint
Live Wdrk condominium units and the 7;294 square foot retaiUcornmercial uses.
Denial of the request to use'the proposed street and alley dedication-areas and the
yard setbacks to be added to the buildable area to calculate the allowable bu~ding

. floor area woulddeny the Sculh-Parkcomrmmlty a significant'number of critically
needed home ownership opportunities.

A densely developed downtown area requires the creative use of space which
means that front and in this case, side .yards are appropriate places to locate Open
Space, The.location of Open Space in the side yards is appropriate because the
Open Space/Park area should not be setback from the side yard which fronts on
Grand Ave. This' type' or space is extremely' valuable in this part of town and every
square foot must be used which includes the side yard. The Open Space on
balconies and on the 611'1 fleer deck will not negatively affect neighboring sites as
they front on the streets and alley which provide a buffer to nearby developments.
Allowing Open Space to be located in the required side yards will activate the
streets and will make the neighborhood safer because of the increased pedestrian
acUvity,

A reduction in the Open Space provided and the location of the Open Space in
required side yards is necessary and appropriate in this part of the City as
downtownresidents choose to live in the city center because of its high density and
proximity to cultural and entertainment options. By allowing for creative open space
solutions and an overall reduction in open space the development will be providing
a unique housing choice for residents of the City.

Strict application of the zoning ordinance requires the Applicant 10 provide a total
of 36,275 square feet of Open Space and does not allow any of the Common or
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along t)le northern prope/ly IIn"- The Parcel. A''l, drivew.iy Is proposed 10 be !he
... malnye~I~I.r.enlJy for !he. Phase I (The 'E;!!even' bVUding) and Phase " [the-

· 'luma' bunding) projects as .well. AcJditlonally. vehicles wl1l have access to !he
.. ,-'-'".~pa!l<lng.ar:eas.fmllUhe.public..an"ll-"t.12..~_l>IreeL __ . _. c._-:_~ _

Srrlcl ap'plicaUon of the ..,gulatlonlo provide .wi.1I when ;pplled 10 !his driveway.
and parking areawould result in an.unnecessary anti superfluous en~osure,wilh

· IilUe. to no beneli! and ;youid' not furtj1er !ha '!n!ent of Zoning' regulaUons, Nol
granllng ,!ha; variance would· dimlQish !he applicanfs eb~iIy.to provide a well \
d~s!gneil. ""fa ..main, access wax and.to optimally use !he sublOt! '511.- tOr Its .
fnlendOll purpose.

.Tci'!he north of Parcel ;"-2 f~ an abandoned 2-'!Iory resldenVal,~u.llding (Gladstone.
Hollar !or) and to .lh,e south is a one-story commercial building,. The two adjacenl
buUdingsprovldear.enclosurealtl)enorthandsoulh.sf.des.o(~areeI.A;2eIImlnaUng
the need.far,!,WaIl1o encla~~.the parking.are~.9n uie.s~;;,1d~s;: :T)ieVi'esi side of tl)e.

, d",eway lsthe proposed rnaln entryway !,ndJo uie.east I~ an alley. The Applicant
. " prOpo.ses.I/I~I!he PareelA72 Pa.Mng ard -;driveway areas ~;, o;pmplell'ly open and

· v.:i!houl any type of enclosing wall,9r,fe~"l\ • ./~,;>ya!!or g.alll al.\tlewes\e~y prope/ly
line fronUng Hope Streel would nol.!low an adequatereservolrforvehldes to stack

;.. .while.lf)ey !'l:".enleri~g lhP., drN.e,~y:·Jypically. 't,ADOT requ'1;'ts an app.fP~imalely
.3{):fo01 ~,~rvp'i<for.~,!!!a s\ag\tf.!/.v,e.*ul!,! ,~nW.g~i~~. il1~·p'a~I,A,2.site has
.an,aPPn;>«i!l)ate 1q~Heel depth. fro"! tltaOfronl prope!)Y Ill)e to t)1e ~a'-l'>'Ppe/ly line.
· By nol,placll)g):gale at the ~riv.eWi!y., ~elilcles can.easlly ~nler and .•xit-quickly
~jlhout:h.avi~g to:·~it fp~ an aul:9f:Pf;lU.c~gat~10 open.. .'

The A.j'>~ji~~lwa~l~ to ke~p ~~ 1",,;:;";1~2.driv""";Y·~nll"~·;king:,;p~<;"s op~n and .
easllY'accessible by !he pro!ec!'s ~rderts SO !hal accessing a vehicle. on fool can
occur qulel<ly. Of Ihe 4 proJlOsedparking spaces on ParcelA-2. 3 ara to be

\.design~t~d as..short:te~park!np and 1 of,.Yle.5pa~ i~{!O.~edes!gnated'for a
· :fle~pllr,lq.~Ji.~n~l1!d·by!h~ pioJe",· s ~.~iden\SJs~e findiUgJl:l; AHachm~nl'K').
,,~in.ce3.~f~e'P{3rkJr:t9~~~~e~.a!'8s~ort term:p'a<~n!).forre;s.id~~Jst,D drop someone
or some!hlng off •.the quiCk lumover. rala of .vehlcles wI)! provide !he Iype of fool

, .trefftcnecessery ..to.maxe tbe space Sf:1fe. The,Applicant also does'hot'want to
'. provide. a wali al ~e side property lin';"; (narth arid squ!h propel).ylJl)es);

'A wall alQ1.,froril (w.,.I ~ide) of the site. Is not gralujlQus as.lt does nol serve' for
· security P~.rpose~ .. It.acluallY,Would.hin\1er ~arely.pr~CiiuUor;,,·as it Wo~ld.crBale ari
· opaque barrier forsomepiie to.hlde behlnd.Allowing'the·Applicanlnoi 10provida!he

waH enC!o,spr~,i'round !he ~,;blecl site. Wlll.allow tl)e. pii:>lecl 10 maintain a.\';';uaHY
open and safe transltlon from' ih. public space to the project slle. If !he.applicanl
were requ~ied tQ~provide the required wal,l at Hope. Street,. the small. d_aJ:knlcbe

.•. ·0 9ondlti~ns and.D limitations

. . .'.' lhe '0" tlmitaUon. part ofOrilfn~nCe 1~.30i'.(s';i,arna 29~5). ilml~!h~ maximum
..... -,----:---. "·"-:Hoo.r-area-for.Jhls,sltelo-a61O-1·FAR.aniJ.provldes-varloliS4ilechahisms-to<ncrease

!ha FARJncludlng a peosily VarlaJiOri of 50.000 square fael or lass from !he CRA..
". "The "ppIlCa~t-abtained ail approval fll..-a 49.999 square fobl DensityVariaUon from

. ",.' . the eRA aspait of the discreUonary apprOval requests far!ha s~blect site.: .The [OJ.
"'''., Conoitlon allows C4 uses but litrjlts !hIs uS7 to a 2 to l' FAR.. . r : •

I"~:· '-t .. ·.;. '";

-, r-The project sila,locatad In !he·Sou!h Park area of.OoWnlQ\\llll.os Angeles,is"zoned
". ' 0' "'lQ]R5-4I:l-p. The .underlying 2llning; R5-4. penni\S a.floor area ratio (FAR) of 1316

-:1. However, OrdiQanc<i164;307Whi"" imposed Di;velopmenl~D' Umita~onsan .
thJS.si1~a,aswell as o!hers in th~ surrounding area, limited theFAflcontained in all .

• buildings on a·lol to a maJdnium afl>1x tlmes.the bulldable.area'of'a.lot, or-e 6 fa 1
.• ·.'-FAR. As a result,lhe 'D'·lJl1)iIaUoh reduced-the' sit." permitted ,FAR frtim Whal is

.v j allowed by lis' underlyf~g;,.zoning;· whlcli·loday.; contradicts Ilia. goats 'of Ijle
~ICom'munio/-Redevelopmenl AgenCy.forthe 'project area.

'..". : ,~~~ppllcanl is proPiJSin~'~;~:~;Yini~ed.~se.dev~~pmentW;!h 3i:tJ~inl live
Work condomlnlum.units anil2 commercial.condomlnium units. Thaproposed 1Q1a1·

• . Hoot area Is 464.626 square feel In addiUon IQ Q1eVariances. Adjustments and
.. (JbndiU~naLUses requesled.dha 'Applicanl,is':requesting'" 49,999. square foal
:' ·Den·sily VariaUon whlch'Wlll add·la!he allowable·floor aiea:of.lbe proJactsile,above

. '·3lhe maxfmu'm'6 to 1'FAR alloYied,:The 'D:UmitaUiJ;, (Ordinance 164,307) llsts Ihe
CRA DensilyVarialion as an exception that'allnws a property Wi!h !h1s.:'o''.Umilatian

...• :Ib:exceed !he. 6 to.1.F.AR..·.The ~ddiUo.nal floor·area ts.neeced 10 piovidejha 311
. , units alloWed by righl·an·!he·projecl!site. . .

'.. 'NoWaIlEndosure'

,:,' ,".. -The Applicant requests ";lIeHrom Ihe 'regulatioo u\atrequlr.i;· ihe construcnon of
-: ' . '.a wall enclosing the parking area of a public or private parking area for-Parcel A~2

as the site con~ilions: do not ne_ce~sitatea wall' enclosure.

. Lol .114; p~;ce.1 A-2 and·Glad.slQneoHo!lar 'are part of a Unified'D~yelapmenl
.!...i, " ..including •. 2.s.slory-bu.dingwi!h31~ ·Joln~Uve Wark.Condomlnltimsand2.ground.

"Ievel retail spaces. 'The proposed dayelbpmenHs 10 bebunl on'!::01114,which is
..... Iocaled al!he·nbrthwesl"coriier.of.,j2~·Stroel ami. Grand Avenue, FlarcelA~2ls

located 10 Ihe northwesl of Lollt4"across!he public alley. Parcel A-2 hasstreet
frontage on Hope Street and is proposed to be used as the main vehIcular entrance
forthe subterranean parkIng and,parking on the ground level with the ~ajn building
on l~t ,~14. ,~arcel A~2 will also have a 'total of 4 parallel parking spaces located
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behind the wall could ha~e the potential to become an area vandalized with graffiti
or a homeless enclave. Awall on the side property line would also-hold no benefit
as the exIs~ng building surrounding Parcel A-2 will serve as barrlers. In addiUon.
landscaping is proposed to soflen the transition buffer befweenthe-perdnp.spaces
'and the sidewalk.

wider, more easily-accessible primary entrance/exit for the project. Providing only
one 20-foot wide entry lnto. the project would likely cause enormous amounts of
traffic congestion at the 12~ street entrance and around the project in general. The

.- .; ._.40-foot ..driveway-en ,P-arcel.A-21.fQughl)t.:mid~~lock..b~tween..1.1~SlreeLand 12':'
Street is a good location for the main access as 11 Viiil minimize any·kind 0" conflict
with the intersections.

Driveway in Front yard
Strid application of the regulation to limit "thewidth of ~ driveway to 50% of the front
yard would not allow enough space to provide the.left tum Jandwhich would cause 1

traffic congestion of vehicles leayIng one of the three properties. Not granting the
variance would diminish the Applicant's ability to provide a well planned circulation
path that moves vehicles through Tnan efficient and safe manner.

The Applicant requests relief from the regulation that requires that not more than
50%' of the required front yard be designed, Improved or used for an access
driveway.

lo1114,. Parcel 1\-2, and Phasel (as shawn on Exhibil A and B} are part or a
·Unified Development" as per a Conditional Use request as part of this project
application. The .proposed rnlxed-use development with 311 Joint live Work
condominiums and 2 cornmerclalcondomlnjurns is to be bunt on lot 114, which is
located at the northwest comer: of Grande Avenue and121h Street. The lot 114 site
is Immediately south of the Phase I site. The ·Unified Development" also i~cludes
Phase I. located at 11115. Gran(JAvenue.

2.
. .

There are special.circumstances applicable to the subject property such as
size, shape, topography, locatIon or surroundings that do not apply gonorally
to other property in the-same zane and vicinity.

Parcel A"2 (APN: 5139"021·003), which Is ,alsa part of the 'Unified Development",
has a lot area of approximalely.7.789 square feet, and approximately 50 feet of
street frontage on Hope Street. The driveway entrance off of Hope Street onto
Parcel A~2. which will be used by the proposed mixed-use building on lot 114
(subJecl site), the 'Elleven" bonding located et 1111 S. Grand Avenue (currenUy
under construction). and the "Luma" building located at 1100 S. Hope Street (soon
10start construction], is located roughly mid-block between 11111Street and 12'"
Street. .

The three requests to allow Jess than the required 1 standard parking space per
unit. the request to allow standard:spaces to be' 8'~3" wide only where they are
adjacent 10 columns. and the request to eliminate the 10w!'lctl clearance required
at obstructions is due-to the special circumstance of the lot size constraints In a
dense urban area. Downtown los Angeles is.knownas a higtKJensity urban area
with many hlqh-rise buildings. Due to jhe rising cost. of -tand values in the South
P~rkarea the lot area of property in downtown Isrelatively small in comparison with
property in suburban and ouUying areas. The parking lot standards were adopted
in 1972 and are now 33 years old·and:in great need of updaling. The Citywide
parking 101 design regulations are the same for suburban areas of los Angeles such
as the Suntand-Tulunqa area which has a rural nature as it is for the South Park
area of .Downtown.

Parcel A~2 is proposed 10 serve as the main entry driveway for the Lot 114
development and also serve the Phase I and Phase II site parking garage which has
an entry at the alley. Th,is 59-foot wide 101that fronts on Hope Street is currenUy

.designed wilh an approximately 4.0.1001.two-way access driveway and e tc-root
wide parking are for rour automobiles. The outgoing portion of the driveway has a'
right tum lane and a left IUm lane as Hope Street Is a two-way street.

Residents will be able to access the primary driveway from Hope Street. traverse
the Parcel Aw2site and then cross over the public alley before entering the Lot 114
parking area. The subject site. Parcel Aw2,is separate from the-Lot 114 site by a
20·fool public alley which is proposed to be a secondary entrance to the proposed
project on the Lot 114 sile. While it is critical 10 maintain the public aUey as a
secondary enlry point into the proposed project. it is also eminent to provide a

Compact Spaces and Reduced Parking Stall Width

The parking lot design standards in the Zoning Code in addilion to those
requirements found only in Informalion Bulletin's, policy papers on the Los Angeles
Department of Building and Safety's website. are numerous and difficult to comply
wilh on smaller urban properties. Because or the relatively small site area of 51,077
square feet after street dedications are removed, the large drive aisles end turning
radii and associated dear dimensions lake up most of the area of each parking
level. leaving a small amount of space for Ihe parking stalls. Therefore, a total of 26
units. only 8.4% of the toter units proposed. cannot meel the 1 standard parking
space per unit required.
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Buildable Area ,

In additi~n'to the Open ~paceJPark proposed on-s He, there are n~rby publlCP.rks
such as the Grand Hope' Park, located on Hope, Slreet, betWeen 9~ Slreet and

, , Olympic Boulevard, approximately 3% blocks away. The short walklng,disjance to
~~ ~th e, G"'nd.!4ape.Ealk.makes..th .. padu!asrry.aCcesslble.l1l.tbe pipjecl:s.resldents. .. " '

, ,Other nearby,publlC open spaces Include, Pershl~g,Square QOC<Iledat Olive SI~el '
and 1l~ Street) and 'Expbsition Park (Iqcaled al Figueroa Slreel and !'xposlHo,!

,Blvd.). . ," , ',' :, ",:

Q Conditions and D limitations

The site Is Igcaled in ih~Sou!h;l?ark area, which the CcimmunHy Plan has been
. . designated as an areawhereft hepestcachleve Incre~s.~d resid~ntial development,

The sHe is locatedapproxlmatety 2 112 blocks awa~ from the Blue, Un. Metro ~n
Station' at 12"Slreel and Rower SlreeL The-close proximity to the !,!H station, 10
a number of bus lines (approximal¥ly 40 bus lines) and to the ailler neighbOrhoods '

_'In'downtown Los Angeles, make the site aprimetocation.to allow additional FAR
above the-maximum 6 to 1 allowed....· '.

"'The special circumstance .ls the'smao size-of the Unified Developmenl,«(l3,355 :
square f~el after street dedlcations] which will allaW,a to,tal of 414,627'square feat
without going over the 6 10 1 FAR through the CRA Density Variallon. To bund a

;miXed':-lJse.reside~tial and retai1lco.mmerdaJ deyeroprh~nt of 'hi!u:aliber.~~uires
., "~~ditional noo, area in order to ~kathis projeCI leaslble:!i> consbucL

Th~' Ad~;SO~: Agency and Zoning Adrnlnistrator ~rii ap;I9Ppalely ~n~iUon the
project lna manner that mitigates any.impact on the environment, Another level o~
approvals by the Planning Commission or the CRA if 'P\>'commerc!afF.t.>J:l,,*,,eads
a 2 to 1 FAR and il,the commercial and residential FAR exceeds the'6 to 1 FARwill
unnecessarily prolong ~e,pro:ceSs and\wste valuable G~,.staff'n;sOu~,

..The spedal circumstance thaI applies to the parking 101design Variances Is the
• ' small size 'of the site 'and the provision of wolkroh:e otiilS which aie smaller units

, and 'have an 18':.0' and 27'.(1" cOlumri bay 'oimen'siomi., The redul:llon of the,......_,_,c __ . '-standaidparkin!jStaltwidlirt.,.a...a'-aniHhe .. fimimiUon.o~tha4lHricl;.clea"'ncea~,
obsIIUctJans an. eondlUoilS 'thaI 'proposed ~djacent'\ri.·i;bui:!ural columns, The
'relalively small size 01the site coupledwith the provislarfofsmallery!orIC fcitce unilS;
limit tha size belween the columns and requlra'the reduce stall widtJi:and tha
elimimiUon,of!he lo.lnch clearance, ,. , . ,

,~~r;.

. ',' Apprcvalef theserequests will,allo\vthec6r\S!riJc!ion ota much ne;;deilmixed-use
'"",,' "'p'roji.:!'iiiduding 'Siffer's.le, joinl,Live;wark co~dorillnlums and'neighborhood

serVing' ..elail in tha Soulli P~rk area:,' Providlng"nother level of parking lei provide
the required numberof standard spaces and cleardlmenslons atobstrucuonswould

l: ,lil,li"Cdriorriically,iinf,easibla "rldwa~ldjeopardiie the prodUl:llon offhese residential '
.unlts,' : . ',1- ': •

·,"The' ..site is la6lied: lr> !h~ Soulh,·Rall< '<lrea;·whlch the communi~ .Plan has
deslgnaleil#an area wlieie ilhopes to achieve Increased residential davelopmenL
'We sile'wlOcaioolipjiroxumitely 2 112'blocks away.fiOmllie,BlueUneMetro Ran

'Slatian'ar12~'$iieel'and RaWEir'5!J,eeL ,The'close'proximily Iei'the ran station, to
, , , a numberofbus llnei(approximalely4Q bus linesland lafua otherneighborhoo<js

in downtown- Los AngeIE ss; make 'the 'sil .. s: prima"location, lei, alloW tha;'subjecl
request; pennitting that totarea which vim b<i tcstdue 10street and,alley dedications

',,,,: 'ano yard setbacks laba'induded:ln'the'Du!ldable:aia;!,af the Ibt-Ap'pI'O-;a1 of !hIs
. request Will increase the total-base'floor'area penniHed for,the~site' and therefore,

,vim 'Increase the development 01 a muchneeded.rnixed-use-prolect inniuding311
, jor-sale Jalnl Liva Work condominiums and neighborh'Ood'se""ng,iOtan iothe SOu.!h

,Park area. .

'Open ~~~ce

, ; : : ~~, sp~clal 'clrtu~"llln'ces 'applica~le',lO fu.',,;u~ect prop~';lhat 'da,,"al apply
'generally tobmer property-lri the .same'zcne' and vicinity.,ls the proposed Open

" SpaceJPar\5'arell'aqtia'groond level:"lnslea<t of placlng1he -Open-Spacepark at '
grade and allo~ng'ttlegerieral,public'to:usethe'spateuuring'the day.-as.currently·

, <proposed.the Applltan'l'tOuld haile designed'the:buildihgl0 complelely privatize all ,
01 Open Space ancJ:lbcate it orrarccf deck. Btitthe'Applitanl wantsto 'provide this
space 10. public use'during dayiime'haurs ln.crdar to create a neighborhood.

No Wall Enclosure

The UnifiedDeveiopmenlwhlch mcludesjhe lal 114, Gladsleine Hollat and Parcel
A-2 siteshas an unusual T-sbape wnlch.lncludes all of the lois ,b~~en, 1;1~Str~t.,

, ,12", street .: the publlc alley and Grand Avenue, Additionally, Parc,el ;A-2 is tha
.. vertical' portlon- of-the- affsel T-shapa and Is-located .to..lhe west- ol-the alley
.approxlmatety mid-block belween 11~ Street and 12~Slreel and fronts.enHope
, -Street.t-GladslortaHollar islacaled rlirecUy, 10 the northeasl of Parcel A-2.and also

makes up part 01 the offsel 'r-shape. 'Gladslane'Haliar fronts along ,Hope;s!,!,eL

"", ":",;';"

, . , ", ..
, Parcel A-2is approximalely a 5Q.loal by 156-1001 10L The shape 01 Parcel A·2 and
'its relationship .to the .lo1114 site"whici) will.house the new. 25-story mixed-use
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building. makes the site's use as an access driveway and a parking area with 4
parking spaces, to be used by the lot 114 residents, one of the only vfable uses for
this lot The narrow lot dimensions of Parcel A-2 preclude it from being developed

,as.part.cif,lhe.mixed.use.building.or..with.any:olher:..use,lhatwouli:LcompUment the
proposed project or surrounding community. more than a sere and Inviting entry
point of a well-designed mixed use project, The small A-2 lot leg of the Unified
Development is a great location ror an entry driveway with parking spaces. as Hope
Street is a two-way street and is not as busy of a street as Grand Avenue' which
feeds into the 10 Freeway onrarnps.

primary access point, the Applicant is creating an easily accessible entry 10the site
which wlll'decrease the traffic congestion and confuston around the project area.

. __ .Jf.the variance, to.ellow greater.lhilfL5Wo.of lhe.requlr.edJrontyard.as.pnvt3.Way'ts
not approved, the Applicant woutd need to resort to redueinq the ,width, of the
driveway from approximately 40 feel 1025 teet wide. This reduced driveway width
would only allow one lane In each direction and would not ~lIow vehlcles exltlnq the
Parcel A-2 sueto choose either a right tum lane or a left t~m lane and would
increase traffic congestion that could potentially create a botUeneck at the public '
alley,

The Applicant, Lot 114 Investors. is an entity which is part of the South Group the
same developer of the "Elleven" building (Phase I)and the 'Luma" building (Phase
II), who is working toward creating a 24-hour. safe and welcoming neighborhood
and a communily downtown. By providing the shared use of the access driveway.
which is to be used' by the. three developments ,{Lot 114, the -Elleven" building
Phase I, and the 'Luma" building Phase II}, a wide, well designed entry can beused
as a main entry point. Additionally, vehicular access 10 the Lol114 elte wlhbe (rom
the public alley which is accessed 'on' 12thStreel. The NElieven":building (Phase I)
and the 'Luma" building (Phase II) will also have vehicular access from a driveway
on 1111>Street.

Therefore. the shape of the site, the use or the-site and the' site's relationship to the
two nearby buildings (the "Elteven" building underconstrucllon and the 't.urna"
building soon to be under construction) is the special circumstance thai does not
apply generally to other property in the same zone and vicinity.

Additionally, the location of the subject site in the South Park area of downtown Los
Angeles is another special circumstance as it is meant to be a hlg~.density urban
area which is zoned to have dense high-~se buifdings. The subject site has an R5
Zone designation which makes it a residential zone.' However,the R5 Zone is the
residential zone with the highest densitY allowed. The underlying zone allowed a
13 to 1 FAR and now allows a 6 to 1FAR as per the "0" Limitation or Ordinance
164,307.

Driveway in Front Yard

The regulation which prohibits that driveways be more than 50% at the.required
trent yard is meant to limit the amount of hardscape in fro~l yards and from having
entire frcnt yards.lmproved a~ driveways. This regulatipn:rn.akes sense In single
family areas and in multi-tamily dwelling developments out ln the suburban areas
of Los Angeles, however, this regulation doesn't make sense in downtown los
Angeles. Downtown is a unique part of the City which should either have separate
regulations or should be allowed .tc vary from the,.ccce on-a case by.caee.basjs.
Zero fronl yard setbacks make sense in bolh residential and commerclal
development in downtown Los Angeles because street activity and the relationship
between the pedestrian and the buildings is often dimlnisf1~~ by .~,~,yi!:lglarge
setbacks. 'Strnilerty, mixed-use developments In this R5 Zone area of downtown do
not need the large landscaped front yard areas necessary, in suburban
neighborhoods because most buildings'in Downtown have zerofrontyard setbacks.
Again, the Zoning Code regulations are .rneant 10 provide a means fC?rthe orderty
and consistent development of property .. The proposed 40..fool driveway with some
landscaping throughout the Parcel A~2 site is a much more attractive design than
the surrounding properties which are. currently improved with.either a building using
the entire area of the lot or surtace parking lois entirely covered with asphalt,

The site is located in the South Park area, which the Community Plan has
designated as an area where it hopes to achieve Increased residential development
and precisely the type of development the Applicant is proposinq in thls area. The
irregular shape of the ~Unlfied Development- project .area creates a special
circumstance applicable to the subject property that does no! apply general to other
property in the same zone and vicinity. .Generalty the tots in the South Park area
are large, regularly shaped parcels. However, the subject site is aT-shape site.
Most-of the 'Unified Development" is bounded by 12!hStreet, ,H~Slreet, Grand
Avenue, and the north/south public alley. The bottom portion otuie T-shape Is
Parcel A~2 which has sn-teet of street frontage along Hope Street and is separated
from the rest of the "Unified Development .. by the northrsouthpubuc alley. This
parcel is currently a barren surlace parking lot, similar 10stark, surface lois In the
surrounding area. This se-Icot wide lot creales an optimal parcel 10 provide a
primary access driveway to the proposed project. By designating Parcel A·2 as a

3, Such variance is nocessary for the preservation. and enjoyment of a
substantial property right or use generally possessed by other property in tho
same zone and vicinity but which, because of such special circumstances and
practical difficulties or unnecessary hardships, is denied the property in
question.
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Compact Spaces and R1!duceil p,irkmg Slall Width·,
. r.. ·.:.·· . •

. The twe-pbase development ioc;ated at 1111 S. Grand Avenue and 1100 S. 'Hope
._-, ... :._,"-" :Street (2A.2g()3-IJ.~ZAA;App~ved.Jul}'-2!f;":!01J4w.1s.g[1lRlep .Variances. .

"" 'regarding parkIrig lot deslgn,lssuesilsfoiloWs: ' .

':' "~"~~~uce u;~~a~;~SIa~~~::~~;~~;~n~ a;'!he portion·wher.e .the slructuml
<;biiImns are located In lIetl-6flhe"reljulred 9'-0" Stan wldUi:.plus'the 10 Inches

"i'equiredon the,.lde of an nbslruttftih:" ' ..

",To....fuca the dliv'e.alsl';;to 24'.0" In lieu of the 2,5'-4" required width for9'-O" wide
parklng stallsat a'9.o.Qegree an'gl<1:," " , ,," " ..', . '

:;~ -, ',1 '1:::' :: I. -.~-r . _.

, 1'iie"developmehtliicated at:~111, S:Grand Avenue'(Phas<> I) and '1100 5 ..Hope
'Sireet (Pliasa lllTs'cuffen,Uy,undet Co'nS1luclicin'ah'd Ille Phase- Iportlon Is now part

'" 'of the subje'ct $lili')"Uhiired';Da~eroPfTIent The,Appltcant'wouldllke'to:be on par
, with the devel<ip'rb"iilln'uie general viclnliy. The Applicant's reqUests to allow tha
. reduction of the reqUired standard spaces per unit. nie 're'ductl0r:a.ofclearan~ at,

obstructions i$~similat'·andt;:9nsJstent\wilh.:lhe above referenced Delermlnallcn
1:.atler. ,.,:!; » f 'l", :. " : ....~.::..: , .' 'I •• :

Proposed If Projoct Went ,

Condomlnlum Projoct- o.:::=~.

. 290,69-4'~f~ . '. 3,5,180 s.f. ,
'(48:44~.J.X6FAA! ',·(~520s./.x6FAR)

...........
~,.,.

1155 S. Grand Ave.-and By·RightApartmonls -,
" : FAR Calculatlons .

. , .... :. ,.,':;.' "'. \~ ...-.~:,,'. . "," ..: .::: " .
The Zoning Adtnil'illliTator'Has':also.lssiJeil:a Varlanca,fbr:aisle',;nd ramp'wldth
toouclibnsii1',;,'proji:iCf.lil'Ule'vititllf({ZA'2002-404i.ZAD.AV"Y!'/). ''The':,13O-unn
JolntUve Woil< aparii;ieht ilil~~[ilpinent Islocaled In an ruostirig Indtistrialbulldlng,

.... , Whne this "Project'·~:'an-'M~plWe -Reuse- proJeCt, the apptollal' nonetheless
, 'acknowl&dges'the 'speclartclrCtiinstBMes' 01 completing "urtlan"hlgh-ris'. infill

'{:' :- constructlon,":" '" '!"r! "; , .' ....:... • ,"',

"
Noil!,.·J: :A.ri:n bttludes·tlu! 600 sf. porlion a/the "alleY tobe VOCDIM•.

, :';:;;~... :. ' :, .
i- ~'. '. Note1:'1h.~ otley vacation. 31rtd dePicaliori and theyord.seJback oreos.of a' 1--S10ry building
.~.. '. " areiublrtJr.J.edjrom.lhe ~Olarea lo.qJ!eu!ate.Bui/lhJpleAreajor;corn!omln.iunys. ,

" j.,~/;3~~3t~ Jedlcati~n is inci,dedln',he 10;orea!or~pan~.;'!.is~,Ort1y ;fO;~,SeJbacJc wet%!'
·of a l:.slory building o/e .suhlrai:tedfivm the lot area to ,~/ate Buildoble Area/or ap~rtmt!1lls.
ffi.f!:,~w./qr a hs.tl?fY bui!dinc.!-;at ~J~:" app~ale!~·8~,o.67:sf. 9l?~/or Pa.rcel A~2: , .

..:ppp..'P.~""a/eb!l~Z~83.f:). . .' . .
-.,-,',;~ ....~ :.;: .j ." '...

, ,.",", '(::urrenUy,'thenfU; a,g"';.lel iliCiiritiVS to bund apartments in the City than there is
• .r . ,,'to' build for-safe' i:Ondomirilurris'becilOSii'ihe 'COde'does not-requlreapartrnent
"i',;" 'ProjeCts to'ei(CludelledlCatiid'lbtarea'from its'bunllable area. The fact that there Is
,,' ,'.:, a'hlgh'di,"sl1y,~partmenf.davelopiii.rit;:thelMe!ropolilan Lofts project'on 105~ S.
i,: -Bcwer StrEe4'implies·,thaNhll'ZOriliig'Cotle's Jess stringent'requirements when
~", ... calculating'FAR';,n'cbflrages 'ti)e'cfeVelopmeht "I'apartments ra!hef'!han-f6r.sale

residential' condoihinlums: Belo.i'I§,'a tabla Whlch"compares th~',FAR'ol the,
'proposed condominl~~ p~J~ctWlth th~}~AI'! 01 an apartment development:'

. " .~.

;'" 'If the pfuP'6kd: pro]e'ct were to b'i,-"develop&d as apartrriimts, 'the' h]axirilUm
allowable buildable area would be jncreasedby 4,081' square'fee!l5i;'s3ifsquara
feel'- 48,449 square feet): As shown In the table above, the allowable flqor area,

, forapartments Is greater than for resldenUal'@ritloi'riiriiun!,jnits beCati~e of the
,'~~Cluslq~ . calctJlatiQ,~the,~~n1~bleare~lor""Qdomlnlul11!"
The Ap)Jh ual slreet dedication of 4,139,squara Ieet.but

, '.' . . or"i)UiJdable hma to be :llie sah1~ 'for boUt

.. :p~rtj~I~.Yf~r..~{V~~~·~'i!e·I.~.~~~~~ los

" ~." ,.,", :' :-, .
...:. . - .... '

, 'Addiiron~IIY, the approv~' of a Variance to Include th'eproposed alleyvaCaUo~ area,
.,tl1Ps\f'le\d"!l!t:'ltion ~,re?~ and,l/!i>: required ,rd setbacks aI,a 1-st~,:y 'i~n'!fng was'

. ",,',giJ!~t'!i! >\O:~e deVel!>pp'e~rr~femid , now p,ar!,of the ~~~j?~ site's
"1'.'." ,IJPI~~:d_Q'~y,oiIRIifT!ev),localei! an i1, ,(ZA·2~03'9146, Ajiproved

JuIY:i'9:2004.) A4.69~ square Ioot portipn a nlalleywas allowed to be
jncluded in the Bulldebe Area to calcUlate 'floiJt-' . -.
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No Wall Enclosure

Granting thIs request is compatible with other projects in the area' which provide
re.duced.QpeH.s'p'~cean~the,loca.ti2fl,~f9pen Si?a~ j':l:~i~~~':l~s.·F<?rexample,
projects which qualiry under (he Zoning Code's Adaptive Reuse regulatlons are not
required to comply with the Open 'Space-requlrements as they are constrained by
the conditions of the existing building that Is being converted, The Grand Avenue
Lofts; located ~t 11 00 S~ Grand Avenue, received discretionary approval (Case No.
ZA.2003-2656·ZV·ZAA·ZAD)'to permit zero Open Space for Ihe new-construcflon
units. A portion of the' units are Adaptive Reuse units In the existing bulldil'lg and
a portion of the units are new construction units in the new floors added to the
existing building.

The requestedyarfance to deviate from the requirement to provide a waJJenclosure
'around the subject site (Parcel A~2)is necessary.lot.lhe.pr.eser.vatlon.ao.d.visual
security of a substantial property right possessed by 'other property in the same
zone and viCinity, but which because of ,spe~al circumstances. and practical
difficulties fsdenled to the property in question. There is, however. very litUe to
compare the- subject site's proposed use and the surface parking lots In the
surrounding vicinity. '

Because the Open Space requirement is difficult to provide in 'Iarge muhl-famlty
developments located in dense urban areas, the Applicants requests the same type
of relief granted to other nearby elmilar projects in order to enjoy the same property
rights which will allow the development of much needed !lousing during a housing
shortage. ' ".

Q Conditions and 0 Umilaiions

CurrenUy.there Is a gre'pt~; 'i~~~~tiVeto build' apartments In '~e City than there is
10 build for~silJe coru;10.mirJiu~ because ,he Code .dpes not 'require apartment
projects to exclude dedicated loi area from iI~buildabl~ area. Atfditionall'y. 'as new
construction. Ihe proposed project is not able to lake advantage of the same
incentives as Adaptive Reuse projects in existing buildings. However. the policy of
encouraging new housing o,-,,-,or1uniliesin downtown los Angeles is the same,

.. Many of the lots within proximity to the subject site are used as barren surface
"parklnq lots: Since many of these surface parking lots are used ,mainly by,
·.;,aHendees of evening downtown events. these, lots are vacant pr significantly

underulillzed during day time hours. Manyof·lhese are.located on multiple adjacent
lois. comprising. often times, the majority of a downtown city block, 'These surface
parking tots are' also often timesloealed on a comer of a major intersection, Many
ofthese surface parking lots have a chain link fence that surrounds their property.
These fences do meet the intent of the code requirement to protect the property and
provide safety preeautions for. the users of the parking lots, however. the
unattractive chain .llnk fence and the lack of any landscape are an eyesore and
detract from the overall appearance of the neighborhood. The chain link fences
provldedon su'n:ounding surface parking lois do nothing to visually shield the cars
from the view.of people walking on the sidewalk. or people traveling in vehicles. The
fact that the first parking space is setback from the front property line on Hope
Street along with the 'provision of landscaping in the front yard area will provide a
plantinqbullerwhlch is more .enracnve than chain link fence or a wall while at the
same time o'ffering partial views through the landscaping. The landscaping will not
provide acomptetely opaque barrier which hinders the view into the Parcel A·2lot
and wiJI'nol create. an hiding placefor illicit activity,

A new construction project, the two-phase development at 1111 S. Grand Avenue
and 1100 S. Hope St,eel (ZA·2003-9146-ZV·ZAA approved crt.July 29. 2004). was
granted approval of an Adjustment to reduce the amount of Open Space provided
from 21,025 square feel (Phase I) and 24.150 square leel (Phase II) 10 7.728
square feel (Phase I) and 12,298 square feel (Phase II). The localion of 3.168
square feet (Phase I) and 3,856 square feet (Phase 11)of Open Space in side
yards was also approved.

There are a number of, existing residenlial projects in Central City thai were
constructed prior to the en.a·ct{Tt~~n'tor Ordinance 164,307 which wer,e able to take
advantage of the und~~yirig F:AR of'~p to 1310 1, Examples include the Skyline
project and the MetropolUari Apariments.

Although the subject site's proposed use is a driveway and parking area. it is not
comparable to the surrounding barren surface lois, The proposed driveway will act
as the main access point to the proposed Unified Development, It will be used and
open to the residents 24 hours ·8 day, 7 days a week. Although the proposed
driveway and parking area will provide space for vehicles, it's main use is an
ingress/egress to the Unified Development and is dissimilar from the surface
parking lOiS in the area, The parking area will provide space for merely 4
automobiles; 3 short-term parking spaces 10be used for quick pick-up or drop-off
parking. and one space for a Flexcar that can be utilized by the project's residents,
Because the driveway and parking areas will be accessed and open for use by the
project residents, a fence or wall enclosing the project will hamper the circulation
and cause an Increase in traffic congestion as aulomobiles slop and wait for the
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feneeto open. The proposed driveway aOd parl<Jng area Is.also dissintilarfrpm the
"surmundlng stark parklng'lots in, that it proposes 10 landscapethe medlan Isle

• , betWeenthe two way lanes.end""ll also landscapeth~ areas b"tween the4,p;,rl<Jng
,_'-, ....,- .. .. spacss-and-th ... froR~yam.area;.-.....~ .. - •• ~.- -. -.-, __ . -', _" ... __ ....

. ·.t~ '.1

..The proP<?sed'CpfoJeCt is·;tuh'o~~ded,on: the' north and $Cun. '!'de bY .exi~ting
stru:ctu"'!l·thafall'eady'sct ~an!,n'CIosure, and take the pia"" of the inientof.tha '

,required :wall. :Also;·to 'the 'West Is:the proposed enby Iqlo the drivewpy that the
Applicantwould like to keep open In.orderto maintain sa/etYby not.i:reaIing·a niChe
where illicit a~ity can easily a"!'"', and 10create an envlf!lnment that Is easily arid

'" , quickly aceesslble; "Again, 'the required wall enclosure around ,the'pmp'"ty Is
f . 'cOmpletely: unnecessary 'and. 'actually 'Would,'lmpede'fhe ,proposed ",l!nified

~ ", r-r "Development frnrn designing a project that encourages a ~fe andresldentlal.and
· commercial (mlxed-use)'ne~ghborhOodatmospher'e'ln downto:wn los'Angeles.

:',,:

· griveway tn front' Yard ':
. . ... ',' :,1,

: Approval of. the varian'C!eno,allow ~grealer than 50%. of- the lot to be·used as a
, , , driveway Is marital a reqUesHerbs allowed 10 provide a benefit which Is designed

,in Ibe best maenerposslble, <Permlssion 10 provide 40·feeLof th.e.SlFloot wide
parcelto be 'used and maintain lIs:lb~primalY access 10 the:proJecl.wIll'enable the
Applicant 10 provlde'a'clear and easny'accessibie two-way driveway.

, 1J..i" 'Important to note that the .Applicant proposes 10 provide an enUrelol as a
primary accees -driveway' as parr of the proposed mixed-sue development in the
doWntown 'arelh"As currenUyc<inijgured; lbe.eXlsUng 2~loot.slanil'lrd·,alley is the

" ·only atcess toLot 1.14" The proposed 4()'Ioat wide drivew.ay,plus,lbe l~ioot wi"e
.. ' parking area, would sefve'Eisari optimallocaUon 'or an'inviting andeasiJy accesslble

ingress and egress farthe:projed~TheAppiicant Is requesUng to provide more than
50% of the Iotas a driveway In order to lncorporate good4Jrban design practlce IntO
the project. This driveway Will serve as the primary.entrance/exil lor the project and

· as: a result "decrease tra;fflc::cengestion and lncrease. funCtlon..al- -clrCt,dation .
·-throughout the'proje'Ct arid tile' surroi.mding·area. The'Appllcant is prop.osing to use
j the entire dc5wnlown"plat fi~'a riiain access.driveway to be able to provide-a tlublic

. 'benefit with wJl!'be'Safer's'nd will' have a better urban design.

,Compact Spares and Reduced. Poarlslng Stall WId!h ' ,

, The gra~ting 01· Su';;' varian';" will not be matertally' detrimenlal to U,e public
,.__ -,-,welfare..or.JnJunoUs.tO-ll>e.propady..otJmpmllemenls.iIt.1liJu1lll!llZll1llUltluil}!-

because the parl<Jng,.garaga'wiJl ,b~'used exclusiveiy by the buildings. "!Sldenls"
Because Ibe parl<Jng ga"'ge a rea Y'illbells.ed onty by.the resldenls,Jht:lfl tile small
reduclions In parl<Jng s,tall size and clearances Will have a negligibla'l/ffeJ?l as the'
residents will be famltiarwith thelrparl<Jng spaces and will travel direcliy'l!> and from
thelr assigned parl<Jng spares. Th~ Varianca request to allow 26 unit;!,10 provide a i
minim~1lI 01 1 compact space In lieu 01 the mlnlmu[ll1 standard,space reqpired will. '
also not have 'a detrimental affect on the building's resldelits as the ~1zB of, the '
parl<Jng stall, Whelher'lt ts.a standard ~1zB or a compact sizl! ·sta~,.should not'

, ,ne,g,.livety affect the residents as they are aware that urban sites' are smaller than
, large suburban sites. A!ldltionally, the locaUon of tha,project slte-lna Jobs and

transit rich area will reduce the need for residents to have as many cars as do
, people who live in the suburbs. ' '

'Buildable Area

The 'granting 01 such variance will not be materially detrimental to'lbe publlcwelfara
.. or Injprl6Us tothe p'ropertyor-,Improvements In the same. zone carvlcinlty,because

the inClusion. of- street dedrcationr·areas·in·th~ buildable a~ay.is.al!pwed for
'apai1ment bundings;' The Mklmpolitan lofts·lob;lt.ed:at'1P5().S: Aowe~Str.ells a
new construction a"partment.development which has been able to .use. the stree,r
,dedication areas In calculating the sile's buildable area, Sln~!he use 01 lI)e street

,,"dedlcalkin.areas have.been'allowiltlin:lbe Mebopolitan·loftproJe<land.ln any
.',,', future apartment.development lnthe 'Vicinity' and"cityWtde, 'lbe granting:ol,this

Varianc...·wm :not'be'.materially· detrimental ..or ,InJurious, to:,anY''''ufIQunding
. ".'.:. ;developmenL . . :.':',"1'

. 4. The granting of such variance Y/iII'';ot be'materially detrimental to !h'e public .
wel~re~or.injurious~to'th(} prcpertycr lmprovements.fn thesame-zone or
vicinity lri which th,e~'.~~~rtYIS ,I~c.tetl.

• 'J',. :',U~lng the yard setback-areas to-calculate the buildable area whiCh .ls .used to
;". Calculate 'Ilia alloWable:ftobr a",awill not· be materially deuimental tc.the public

welfare or·inlurious~to the·property.ofimprovementS In the same wna:o'r,Yicinlty·in '
whIch theproperty '15Jocatedbecause cf the slte'e-loeation in,downtown ~os
Angeles and withfn the Downtown Adaptive Reuse Ordinance area. Slnce this area
altha City allows ex!sUngbuHdings 10exceed lbe,allowable.floor.arealh~·l!lIowing
Ibis project to add the required yard setbacksto Ihe buildable area sho~ld not be
materially detrimental tEl"the.suITOlJndlng·area•. ' ..

. .... . .
Whne the subject development is a .new .construcuon project and .ls not'limited by

.eitsung conditions:asare.exisUng buildlngs,lbe property Is located Within Ilie same
area of downtown Los Angeles which cansupport high-density development. ,The
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The 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 localed. '

Commission and therefore. the project site should also enjoy a similar review
process, On July 21, 2005,Ihe CRA approved a Density VariaUonol 49,999 square
feet of addiUonal noor area and a transfer of floor area by variation of 34,496 square

....... JeeUrom. :tj30 .South.Hcpe .Btreet •.aod..lha projeclunder.w.ent an.env,ironmental
review by.the City Planning Department.

The Downtown Adaptive Reuse Ordinance allows existing buildings to exceed the
allowable floor area because the City has determined that hfgh-densltydevelopment
is not materially' detrimental to this 'part of the City. While the subject development '
is a new construction project and is not limited by existing conditions, asare existing
buildingS, the. property is located within the same .area of downtown los AOgetes ,
which can support high-density development. Therefore, the Applicant's request 1.9
have a floor area that exceeds the 6 to 1 FAR limit by a CRA 49,999 square foot
Density Variation and that no 'further revlew be. necessary by the City. Planning
Commission or the CRA should be deemed as not materially delrimentallo the
'public wetrare or injurious to the property or improvements ln the same zone or '
vicinity. .

Downtown Adaptive Reuse Ordinance allows existing buildings to exceed the
allowable floor area because the City has determined that high-densitydevelopmenl
Is not materially detrimental' to, this part of the City. Therefore, the Applicant's
request to.add.the requlred,Yallisetbacksto.lbe.bundab1e.a",a.w~IGb in""'a~~s the
base allowable fleer. area .should also be deemed as. not materialty detrimental to
the public welfare or injurious to the property or improvements in the same zone or
vicinity because the net effect is to' allow a high density project In downtown Los
Angeles,

The Applicant plans 10 provide 23,874 square teet ot Open Space, Or me Open
Space proposed, a totar of 4,353' square feet of Private Open space and 1,781
square feet of Common Open Space are to be located within the required side
yards. One of the side yards on the Lot 114 property fronts on Grand Avenue which
will have ~r97.:footpublicrightorway after the 7-fool street dedication is laken upon
recordation of the Final Map. The other requlredside yard fronts on-the public alley
which will have-a zu-root width after the alley dedication is taken .. Bcth.rfght.of way
areas will provide a buffer between the proposed ioeation of the Open Space and
the adjacent developments and any-future developments..

No Wall Enclosure

AllOwing a reduced amount:of Open Space andjecatlnq.some 'of, the Open Space
in the required Side' yards Will not have adverse. impacts on the surrounding
:properties as the building. to the .north of the site is the Phase I sita which is a 13-
story building with 176 Joint live Work units currently under construction have been
granted the same type of relief. The buHdil1;gacross Grand Avenue and to the north
ere'tbe Grand Avenue lotts, an Adaptlve Reuse and new consuocncn development
with 66Joint live Work Units. Grand Avenue lofts are currenUyunder construction
and wlll be a residential condominium development which will have no Open Space
on-site and will greaUy benefit from the subject site's open space/park area.

The granting of the requested variance to permit no enclosure wall to be built
around the Parcel A-2 property will not be materially detrimental to the publ,ic:
welfare or injurious to the property or improvements in the same zone or.vicinity in
which the property is located. Having a driveway access with 4' parking spaces on
Parcel A~2will not negatively aHect the adjacent properties. To the north of Parcel
A,·2is an abandoned 3 story residential building. Since there are no residents living
.there, the parking and driveway use will not negatively affect this property. To the
south 'of Parcel A~2 is a one-story commercial ·use and there are additional
commercial uses on the corner at Hope Street and tzatreet, These commercial
uses appear. to be open primanly during weekday business hours which mean that
there is minimal impact from a driveway and parking use to the surroundlnq
businesses.

0. Conditions and 0 t imitations

The intention of the Code is to enclose parking lots and driveways to protect the
automobiles from vandalism and to visually separate the parking lot from the public.
As Parcel A~2 is surrounded by high walls from existing buiklings on the north and
south side, the wall enclosure is nol necessary here. Also, the west side 0' the fat
is the main entry point. The frontage of the lot is only approximately 50 feet wide,
and the driveway is proposed to be approxiniately 40 feet wide. The additional ten
foot width is proposed for vehicular parking space. The 40 foot driveway should be
open at all times 10 create an easily accessed driveway to encourage vehIcular
traffic to enter the proposed Unified Development on this main access point Also.

The granting of such variance will not be materially detrimental to the public welfare
or injurious to the property or improvements in the same zone or vicinity because
other recent residential developments in the South Park area, such as the Flower
St. Lolls and the Grand Avenue lofts, and the two-phase project at 1111 S. Grand
Ave. and 1100 S. Hope SI. did not require review and approval by the City Planning
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· the paiki"g area ~hdtJld remain open In .orde' to provide easy.access to ttre 'short
· term-parki~g' spaces and the Flexear; .

' .• Addllionally,ih&welldeslg"eiJ.haryls""peandlandscapt>"';:"a~mpro.ve
!he appearance of !he uses on thls portlon ofiHope'Streel; CUrren~y;!he existing
2-stol)' residential abandoned bundlng Is dRapldaled with broken windows covered

··wi!h plywood. The-exisUng 1-stol)' oominerclalbuUdlngs have simple facades wiil>
no-front yard selbacks, however, o!he,u,an!h. existing sfreef.trees, !here Is no

. ''':vlslble landscaping In ill. vlclnity. Th;, prOposedwelkleslgne<j andwelJ.inalntained
'. , .public parking and-access driveWay on Parcel A-2 wUl'no! be maleriallY dehimentBl .

· '10 !he ciharacterof.'deve!opmentjn!he immediale neighborhood; but, wUlln fact, be
· .a slgriifi"."nl lhiprovemehl19 U,e appearance ol'!h'e nelgfiborhood.

5.

. developmenl,!he appllcanl.also proposesjo p'rovId~ an access dlive.wqy- !l)atcan
.:.supportsuch.a highly densa deslgn~ The In~sa number of.vehlcl,!" enieiing!he

site win require a welkleslgned access dliveway. !,elylng solely on !he eXiSting 20- .
.footStanrlard alley.would.notbe.asufficleotmeaos.io miligale.tI;l\liC.coDgelllioD.aDd. _:.: ...
wm' uiUmalely be a dysfunCtional design. The opportunliy '\0 providii Iii.4b:fool
wide dlivewayalo~g. ParceIA-2 Is !he optimal :;clution to minilllizetraffie.oongesUon "-
at the site. In doing 50, granllng \he variance'wl1l actually be beneficial to !he public

, welfareard harmless tothe PfC!perty,orJmprovements in !he area, .

,.;; ... ll';;niJ~'9 01 the '~rian~;;'wlii not adversely affect any el~m •.nt·of !he
· .General Plan. ... .

· ec:,';'pact Spaces and Reducad Parking Stall Wldih

· GranUng the variances will not adverse~ aff~i:t,any element of !hi'Ge~-i~, Plan.·
· ..:roay are conslslentwiththe CenrraiC;iyeommunlly P!~n a~fl!he Hp~~ihgEiement
.. which aim to promote'. mixed' use, high 'd~nsily ~ndomlnlum~ "units and
,,1]elg~borhoa,l retall, and a wide· variely 91-housing type,s, pa!llC\llai!y I?r-sale

~o~~lrg'., . ...

The Applicant's requeststo alroW!he redudlon oi required standard sP~;;;;;;;Perunit;
Ihe raduct!on of!hewld!h of slandani parldng'spaces at obslrucUons to B:,3'wi!houl .
the lO·lnch aear space at cbstructcns, will nol adversely affect'any' el,m;erit ofthe

· .G~n~ra! Pla'1 ~~ the g~neral. publlc)/iill have no.access to Ihe.parking garage area'
o~dll)e.b~ilr:ling's;~sidanls)ViII "~.la",mar.Y'!!\llhe parking garage ~~d.!heir

· iIl;sIgn~d,.parlcl.ng spaces •. The.:g",~llng. pl' this. v~ria.n'1!' .;ViI],.all"riAor lI1e
'd~Yl'loP~epl of31, JplntUve,l'o/prk oon,d~Ill\nl~m unllS a9d 7,2)l!! '~quare¢ re.laU

...,(2,~ta~.sp.aqO$), wblch is oonsi~lenl "!iIh'!he objectlves·oUh". C?mlTl~nity Plan,

.,":Houslng'FJa.l1!enl;m.d ..!h~ TransportallpnElement.. . ' ....... :..

" The project 15 conslslent wi!h!he following objectlJes oi the C:e~iral City Com;"un!iy
.p.ia~: . ,'. ,. . ..

ObjectIVe 1-1: To promolede;"lop~';"t of resIdenlial ~nilsln Sourh ·P~rk.

·OtijecUve 1-2: .re Increase !he ..anga of housing cholces avaiiabl~.T~;!J.oWntown
employees and residents. . . . .'

Driveway'in Front ¥art!

• The g~n.trng orthe-requested,variance to provide more th'ari'50% ufa'requ{red front
yard to be deslgned,lmproved orused foran access dlivewaywUi nor be malerially
dehimental.tO thepublicweltara or Injurious 10 the properly or improvemenl in !he

· same zone or vicinity because of the slte'stccauon in downtown l~s.Angel~s.:The
approval will result in a p.roject !hat is unified and Inlegrared and bstter designed,
·will achieve co'mmunilji plan urbah planning objectly es and be campaUble-wUh!he
yariety of',surWundiqg -uses "(teo surface parking.Jots' and :mu)(i.;unit mixed-use
'projecls currenuy In "<:onstrucUon or proposed) ..:whlch.~creales ..a ..project !hat
conforms with the-spirit-and in!ent of the zoning omina.nee. -

Slnce fhlsareao! !he'Cily'ls .slgnlfic;in~ Improved.WilhmanYsurlace.parkihg lots,
'the proposed access dW{eWayisln co~forman~WithsurroQ:nding development and
· will Uterefore not. be maleriallY detrimental to !he·public-welfare:iir Injurious to the
property. or improvements In Uta same tone or'vlcinity'in wliich':!he-property is
located, Atso.ithe driveway will 'provIde a clear and ·~a.syentry-and exit for the

" project wfilch will decrease tfafficcongestion at !he entrance intoth~ alley offof 12"
Streel Fur!henn~fe. of the,4 parking spaces. a-spaces are raserved.renshon-tetm
parking and "1 space' Is reserved for the Flex car dlscussed In finding # 1 of

· . Atlechin~nt; "K'of!ha'Conditipnal Use request lo allow a paildng'usa In !he.R5Zone
on Parcel A:2; These'short·tenn.paridng spaces·wi!l.facllllale quick pick-up and

.'dl})p-.off of resldents-oriserve.as a:..short term parking..space.for: residents.and their
vlsltors; ". ~. ': ;. .

The- subject ·Unified Develo~rtlerit· Is a neW consbucUo~ ·project· and is located
within theserne area of downtoWn Los Angeles;wtlich can support high. density·
development, and !he GIIy has -deterrnlned thal··hlgh .denslty development is not
maleriallydelrimenlal 10 !his' part of the·City. Along wilh the'pmposed high density

,.....

. ,... . ... ,,'.' ' .. ·t·,':'·
The project Is consistent with Ihe follqwr~~ g.b,Jec!!ves 01 !he Ho~s!ry~ ,\'i~ri!ent

· Object 1.1: ~ncou(Bg~ produclion and preservaflon of an adequate .supply of rental
'and ownershlp'houslng to-meet th'e identififid'~eeds,of persons of ainncome levels

· 'and special needs.' . , . . . .
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Buildable Area

Space/Park area on grade for the general public during daytime hours. The variety
of OPen Space proposed on the subject site is unusual elnce most.developers do
not provide Open Space at ground level which is proposed to be used by the public. .
"the.amount.of. Open.Space.ls substenuat.rot. this.part .or.the City,.andJb~.public
benefit of Ille OpenSpace/Park is an amenity that will benefit surrounding residents
and businesses.

Object 2.1: Promote housing strategies which enhance neighborhood safely and
sustalnability and provide for adequate population, development, and Infrastructure
and service capacities within the City and each community plan area, or other

"perunent eervrce-areee-v- _.._._ -.~ --- _._-_ ..•.....• -.

.Granting the variance will net-adversely affect any element of the General Plan.
Approval of the yariance is consistent with 'the Central City Community Plan and the' '
Ho·usIng8ementwhiCh almto promote mixed use, high density coiidominlums units
and neighborhood retail, 'and a wide variety of housing types, particularly for-sale
housing.

The location or the, Open Space wlll also provide a visual link be.lween the three
different locations of Open soace. The mid-block location of the Opel"!Space/Park ;
may provide the opportunity for a mid-block connection between Grand Avenue and
Hope Street in the tuture as the property on the block is developed.

·a Condilions and 0 limllations

Adding the ~"ey vacation area, the street and alley dedication areas and the
required yard set back areas to the buildable area when' calculating the floor area
(increasi'rig'lhe Buildable Area by 14,906 square feet) will not adversely affect any
element oflhe General Plan and will allow for the production of 311 Joint live Work
condcmlnlurn units and 7.294 square of retail (2 commercial units), which is
consistent whh the objectives of the Community Plan, Housing Element and the
Transpo~,t.i<?n.Element,

Open Spa,~e

Th'e granting of this variance will be in conformance with the Intent and purpose of
the General Plan. The applicant proposes to provide a substantial portion of the
Open S.pbce reqolred. atotal of 80% of the requirement which is more than enough
in the densely developed Downtown La,SAngeles. The provlslon orthe Open Space
In the side yards will riot adversely affect any element of the Ge~,eral Plan as the
excfusion of, this aiea 10 be counted as Open Space would further reduce the
amount of Open Space provide.

~ranting the variance wi/.I not adversely ..affect any erement of the General Plan.
Increa~ing the allowable FAR to the proposed levels will allow the productions or
311 residential condominium units and 2 ground~level retail spaces which is
consistent with the objectives of the CommunltyPlan and the Housing ElemenL
A1lo'{ihJ9.the AdvfspJ)' Agen~ and the Zo~jng Admi.nislrator. to be the decision
makers for the Vesting Tentative Tract No. 62459 and the discretlonary approvals
whlch'indudes the increase of FAR above the allowable 6 to 1 makes sense in that

· the review by staff end public hearing, process is not duplicated which will require
ag~j.tionaJ staff hours and time to process the addiUonal approval by the City
PJannlng Oomrnlssjon. Additionally, the project.will also be reviewed and approved
by-the CRA'which is a second review process. The production of the 311
residential condominium-units is dependent on the streamlined enlilJement process.
Any-additional entitlement processing could jeopardize the project and eliminate a
total 01.311 proposed residential condominium units.

No Wall Enclosure,

The Open Space and Recreation Seclion of Chapter III, land Use Policies and
Programs in the Central City Community Plan states the following:

The.proposed driveway and parking use on Parcel A-2 will not adversely affect any
element of the General Plan. It will provide a considerable improvement from its
current configuration and will improve the character 01 development. in the
neighborhood. Many of Ihe lots ln the South Park area are barren surface asphalt
covered parking. lots. .:The .appficant proposes to improve Parcel A~2 with a
hardscape thai will aesthetically improve the appearance of the property and will
raise the general des1gnstandards of surface parking Jols in the area, The driveway
will also incorporate attractive landscaping throughout the median of the two-way
driveway. This is a dramatic improvemenllrom Ihe character of the existing surface
parklng lots in the general vicinity and an essential design fealure to Ihe proposed
project as a whole.

ObJectjv~ 4-1: To encourage the expansion and additions of open spaces as
"dpp'onunmes'arise: ...~

~bje.ctJve 4~2.1 To foster physical and visual links between a van'ety of open
spaces and public spaces in Downtown.

The proposed project will provide various types of Open Space: 1) on private
balconies. 2} on the B" floor recreation deck for residents, and 3) in Ihe Open
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:'. in~pn5poseiunfill mixed -cse il~velopm~~Ii;;ijrprovidam~chne~ed·f.:r ... le Joint
Uv"Wiirk u,;iIs wh1Ch"wt11allow residentS /0 both!ille andworkintiiei'.C<lndominlurri

.• iin!tli; iiie ~H 's~aciis on th.egroUrid level wHrpibvida ·neightiorhood.s.rnces to
.. -thi>-buHdln!f"hi>h.leoWnern.a~~el~as-ta:the.newly..e!llernlRirn~19hbOrhood.

· The proposed Unified Development and specificallY. the Pro~;;;;~riveway and
p~rkln9 area on .Parc,el A·2 will be in ha'rmimy with the various elements and

· oi)i~'of'the'General Plan. ·.The·Central City Community 'Plarr· states the
fOlf#n.(j: •. . .... :. . ...... J'

"_" ~•• ~.I

Soulh-Pari';5 tacognizOd 10 be a·mlxed."se ci:,,'nmunily-wi!h:asi!inificanl
concentration of housing. This thriving resldimliai community includes the
proximate sfting of Bwa7lary.supporj seivices'such" as.remU .and.commerCiai
.peve/apmen/s tha/ provide emp/qyment' o'pporlunities for araa ISS/dents.
Towardst!ia! imd;and ",'the-interes/o; ere.Hng a nnkag.b~tweeiliobs Bnd

.housing. tha'·iJe.iie/opmeill of silbslarib'al;,CdmiJiiJililji Mnllli/Unl1eommerda/
,~:p~~c;ts.,wiil be·~n,~urag!Jd. . . . ~~.:'"

· Additlon.lly. the pioposbd:a~'drivewayarid parklng area m~elthegoaJs of the
"GoriimunltY' "Plan'/: Parcef ·'A'-2· providas' access. :from: 'Hope Stteel'inlo the.
. ilpiild'xi'malely'4'ti-fbo\'Wida'Hnveway. Theh,rs:a1S6-iin·exlsUog.access polnl to ihe
propci~ed:proj~qt:friim lrie existing standaid20'loot-'ailey off of 12")sueel· Allowing

"the prOp''ciseif~ci:ftibl'diiliewayac:CesS frpm lfopeSliee(WHri.iSsen 'conge-stibn near
bcilli;ai:ceSs POinls (1:6: lei lhii alley ficin ·12~·Sti-eei-aiia Iii Ilie 'proposei!'dri~eway

· .from HOP.~Sireet),: The 4(J..foolp",poseddriVewaywnt be"lIiilctlVely designed and.
· . PhYSical~y. easier1b:aecess;' being wide·r:·';3·rfi:1~eaSief·to·'Se:e; e~Ung.:\Wolaccess
. points 'to' Ui!e'·.p'rdl~cl 'decreases "fraffic :ctJngesuori :-arb'u.nd' the' "enUre1projecl
Furthermore. the proposed' parkln'g area 'ori'~i"tel' 'A'-2 'Wl11'provide''!' parklng
spaces. 3 allocated to short-term parking for residents. and a.parking space for a
Flexcar. " ::. ~ .,:.

· ~Tis',j prO~idef of car-sharing prOgrams where Particlpilnti;,pay ~rihourty ~Ie.
. . "an,fFliixC;ifpliiis'tollhe ear. insurance, gas and a',,",iiNed pandngi1iioton Parcel
. :\.Aijff·'Aexcaitlffe"'·membern of Ilie la'~Angeieli prOgram .. bri>"ij h'ew Honda Civic

. ':"HJilti~:'~htcii-b'uins one Ihlnness fuel than a comparable' i\on'l1~iitl·Car. Hybrids
'- ; .:..:' alsjJ'emifslgnlficanUy less poliutiori thari'eonventlrmal loweinisSion veHicles: Also,

. . " .the.~~ort:te~l)apdn~'wi~1fjkel~hfecrease't~m~tCbng~driarOUrid:the'project and
. : .. ,. '''lIien;ror~'cliicre\;s'e'ganoj;sumplion'and 'air'p'olluIlO'n':' oveian; '-Ioiol-live Work
.\'t, '" 'Ut:litW· ahCt':' U1e{"propOse'a driye~y access: ~},ii;(J 'ps'fklng' "area on Ihls site are
~":" "'exCeptiomllly"b~neflaal,td the ·surToUndlrig.,cotnmi.iiiity and itS'resIdents, and are
; '. ~ixlrisistent With:lhe,General Plan. '
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This convenient short term parking localion will mitigate vehicular congestion at the
intersecllon of the 20-foot wide public alley and the Parcel A-2 driveway.

ZONING ADMINiSTRATOR ADJUSTMENT FINDINGS

In order for an adjustment from the zoning regulations to be granted, all five of the legally
mandated findings delineated In Sed Ion 12.28 of the Los Angeles Municipal Code must
be'mads in the affirmative. Following (highlighted) is a delineation of the findings and Jhe

. appJlca'Uonof the relevant fads of the'9se·1o same: . •

6. The granting .of an adjustment will result in development compatible and
conststent with thc'surrounding uses.

The project is a meed-use residential and commercial development ~ith 311 Joint
live Wor$( ccndomltilum unlts in a 24-sto.y building. For the' R5 Zone, the Code
requires a t s.:.foo\fiont yard setback, a 16-(001side yard setback and a 20-(001rear
yard setback for the proposed building.

The proposed setback of zero feel in the front yard.islde yards .and rearyards will
provide a bUntfirig footprint consistent with surrounding existing developments. The
building has a 5-sto,y rectangular shaped base with the residential lobby, two retail
spaces; trash/recycling area and parking spaces on the'qrcund floor with.Joint live'
Work units on the-2odthrough 511\floors, Above the-podium are 19 more stories
which comprise the 24-story buildinq, The footprint of the tower is smaller than that
of the rectangular building base component which creates a recreation deck for the
residents on the 6th floor. At the north end of the site is a separate 2Mstory building

·which houses three 2-story Joint live Work units and has front door access to the
ground level open space/public park area. The rear portion of the 2-story building
is flush with the required rear yard of the site.

ThebuUdlng footprint of the proposed 24-story building is prcposed.to be built aut
to the propertyflnesat a portion of the frontage on 12\11.Street. .amce the parking.
retail and lobby uses erenot.resioenuer uses, they are allowed to have zero yard
honr, side and rear yard setbacks, however. the z-story Joint live Work units which
-haveqrcund floo,r access from the open spacerpark.area at the northern, portion of
'the slte must conform to the required yard setbacks lor the R5 Zone.

Both the podium and lower portions of the building area also bum out to the property
lines at 12LhStreet and Grand Avenue and in some areas protrude over the public
right of way after the dedications are rernoved.throoqh-the subdivision process.
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Driveway In Froril Yerd -,

The proposed public parklng and access driveway on Parcel A.2 Wlli noi:~~elSely .
..--..,-.---- ....... ·affect any element o~thB-Ge"eral P-Ian. .The. proposed UnlBed Davelopment will.

minsformwhal ls nowa surface parklng 101on,the 19t 114 sile into an an:haeclU"I11y
prominent buHdlng which WIll demonstrate the civic prkle thai more bUJldings In a

.,'.wortd class ~1y'like Los An!jelas should posse~' .:: ..

The proposed 'driveway and parklng on Pan:el A-2 will provide ·.iI' ';;nsld.~";bl;' i.
.improVement from lis current.-i:onf,g"ra!ion and :WiII Improve'the. ch,m;cter of
developmenl in the ·neigh!Jorhood. Many.of the lois in the South P.ark .rei are
improved with barren.surtace' parklng.lols r:The appli""nt propos~ 10 Improve
Parce1A·2 with a hardscape that willenhance.the general design Qr:surfa!,,>parklng

. lois In the erea.. The driveway will also incorporate altra~ landscaping .
.'•. throughoullh9.medi.an oO)1e IWp-way.driy.ewy anti, belWeei> th~. p~rklng.spaceS .

"; .' Thls.ls a:dramalic,lmprovement.from:the charader qf.ll1e,8lIIs~ng ~urtace parklng
.'..lolSlnlhe generi>lvlcinily and an essential design.fea!urelo the proposed project

as a whole. .

. ; "J' v',,:AHdiUonaIlY"the.p.roppsed access driveway and pat:king area m!38;~ttlt:~gp,atsof the
,,:; c~mll)tinllj!:.Pian.' ·...P.arcel.J'<.2 pr,oVidas 'access from .Hollll,;l?lOOeUolo the

. .;..J.i•• ,.apprtiximalely.40-foolwide drivew~y. ,There.tsalsp an access p?lnl'9!IJ!'P!1'posed
'. ..:'proJacl (rom the'B~sting standard -2()..foolalley off.of·12th Slr»el- APlilD~ 01the

.' .. variancawill allowth~;proposed 4(J..(00Idriveway """".55 from Hope Sll'lIello lessen
'. rongestion near both access polnts (i.e. 10.the alleY'fromJ2~ Straet and to the

,.;;. -r,...proposed·.driveway from.Hope Slreel): The ..proposed driveway..also. allows a
...... ··.'.separale lelt>ItJm and'righllimj lane'BXIling the Parcel A-2'sil"w~ictiwUl help ease

traffic:congestion on U1e site ..: . :' .,' ."

, The p;;'~~;~' 4~1~~ld;;~~~~Y";;il b~~u:..ct;vcl;'~~igne4 ~n~' Ph~i;;':!~ easier
to access being wider, and easier to see, Creating two access points to Uieproject
.decreasea-traffln coQgestionarol:lf1Q the entire' prolect, FuJ1hemx>r:e.PJe proposed

. parklng.area bn,P.ari:el'A-!2 wi!I'provide4,par!<ing spa!">s; 3 allocated to-short-term
::'parking fqr resldents-andwlsiters, an.d.onepatking'sp,ace for a Flexcar ...-Flexcar ls

a provider'of cat-sharing piograms.where pai«cipanls pay.an hourly.rate, and
. . Aexcar pays·forth.freer; insuran.e,gas and·reserved.parklng spiJl·01l-P.'In:e1A-2.

Flexcar ..offersmembers of theLos Angeles prqgram'a brand ·new. Honda Civic
. Hybrid. which bums one third less fuel than a. comparable non-hybrid car. Hybrids

also emit significantlyJess,pollutIon tharrconveouonauowemtseton vehicles. Also,
the short· term parking spaces are a.convenlent amenlty.Ior.use py;.tl)e.proJect
residents and -Iheipguesls to-facilltate.pjck-up and drop-ori·and.io allow ~Idenls
to temporanly park their automobile, wit~oul the need to enter the parking ga.rage.

CASE NO. ZA·2005-1867 (ZV)(CU)(YV)(ZAA)(SPR) PAGE 41

The general purpose of the zoning, regulations ls to provlde resldentlel setbacks in
areas with similar setbacks. Other residential buildings in the area, both exis~ing
and new. observe-zero front. side and rear setbacks. For example, the two phase

... development.aLl:tt1.S_.Gr.lOd.e.v.enue.aod.1.1QO_S._I:iPPe.,stI!t<l.t(?A::f9.!P.-:~14Ii-
ZV~ZAA approved on July 29, 2.004). currenUy under construction to the southwest
of the proposed project. was granted numerous discretionary approvals. one of
which was an ADjustment to reduce the required front yard, side yard and rear yard
setback areas to zero. Also. the Metropolitan' lofts, cu,rrenUy tinder construction
(ZA-2003-5986). requested discretionary approvals, including ~ deviation from the .
Code t.oallow a mixed-used project with no setbacks in the R5 Zone.

7. The granting of an adjustment will be in conformance' with the intent and'
purpose of tho General,Pla,:,.

Granting the adjustment will beJrl conformance with the intent and purpose of the
General Plan and is consistent with the Central City Community Plan and the
Housing Element. ' '

Reducing the required f~!Jnt.,side and rear yard setbacks will not adversely impact
any part of the General Plan. The project is consistent with the following objectives
of the Central City, Community Plan:

Objective 1-1: To promote development of residential units in South Park.

Objective '-2: To increese the range of housing choices available to Downtown
employees ,and residents.

The project is compatible with the Community Plan objecti.ves listed above and 'he
provision. of the reduced yarq setbacks result in th,eprovercn of ml!.ch needed fer-
sale housing in downtown Los Angeles.

The project is consistent ~th the following objectives of the Housing Element:

Objective 1.1: Encourage production and preservation .of an adequate supply of
rental and ownership housing to meet the identified needs of persons of all income
levels and special needs. '

Objeclive,2.1: Promote housing strategies which enhance neighborhoodsafely and
suslainabl1ity and provide (or adequate population, development, and infrastructure
and servicecepecities within the CUy and each communffy plan area, or other
pertinent service area.
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.. Objective 2.3: Encourpye the loceUon of housfng, Jobs, 'and setvices in mutual
· /ircixlmi!Ji: AcCdmmodatifs"diversffy of uses. that 'suppott tM ;'eefiS of the City's.

. . '. '. .BX/sIing aniUutum resideiitS. ' , '. . .
. - -.- ..·- .... ·...-'-"7ihe-o~j~¥o(Tli-lheH;,~slngElemen~,;""v .e-ean-be' m.et-bycred~slRg.th...yard

. selba"Ckrequirements which wnrniake Ille"project feasible and conslstentwilll Ills
.. <.:.:' su~!,~lng develop~ents: . ." '"

!'" TMTransp.,ifation E1eri:ientof!/le General Plan'encourages Illelocauciri of higher
densltyhoiishig neartrarisitportals. T1ilsprojectlsapproxlmately21lishoitblocks . l
away fr6rii'lll~ MiA 12" and Flower Street StaUon, ~ majoi transn' portal for !,he

· Melm Blue Une. '
ll""/'" ", :;-.,',. ,"'" :1•.•• :

The 'granting of an adjustment Is in conformance ·wllb'U]e splrit arid liitent of
tho rlanqlnQand Z?nlng Codo of the City. . .

.The'granirng of the adjUshoimt Is In conformance with'tIj~spliit'and Intent or'llle
Planning and Zoning COde. The R5 setbackrequlremBnts ;lm'CltyWideand do not
take Into account the unique characteristics of the downtown area which typically
~as~.,d~~i,~ b~ndlng if.i:tiB~wiIhZBrOy~rii'setilii~: '. ,': '., .'

'For-example, the two phase developmeiiiiit'fn~:S, Gran~'A'~eiiii~ and ·1'100 s,
!'lope.S!reei !ZA:2003'91.46-ZV-iAA approved on July ~9, 2004): cUITenUyunder
i:ohstnicb0i110the northy;..st of !lie propo5ed"projecl, ·wasgrant~a·riuinerous
dlscrelionary approvals: one of which was an adjustment to reduce required front

. :. yard;' Side.y,mJ 'and' mar yard setback. areas:' 'The. Melmpolilan l.ofts, culTl'llUy
under construction (ZA-2003-5986), requested' ,," few dlsciiiti6nary 'approvals;
including lhe deviation from Ille Code. to allow a mixed-used. project wlth no

';seibah~' 'in thei'Fts':Zi\\\i; "'filch Is 'an ·iiXampl.ilif·a,naw construction residentlal
, ",ilevelopme;'t \Vi!ifiioyar'ilsetbacks, The Z(;riin~Code allOws~djtisli'ilerits from !he .

'Code When speclal circumstances exlst, provided that the development does not
. I»sullin any?pverse Impacts. this project is an example of !hat type of project as

"·It'lsl~ied'ln th,;'SOulll'Park area ofdowntown i.bsArigelesaiidlll~t reduced yard
i':'~~~~~~'~~~ ,~.reCofls.iste~twith the surrnUndin?,~~.e.velopmen~

9:: " Tne're'=are 'no 'adverse impacts from tho'propos'cd atljustment or any adverse
lmpacts havebeen ~lUgaled. .! .1":'._.\ ._.:,:-:., ... •

. obServing the yard seibll.ck·antt bjangle Visiblrrtyregulations of Ille Zoning Code,
The Appllcant.ls requOJltingzero-yard s".tbacks on Ille fron~ side, .and ry:ar.yards.·

,.On,July ·13. 2005, .th.. .riepariment·ofCny,Plannlrig.~.Mi~aIiY.e .....
DeclarationNo.ENV"2005-1812,MND, anddetennlnedihatbylmpo:ilngco'ndiUons'
ihelmpacts'couldbe reduce<;t.,lo~ less lllan'~lgnificant leve!. .

8.

~~. . Tho slto,andfor exlsU';g jmp;';::~m.nts make s!ricl adhe~n;';;.);.lI1O zoning
regulations Impractical or Infeasible. ' ... , . . _ \

The Applicant, Is mquesUpg zero yard setbacks on the front, side, ~nd o:earyards. .
The R5 selback requirements ana cltywide.aDd do not lqke Into accm,mlllle. unique
characteiisifcs of,Ille-.downtown anaawhich,!yplcallyhas a dense buUQiOg.paUem
wllll zeto·yal):l,setbacks •. !\scOmmen:lal uses am nol"!'luilJld yard selli,acks,llle
.groundfloor retall'spaees facingllle ppbllc streets that are buUIto Ille;property lines

·am In·ronfonmance'wi!h Illo zoning regulaUons. Them am'exls!lriS,CQmmen:lal
·buildlngs In the Immediate "Iclnity, Some 'of whi9h. are being Converted, into

:. reeldenuetuses.that-are buUtto the property lot.llnes, , .• '. -.

c.
".. . '.», :'.• -

Furthermore, on March 31, 2005,.llle City Plannlng,CQmmlss!on ~e.col)lmended
. . approval of an ordinance to the City councs to eliminate the required setbacks'fqr'

.. , residenilal buildings on ~tieeis ~,jd alleya for project In lll':fleUevelopment Project
"Amas cifthe.Central City Community Plan area for lois zPne<lR4,.RAS4, R5; CR;
.C2; C4' and C5:· ..The subject property Is zoned R5, and !he proposed pr;oJect'ls

. ". consistent with the proposed ordinance, '" .

CONomONAl USE FINDINGS. '

A:partii:ular.!ype obdevelopmant is;subjectto.the ..com:iiUon~l.tisel'>lOcesi;'bai:ausa It has
been detennlned lll~ts4ch use of property. shouldnotbe permhted by right In apanleular
zone •. AII uSeS-requiring:a condllionatuse pennit from the ZoningAdmil1~ratora"" located
willlln'Sectio,; j224 or·the·Los Angeles,MunlclpaICode. -to order'!or a CondiUimal Use
Permit' to be auttlorlzed;" certain d~tgnated· ',fridings,have" to· b's.lmade;.;' ·Following

. (highlighted) is a delineaUon 'of iii.. findln9s and llle,~pplicaUo,; of the-relevant facls to
same: .

'-~ere'arehd.'adve·rs·e~impacts·from·the·propOSed.a(Jjustmbl}t becaus'e'there are
"eXis'tih~icorilrne.i"Ctal b·uildings in the iinl'Jl~iate viCinitY. som~H)fwhlchar8 being
'eonverteif rnto'residentlal uses; !hat aie'bullflO Ille pnlpertylot"lInes. ·Theloft
developments at 1100 S, Grand Avenue and 1000 S. HopeStreethave been'
approved and are co""pleting ccnsuuctlon of the resldentlal.converslons without

11. . Tho proposed IDeation will:be,desfrabJ~.to.the Pl!b1ic corivenlenC?c crwettare,

Unified Development

The Unified Development (subject sjte) Is comprised ofllle following lots: lot 114-
'(APN: 5139.021-01'8; 1.155S. Grand Ave.) which has a lot area of 54,966 square

CASE NO, ZA-2005-1867 (ZV)(CU)(YV)(ZAA)(SPR) PAGE 44 CASE NO. ZA-2005-1 867 (ZV)(CU)(yv)(ZAA)(SPR) PAGE 45

feel; 'ParceIA-2" (APN:.5139·021"{)03; 1136 S. Hope St)which has a 7,789 square
foot lot area; .and the Gladstone Hoilar lot (APN: ·513!}-()21"{)04;1130 S. Hope
Street) which has a lot area of 7,820 S,F (See Revised Exhltiit A.Unified

-···-Development-Table),~ .• : -.- ,-, _ .__ ._ , _

The Unified Development of the three sltes is beneficial to the public convenience
and welfare because itwill provide a total of 311 Joint Live Work condominiums,
open space atthe ground level and It will provide a mixed-use development on the
.Lct .1-14property, :.._ ..

lot 114 is located at the northwest comer 01 Grand Avenue and 121h Street Parcel
A-2 Isthe fifth lolnorth of the northeast comer of 1211'0 Street and Hope Street. The

· siteknown as the Gladstone Hollar property is located immediately to the north of
ParceIA·2. The public ailey Ihat runs north frori112· Street separates Lot 1-14from '
Parcel A·2.

Gladstone Hollar has a lot area of'.7,820 square reet. The Applicant proposes to
create, ~. pocket park on, the .Gladstone Hollar property which is currently being
'acquired by the CitY" of los Angeles Department or Recreauon and Parks through
eminent-domain. The design af.lhe proposed pocketpark is to be integrated with
the ground level open space on theLot 114 sue and would create a mid-block
pasec, The Lot 114 Open Space/Park area will be maintained as private property
and the Gladstone Hollar lot is proposed to be a pocket park. On July 21, 2005, the
eRA granted a transfer of floor area by variation of 34 ,496 square feet of floor area
lrom 1130 S. Hope Street ("Gladslone Hollar Parcel') to the lot 114 sue.

The addition of 311 for-sale units during a housing shortage will be beneflciel to
individuals who plan to purchase Q1eir first-home or who plan to.live closer to their
workplace. South Park Is part ot' the greater Downtown area which is.rich.lnjobs
and transit. Therefore. the Individuals who choose to live In the proposed
development niay y.'ork in Oownto~ri and ~uld be able to use public transll.: The
increase in transiJ use would decrease traffic congestion and would decrease the
amount of pollution emllted by the use of vehicles. Since the condominium units
are Joint live' ,Work units, certain .professionals such as architects, lawyers,
accountants. artists and artisans, consultants, designerS, etc. will be able to both
live and .work from their uniL Thls wili also decrease the dependency on
automobiles and will allow more residents to work from home and create the 24-
hour comm4Jllty which will enliven the streets and will support the neighborhood

. ., .,;.,retail ...spacB6 ~rtPosed for the subject site. .
" '!"":-....~."':::"~.' .....;.;~. ~ ~

Parcel A-2 has atot area of 7,789 square feel. The Applicanl has requested a
Variance to allow the entire 101area, including street and alley dedication areas, the
yard setback areas of a 1-story building, "and the alley vacation area to be included
in the buildable area In order to calculate the floor Area. Upon the approval of the.
Variance described above. a total of 46,734 square feel of floor area from Parcel
A-2 will be available for averaging onlo lot 114.

The Lot 114 Open Space/Park area at grade Is a public benefit for the residents as
well as for the surrounding residential and business community. The lot 114 Open
Space/Park area, which is to remain as private property and Is to be open to the
public during daylight hours. is proposed to have both hardscape and landscaped
areas wlthtrees,

Parcel A-2.is to serve as the main access.driveway entry forLot 114 as residents
~m be able to access the ertvewayrrom-Hcpe Street. Vehicles will traverse the
Parcet·A-2 site and then cross the public alley before entering·the lot 114 parking
area. The landscaping and thei hardscape materials on Parcel A·2 and 'the
Gladstone Hollar lot will be consistent wilh those provided in the ground level Open
Space/Park area on lot 114.

The Gladstone Hall.ar lot is proposed to be developed. as a pocket park.. The
location of the Gladstone Houarlot and the lol114 Open Space/Park area will allow
a mid-block crossing from Grand AVenue to Hope Street The creation of, two open
spa.@'~~re~s},,,iII be a bel)~fitflot grl.!y to the Lot 11.4 re~id~n~ but to th~.r~sidenlS
of nearby developments listed In Nearby Developments (Table 1)below. Residents
and neighbors with small children will benefit from a large, clean and sale open
space. Businesses nearby ,will also benefit as they will be able to enjoy the space
during their lunch break. From an urban design perspective, the mid-block crossing
will provide a much needed pedestrian shortcut from Grand Avenue to Hope Street
as downtown los Angeles cily blocks are very long in the north/south direction.

lot 114 has a .101area of 54,966 square feet. Upon the approval of a Variance to
allow the str~et and alley dedications. alley vacation and yard setback areas of a 1-
story building, a lotalol 464.626 square feel of nccr area will be allowed on Lot 114.
With the noor area averaging of the Unified Development described above, a total
of 414.627 square feet of floor area will be allowed on the lot 114 site.

The development of this well designed modern building on lot 114 which is to have
two retail spaces on the ground level will also help encourage pedestrian activity
and will help create a 2~.hour community. The ground lever neighborhood retail
spaces will serve as a desirable amenity to the residents of the 311 Joint live Work
units in Ihe proposed building as well as the neighboring 417 Joint Uve Work units
on Ihe two sites on 111r1Street between Grand Avenue and Hope Street.
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·')'ne.development of the LOt114 sill!.lnlo a mlxed-use (jevelo~ment with an Open
, .. :::S~rk s,!,a is pulling the land 10a much better use thi," the curren! suna""

· pananirlol The proposed pocl<etpark onthe Gtad~ne Hollorlat isa much better
-., -.-'-'~'-" . :-landuseiJ1a,:,lhe currentdilapldatedand vacanlresldential·bulldlng, :rne proposed

. .development, l'JIllch Is the third property 10 be developed with for-sale Jolnl live
: ;::;~~:~o'rl<'units" ~il h~IP anchor the nel~filiom~~ knowna. So~1l\ Park:. ". .

"tof1'14; parcel·A-2;·'and;GladsloneHolla'r-(as shown.on ReviSed'EXhlblts."J>."and
'81aie parlol ""liri;ji.ed Develqpmenras per a Conditioii3JtJse teqtie-sled as part

:'of thIs protei:! application.' The"proposOd niixed-iised dev~lopnient willi 311 Joint
'live Work,i:o~d~mliilums and 2 cOmmercial uses Is·tO'be·buul·oii·U,1 ~14.· Parcel
,A-2 Is' (6 '-'ie'rv.. as llie malii access driveway lor the l:.o!1:1~ development, The
. Pari:eI'A-2 sitidsliepal'!'lOd:from ihe LOll14-sile by an ailey. The Parcel A-2 is

· proposei!!\o., seiV" 'IS an 'nby d""e for lol.114 and also serve Ihe Phas,e I end
PhaS!' WSill!parRlng gamge whlc!i'has an entiy althe alley.';The Gladslone Hollar

. ' 101·1slocaled Immedlately nortl!'ol ParceIA-2·~nd Is piop,,~ed,1o be-improved and
'.:maintained ~.~;a pU.bfi?park.

\~.

. . .~es,ldelf!i;:wm:6~~ble to access ihe driv~way fiom Hope'Sli'iief, traverse lhe Pa.:eel
· A-2 site ana' then C!yS$'over the public'.UeY· belore·';nleiirig'th" Lol114'parklng

area:':ii\'e ii!~idi'"ts'olthe Elieven titifidlng'io.be localed'all111 S, Grand Ave
'(currently under construction) and the residents of the lillrulbUu?inglo be localed

, at 1.iOQ S. Hope .St (soon to begIn construction). wm also use the Parcel A-2
""',' "~rW~Way:a;~'·~jl~~B.Cess:·polht·tb I th~;iJf3lilcUlar 'entry to,'th6f• pa,rlUng"'area at the

'iiorth~m::ierminris ofiflti public allgy; lAillio"ugh 1heri{i~.veh1cUiar·acceSs to the
·p'~~pipjeCithro(jgh:ih".~0-IoQIPiJtilrcall~yfrt;m12"Stree~·lheappiOxlmalelir

..":.~:: !4P:foot..Wide acces,s driVeway on, ParcefA:2 wili iie1.he primarY'veliicurar'entmnce
·,frir,.~6t.1,lt,:"sldents'an~.:gue~ts.· ... ::~ ",. .

" " Patc<;l A-2wilt'provide space lor four aiitoiniibUos'tQ park 'along the ilolthem;Ide
:.., "c·:,'"a(P.~rci.l·p.r2> Shie<! Hie' paiklng 'spaces 'proP!>sed:to be' lociltBil'on Parcel ;'-2
.~)- . \Yh!~h:is~ a.hJ~5Zone, a·cOri~ltion·iflt.us~ is requfrrl(ftQ allow'a'+palrkJng"use as the

prfmarY'ltse'on'a,resldential zone,": ," ". I ',', • ". • ",

,'t::'.'",:: <me proP{;se(fpa'~ng spaces are provided'along ~ notth sidri or thei vehtcu~r
):. .:' !I~;p~v~~9'on' Parcel A~~in-~e'~5·zone. ·SotJi.h'J:'a:*~ispart of the ·gre~ter

· 'Downl6wi) ~rtla which is riel>inJobs and'translt, Individiialswhi,. Choose to live in
.' the proposed o!'1ielopment may woif< In Dovmlawn and easliy accesspublic li'ansit,
· decreasing' a.ulpmobue dependencY. The 'propos~ public paikingspaces are
beneficial to the public convenience and welrare because ~hey:"ilI provide thre~
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hardscape details and will be landscaped in the median of the two-way driveway.
This aesthetically appealing driveway- will provide a significantly more attractive
ingress and egress to the project than the zc-root standard alley.off of 12111Street

12. The location is proper In relation to adjacent uses or.the development of the
community. .

Unified- Development

The location. Is inproper relation to adjacent uses and developments. The"site is
located in the South Park area of Central City·Community Plan area and In the Cily
Center Redevelopment Project area. South Park is reoognized as a 'mixed-use"
community with both commercial and residential uses ·co-exisUng. The (01
Condition from Ordinance 164,307 has been imposed on many sites in.the South
Park area surrounding the subject site. The (O} Condition allows C4 Commercial
uses in the R5 Zone. The: proposed mixed-use development is consistent with the
intent of the {OJ Condition, the Community Plan and the Redevelopment Plan.

Additionally. the proposed development is very similar to other. nearby
developments listed in the table below..

Nearby Developments (Table 1)

Namo of nevetcpmenr Address Number of Units Status

Phase I ~Elloven" 1111 S. Grand Ave
11ZA-2003-9146,zv·ZAAI

176 Joint live Work
units- ",' • ".

Under
Construction

Phase lIi.uma~ 1100 S. HopeSI.
117A...2003.9146-ZV~zAA

236 Jotnt-tjve Work
Units

Under
Construction

GrandAvenue lofls 1100 S. GrandAvo.
~~OO3'2656.ZA.ZAA.

66 Joint live Work Unl!s Under
·Construction

Tho Flower Street Lens 1140 S. Flower 51.
(ZA200t-4689-ZAA--ZV-
ZAD

91 JoinlliveWork ueus Complete

Metropolitan lofts 1050 S. Flowet SI.
(ZA.2003-598&ZV·ZM)

10 Jolnilive Work unns Undet
and . 253 Apmlmenl ConslruC1ion
Units

Immediately to the north of the Lot 114 site is the two-phase development approved
by ZA·2003-9146-ZV-ZA. Phase I is a 13'5101)' 176 Joint live, Work unil
condominium development with a total of 7,500 square feet of retail_space. Phase
II is a ts-stcry 236 Joint live Work unil condominium development with a total of
7.394 square feet of retail space. The propertyacross Grand Avenue and 10the
north of the subject site is occupied by the Grand-Avenue lofts (the old UCLA

(
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short term pa,rklng spaces, and a Flex~i SPace·flVan.ahl,! lor use.by lot 114
r.sld.ents end v1sllors.. . .. ,: . ." .'. ..' '.'

_".. ... ...The silQrt term-parkins; spaces are ,a.convenient amenity. for, use .by.th.•. P19jeJ;\..
..resldents.and their guests to facilitate piCk-up and dfi:,p,olf.and,to. anow,rqsidents
to t.empomn'y parX their autOmobue without.the nsed to enler the p;lrklng gamgE>.

, This convenlenlshort term parking location wilimItigale vehIcular congestion at the
Intersection of the 20-Iootwlde pubUc afley a~d the Parcel A-2 d!ivPwaY":" .

. .The AppUca~t plans to enter.a lyJo-yir.Jip.urchase agre~menlwith R""""rto provide
. an autol!1obne for:resid~nls"usewhlchwill allowresldentswho do not:OWT1a yehicle

or during times-the household vehicle(s),are being used.byscmeone elsa to have
temporary.access to a ear.. The·Appficanl'wl1l enler Into.a partnership with Flexcar
10 help expand 'ear-sharln9 iii the metropolitan Los Angeles area,

Flexcar I; the n~u~n's I~rg~ an~ Ol~est 'provid~r 01 car-sharing ~rograrqs.
Participants payan hourly"rate: and Ae?<C3rpays for the car. insurance, gas·and a
reserved parking spot <In Parcel 1;-2. Flexcar's- los Angeles program ·,oflers -,

·members a fleel comprlsedeniirely of brand, new Honda Gi'!fc,Hybrids. a car
powered by a combination of gas and electricity. A hybrid ear:like lI)e.~eY(Honda
Civics bums one third tess fuel than a comparable non-hybrid car. Hybrid~ also emlt
signlficanUyless pollution Uian conventioriaUow emisston vehicles':' about 50% less.
carbon monoxide 'and'50% -leea nitrogen 'Oxide going into the' aIr and creating
smog.t· .. , .... " :.;:,. .,

Thepa~ln9spa!"' ..~I,lo<;a.;ed-.tqthe'FleXC1lr9n Pi'~t A'2.I~:~e~lm~!'litoj!w public
convenience and welfareas residents living in tM proposed development wilihave.

. 'less ·bf·~a~liance on. the ·automobile. ·bl:lt, C!t ~mes •.may .need quf~k.and simple
.. access:1o:·a·c;lr,. Since thB.propOseir'pa'iki';g·~paC<l pn.P,;i~'A-:2:1s easily .

accessible .tc the project's residents, they will lik!'IY.utillZe this ..ni~.nity. II this..
paiidiig'iiP:ace were localed hi·it,,' gamgeorif-it w~;..;le"-accessibre,lt '(Jilllikely
be used less often.' .: . ,

The driveway. entrance on Parcel' A-2•.whlch will be used by llie' ~itjeilts 01 lot
114, the Elleven building and the luma building, 'is a 'goOd 10000tkinlor a main'
access as Ris roughly mid-block hetween 11~ Streel and'12~ Slreel,which vim

. mlnlmlza any kind of. conflict with th~ lntersectons. . .

Also. the proposed drivew.ywill be' approxlrriat~IYAOfeet wide, with p,,~pg space
fer rourautomobaee onthenonhern side. lbwlll be gesig~ed"with,.attracUve

I hllp:JIwww.f1e:xcarnetwork.c:omllosMllelcs
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Extension building)~ The entitlements ror this 66-unitJolnt Live Wqrk condominium
project were granted by the Advisory Agency on September 11, 2003 (Vesting
Tentative Tract MeP No. 54309. ZA-2003-2656-ZV-ZAA-ZAD),

The proposed Unified Development.which includes Lot 114. Parcel A-2 and the
Gladstone Hollar lot is in proper relation to adjacent uses •. 'The drivewayentry on
Parcel A-2 will provide an aesthetically appealing vehicular entrance to be used
primarily by the Lot 114 site, and can also tie used by.Ihe Elleven (1111S. Grand
Ave.) and Luma (1100S. Hope SI.) buildings, The proposed mid-block crossing.
which is comprised of the lol 114 Open SpaceiPark area and the proposed pockel
park on the Gladstone Hollar lot. will also provide a much needed local-park and
open space area as well a pedestrian crossing from east to west The proposed
residential projects listed in Nearby Developments (fable 1) Includes a lislat nearby
projects with future residents and employees in .the retail spaces who will benefit
from the location of the proposed mid-block crossing and the attractive and safe
park and open space areas.

As.nlusfrated-above. the proposed 24-storymixed use development Is In proper
relation to the adjacent and future uses of the community.

Parking in R5 Zone

The proposed public parking in the R5 Zone tslnproper relation to-adjacent uses
and development of the community. The property direcUy to the north of Parcel A~2
Is currenUy developed with a 2 story abandoned residential apartment f,lundlng and
is also known as the Gladstone Hollar lot. The properties to thesoulh of Parcel A-2
are developed with t-story commerclal buildings. Across Hope Street.ahere are
multiple lots developed as a surface' parking. Also across Hope Str.eet Is a large 5
10 6 .story. parklng ..structure. These lots. are. zongd[QJRMQ~O. the' same
designation as-the subject site.

There are also multiple surface parking lots across Grand. Avenue' that have the
same zone designation. There are a significanUy large number.of barren surface
parking lots in the area. The majority, if not all, of some blocks are used-as surface
parking. The existinq surface parking lois in the area are .stark and completely
covered with asphalt-and 'are typically surtounded.by-chain-link or· unattractive
wrought iron fences. creating a repellent and unfriendly community experience. The
proposed parking and access driveway on Parcel A~2 is proposed to be attractively
landscaped and decoratively paved. The subject Site. Parcel.A-2, is proposed to
have a landscaping median and landscaping in the areas not occupied, by the 4
parking spaces and the access driveway, which will be a significant improvement
from its current state, a treeless, barren surface parking lot. The parking/driveway
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., lighting·used td~lurnb\a1e thi> p~rldng area win be deSlgn!'d;localed and arranged
so as to reflecfthe light away from any.s1met and adjacent premises. Thelighling
Will be welkleSfgne,l'!md welHnalnlainilil at the entry access pointS for the three

-. Joi~1 Uve Work,inixed-use bundings,as well. '

:.". ':"'The'site Is 10C<i1edhthe'SoOn, Park area of the CenlTalCHy Cemm;nHy,f1lan area
• ' 'and.!n the City Center HedevelopmeiltProject area. South Parkls recognized as

.: ,t~', ': a ~mix~sB~;tom1nuriity ~Ith ~oth:comrriercial and residential uses ..C:o-existing. . .
",; .., -'I'M proposedprojectls preciselythe.tYPe',ofprojectthalls e.ncouraged I"this area. \

'''·''·:·C:The,proposel:fdriVewayacCess on Pi",:el'A~2,lsproperin relation 10 rhe adjacent
',': ·::·anil potentially future USes oHhe communHy.'·The parldng spaces-on.lhe 101.am

. ',', ",;IIo!>:"£ed f~r:sh?rt.teonparldng.and aF.laxcar.eThe short term parldng spaces wm
· :~,;6iIilabY'quick pick-up and drolHlff,of~aslderit~r6rsllfVe as a-shortterm parking
'.. s~aCe.s·for residents. Again, ;thls parldng a.rea';s proper In relalidn ,Io'surrounding

hses.iae a large pO~ori·.oUmprovements in the.area a.re.9u.'1'Sn~y surface parking
spaces. .. Fur1henno):e, the proposed park!ng area and"drivewa}'.on Parcel A~2 is ,a' .
signjfjCa(ltimprove~ent fmm ~e existing surface lot and a signific;ant improvement .

'.' fii>ni 's'Offll(fridlnl1' ~u.rface'lots-;· as !lie., proposed driveway/parldng ,area win be
desIgned with deJ;llmlive hardscape.andlandscape.si .Ih~ median o,f-the,JyJo.way
driveway and, between the proposed parking spaces. -

'South Park. Is reCognized to be a niixed-use .communlty. 'YI!h a significant
coneentration of housIng, ThIs thrivlng.·resldential com"lunHy Includes Ibe
proximate siting of auxiliary support services such as retan and 'commercial
.developmenl!iJhalp!llllldi't:em~llIlI.opfl<l!lllnill'l.~.~..§nts. :r0V!!!1!!~...
that end, and In the Inteiesl of creating a qnkBge between jobs and housIng, the
llavelop,mant or·subslantial"'CQmmunity·,benefi~ng comme.rcial,p.roj"!'l!l.wm be

· encoumged. " .. " .

TheabovilJde.scrip'lion of the South P~rk ar;ea.is,consls!ent'WitIl P'PP'lSe.d,Jolnt Live '
· .work·condomlnium'developm~nt on the subject.6iIQ". The,pmnos.\M!,Jpf!l11Jya
· Work.,unlls,wJll 'address -bctn.concerns pf -.needed ho~§!ng ~nd,JoP.~)n the .

community. . . ,"

parkIng-tn R5Zone :....•-\:"

13. ' Tho use will not be materially detiimental to the cha~~er ~f the development,.;·~~·.~~~!~~_!~:ateneighborhood. :' .'; " : _ .,. .

·';'Unifi'iid'Dev€lbpment
.,' ',';'.. ':. iI.~":';3"·'!I''';'' .• ,:..

.The, proposed':public:par!<'ng.,and:acoB'SsdiivEffl8Y on-Parcel p,.?V{Ulcnot be
male.rially detrimental to the character of development in. ,I!!~.l.l"l'l'edlate
neIghborhood, but, wJll In fact, be a significant lmprovement, The proposed Uniijed

.. ,Developroeotwill tl1lJisfolTTJ,what Is now asurface pa.<kiog.ipt on.ihe.L,qt: 11~,;;lte into :
··.anarchilectuOjIIYPI.Q(tline~ib4ildlng,whichWJJld~me~.t.~!he,~bp,ri.d~!J.\;ltmore

bufldlngs'ln aWprl<!,qasst:itY;like Lqs I!-ngeles,shouldpo~~, ..

, .. : '·ihe·proJe~t wm'notbe'materially delrimenlal'lo the charaCterofda\feloplllenl in Ihe'
,. ';.,," fmmediale nelghbOrh06~ .: The proposed-developmenl<wuHransfomi,whai Is now

, .,,' 'a,surface'paildng ieron lb. Lot 114,!;Uelnlo anarctillel;Wtally promlnentbulldlng
wh\ch'wU/ dernonslrate the CIvic pride;lhal'moretiuflqlngs,ln'a,WOrld,ciass'citY like

.Los ~geles should possess: The Infill mixed-use development will provide much
ri'~ededTor'siile>Joint L1ve.woiIi'Onits:whlch will'allbw residents 10 both live-and

:" .,', : ~~t:k-T.nthel(~n_do.ri1infumUnits:,,·TtiB'ret3n spacesonjhe ground level wJ1J provide
:1:-: ..•• ~··ri~ighbor!}(?~)-serVices to the buil~ing~s' hom~ners;as-:we.l' -ae.tc the newtY
'. -. : ,emerglng'neighborhood. The:ground'leyel Open.Space'Park'arua on Lol114 and
.',' ·"':"'lbitproposed'poCkel'parkon the-Gladsfcne Hollar·lof,will provide-open-space and

, '. a mld'blocK <!tOSSIng[0 theputilic during'daylighl' hours ...
.,:t;'. - ; ;I. . ..:1 l.·~ .';. ' -

-', .The proposed development wilfbe in harmony 'wiU-pthe::various 'elements and
1. .. ! ':"bbjecUves of-the" Ganeral Plan. The Central-Clty Community Plan stales the

..'":'(ollowing: '

: ..The,pr.oposed,dri\(eway;and parldpg use on Parcel A-2.:WI!pf.Oyld~.~,?lQ~!\ferable
Improvement·f!'im,.its current config~ratlon and wi)I'.i"lP.f.Ov.e,I!!.~·,~~,,?,ler of
developmant In Ihe neighborhood. Many of Ibe lo~ In, th!",,§.a.~!!>,l"a.!!I.,~~a are
improved with barren surface parking 1015.' The applicant proposes 10 Improve

.• , ' .Parc<\II.\·2with a ha!Q~!\\'Re t11ai''Ymenh.nco,lJ)e.'g",n~.[Bldesign.of'i~rf~,c,.!' parldng ,
lots -In the are~,. The dr.iY.eway, wjll also .;In<;O'P.fWllp" al!J!l.cth(t:\,.,!an~Acaping
throughout, tha medIan of !lie. two-way drlvewaY;>~~~!'I!~.!'."-',II),!,;!j~,rt?Q~.~paCe.s.
This Is a dramaUc lmprovement from the character of the exIstlng surface p,!rkJng

,. lots in!!,1.;g.~re'R!,yj?.!:'.ilY.:a..~~a"'t:'!;senUal d.e~i~p (~~w.~,Iotf;1el'",p.'¥l,8!l project ,
, ::8S a whole.:.:;~.. :;.~",', '-.:', ';.;:' . .; ", : ~,,::::..: _ .

Th~Pto;~~~I~fi;,~;xed,,!se~evel~p';"ent lvlil~f!lVld~~~~i~~~edfor-sale Joint
LIy.IiWoil<iinlts~Plf)h:"!Q! allow resldents to bqlf.1liva ~n\tW9J1<.!~.tliejr""ndomlnlum

.. unlls"·ne'r'!1""~,sp'ac.e~",,nl!>!,,,g'1'und,levet.:wm.piovlde.~eiah~r~!i~""ces to .'
the buUdlng's tiomeownerS as.well as to the newly em~iglng nejg~h9r1:l~.

The p~posed location ~iU·be ln- hannony with th~, :v3rious e:leme~ts and
obje.c_tiy'e~ of-th9Gel)e~I_'.~I~n.. .", .,.. "~ "." •. "." '-

. 1~.
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The followIng Policy and Objective from the Community Plan supports the need for
· Joint live Work. unltson Ihesubject site:

. " _-Pollcy.,1-2.1: Promote.ihe,deve/opment,ofneighbomood.workll;vs.bousiag.

Goal4: To create modem, efficient and balanced urban environment for pe'!1pfe,
including a fu/1range.of around..fhe..cfock acUvities and uses, such as recreaUon and
housing. -

Objective 2·4:' To encourage a mix of uses which create an ecuve, 24-hour
downtown environment for current residents..

Goal 7: To achieve excellence in design, based on how Central City Is to be used
by people, giving emphasis fa parks, green spaces, street trees, and places
designed for walking and'sUiing.

The City Center Redevelopment Plan has similar project objectives as foll~ws:

Project Objective' 6: To create modem, efficient and balanced urban environment
for people, including a full range oiaround-the-clock activities and uses, such as
iecreatlon; sports, ente~alnmenl and housing.

The proposed Joinflive Work designaU6n will servo to implement Policy 1-2.1 and
. will help aclileve Objeclive 2-4 by encouraging a za-hour downtown where people

. can' both':live and work within the same unit which 'will increase the number of
people in South-Park after business hours.

Objective 1-1:' To promote development of resldentlal units in Soulh Park.

Objective 1-2: To increase the range of housing choices available to Downtown
employees and residents.

Project Object/ve 9: To achieve excellence in design ..based on how the Central
Cltjtfsto.be used by people. giving emphasis toparks, green spaces, streetscapes,
street trees, and places designed for walking and sitting, and to develop an open
space infrastructure that will aid in the creation of a cohesive social fabn'c.

Jotnt live' Work units add.to the types of housing available in the South Park area
as these unitsaltowthe resident to both work and live within his/her unit. The project
Is consfstent With the following objectives df'lhe Housing Element

-.ObjecU~.e 1:1:- 'En~ourage production and preservation of an adequate supply of
rentaJ.I[lndownership housing to meet the identified needs of persons of all income
levels sndspecial needs.

The- Central, City Communily Plan specifically encourages ouldoor open space
areas' particularly in the South Park area as follows: -

O~!ective, 2..3: EnCourage the location of h(;)Using;-jobs,and -servrces in mutual
proxlm~ty. 'Accommodate a diverSity 'of uses that support the needs of the City's
existing Bnd futuro residents.

It is essenuet uiat specialized facilities and amenities, such as day care centers,
playgrounds, and recreetlon areas designed for various age groups be developed
in conjuncUon wilh the new housing. Anolher important feature is the provision of
large ·quantities of open space - a regional park, park system or mulliple use open
space within the plannhig .aree. This vital amenity is ttie key to. the success of the
new housing as well as an' important addition to the open space inventory of Central
City.

· AtloWing Joint live Woi-k units to' be developed allows people who need to work at
home (e.g. people who are ra'ising small children) to do so. Joint live Work units
allow Jobs ~~d housing to be-located in the same space which has many benefits
such as the-reduction of.traffic congestion during peak lravet time and eliminating
the need to own a vehicle. Overall. Joint live Work unns on this site are beneficial

.. _. '.. tothesurroundinq communlty and its residents. and are consistent wilh the General
Plan. '

Approval-of the Unified Development will allow the provision of the ground level
open space.at the north end of the Lot 114 site and will allow the-development or
a pocket park at the Gladstone Hollar 101. The proposed open spaces are
consistent and ·In harmony with the Central City Community Plan' and the City
Center Redevelopment Plan. The provision of the open spaces will benefit the
character 'of development in the immediate neighborhood.

Ttii"folloWing goals of the Central City Community Plan are consistent with
providing the open space and mid-block crossing al the lot 114 Open SpaceJPark
area and Ihe pocket park on the Gladstone Hollar lot

a) A combination of functional linkages, such as pedestrian or vehicular
connections: the A-2 site which will serve as an entry drive for lot 114. The Open
.Spece'Park area at the ground level of lot 114 will be physically linked to the
Gladstone Hollar proposed pocket park, creating a mid-block crossing. The material
and texture of the paving patterns at the public sidewalk will be the same at the
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" "

· perimeter of liotll~ and Parcel. A-2." Thel1' will be -a visual linkage betWeen the
three open spaces provided in the Unified Development. Th\>l.rit114.recreation

·deck on the 6" floorwUlhave. view to the lot 114 Open.SpacelParJ! area and to
'" ·thl>proposed Gladstone !iollar'P"!'Ilet park-both lo""ted' at·the.grouM leveL.. "

.', "

,. br'l" .oonjunction·. with oomman architectural and landscape f"';tu.'es, .•whlch
oonsb1ute disUnctivedesign elementsofthe development; pan:eIA;2. lot 11.4Open'
SpacelParkarea. and the proposed pocketparkatthe Gladstone HallartotwUl have

•.'llJ~same types of frees.Jandscape and design elements wlilchwill yJ,;9allyUe the
· ·t!iroeareas together. file same landscape archHecl is designing the landscape for
·the·lhiee.lolswi!hin the Unified Development,'. -" '.

· 9) Is composed of two ormore ooriligUous.parcels. or lois ~~'recor<lseparated only
by.a street or alley; the Lptl14 site is located at the northwest oomer of 12" Street

·..and Grand Avenue. Tbe.P.arceIA-2sile is separated frOni,tha.~ol:1H"i\e,by an
», '.' '. alley..The Gladslone Hollarp,,?pertyJ.s.oonUguous and Is located lmmedlai •.lyto the.
" north of.Parcel A-2. .' . ..' . '. ,,,: ..

d) .And when' the deveiopin.e~t Is.vlewed from adjoining streets:;pp.;;':" to be a
'. consondated whole,,·;n;e'landscape:and.design.elements ..~thaplldastrian level

both on-sile and on the public:ri,ght"olway will vlsually.iie,L9~,1.1,4:.P,;.g,!:ii-2, and
· Gladstone Hollar properties toge.lher as a consolidated whole •

. sUE PLAN REVIEW FINDINGS
• .,."......... . ,_"C :,' •. \' .;.:. ,.a · .,.....

15.' The proJecl·.!'omplles.wllh. all ;a"p'lcabl._.p~vlslons of'the·Lps ,An~eles
MunlC;ipal Co!1o; Planning and:Zoning ·Section·and.'any."ap'pllcablo specific
plan. .' .'

'The sIIe is zoned [QJRS-4D-O and:tha applicant proposes.to consbuct~ m~ed';'se
· 'building' wIIliA.64.62~:squa",. feet-ol.proPosed. floor area .(upon·approval of the
-vartancesreoueeteoj, 311 JoinlliVli Workcondominiuin,u~lIs''\nd'7,294 square
·feet of retaH,.· The.related.Vestlnq'Tentatlve Traci No. ,62799;,wilb:re;,te two
.propcsed 101s.• The Lo1.114.slle wm'be merged.tO form'lotl1 .end'the'Parral A-2
sile wiltbe Lot 2. ·-Both;:otc1't4"and 'Parcet,i\c2' will' be-parrot Ihe:'Unlfied
Development along with the Gladstone Hollar sile (1130 S, Hope Street~ Exhibit .

. .:A-Unified"Development Table 'outlines the.lh~e·'sit"s thal.are'parl,pl the' Unified.
, Development ~lon~Ywilh their' ~pecUve lot areas: and ·lloo'r arearallowed, The
, 'Uni.~ednevelopri1ent is itI'Reigbt..Dlstrict No! 4. which· allows'ia:' 13: lo:g1 FAR,

. \i·'"however; fhesitehas a maximum allowable FARor 6 to-t-tor lhe1.mtire'prriJect site,
. ".\ ~'.as per the DUmitati~n and a maximum of-a 2'to.1 FARforihe commerclal uses as

o
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a Variance from Section 12.37 to permit. the calculation fOr the buildable area of
the lots to include the areas of,th.e pr:opose,d.stre~t dedlcailons, building iine area,
and setback areas in lieu of the deduction of these areas from the buildable area
ot thelot, ' " ..

a Variance from Bectlon 12.21 G to deviate from the. following open 'space
requirements to 'permit 61,162 square feet of open space in lieu of lh~ required
101,450 squ,are feet and.to allow 89- trees infieu of the' required 218 trees
required. ' . ' . ' , ... -:-

Pu(i;~i,"1 to Los Ang~les Municipal Section 12.Z4'W, I hel1lby.APP~~~E:

a cO~diUorial'Use pUf!'u~nt 10 section 12.24'W 1G'whlch aiiovis"FAR (floor area
ratio) .averaging ·of the, previously approved .134.000 .square "fbot "ffoqr ·areif
transfer to the site, an -addltlonal ·149,997 square 'feet of floor area, being

.requested v~, the Co:mfTlunityRedevelopme~t Plan's.varietlonprccesa and the
pre-dedicated lot area over th~· site Is being requested. :yvtien combined,

,;app'roximatety 1,065.423 square feet 'of floor area is peihifttetVgeherating an
·8.18 to 1 floor area ratio over the project's three phases.

,a Conditional Use purs~.ant to S.edio": 12:Z~.',r.i:o .deYial~ ,from the yard
:requirements from Section 12.14 C 2 to 'reduce- the side yard setback
requirement along tI:Ie internal boundary on lot 1 abUtting Lots 2 -end 3 to zero
:feel in lieu of the required 16 feet. .

Pursu~nt to los Angeles foAuniclpalSection 1?O5:,1 herebY,APPROVE:

ia'Site Plan Review permitting nie construction. use' '~ii~mainfemance of 875
residential condominium units with 1.4~5 en-sile parking·spaees ,in the C2-40
Zone,

upon the following additional terms and Conditions:

1. All other use, h~ight and area regulations. of th~ Municipal COd~_and all other
applicable governm!3nVregulalory agencies shall be ,strictly corpplied ,with in IfJe
development and use of the property, except as such regulations' are herein
specifically varied or required. .' .

2. The use and development of the property shall be in substantial conformance with

'~:r~~~~~~s~~~~~U~n~~~~~?:,!i~li~~ ~~~~~~r~~_~J~~h,i?~~f/,.!,~~cepl ~s may

3, The authorized use shall be conducted at all times with due regard for the
character of the surrounding district, and the right is reserved to the Zoning
Administrator to impose addilional corrective Conditions, if. in the' Administrator's
opinion, such Conditions are proven necessary for the protection of persons in the
neighborhood or occupanls of adjacent property.

...... , (
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CASE NO. ZI\ 200S-7403(CU)(ZV)(SPR)'
. CONDmONAL 'USE, .zON!:. VARIANCE

AND Sm;'PliANREvIEW .
-. Related Case: Vli'-62522 . . .
: J:>J])JeCt' Address: 710-798 South 'Grand

. Avenue' ... ,. . " .',

'Planoing iI~: CenlraiCity . .
• Zone: C2-'4D' .
.D. M:. ::. 129A2Q9
C:~ : 9 . .

..... : .. '. . •. ~, .~.tCECA: 'ENV'20os,7367-MND .'
~llarbneryIof Buildlnil and~~~leJfr f:' Yi'fi~!!JilI\lpa,!"" . Exempl .

..... :'" _ ,../ -. ~l"9ab i:iil{cijption: see Tentilli\le Tract.'. . Map ..... '.' . ..

.Thermo Grand Avenue (O/A) .
.Spnny Aslanl .: ....
95.9.~\NlIShlri>.BtY.~.;l"'ite.1010
~~riy H~Is•.PA 9Q21:/

ji~'~:'(R)~ ::i,~2i:i.C
"Utev3Ji:J"#200 '.

CA900a4'

-. .:

Pursuant to CI1.~;te(,S~ctl1>n.5~2 and Los Angeles .Municipal·Code (LAMC)' Section
12.27. I ~ereby.APPROyE: . '.' '. . . .

'3 Variance from Section 12.14·C3 10 pe~iral1lduced.lo! area per.unh of zero
square foot for unils 325 through 875 in lieu of !he required' 400 square feel per' .
unit, in .conj~ncU,!n w~-the construction; use and·m·aintenimce of.a three-phased '
B7S-unll residential. condominium complex;.... . .

-a:y'a~~~ce from :D:)imilaUo.ns. pf: OJdirian"'!'''164,30-;to:permfi the ~Ie
.: : .ZoQlng,J',dminIstralor.to·act for tha 9ily .Plannlng CqmmIssion in allowing an FAR

In excess bf 6 to 1noor'area ratio (FAR). [suCh approval is in reoognition o(the
action.: Ia.ken by .the Communily Redevelopm'ent ,A,gency IC!t!I) Bo~Jd 01

...Oornrnlssioners as ~ppr.oyed' ~Y the. City CqUFJcUon June ,2, 2006, pursuant to
',!l~.",~0.~sS12:~,:5J2,6:and 520 ofthe City Cenler'Rci!evet6prrient'Plan; 10 utiiize
a-prevIously apProiloo'TFAR-gfanUrig13!1;90() sqUa"neet:of floar· area and 10
approve a floor area variation (49,999' squ'ar:e feet)' from the Community
Redevelopment Agency on each of the project's ·lhree phases (for a total of
149,997 squ~~ 1",,1)f~r a combined FAR 01B.18 101J;

. a Variance from' Section 12.21 A 4 (a) to permit ~ariiing 'spaces 10 be on a
differenllot as tha dwelling uujts, as part qf a unifiOd.development, . .

o
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..CPC 2005-0361~CA' Proposes the elimination of the lot area provisions of the
C2 zone. amonqothers, thereby elimfnating the zoning regulation that o'nlyone
dwelling unit is allowed for every -400 'square teet of let-area; The .remalnlnq
control on Intensity of development would be the Ploor-Area Ratio regulation,
w~ich currently is limited toa ".1axiriium of 6 ~·1 FAR.

VTT 62367: On JulY 1E( 2005. Deputy .Adv!so,y Agency approved 629 Joint
UveJWork condomlnlum units and 26,1~7 square feet of retail space in three
phases and in the C2-4D and the (QJRS-4D Zones located et 900 S. Rgueroa
Street.

ZA-200S-1673-ZV-ZAA-SPR: On' September 26, i005,the Zoning Administrator
approved a series of discretionary approvals that permitted the construction of
629 Joint Uve/WOrK'condomlnlum units and 26.18,?,square feet of retaO space
located at 900 S. Figueroa Street. .

ZONE VARIANCE FINDINGS

In order for a variance to be granted, all five of the legally,mandated findings delineated
In City Charter Section 562 must be 'made 'in the affirmative, Following (highlighted) is a
delineation of the findings;a'nd the applicatiori bf jhe relevant facts of the case 10same: .

1. That the strtct application of the' provisions. Qf the zoning ordinance would
result in 'practical diffici.dties or unnocess~ry hard,stlips, ihcbn'sistent with the
general purpose of the zoning regul~tions: .

The strict' application of ~e .provlslcns of !he zori~ng,ordinance, as applicable to this
site, would result In practical "difficul~es or unnecessary hardships 'by prohibiting the
development of a high den~ity urban scaled mixed-use 'project· near. major job
markets and transit centers. It also prohibits the creati~n of a site, plan that responds
to the slte's unique' location in a transition 'area 'and withinthe boundanes of a
Redevelopment Plan' a~a. Thi~"project'ss,ite'I!:i' unique dlj~' to its location' on 'the'
periphery of Central Crtys busines~ district-a~ it Iransltlons to$outh Park's mid"ris~

. mjxed~us~ projects: The. project's"ma'ss:in~ r~~J~tes'to' these surrounding uses by
providing' variable b.uild.iog heignts ranging"fr.om· 15 to 3~ stories, mimicking the
massing of su~oundin9 6uildings. The' 'sind 'flaherence of the provisions of the Code
will not permll this proposer without the approval of these variances. In order to
approve Jhe Smart Growth objectives .of the development, special consideration
must be qranted, . '.' - - .

Density Increase

By virtue of the project's location in the Regional Genter' land use category it is
entitled to an exception from the LAMe which increases its permitted density from
the R4 density standard (one unit per 100' square Ieet) to the R5 density standard
(one unit per 200 square teet-er 101area). This exception is an acknowledgment that
the City understands increased density is appropriate in specific areas. Because it
is an exception from the LAMe, iI cannot be utilized as the base density when
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requesting a variance ~ increase Ihe densitY.' ihe goal of the ap~ITcanlls to request
a variance· pennliting as many units that can 'be app~prialetY sited .within the
project's pefmitted floor area ." ThEiCo~a creates an arbi1l;3rystandard, whIch I~ tum

--:, results 1? Unit slz!ls. and .densiti~ \!lSI ere ImpracUCi'l•.es~ecially for .development
'.. ':10cU!edhlg!>:de»sily·areas 01DllWl1lown!:.os:;lmgeles .. '. .

Once th~ lull potenti~1 of the. site's Hoor aiea Is realized. the strict adherence 10 the
. ""sile's .densitY iimiiaUons:of ·i:1J?ftper 409. square ,feet of I?! ~al»B.ereates en
" ·imn$cessary·hardstill' •. U:does so by creating'average unil slze.s.(3,271 SF} large

enOjJg~!or'a comfonatij~,:subu~an fiv. bedroom.llome .. Markel rosea."", Indicates"
thls·.BVerag•. unil slze'is 100.larg. lor thp down.lown houslng·markel Increasing the
.s1i:e·Otlhe·unj!s also runite the pcol of potential buyers .bY·lncreasing Ilie:costc! each
·unil. 'f/le.CIIy. is I;"desperale'need (0' create B..lIiVerse hO.usingslock·and· the

· appITcant i.' reqti!",Ung ,pennlssiolT'W p'rtivlde. 675. comlortablY. .s~. (1;16.6 square
·1001 avera9~) ·unite. b.a.sed -en what·fit!''' withIn. the permuted' floor eree. It Is .an
unnecessaiy .hardshIp '10..slricUy. Impo"" the .site·s·. denslly regulaUom1"when the

·.reques~ Incre~se perm~ts.~~ site·~.dens~ty within jhesame .buil~ln9 ~,6,9r.a~~ •.

Note:· The Los 'Angeles Cily Plannlpg Department Is consid~!!ng the adoption 01
. development :standar~s '10 the planned residential a.nd c0f!lrrle~J areas at the.

"Central.Cily Area 1.0con,(orilT'will)th .. ~.rea·sAirb;in character.and lo·~ale.lncenfives
· .forth. prod~cUori fof houslriih: .cpC: 2005,(!361;CA . . .

lot area provlsiOns of the ~. zone, amo"lig:.olhere. there
regulaHon that !'!nly;·or. dwelling unit is.arrOw~d'for every ~ ... .
The remalnlng.pontrol on.lntensily ol·development would 'be tlje Fleer Area Retia
regulaUon.: whlch:currenuY Is lIin~~ to a 'ni3J!lmum 01 6,10:1 FAR. The adoptlon'ol

"thl~ p",poseq: ordinance- would re~det unnecessarythe requesl herein 10 .permlt'
! -:greater densit¥ In order to achie,ve.87&.'fesldentia1.unils: . .

.,.". V~riaUO~fro~ the .~. Umilatl~i; i~po~~\;;';-Ordl~n~' No. 164 307_"':

.~lrict.·apPll;"'ti~nOI. ~e :zci;'i;;9.:0rdin~~~.~~i~ifn~ .:floof area:o~ :ii;e;:;~i,ject
"prop,ei1y wot,tld ~sult: Ip' practical'dlffic_ulliel! ..E(ruf unnecessary. hardshlps for the .
· proposed project Inqansls(ent.wlth ihegene.;iI purpose: 01'the zonlng·regulatlons. An

-unnecessary burd.eir Is.lmp.osed on the:~roj<icl if it'is denie!! thl!'nghl to ..uUlrte.floor
.area by. ~e same 0ri1jn~nce,:thaVperm~ itS. 4Se.· ·:rre -D: "riiUalion "9f Ordlnance
164.307;-Jimils"the,site'$ floor area lo~6·to·1, instead of·131~'1 •. While.the same
Ordinance also :Stales.:thal'lncreased .FARls pennltted through jhe .CIVI Variation

.and Transfer of Development ~pprpY~l;:ij The. appRcant' proposes 10 request three •.
49.999 square 'fool 'floOr 'area variations from the:.CRA, ...one.tor ..each.phase 01
develcipmen~ whIch will be'comblned with the preVioUsly approved TFAR of 134.000.

"square reet Bn? the slte's,permitt~ jlo~H>~realr?:i;reate',a,projecl that)§_ln·:s~Je with
the ~ulTOunding·communlly whlch.,wa~ developed, prior to' the-B .10 1 FAR. cap .. A
denlal;o' t)1 es e-requ es ts.:conlra~Ic\s'!Joals·ii"!h" Cenlral·City.ComfnUnity,Plan; "To
provide liiSh and medium. densily housing 'c!oselt> employment ... • Mo~t lri)portanlly,
it is, Inconsistent. ·witht.1he', lntent or the<:z9hirlg regulatio'ns, wtnclf· specifically
enumerate PellTlittet) floor area inCr?ases.· ' ,

6
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Redu~? Open Space Requirements

, Strict a~plication ofthe provisions of the zoning ordirian~ to provide. 1.01,450 square
, 'feet or ppen: spaai·, would result' in practical' difficulties or-unnecessary hardships

lnconslstent.whh the ge!leral purpose of the zoning regulations. The open space
standard is based on a suburban 'development model, which creates practical
difficullies, on ~igh~riseJhI~h-dens!ty urban development.

The applicant Is proposing 10 provIde over 1..4 acres (61,162·.square .feel) 01 open
'space oft thjs~r~9re slte, , The zonlnQ ordinance. requires 100 square' feet of
'opsn' space for units wilh 'I~s than ·thr~e habitable rooms, 125 square, feel of open
space for units with thfe~ habitable 'rooms and 175 square feel ofopen space for.
units with mere lhan,th.ri:~ ~abitable'rooms',generati'1g the need to provide 101,975
square feet:?f open-space •.. The ,majority of .the 61,162 square feel of' open space
provided will mainly, be common open space provldedin a fitness center. pool, deck
and.terrace all located In:3 centra, courtyard-created by the b.uildings· massing.

Open space requirements (in eddlnonto street dedications and residential setbacks}
make lt a hardship' to build a higJi..denslty residentiar development in a downtown

, area. The, subject site is located in the Central- CommerCial Core, just bordering the
,Squth Park area of downtown. which is also an urban area planned for higll-density
uses and where ~at estate is.at a preml~m ...Provj~ing additional open space on site
would. resull in -a loss or resideritialunits and/or ground floor commercial space,
which would-pose a hardship on beth the applicant and the community.

Such ~ hardship i~ unnecessary in this case because the subject property is localed
on a site in Close prol;Cimily'to' several exlsting and future public recreation areas
,within walking diStance. The Grand Hope "Parle;js located on Hope 'Street between
9th Street and Olympic Bo~levard,. appr.o?Cim~t,elytwo blocks. a~at from-the subject
property; and the future LA. UVe' project ~jJl,~nclude"a"GE!Otrar Plaza designed to
provide a pl?ce for open spaCe and' entert~linment to. South Pafk residents and
visito~. Other ne~rby p.u,blicopen spac::es.hlclude the Gilbert Lindsay Plaza at 1211"1

, and Figueroa' Stree~ and ~ershing Square Jcx:;atedat Olive Slreet alld 6th Street.

In, addition to. ·recre'aliona! facilities, tile project site' ~roposes a landsCaped
pedeStrian crossing and passageway In!tversing LoIs 2 and 3 korn Grand Avenue to
Ol~e Street, th,us adding.an approximatelY ?2~225 square fool aHractively designed
ameniti.n~t only benefiling ~he project site but also·the c·ommunity. Th'e project will
provide'as man·y trees as appropriate for"lhe'site; but cannol achieve the slJburban
standar~ of one per. four units. These trees will be located along the street
frontag~, the pedestrian passageway and the residents' only open space area.
Furtherm'ore, with the site developed as a ~ingle. unrtonn sile as 11matter of good
site planning and design, it is possible to provide a far more substantial amount of
~pen space than is found on comparable high density residential projects in th:e
neighbOring community.
Like oth~' downtown ~rojects, past and present. meeting' the strict interpretation of
the Code's requirement would be Impractical and would make the project infeasible,
Thus, for the reasons stated above, strict application of the provisions of the zoning

I.
"
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o
lhe S<:op..;;t the.~ropos..d ~roj.ct:Is.Co"";le~t Wilh'ite 10ca1ton in the- ~ntral
Commerciaf. Com .3ndbonjering .the . SOuth r;'aik cpmmunity .or. Downtown !:os
Angel es, whIch Is· desliJOe!ed for and deman<ls 'hlglKlensi!y-ideveloprnenL strict
app'I!caUon of the zoning or:di",\nce r,!"iling,<fenililY.on thIs sile·would therefore nol
permit the ~roJect 10be 'deveTiipe01n-as oenefiCilir.;i;m~nner 1(I·1he-communily,,;rs is
proposed, . '" ...... :-. :."

.' Many ~tiirg bUfldl~gs I~ th~ downlowna·rea.'b.uflt 10an FAA.~i·13 lo·j •.ere ~lIowed
'10 be converted to resfdential un,lls' under th~' oIIdapfive.Reuse 'OidlnanC!l- .Among
the mcenfive$'frir'maXtmlzlng reSidential unils under the AdaptiVe'ReUSe Ordinance"

"1s"if'proVislon spec;fyirig.1Iil!Hlwelnng unite are' not ·subject.lo the IoI.'·area
, requireinenJs,;ol Ihe·~one or liejght t1islricL 'This ordlnanee was atloptE.! specifically

::"',10 '/;reata ~pabble developmentln .!he downtown ·are.; so as to e.ncouf1lge 'high-.
, . ife~s~.ho~sing.in· ~n .. rea !'l~sl suitable. for thls·lype. ol.c!evelopmenl :HenCe; the
.: s1rlqt applt\",Upn'bf'fI'gulations on denslly atthls.aubjecf slte-would resullln' an
.,.. un~ec:ess?ry:-h.ardshlp "inconslslent with lhe general "purpose' pf ...1he .zonmg

regulaHons.:· '. . '.":. . " , . , , , ~ . .

'Parktnh spaCe on an adjacent lot

': 1n,;";nl~gral;;';~lle Pla~of.~ s~bi~rrane$np~Hdn~ sini~re: permlts conne-cUon to
· . each lfujldlng.pti"e withqut vlsible·notice aboii~:groun~ -, Therelore ..the use 01 ihe .
, .:SUb~erian~ari:par'lnQ!ta ...~~ldentifiabl..lmp~i:I~n·the 'community.' .' . .

'bse .of Pre-detJieated Jola~s in ·DEmsitYand:Fldor:·Area.Cairn:,I~Uo~s

The. ~P.pn~~t is'requesting permisslon '~~"~;;r~~~~~~a~prbxi~atelj 86.1'square-feet
o( lot. area lost to.street dedications when 'calciJlating,',the sile:s"tlensity:and,floor
area .. -Based ..on th.·re,quesled·per ~nil 101area 01 149 squa';;'fee! 6 unite are' Ids!
from the sIle's deilSlly. I1:alSti reduces the over allflool'erea 01 ihe,prpject by.'S.172 .
square feet, A."'<Pttllng·.1o th'~ MunIcipal Code •. 101area ios'!,!o dedlcaUons In

•corJuncUonwilh a j.Uti<!iVislb~'~nrio.lb~. applied.·.. 'loa~roject·s d~~Slty.·..calcul~tion;
h~,?,ever•. if th~',p~o e~~'Y~~eto b7 buUt.-as a ·rental aparbnent pipj~,·th~ portion

· .cou~d·~·used.·' CurrenUy·acCprdl.ng )0 'jololTllation' contalned in: !he application,the
.. Ci)y 'lags !iir' behlrjd."(ap· 40%)'1he"Cbunlry '166%Ylnterms of h!'fTleownershlp'
· ·<ipp.ortunilies. There-ls no lOgIcal reasci.'i·lor this·i:IiSUhCtio'rlill.lweenapartments-and

. Corid9mi~lums.arid·consl"luenUY it create;. a~' uilh'el:E!s;laW ~ardsblp onan'appllcant
'_proposing t6 .geli~rate- as'marlY market Tate 'fof'sate :0"1Is,'as- possible, in order to

, '.ad~(esS. tti~:C¥·rre.rit housind:'ciisjs~ The' addltii?nafnoOr·'~rek allOWs these units to
..:achl""e alillable;averag,,·slze;· ,:-._:.-:., '., ."'" Oc, :., ..:

· 'Th~~~o~,:~r~iec\ Is'preclsely the Iyp~.o;~~j~ th~'c~mmuhiIyRedavel~pmenl'
Ag.e~cy hopes 10·realizeln· this' area. :l'\cCotdirj!f10 Section 508.3 01 the City Cehler
Redeveto~ment'PJan, 'one of ~·e'majorgoats:for'lHe'.~outh'Park'area is to achieve a
"mixed:'s" rlVe/w'ork·communily.' 'Altogeth~r.dj;e 'piojecr" '875 new dwelnng units .
are a.,slgnifiCant boost t~ the localbouslng stock.' Denlal.of lhe request to use the
proposed streel deditapon.1o be added' to '!he buildable area 10 calculate' the
perrnltled floor area ahd/o~ density WOuld deny the downtowncori1inunity critically
needed housIng opportunities heeded 10create a self supporting resldentlal densiiy ..

CASE NO. ZA-2005'74~CU)(ZV)(SPR) o
PAGE 12

ordinan'Cewould res;ult in practical difficulties or unnecessary t:tardshlps inconsistent
with the general purpose of the zoning regulations. .

2.,_~a~ there ~~. '~~ccial Ci~l:'~~tances applicable, te. the sUbjeC~property such
as size,. shapej':topogrii'phy~' location or surroundings that 'do not .apply
generally to oUle: property in.Ute samo zone and Vicinity.

The site's size. a~~lity to appropriately locate 'high density housing and traffic
red~cUo~'f!0t.entlal'cor:nqlne to creat~ a special circumstance not ,applicable to .other,
property In the same zone and Vicinity. The 130,275 square foot site accommodates

"875, l!rgently·.neeCted' home ownership units near a jobs rich environment without
'displacing exlsting.residenfial units; Developing this high-density' mixed-use project
also has the polential to signi,ficanlly reduce the area's fulur.e traffic. .

Sile'sSlzes

Althree.acresIhls slte encompasses 17 eXisting Jotsand contains significantly more
lot area t~an ~e vast majority of the surrounding development sites in'the general
area. ~I~ large lot area generates a special circumstance because it generates a
.sjgnific·!lnt·~'l10un~ or\dwe1!irg units. As presented in Finding #5 below, under. the
r-rouslng· Element discussion. the City .is facing' Significant housing' shortages.
Thro~rih ' 'a ,serif3s of reasonable requests the project site generates 875
condominium units wilh'i.n1,065,423 square feet of floor area. The size ot the site
allows'!or:t(le.desigry of an integrated site plan. that interfaces appropriately with the
high~ri!:1eoffice bulldinqs 10 the north and the mid-rise South Park area.

The vast llJajority of the new ground up construction projects In the area have
: occurred 00 subs~l!tia,lIy smaller development sites, as exemplified by the' following:

the G~ss:·Tow,er·project located at 1050 South Grand is proposing 128 units.on a
37;789; square J~Hol; The Hanover prolect located at 9~O South Figueroa Street
propos~'::1,?~ 'units ·01,\ 2,1,6:23,square foot 101;and the Lot 114 project which
proposes.,3~6:'l",njls,on a ,~~,622 SQuare foot 101.

~e siz~ and sCaI~ of this site and the developmenl potential of the site is unique to
thiS area.

Ability- to aPpropriately locate high density housing

·A ~pecial circvmstance is ,created by the site's ability to locale housing without
elimi.napng,eXi!?tin.9units .within walking distance of downtown's multitude of jobs and
proxl,mlty to ,tranSit Equalfy important is the site's ability to provide this many new
net ~nits without displacing any existing residential units. EXisting units typically
pro.vlde an a.fford~ble level difficult 10replicate. The conversion of a surface parking
lot ~ntohOUSing~~~ures thai no residential units will be demolished. By locating the
project on the penphery of the downtown office cenler, it provides 875 opportunities
for r~side~ls to liv~ within walking distance 01their jobs, This single project provides
a great opportunl.ty t~ enhance ~e jobs 10 housing balance in the City of Los
Angeles. The site IS also proXimately located near a series of mass transit
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: . aitematlv05 Including Q,e'BlueUne MettORail S~tioll al7'" Streel.end flower· Streel
. " and Ihe Red. line. Station al7'" an~ Jiope stree~ which am between. two al)d:lhrea
: 'Blocks.away, This proximity 10·rail stations, 10 a number "r bus:tines, .a,KHo !he

'. -, o!herneighborhoods.1n downloWn.l"'1 ~9eles·makes Il]e·subject.propefly a prime .
.":""--'~ -' loca~on .for lnci:iiase,filensi!Y :!hal'i:iilri'Bi;:;i~P\irted:by:llie .pO.bli~:tr.lASil,.1obS;."nd·.
" : .. seMce9 in·the area.. . .... .'

Traffic reduction. p~~ntial,.

.The proPosed jJSi,' 01 the sitii'~eS'" sp!'iial c1rcunistanqe justifyi~9 .PRrOval 01 \
"~.ctliis·priiject: 'Jlje CieaU~ii'ol:;j'jjjix~s!>'PfOjecl aillie·she helps. 10 ",~uce Mure
: lreffic'potentiat In ·1Ii.e:~rea.·· By ·righl·.lhe:project:!could be designed·wah .
. ·iipprO~lely. 781,650·sqqa~. feel of.pffi",!:genemUng 5,11?3net daity !rips. Anolher
· "by rightpptibn, ~uld ~nlarn-.p'proxlmately·130,2.75 square feet ofgrounq:levelretan
: buill below 651,375' 'square fuel office' spacethat wourd generate. approxlnialely.

.' 7,239 daity·lrips::.Th!i ptopoSeil'mixe~'project ~Ilhe she"general!'S'substantially.
less tralfic·.t!ian·a sb!'lgh!:l'Ql])merclaf prolecl.· To lIIuslrate Ihls·facl;·lI)e projecfs

· ·lraffic con.pltanl,· The' ¥obilily Group,'provided llie foliowirn,J:'l!ip generatiop
,·~mpar4>on:ror·.iraditional cf>mrnercia1 uses and-a mixed-use project. over the-entire '
,si(e:: \ . .

. Trfpa ~nemoolb.

=oo':~Jr!!~,
l~'~~i'

M,RctaD=130.275SF

.~~.~ ..;65~.~!5,~~,
':,.', Ofnca ',\. .,' 'lolru:W=-130,275SF '

'... '·~l1it~7~~;."
, ;::omre:F!oo(nma=181.650

SF.. ,. ~

Offico&.
Groiind Fkio ....Rctn~ .7.239da~·iit~ wflh~o7u'

AM Itfps OI'Id~O PM trips

......

lot "ore~l""130,275 SF'·
• f100f NCO "1,065,423""F=I~~~

L..~ __ ....:..-'-,:;......,..J'--'--.,.,-..,.!!lD7l!.5!!!U ...~· __ .L._,-....:.. __ ..;,.,.::..:J." .

Proposed'
MlxedU~D

, ., ..
!". ~ discusSed abOve:~v~nil speci~ddroiimstElOees ex'ist on the site,which cdmbin~
. ' ·19.JustifY !he ;9",0609' oi.,l!1e requestee venances.. The: appijc;anl reSRecUul1y
.. re.q.U~tst.b.a't't.fle~,~~~~~.¥.grn~l~::, -; . ' . ,1'.., ',.' ,',

'3.' 'n ..at' such' varianco )'i8 .o~cOs,sary.for "tho 'preservation and' enjoy~'ent' of a
'. subslimlial property. right or use·.generally possessedbyether property· In the.
.:,.:sar(l'e 'zone an'd ~lctnity"but .Ylfiich, because of special circumstances 'and
..,: pracUcal'difficiJlUes or 'unnec~sary, ~ardshIps .is denied to tho. property In' .
," ,qilEistion., " ',',. ", '. '. " , '

o
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recogn~e the unique nature of downtown and incentiViz~s the production of new
housing units in the 'Central City." . 'By elimina.tin~ the lot' area provision, the
remaining control 'On intensity of 'development is the Floor Area Ratio regulation.
The effect of this change would .lncrease the number of dwelling 'units allowed on

·~·each.sne. The .Departmerit note's ,that bulk requlatiuna.are a "cornmon'.meens of
controlling "the inl~'1s!ty 'of development .ln downtown areas. of other large
metropolitan areas: across jhe nation. and :are suitable here to ensure .develcpment
consistent in size with thaLor other, buildings in the area..... Thus, the proposed
lncreased density in the 'proposed proj~ to 1 ii.nit per'146 square teet of floor area,
would-resunln the; ~evelop,me,ntof buildings thai are conslstent ln size with tha~ of
other buil~ings In the Central Coi.nrriercial Core, .jusl bordering the ~outh Park: area.

· As jhe stefffaport'fndlcates, the Central City .Area has a -large, number of high and
medium rise' 'co.rrul1ercial bl,lildings, however, it is only now emefging as a 'place
where people live.": .

Strict application of the 2:onlng ordinance, and particularly the "0" timita~on of
Ordlnance·164,~07, would result in practical difficulties and unnecessary hardships
for the proposed project that are inconsistent with the general purpose of the zoning
regulations of .the' City of los Angeles. An unnecessary burden Is imposed on the
project jf it is denied ·'P.e ,right to utilize·floor area by ,the same O~dinance that permits
its 'use., The '-0- limitatiOn"of Ordinance 164,307, 'Iimits the'site's Hoar.area to 6 to 1
instead ,of 13, to 1. Meari~hiJe Ine same Ordinance also states that increased FARs
are perrnitled ,tli~ugh the'CRA Varfauon and Trans,ferol Development approvals.
The apj:J!icant:·p.roposes,to request. t.br~e, 50,OOOsquar~ 'Bot floor area'verleuons
from the eRA, onetor each phase'~'f development Approval of these variations
woutdcreate an. FA~,~on tl)e site closer to 8.~6 to 1.. Case number ZA-2003·9146--
Z:V-ZAA. is an example aTa proj~ct,in the area thatwas granted the right!o build a
project ulili2!ngthe addiUonarfloo,area granted by the CRA. An·.ddilionall34,OOO
square fe~t b~:f1opr:area Is pefi!lit\¢d on the site via a,1999 TFAR~approval. Adenial
of this request would co,nlraoict the:·City's. goal in the Ce~~ral:City.Community ~Ian,
"Tn ~rovi~ej~i~t1'aQd rt;le;dlu,~'densitY ~.ousiiig 'close to erDployme;nL." and does not
~1I9Wthe applicant to.e~jf?X:a:p~operty'right possessed by 'others Hi'the ~re~.

, Additiona" density on the subject property is both necessary for the success of the
proposed preject enc approp'tiate:fdr the site's location among the surrounding high-
rtse.resrdennaluevetcpments. It. is also necessary to preserve a right afforded to
previous construction projects, CUrrentapprovals and future by right projects,

Accessory Use

The Applicant needs the approval 01 this request to design a' welk:oordinated,
functlonal project Requiring the project design to abide by internal, lot lines when
deSigning an integrated project such as this is impractical. It instead imposes an
unnecessary hardship that constrains project design" ·The project parking. trash
enclosures, accesses and open space will be concealed within the design cf the
project and will not be visible to the community. Consequently, noone will know if a
unit's parking'space is on'tJie same lot as the unit Once constructed,lh~ project witt
appear to be one integrated development site similar to other ,single uniform, area
developments,

'. 0 ....
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" As d~'be<!' Ii, the previous fi~ding, !he' project sila Is 'sobjecllo e ~.of unique
Jrillis Ihal comblne 10 genl)rale a spetial circumStance nol apprlCable.olher·.area .

· shes. Th ..... -cln:umStanceS justify the.approval:6f·lhe requested"varian""'l to
·-:::preseniellieajjplr.;anl'5'pf6peny ri~hts.· ;: .. -:,,,, ':C.: ~' ".' :'.~,". ~ .: ': ... :

,Dens.ro,.and·Floo~Area Increases

. Many sbuclures ln.the area·:w,;re bunl at a time wheo 'lhe ~e requiternenls for
··... denslly.:<II'id,floor area mtios were nol "":slringenl.· Now, many ..of.!hoSe older
.;,; .sbucl)!res art': beipg OOdeveloped:under .the Ad~Ptlv~'H~!JSeOiT,jlnanq;.yihicll does
."' ,not:sujJject.dWellin9' unils 10.1Ii.e·lot.area reqijlrem~~ o~.lhe ·zone or.beighl. d~1ricI..
",:jFurth~ri~l!>e:upderfyi09 .zonlng .on the: properfy of ...ll:Iese: previovsiy,;;onslrtlcled
:;'.;'btJlldiJigs'penrIiHedlhe development of'buildlngs wilh ~ FAR of 1q.1o 1; fa( In iixposs

. ",I,.,of·lhecurrent 6 10,1,FAR i~ Ihe. Coda The ,CitYhas '.reC<!nUy~pp(OVed~roj~cls and
.";,.ls''proposlng .ta.arnend 'lI)e Code, 1<>:.perm ii' appfi"'ln.Is:.Io.,enjoy lhJI!'iPli>pe~~ right
'.···'.'l)ntillh"!'e·chan!105 are enacted, appfica.nls'will.~e .requlred to.requestvariances

'anowing e:njoyme~l of Ih~ right IIwould be a hardship .on llie App~nl'and !he. CIIy
'.if the mcrease·hFAR'is.nolaliowed 10provide Ihe needed houslng ..wilhln Ihe City,

Additi~nal Density in th~ C2--4~Zone' a~ V~uian'ce fro~ it.e "D:~iiaticin I:nP~ed
· by Ordfnance No, .164 307· .'

•AS new ';;'n~iruct!-;;~~Ihe proposed proj.;clis ii~i'a~ie 10Iak~ 'adva~ta~e of ~e same
in,centlVes offe¢d. other property .ewners :in,·the area.:, The :d~i~l:or. this request
cionfiicls'WiI)llhe<lity's.desire 10createa hfglJ.densi~ urban.area In SOulh Park:

. There'af» a number of exisling~slden~al·prpjOfOls·in I\l~immedi;rle ~rea llial were
"constructed prior to the 'enactm,ent.or Ordiria"riee 16;4;307' which were·able t~·lake
adliarilage of !he underlying' FARor up.to ·13cIo'.1;·Resldentiid ex.mPleS·lricl~dethe
Skyfine,'p(oJ!l'Ct·."d.lhe. Melfop'ofilari 'Apatlin<inls, ':Numerous puDdings originally
constructed as. office .buifdings are Cum,nHy.being·cioj\v~rted·lo resldOf!llal via·:lhe
Adaptive Reuse Qrdlnarice, whicll ignores"IM: s"e'~' underlying deilsity.· ThI!Se
projects !nc!,uiIe 1l).. ·.Easl .. rn; .Columbla building.· l!j~ librarY 'Court 'bundi1i9, Ihe
Pegasus .Buildlngand !he .l"ackaijJ.lofis b~ndlng, 10name a fOV1;;:.,. .' .

Re;"nlly,lhe.CIIy has acim';w!edg~d tha'i'cp~iromng'lhe'scal~ or ~PlOjed Is mo':"
appmprlate.in downrowyn urban environments via the:~!iC,of t.h~ site's floor area raUo,
than 'lhriiugh density limfistions. Two recentapprovals, \he ~200a::9·146-ZV·ZAA

'.~ry~ ~:2.904-7070, (Z.V>:'(yv) .flAA) (SPR), are. exam 105 of new corn;tru,c1ion
, .::Prtlj~cts'tliat w"r~ gran\Oddepsityin . 9ulie'menls .
"'More importantiy. ~ CitY·is ciJrrentiy '..

of Ihe densily requlterrienl \V"~lnthe ... '
10 upd~te standards for reSl,~eptial development in the Cehlral City Area, Ihe

,:Planning Department -recognlzeslthal existing zoninrr'regtilations fhat'are .applicable
':10 the qlly as-a-whole ate deMighed for densitiOs'ahd'developmenl s!sodard",of a
"more sutiurpan dtY .even il1,lthe higher "d~sity, zbne.s;'~,UnderStariding ;that :the
Cenlral.CliY.Area is "particularly.lsuitable·for,/ligh.density residential. development,"
the Di~or of f'lanning Is Inmating amendments. 10 Ihe ·zoning code tha!·.will"bolh

o
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Cal~lation of ,ilk Build'able Area to 1nclude Street Dedication:

Variance from the 'calculation of the buildable area to include street dedication areas",.- 'Is'iiecessaryror. ihe:preseiVation~ arid- enjOyment of' ~j-s'ubslantlal pfoperty:~nghl
:gene'rany possessed, by other properties in lhe:vicinlty. Currently,' there ~.a g~eater
lncenuvetc build apartments in the' City than there is to build for-sale condominiums
because lhe Code does not requtreapartment projects to exclude dedicated lotarea
Jrctn its buildable area. The extent, of this disincentive, is, illustrated by the City's low
firimeownersblp r,ate; .whlch is more than 36% percent .1O'Nerthan ·Iha· national :
average' of 66%, This- 'pr~ject is one,' of the, first new ccneuuctlcn mixed-use
de~~lopmenf$ in many years to be locatedinthe Central City Community'Plan area;
however; strit~ Zoning Code requlramentsrelatlnqtu-Fgft.and residential densi~
have "Jade it financially'infeasible for properties in the centrat eitYJSo~ Park area
to be developed with high de'nsitY housing' developments.' Denying the cafculalion of
the buffdable area to. include" street dedication areas' wouli:l result in' practical

, ~ifficuftje's and unnecessary hardships to the property ln questlen,

:'.815

Aparbnents (No
'Subdlvls'on

lot Area 129,4135.f,(1) 130,275 s.1.(2)

Build~ble Area 129,4135.1. 13~,275s.l.
Density (3) 869 '

776,478 .c.I.
129413,5.1.)C 6 FAR

MaximtJm AJlowable
Floor'Area,

NohJ,: Thodtvotdttdb:ltionis::ubtrado<tfromlMlot_h:w;u/xtM:Wn:l.
~2:Tha~~J:JIndudod.ilMlotltf!lo.fot~
NoIa:t ~asod on thft JNss:tI d:ns.1yQ/, unI/ per '44 .$I'IC;'oro kitlof Jo, ArIIO

If I.hep~ppsed project w~re to be developed without a.Vesting Tentative' Tract Map,
the maximum allowable buildable area would belncieased by six units .and 5,172
square feet. As shown in the table above. the allpwable floor.area for apartments Is
greater than fdr' ccndomlniums. The applicant' requests ,that, the calculaUon of
bulldable area to be the same for both condominiums and apartments, partiCularly
rcr an urban sUe in downtown Los Angeles, The los .. Angeles City Planning
Department is currently. promoting an ordinance, change Hiat would revise the
definition ,P' 'buildable area" to. make it consistent with the definition. of ~Iot area,"
thereby eliminating the distinction between condominiums and apartments in the
calculation or allowable floor area.

.Reduced Open Space Requiremenls

The subject site is located in the Central Commercial Core, just bordering the South
Park area of downtown, which is an urban area planned for high-density uses,
Unfortunately the lAMe is written fOI suburban type developmenl Providing Code
required open space on site would result in a loss of residential units and/or ground
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· fl,!"r ctlfIlfl1!l!CI"',spa~, Whlch woul~. PoS\l:a.h~'llshlp on beth the appli~n.t.an\llh"
cilmmunily. ..' . . . ". .

. Aci:o~~ ~·.the. "'tJitt:ln~lJlretati6n.ol ~ .CDd~:;I,hls.·sll!>'r~:~lred.l~pfllV~e
- ..... _ ... _, :- ..-101;450· sqiia~·:ree~~m:opeR-:s)ll!(:l;;;a."lI"mIlB'l!lID~I'-\l)-more;th;;ii;;'l:a~Q.f.~·lot·

. ., .area. Due to the pe!ll))1Ied .denslty. ot'.lh<!' Plllje"!. ..lhe C~e;~',RP~n space
. . requirements en> unrealJsUc and impractical. empirical evidence prove.lhis 10 be a

true statement as- none orlhe exlsting:or Plllpos~projeCllt In .the area come close to
" achlevlngIhIsStandard.· "'.' •.. ',. '.' .. ,". .

':·ExIsUng ..bundl~~:,b,~jng ;';n~e~it~,;';'i!l.enjlai·~niti.in ~a:'~o/m;~:ai-ea are
· ,\;'plcally built from: property ,line.1o property'line,wHh .n.o room f,or,!?pen.spece •. The
.' Adapliv8 Reuse·.prdinanee. ~ 'OI!<'-~xanip!~)hat"lilows prope~9WI)¢rs:Jo Ignore·lh.
'.' open .pace'Cod~ -llocUoris_·1hese projects:l1av~ /le<ln,hugely successfti! 10 a p.olnt

Ihat Ihey have. pushed land prices. so high that n,ls,lmpractlcal t~ieduca a project
densily and achieveth~ 'open space standards. .

New projects are unable;t" achieve. th';'e' subulba~ style develo{~~rii '~~dards
'and are requesting. variances.from: the:'op,en- space reqUirement ....Developments '
· downtown. similar to ihal propo.ecr,fa, the. subject <;lte,:ha.~e.·bilengri>nted,d!Wi~tions
from the. City's.opeh'sp",~.req~ireme~;I}~e~nUyf the:?rand ~'!.enue lofts, located
aI1.100S. Graod'fI"e~u"; """,ived discretionary,approval (!3,,!,e No.ZJ,\.200"2656)
10. penni!. zero ·open· SP,llce.Jo~,lhe :·ne~llStructlo~ ...imifsi" thereby, prov!ding a

'···precedentfor'zero open space fo;'nevico~stnJctlon .:' Additional·projects·such as the.
· ..MetrOpOlitan L-ofls', ~~003;S9B6r- "rid Elle.ven· ~I '11" street apd Gland !.Ivenue
.. (Z!I-2003-9146}"haye: ieceived'app"",olS .for-elmllen requests: for reduced open

spa.ce:requ~~ls:·. ' . . :. ....

, Notviithstariding,ihe:!"'lu~ ..for"redUced·:·~elT. sps";;,·'jhe'.APPlrCani proposes a
· '.generous.'amourit'of· open space.forrecreational.amenites that 'a~ often;missing

· ..completely'froril,ouier ·njisldenUalprojects dev.elop-ed,6""'"town-untlei' !lie,Adaptive
· -Reuse Qrdinance~' . .t.' ~,.. -',";',,:

" . .
and .practlcal'pifficulties or unnecessary'hardshlps, the' property"i"'9uesUon Is dented
this right.' " .

4,' That ih~.·.granting ef-sueh .varlanco,WiII:not,bo,rnalerlally.detrl;""ntallo tho.
·-=·PiitiliiHv'/,lfifm-:Of.!llijiiii6d;;:lo.lIi.~proj>ifrty..·o""-Ifflj>'roV'<In\ehtlllh'.ih<£ lMI!tf!%ono''''

,. OF vIcinity Inwhlch··tho:p·rbparty Is located; •..' " . .:,">: ,...'........ ~.,~~io.:~. :" :.,.,,;. ',.". _,,' . . , "

'." The grantlng.oftJil3se':variances wm.pennR,the· construction. of ii project,matelially
beneficial 10 the. public welfare. :rhe project hejps.cieete a critical mass -,~f {l!Sidents
required to 'create the urban enVironment envlsloned by the Cily for the project area. \ .

'. . lUng area, lIle
'" . . enrneed.to create:hotislng. The ieSldenUal project

)ess trafli); i1ian·manY by;rlghl,aiteinauVes;.,!Tlie CbOSlniction'lYPe of
· . mort! l'reatctabl,e and. less. expens;'; .., ;lhereby a1loYiing·Imlts 10 be

;·::"',affo~aJjle:a§~orkf~fce'~OUslng. ': .:"'~.: .

Critical Mass:

": -;.A;ccessorv Use: -,

:Ti1e Appricant: ';ei.!s th·. app[Ovai',oI',thls 'request to:d.esigrr.a .we!H:oordin.ted,
functional projecl Requiring the ·project design'to abide by Internal lot llries when
deslgqing' an' integraled project such as. thls ts. Impractical. It-Inste,ad impcses an
unnecessary .hardship; mal eonstralns project design: The project .pa,ldng; bash

","enclos~~,· accesses-and-open-space-will .be CoQ,<""led:-within-Ih.t;f·~,,!,lg,,·olthe
project and not V¥>ibJe:lo the ·cotTu1)un~ty,. COn~~aef)Uy{n(} qne. Will know if .a-unlt's
paJ1dng'space is,·o~!lie same;jo"as,.lIJ~. unih::.Once·CO'nstnJqted,.this proJect' wi»
appear ..to be one ·Integrated development site .slrnllar to .aUier sh'lgle unlrcrm.rerea
-developments • .' ":.: . " ': ::.. . . "

·As descn'bed ·aboy'e.:"the-~~e~ted·VaJan~.sare oecessa.Ty:ror.the preservalion and
enjoyment of-a ,sub.stantial. property/right -oruse generally possessed by other.
properties in the same-zone ;;tn~vJ¢nity; ho~yer. because oJ specet circulJ.l~~nce~·

· 'The~::p~~~.~'oo'ProjBct-.~in'~ot be ~~ie~al~,~eirimental to th~ p~bn~'weri~;" or
~nJuno_~s'l?\th~,pr~jpertY;,oJ:.Improve~~ts' in fhe.sama ·zone or:vicinity,because, the
projetl'·~ .d"'1i~n~'lo·ilcI!!eV~;"a)sYhel!iY .for-both residents of the project. and
nel~Hbors.rn 1he:communily., 1l\e·creation·of thlsmixed-uae project is.deslgned to
.aplf"'Ve·.th~';-tlj~¢alJrn,as,,,,oT,placing,.ie,;ld,,,!Uaj.devel!>pmenlln an-area near-the
at>~~~,ant:i?Jj~~~~et~:iIlf.e.iii~eas~:'residen~a~"pop~lal,!o,?, in th.e ,area:wm'Pf9r:n.ote.

... mO(e'ptidesfiian,travel tq 'work"Y'hicl! In;tul)1i.wilf;ptomole mom retan'USIls In.:the
·':are",· ..The· Cllmbihaliqn'pf llie two''Yi"lncrea~e Ihe sjreet-ectlvatlon and;uie,goal of

creating-a walkable c6l1imul:dty: .By,p'~oVlding, for' ground' flQor.,retajJ;op~rtunities in
each building the PJbject.furtfierpromotes 'the Ciiy's deslre'tO creai.'11 high densitY
Ulban environme.rif.Y"h'e"";lnd~ldu?ls :cah':w.ilk!rrii~ thelr:hq"!ie,to Vfe~"b:and:u,e~ to
.buy goo~s and setvl!""';","O l)1ake.ih~street&·of:OIr;e. and GreJidmqre accessible to

···.the;gen~r,JHnelghbpJjJd.od; popu!i'1ioJi, t1j,;·pm}ecf proposes-a- pej:!estrlanw"lliway,
.deslgned as.a!, aU,ractlve'jqnilsCaped open ~paCe,to'ecnnect roth ~treets mid-block
at the ~utfiem. e,rid pfprop'<5~~ Lots 2:~.3: "l'e s.iie:pla~;oithi"proj'i!clls designed
to achieve a cnUcal:ptass; ,Qf residents who can'activate thft streets and'p'romote.the
ground floor retell useS. AS;currenUy.d,,!,ign.oo;.the:prpject'should prove beneficial to '.

',c·lhe'ne!g~¥rho!1:;.aJidlhe'variahceshould.t;e"graJiled. r " .... .' "'. :'.

" Fulfilnnq'Housirig ~eeds

. "", The ',project's¥;lS"lotatilil.'in' the-Central Comrrtercial e;,;"';~i~·b~rd~rin~: South
.) "·Pail!, which' Is ancarea ··particularly 'in need 01· additional and' newly'construi:ted
!, ':: housing units, -The'prepcsed proj.i:t will'provide .a total 01 ~75,resldenUaI dweUing
"·'1un.ils. whic~!is:a desi{e(f Jand'use.'consistent,with ~Et Co!Jimimity Plan and;goOd

planning principles. The Cljy's Housing 8emenlldimtili.s an urgenl'nl'iedtti.»,ovide
· m~re ~ouslng on·a,citywide.basis. The ~owntown are~'ca~.sustain mere growth in

housing 'units because th,f! a~a ·js.,~ 'in';jobs',and' mass: trall'Sit -opportunities: 'The
pr.~ject proposes.'lo .tld-875 residimU'f,units·in an ~Iila.mcis(.sui!atiie to''''groWth Ii'
population. Resldentsofthe area are' more ~ike'tto use'public tfc:insit or- fa walk to'
their jobs In the' Downtown area. TlW. prOjea proposes to 'add a significant amount

, .0 .'.
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. ..
of new 'retail uses on the 911?undfloorol three separate buildings, ~nd the availability
01 these shopping opportunities willbe beneficial to both new resldenls 01 the project
and those already residing lnIhe, Central Commercial,Core'JSo'uth Park area. The
new residents' of' this' project" 'will, tie' homeowners, and ·thus ~elr interest in
maintaining the property values of 'the-area wIll lead to greater interest ln comtiatlng
blight and 'crime. resulting in a safer community for the arearesidents. .By locating
hou::;ing at this ,site, the proj~ct,!ViII not~ materially detrimental to 'h.~ publlc welfare.

.Traffic Congestion

contains a fltnesscenter. Phase II is a zz-etcry building thai fronts on .onve Street
and contains ground floor retail and a residential lobby, Phase III· Is a 38-story high-
rtse residential tower that fronts on Grand Avenue and contains groulid floor and

.. second .~l?o:~t~i1~"Wit,11a re~I~~~~~! lobbycpen to the. second noor,

The scale: massing and locatlon of 'tile buildings' on 'the site respond to, the, site's
nearly full-block size and lh~ urban context, The lower-rise 15;-story Phase I buildIng
fronts on three streets, and responds. In scale to the developing residential
community in close proximity to 81h Sireet and Grand Avenue. ' While the .project is
primanly residential, t~!!~.design reCognizes that by providing'"complimenlary facilities
to the 875 join!: 1!ve.(wQrk units including shops and open space; the. quality at fife for

'the residents and the neighbors will-be enhanced. By gh(ing.lhe ground floor of all
three phases '10 ,re~iI uses, ~e;street and the' adjacentshops become: public
space:; -. , In ~e way~ ot.openspace.: thesite provides a-recreational .area for the
residents, w~ife both the community and residents' benejltjrom ~ mld-block passage
located between the Phase 'I building andthePhase .llatid III buildings, This rnld-
block "Paseo" serves to break doWn 'the scale of"the ,bIoi?< into a more pedestrian
friendly 'scale-and will .connect Grand Avenue' to Olive Street 'The Paseo Is a
pedestrian oriented open space that will include .i;iridsC;lping, enhanced paving,
awriin~s·af1d a.-.yater feature.

, The b~iJdlng facade. for Phase 1 is broken down in. scale by a composition of comer
and planer elements, which creates interest and a dynamic fa~de. The exterior
materials include concrete. low-reflective glass, metal. panels, .louvered panels and
exterior :shading devices. Large wind.ows all~ residents to take adva'ntage of the
local views. The 36-story high-rise residential tower becomes the signature ,bUilding
for· the site and hasan undulating tacade of white concrete railings, which lends a

. sense of movement to ttie structure. The height of the tower affords skyline and long
distance views. .. .

The 'proposed project offers both residential units and ground floor retail uses. As
-mustrated in Variance' Anding #2 above, mixed..use projects"afways generate less
traffic. The residents 'of tbese new buildings will be attracted to the Downtown. area
because of easy access to.jobs In:the area. Residents are more Iike,Iy'to walk' 10
their jobs, thus reducing' traffic congestion. likewise, ,residents will find many
shoppingand entertalnment-oppcrtunltles within easy walking distance. Residents

-whc need lransportallcn will find that their adja'cency to a wide array .of public transit
options. wilFi~clude·MTA buses and subway llnes, rail lines, DASH, and mher shutne
services .. The proxlrnlty to public transit will lncrease the use of public transportation,
resulting in much less traffic;·congestion., Easyaccess to jobs and shopping either
by 'Y'al~ing or public ,transit is .the type or development that will. be· materially
bene~cia~,to .the pt.i~lic'wetfare. '

Urban Open Space

The granting of the variance will nol adversely affect the residents of the proposed
project or. the surrounding property as the .applicant plans to provide 1.4 acres of
open space instead of the 2.3 acres required. TJ1is amount of open space is more
than adequate on this particular site to provide a number of recreational -amenlllea
for the re~id!:mts. Funhennore, this project. provides tar mere open space than many
other downtown projects "of a similar, nature •. While. it·is true a majority of the open
space .is, internal to ,the si,te, the project, ~oes propose 10 prQv~e 'a' la~dscaped
pedestrian walkway crossing the Southern portions of Lols'2 & 3. -Tbis.ernenity will
prove ben-eficial,to'"lhe public welfare In: creating an open"sp~ce corridor that wlll
allow, easter access to the community for public amenities in' the vicinity. The
landscaping provided oy the applicant wJ1l be in conformance with an adopted
streetscape plan and appropriate for this type of downtown' development

High Quality Design

The project area is a eenseuman area :ric;h, In public transit. jobs, cultural .. end
entertainment uses, which .not 'only accommodates but also demands an increase In
residenliaf'density; . :Therefore, the grantihg of the requested conditional use will
result in development compatible and consiStent with the City's· vision with the area.

De~sjty

The South Park area as a whole is a mixed-use community with re~idential. medical,
commercial and retail uses. Other nearby high-density projects have requested and
been granted variances to exceed the density limitations without proving materially
detrimental to the public welfare or injurious to other property or improvements in the
same zone or .vicinity. The variance increasing the site's floor area and density will
not be detrimental t~ o~er properties or jrrypro~emenls in the project area, but rather
should. prove complimentary to the development of the high density residential
development that is contemplated by the Community Plan.

WhiJg the subject development is a new construction project and is not limited by
existing conditions, as are existing buildings, the property is located within the same
area of downtown Los Angeles which can support high-density development. The

The mixed-use development will consist of three residential buildings with ground
floor retail space ranging in height from 15 stories to 38 stories. Phase I is a 15-
story building that. fronts on Olive Street, 8th Street and Grand Avenue, wrapping
around an aboveground parking structure on top of Which is a one-sere open space
improved as an amenity space for the residents with recreational facilities including a
swimming pool, a spa, pool' deck, and a community room. The Phase I building also
contains ground nccr retail and two residential lobbies, while the basement area



I·. PAGE 21
o

D~ Adaptive .Reuse Ordinance allows existingbuiIiJln91' io:.~ !he
allowable floor area because the CItY has deterotine.d that hlglHlensljy ~~lI!!l"P.ment
Is not malerially d.elllfTl"nl'!l to thIs. part o~!he.911y. Cpl"(1!'ll CIIy pode anows gll'ater
density fOr aparbnerif,;deyel~p'ment:> as opjrosi!d to:"an\lominium.p,roj"'i\S. This

-_._._,_ •. ·'afsUnction fails ,to add",,",'lhe lSSii'e 'as 'to wh1ithef Oil\l'IWa:·llII'n1Iltj:famIly'
development is more deirfmental to the, public ·welfare than !he o~r.'.' On the
contrary, the development of ownership units should: be -eneou.. g~ for the
downtown area .lor th9 very reason tI)'lI ho~ers'wm·.becorne stakeholders:fn

, the community· and '.Inv""ted: in. tIi~,l1ell,moen!" 01 Jhe,rieiQb.borhood by:~~ving a,
: vested tnterest In more· crime'; preire!,.Uon and 'iSfety Ptogfllms,:.tilr. !he area.'

Home.owne!Shlp bringa many ~elierIl\iJD",comm,unlty, and til"" b varialll<l' 10 anow
greater ..density for,co,ndominiiim;~n\l'!~t1l.np.t be material!y'.c:(eJrjme,;taI1o.lI)j! pubrlC.
.welfare or InjurloUJ!.Io the'prop!ltlJf o!../mprpvep1Onts In th~s;utl\l AlI'e or vicinity.
Due to the high. cosI,.or,,,,,,1 ·estale "fq '~uburoan .Il'#; ,.the, de~elopment or
condominium un~,in 1!l6. downioViri e~a wnl be fI19re affpf!i~~!!i,~~d ",ill, assist ,to
.ralse the number or qWrieiship units. Los Angeles.lags ..b~hlnd,g)l1~,i:i!I~ ac;ross

, llie nalion iiiJhe::pim:entage 'of.homeoivperShlp. yriiis, .and·the abmty,~ prpyide more
, '. .0000ershlp ~riHs'l'i1?uld !ie·encouraged In City,wld~ PlaimiPiJ.pollcjes .. '. ,.",~,,' . ,

,:ih~'siteiS·unlqUjl ~ H rS'Sllual;',{hi doW~lownio,; ~geles, apubnC:;"nsft and
-jobs rich ;,ms"The,site Is a ·short:walking ·dlstance·fri>m.lh~ l"i!,lr;!iJsH:s,teqoils.:the
'miIjor- I)ITAbus. Fnes and the·DA~H'line. at the ConventioP.~I1>.r •. allc!'f. which
, provi~ebahslt'at;eeSS' wHhln.~o~cll'l~es wei! asia ouJlyirig,!/i$llS:¢Oc!1,as ~ng
Beach; Pasadena; NoOh HollyWopd; WestChester, and No~IJ(i.'!J1Il ...cI,OS1', ~roximlty

',to the r;lil'"'t;ltions .is compatibre'i'Jjth .the ,hlglHlensi~"d~V'1IQPlneB~ ~ssa,ry to
, .create: derqand.for publi,,'bansil .which in !um justifies )11~. ~q~i>!lI·IQ;.[n,~ase thl>

allowable floor area "nd FAR. . "

'The projectarea ts-a dense urban: area :rich In' publiG'lransit, ,jobs'; Ct!ltural, and,
entertaimnen~ uses; whlch,nol,onty:ac:commpda\es butaIs9,demand~,arf,ln"""ase ln

, residential ilerisity. Therefore" the granting p!'ll]e:requesled adjustme~l wiQresult In
development;i:ompabble an,~.-con~Jstentwith Ilie ,surrou.!l~lng usesand ·\\!11tnotbe
mate:ria1ly' detrimental', to' ~ publlc \\te.l~'~:or injurious, to the property or
Improvements in the ~rrie20ne o(vicinity in,)"ihlch'the p!",!,erlyls I~cated.

., ,

5. That th~ granting .~f uje. variance ~ill.not.adversciy ~ff~ct ~ny'element: Df the
'General Plan;: ;. . :.~ ':.- .' \:.

The,Gene":l PI~n'';mI not be edver$1l1yaffected by th~ii,anling,Qf th";';"ria~ce~:
In fact. this ProjeCt promotes manyof the goals and policies of meGeneral Plan.
The following'-wflt, discuss the pl»ject's, ""n5lsleney w!1h vanous-elementsot the'
General Plan,', in.eludlng the .<;;enlrill City. Community Plan,' Cjly .Center
Redevelopment Plan ...the'Housin.9 EJerren~ and the Transportatlon'Bement,

C~ntrnl City communl,t'i. 'PlaQ :

-~--~--~ .....--,
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use establishes a much needed 'neighborhood identity in .an area that is currently
lost to the Idea.

To enhartce the P~destriar:" access In .the area, 1tI~project ,propose;; a pedestrian
walkway. .deslgned as _an attractive landscaped open. space, as' a mid-bloCk
connection at the southern end of the project site between DrIVe Street 811dGrand
Avenue. . . .' .

Red~velopmen~Plan

Section 105 - Project objeciIv~s

The following ,City·Center Redevelopment Pla~ land use objectives are consistent
with the proposed development

ObJective.6: To create's' modem, efficient and balanced utban environment for
people •. Including' a .tuf/' range- ot around-the-clock activities and uses, such as
recreation. sports, enteriafnment and housing.

Objective 13:' To provide high-snd medium density housing close to employment
and available to all ethnic, social and economic groups, and Iq fl1ake O!l_8PPl9priate
sh;lfB of the CIty's low- and moderate-lncome housing availabl~ to'resldents of the
area,

, ' ,

The important goal of the', City Center. Redevelopment' Plan to provide,h~h and
medium density housing close to employment is" 'achleved with the proposed
project's provision of 675 residential units in a high-density area. The
Redevelopment-Plan allows for. an increase ln floor area on a ,p'~op'erty pursuant to
Section 520. In granting a floor, area variation of a maximum of 50,OOO.squ.are feet
for each of the proposed Condornlnium Projects located, at 1111 S.,Grand' Avenue
and 1100 S. Hope Street. the ComrnunhyRedeveloprnent Agen~' no~' that.
·permitting a .variation will. not' be, contrary jc the objecth~.es·Qf U).e. B.~e~cIQPrnent
Plan in that the Plan' seeks to increase the supply -of 'houslng in the Prclect.Aree.'
and is aimed at ·creating ownership' opportunities in the Project Area: Further, the
bordering South Park area is "deslgflated and zoned for high-de~sjty, residential
development: and the area can accommodate the proposed higher denalues of the
Condominium Projects approved by the Agency because the sites are MIn close
proximity to public transit 'and because ther are within ajobs-rich area,"

The proposed project creates a modem. efficient and balanced .urban environment
for people by providing residential units in an area that is proximate to many of the
City's business, recreation, sports and entertainment venues, Residents of. the
project will have easy access to the neighboring Los Angeles Sports and
Entertainment DIstrict as well as to the Music Center, Disney Hall, the Artist District
and other cultural venues located in the Downtown area,

Housing Element

The project is consistent with the following stated objectives of the Housing Element

.. , ',d·,·
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The following,. ,Central City Co'!""uni!y PJaJ1',resideli~al land -use objectives are
~ns~1 wi!" the proposed development;';' , .., , ., .'.

" - '. .': "'.', _ ...-:.. '.

,':t' ''ObjOctivo 1~1:.To PT9rriOle,d~lD.PmeiJi pfresfdBntiBtum1sin South I?ark..
.:::-:::::::~:-:- ::" -.':~",:;".:::: '",::".'- :.~ :',,:: :-:.:;......-:-:'::'..::.~::.:.: .-: .::.- .. :: ...::*:'.

. .:: OJ;jBCtivo 1-2:To fncmasa:tli"9 rapge ofHousing:chofce.s available to Downtown
:';'. • BmpioYBBS and resfdents. ' .'. ." '. .',' • " .-:.. .., ,

'. '/ ,,:,w.th ~a deve;opmeni ~f a7-5 ~~~rrtr.iI~nHs in'a '~I~~ensily. area.' ~,
.. .' ,.1. proposed. project rulnll_ .!he p'rbnary resldeillial,' land ~se objeclivl> of. !he '
, JI.' ·:cqiiimonity Plan; Although itdeslgnafes'muc!i,ofthe.Soti\h-'Park area as'Hlgh
• ' '''''': "Densiiy'·R.sidenlial wHh Cbrrespondlng resii:Jential zOning due 10 its proximlly to
...;.,., . Jobs arid tiou';inll. this projeci site Is'located: on 'itS border.wHhin,the job's and
~' . ,banSll nch Financial Core' portion of the CommuQity P.lan, The'Communlty 'plan's
C,· ',' , PollcY·in support·of-this objective seeks to':'maintah:zbnlng standards thal-clearly

'-'prrilnole'lioils'ng-arid fimit·aneHlary·commerclal'\o,!hal·.,>,miCh·me.iS·,theneed s,of
., ileIghborhoOO reSiden", or is C9mpabbl"-'YiIh' resldelilil1l,ui;es:'"Aprogram-of this

p~licycseel<!flo :deslgn~te the '-'l,rid,Usefor SOuth Parkf9(resl~jmtlalln,~I~Mure ,
redevelopment plans: . Aoqthe~ program seeks .10· 'impJeme~t: .polleies as.

-. appropriate. .that : 'encourage·· residen,Ual".developmenl and promole,,;bansll ..
·.-.6n.ehteq•.miXect.:jnco~e an~ n'lixe~se:n~ighDorhoOds;d.OY.;l~Ow~ ••." The Plan

also seeks··to' in~ ;ilie range of 'Ho;iSing:\'h<'lces' available 10.QOWl1!own
"employeei;.··arid residents." '''-J'1l9'-proposeac'projest ",qffers,.,homeqwil!,rship

·op'poit~liiiies .'10residehts' of !lie' area. ,:'fhe'propos!",;piriject ~rIy, strives 10
, ml*!t l)iB'objecliites; PIll9tams and-poll,,!es:of:!he'p,I!m,by BXP.~np,"g.th~ numbsr
" of;resi~ential Onits".jn·ana~'iJ ~t is al~ad1;orie,nted to"'publi?'tfcloSit and-mixed-

·use projects. ' . " , ,.'

..:' , , ,The: COnilnun;\Y"Rlan 'also· ldentifies,',·:,,;veral ,slgillficanl' Ilbminunity· residential
lan~ ~useissuastfial are addre~sed .by:,Il]~!i~ji~ project:. . '" "

ri) . Create 'a Significant increase In:hOl,l~i~g jo'~'~ii,iOCtJrneS. pa~cul<irty 'of
·.middle-income· households. ",' .' .

iii} , "laCk of sUffiCielJt;hbuslng;investrnenl to 'achieve a ..Critical mass" 'to some
underserved a~as,like'"So~th Par,k. " . ." -. ..:

iv) Lack of neighborhood-<iriented businesses to support residential uses.
v)' Lack.of a s!r!Jog,sense of nel9ijboiliood identiiy. . .. " , ,

The project is desIgned 'to assist in resolving these mafiy issues: The provision of
,- 8;75'homeownershlp 'resldential units, creates a 'slgnificant .increase in housing for a
: 'ra~ge or workers 1~.the.•City,. At ~75 units the proje<\! demonstrates' asubstantial

in~esbnenl In the :cominunItY Ilial moves the City, closer 10 achieving thai "critical
r.: '; mass" o,fresl.deQts!·." . ~ . :'. ' .' . . . ,; '. "t

. The'sne plan of this project is.'designed:lolschieve a critical'mas1 of residents who
. can activate ·.the streets ~nd promote :tl)e,"grotind noor',retail uses. ThE!"projecfs'

ground floor retail uses Wlli address 'the, iack of neighbomood-oriehied businesses
,providing retail o'pportimities serving the: reS,idents and. community~ ,The

development of a lame. ';aca~t parcel of ~~nd,..in.lo a~ integrat~ h~gti.den~fty mixed

o
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Objective '1~1: Encourage produc1ion and prBselVstion of an adequate supply of
re,ntal and ownership housing to meet the identified needs 'of persons of all

.. income levels and'Sl?eciarneed.s~ . "

Objective 2.3:' Encpul?3ge the loeati6n. of ht;lusing,jobs" and services tn mutual
proxiinity.' Accommodet« a diversity of uses thai support tne needs of the City's
existing and'future residents.

The City's Housing Element (adopted by the CitY (::ouncil on December 18...2001
and approved by the State of Califorrlia Department or Housing'arid He#evelopmenl
on FebruarY 27, 2002) states thai thallhe population of Los Angeles will grow by

'~21.165 persons between 1993 and 2010 .. The amount 9f housing needed to
accommodate citywide growth' is esUmaled to beeo.28o dwelling units (from 1998..
2005) or an annual need of 8;037 dwelling, units.

" ,

The proposed project will ,'provide current and future downtown employees with
housing at a premium location. ,The proposed proJecl'wiII·add a total of 875 dwelling
units to the .ellis downtown housing stock. The project will be part of an emerging
'p~estrian-ori~nted district encouraging the use,' of mass, transit. The project will be
developed. in close proximity to lhe·MTA'Blue·[jne Station at 121t!and Flower Streets,
the Red-ttne Station at 71h and Figueroa Streets as well as the DASH and other MTA
-bus lin~, Add!tionally, the project will essentially be part of the proposed LA. Uve
project, which:win bring new hotels, live. theater, f1ightclubs, restaurants, retail, and
commercial office spece.tc the South park:com~un.ity.

In allowing _higher'density than permitted :bY':Code 'leit the Condominium Projects at
1111 S.,Graryd Avenue and 11'00 s, Hope.Street. tbeOommunity Redevelopment
Agericy ,'found ,that ,permitting a density -variatlon- \ViII not be contrary to ·the
,obJe"ctives'.of.this Plan ,or the applicable .Ccmmunity Plan: The AgencY found that

. "this type of higMensity IiveJwork r~ldential development is' the optimal land use
for thesfteas it is 'near public transit-and it promotespedestrian activity which will
create a safe and vibrant rnlxed-use community,"

Transportation Element

The objectives outlined in the Land Use-Transportation Policy within Ihe
Transportation Element are as follows:

1. To focus future growth of-the City arcund'trahsit stations,
2. Increase land use intensity in translt station areas,
3, Reduce reliance on the automobile, .and
4. Crea,te a pedestrian friendly oriented environment.

The Land Use-Transportation policy defines a Primary Influence Area as the area
within a one-half mile radius of a transit station, These areas' are identified as
compatible with higher densities and intensities of land use because of their close
proximity to public transit. The proposed project is' located in .such an area.
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.Thi. project 'p'ro~ a. Ped~,!""rie~ted enviro~rPent by rOC'1yn9·h)g~,~ensity.
residential· and retaU Uses In proXJll1i1y10pubJi!>Inmsn and the jobs rich errdrenment .
of[jowntown. The project eill;ourages pe<je~bian activity wlIh jls.dev,~rollment 01 a

" ~!tiai}:WlIIl*'IY,ltIid'Ill~ek:betweeJf OITvl!street'!,rd ~ j\venOO1l1irt..,.m·be· ,
.:used!>y resldenr,i and the ,,?mmunl!Y,.alike". V'(Ilh,Qeyt.resldenls mo'1l nke~.I!,){iork.
downloWn and. to ayaH 1l1!!f11S<'lvesOf the recnlStional and .C\1I{ura~oppoltunities 01
th8 Pie\', Ihe .need for autoinobl1e !ra.nsp~<fu.tIo.nIs.greatly. ~uced, because·.
residenls win either \yall( or use one Pf:!he, many JonMol p~~!IC ID.l.~l'?rtalJon ,

'qvaUable In the al<!ll., In any e"e.n~ the proj~cI pmvldes'a''Slgmfjcanl n~,!,ber of '.
:... p'ar\dng, spaces, yfflIc~ neCl!SSMles a ,varja~ce, to' gllow to~J,arking,,~Jl? pther'
:, .",c;cess~iy uses.on.a more ':CS!ricUvezone.and'to alia.'! fOr p'arking sl'a,CCl' on.a 101

. . other ljian one witlrdwelHng unjls. . .' .

Th~gI1'".ti.n9· ~f:ihl~ ~~~li!o~I.U~ w~;~oi h~~e any'adve;"e effeciS O'ian~ e.lemenl
'.of,the Ge~.ra) Plan.' . .

COI'lDrrioN!lL USE·F.INDINGS

: A~arU~ujar tyj>e of de~loprrie~11s ~Ubjecl'to the co~ditio",jl use' P~cess ht;cau~ il
, has. been .d~lI11!J1iijepthal:".U."!' !!S<> of p(Op~rty.~hould ~j?,1~'\ ~~n:p"¥:.by:,ng~IJ~ a

p'ahicular ,.O!le.;'" AIr...u~'l.5:.,re!tulrlng . a condijiana,l. use Pc,~n:n!.I.from ,.lIie ..l?mng
',' , .. " . ,'on 12.24.0!.Ih,e !-<>s.~gel!", ~unlplp~!pode, In

:em;it to Ile authorized, i:e>:\ain,deslgn,n"!'l'fj'1]dlngsll~ve 10
,hied) Is a d~lIi,,;a1icinof ille findln~s ahd,IIi"'~~~Ii?iti9h of

6. The. prop'OJ;o<!, .I0e,aUoil .of' .the proj.ecl'. y;iU, be 'desl'1'b)q .'t?-:'thii, 'p~,,"c
c,onveni.~.fI~~:O~.!,OIr.a.~~ " ..,; ', .: ,. .' '.. .

to'caUng a ,hIgh densily' mhiM \jse 'proJ~cI:ln Poyrol0Wl:\ l.9.~;.!Jo..
.;. '. :.lo,.~ ..!,,9!o,~'s,.~.t.lrlinsit promo.las llie p

.<!eSI . .. sed
, Q(~ke pU . , .'.. . . ",

.... p'roj"J:.I''1lqy~~}l)e Clty'closer to.thlsvlsion by .p-1!>vldlng.:urgenlty. .' "ho,u~lng
.,., ne"r;lq~~' ~nd.:.trn.ns.il)\!:>o!her q~~e,lit,10 ,lhe ..pub~c I~"v..t.the cot1Iblnatlon,p'~.lhe

. us~~.!,.!"po'S!ltg~ne\<,\es s~,bsli'ntl"lty 1e5!' Irll.lfic~an. manyu~~,pem1IHe~ ~y pght.

Critical Mass •

The. pro~o~ project"YIl11riot be .mat~~Iry: 'd~lrimental to the ~u'brlC ~jfa~.or
.conve~ler.~ l',!'""u~e,..the proleCt ..Is,~e:;lgped 1i/.aCllleye a syn~r!IY f?r 1!J~,resldenls

. of the,projectandM ·commUnity•. The !:{CaUonofthls mixed-use ,prowct IS deslgned
10 .. ". .... Is 'neafjobs ,and transit The InC.'!"is;,d.i"sl~ential.

... po slt pro,,!oles pedes\rian acUvlty I,hat facililllt"\' the
, .xpanslo . 'iises In !he area.'. As .the reslderi\iilf.jlOjJiJlalJon
',exPan'qs :fi.~f.·do~(tJle':Corri~er:c!al :p.PP,?rtunilies. !his project oflers:an.·addlUon~1
fea lure t~"t..~ro'l'0"G!. ~d""bi~!:,~=:s:siblr1ly In' the .general nelgh~?lhood; It

--'----~~--- .... -_.
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traffic consultant, The Motillity Group. provided the fonowing trip geneir!lU?"
comparison for tradltlonal commerciat uses and, a mixed-use project over the entire
site: ' " '

Let area = 130.275 SF
Floor Area = 1,065,423

FAR of B.18 to 1
'Retail 35,349 SF

875 UnIts

lot '0";0 and Floprarea

Olfice&
Ground Roor Retail ,

. Lol area = 130,275 SF
, Pennlltcd Floor area =

761,6'50 SF
FARof6to1

RetaD = 130;275 SF
Office =- 651,375 SF

1:239 daily trips, with
676' AM trips and 84D

PM trips

OffICe tot area = 13D,275 SF '
Permilled Floor area_= '

781,650 SF'
FAR,01610 1

Office Floor area =
781,650 SF

51163 daDitrips, with
727 ~ trips and 699

PMlrips

4,162 dally trips, with
257 AM trips and 237

PMlrips

Proposed
M~ed,Use

These numbers p~vide graphic evidence, that the proposed mixed-use' project,
promotes the' public welfare- by reducing the overall number of daily trips, while even
more drastica~Jyreducing 1r1~sdu~ng peak hours.

High QUality Design

The mixed-use development will consist of three residential buildings with ground
Ooor reta;1space ranging'in height from 15 stones to 36 stories. Phase' is a :5-
story buiJd~ng'tha~ fronts' on Olive Street, e"1 Street and' Gran~ Avenue, wrappIng
around an aboveground parking structure on top .ot whlc;:h15a one-acre open space
improved as ari amenity space for the residents with recreational facilities including a
swimming pool, a spa, pool deck, and a community room. The Phase I building alsu
contains ground floor retail "and jwc residential lobbles, while the ,basemen,t area
contains a fitness center. Phase" is a 22-story building that fronts on Olive Street
and contains ground floor retail and a residential lobby, Phase HI is a 3B~storyhiglr
rise residential lower that fronts .on Grand Avenue and contains ground floor and
second floor retail, with a resldemlallobby open to the second floor.

The scale, massing and location 0' lbe buildings on the site respond to the site's
nearly full-block size and theurban context. The lower-rise 15-slory Phase I building
fronts on three streets and responds in scale 10 the developing residential
community in close proximity to 81.11Streetand Grand Avenue. While the project is
primarily residential, the design reco9!1tzes ,that by providing complimentary la~mies
to the 875 joint livetwork units including shops Bnd open space, the quafity of life for
the residents and the neighbors will be en:hanced. By giving the ground floor of all

·0, .
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proposes a pedestrlail.w.aIJ<waY.deslgned as an. atlractiv,e k.hdScaped ppen space,
to conn~cI both streets mJd.bloCk a!,lli!! soulhem'eiH! prpposed lots 2' &~ •. '. .

_, Th!':!!l!!>.IlIa~ Qr ~~~1~1s d~!~~lo:.a~h;~;~··criii~; ~{~~id~~~~~
can activate .11)" _.!reclA '!onden~ance.th~·grt!a!iir·UWbf gtound'llOOF're1iilfuSeS;"As .

. . :CUrrentlydeslgned;!he '~roject.should provil bei\efjclal to Hie 'nellihbblh6od, aOd:the
~ ' r ,cond)Uonal.lises should be ~ia"!OO: '. . :". ';-" ... '''. ': ." . ,

, Trlinstt Adlacent ...

'. ::.: :n..Js"~~~.l$u;';~~e~· ft i';.sHUate~.;n.~~wn~.l~:'';~~rEis:ben~~9 fr6~:lhe :.
:: widely ava.llabl';-publfc trailsk which selY¢s" the Jobs rli;I;'envlrt?nmenl The slle'ls a
'; short walk from the ~ntransit stations,.Whlch provide transft access wiIhIn'downtowil,

as well,asto ouHying areas such as long Beach, Pasadena, North Holtywood; the
'valle;;; WestcheSler, and No.walk. locaUng hlgh-derisltY resldenual develop~nts . '
in the Vicinity of publlp ""nsit promotes-the pub.c weffare- by.provlding ·.rea6stic '
~pportu,niUes fonesldents to leaye th~ir-cars at home. '. ' ',.'

Fulfilllna Housing Needs,

'ine proje~: silil:;ts' I~~l.~ In 1M Oe';lial. C01;'irielci~1 Cort!, :Jusl bortl.ring$~~
Pa~ Whi'!1,>.!~,an,',,~;P~>1' ' " ",\I and newly: t:onsbiJCle~

'ari<f"llli
need'to ..

a citywIde basfs:lhe Dowritown'ii,ea Is 'air aieathal'Ci1'ii
. sus1819:,,;ore .grow\li,in h!>.uslryg:u~11s)eCaus~ the area IS'ric:h In Jobs :and .ma~ .
transi!' oppOrtunitieS: 'The profeCt.proposes to'add '875 'fi;siden\ial 'im!ia'in an-area
mostsui~ble 10a gtgwth In populaflon, ResIdents of thlflffi!a'are moie-likely!o use

· . p~bnc Irlln~iIor.,lo ~I~ to their jobs in l!Je Downlcwn area., The project proposes ~
· "'add a sliii'iifiCi1hi'amount ofn~w'ietarr·tis;l;i·9n Hi" grouridffoor'ofthethJ'1ie'pliilses,

. ',. '.~mrtJio aiialla~mfy .0(theSe .sHopplng·'oppbrtpnilt&'VinJ'bo ben~ficiallo Dothl,new
~,~,. • ., ., , . .' ,residIi:)~f'Jb ~,e.'Central C,D~merclal '
u . f:ll)lsj'>:"jei:i 5'IiIlbe .!~6m,e.'?'W~e~)'and . .
l, ; . :valu~ or;lJm,:area ,~m lead to greater,
"::iXnteraslllj , ·tP'a$fer·j;oinm~nity for lh..,".",.
" "'!'Sldenls: . o.l,,;;n9 iii IhlS aiea Wilhouf dl~p.I.clrig:existingll'liitl ..;,fs, the

proj~ct will n:ol.be malerially detrimental to tha pueITcwelfare:

!-~~cCongestion

W!!. pri?pcised '~se o(ill e ,~1l;'creal)i;(~iiiu!ilicb.herll'J~stifying ~pp;oviil ..ol' this .
.prpjecl: The creatiOn or Ii mlxed-us'.:jliojei;t 'al tho slle:llelns'tchedui:e future !Tallie
'pol"!)llilr:riifiia'area: .By"rlghl the. .pio)tii;t: cO~idlie,.des;'~iied':\~ilfi· apii1:oXliriiiteiy
781;650'square.reet of 'office 'space generaUng 5,163, hel'aaiiy'trij:\s;' MOiher by
~ght OpU?" [:quid conm.in:appioxlni~lely 130:275 's§uare feel:'of ground leveJ'ietaD
buill be!ow:.651,3?5 sq~are feel o/'office '~pa,\:I' th~t,.\Vould ge:~eial~, ·approxima.\C1y
7,239 dailY'trips. 'The proposed mixed-use project al,lhe site generales substantiallY
le~ ~ftici' than a sllilight comme~ciat project. To illustrate this fact. 'ttJ~project's
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three phases to retail uses, the street and the, adjacent shops 'become public
spaces. In the way o.f open space, 'fhe s~~ provI,des a, recreational eree for, the
residents while both the community 'and resldents benefit from a ,r:nld..blo~ passage
located ~tWeen the Phase.l bUilding and il,. Phas,e n and III bUildIngs; This '111<1-
block ·pase,o" .serves 'to' break down, the ~Cafe,of .Hi,e, ~Iock i,nta ~,more pedestrian

. friendly scale 'and, will connect Gran~ -Avenue. to Olive Streel The paseo 15 a
pedestrlan .oriented ,open -space that will include landscaping, enhanced, paving,
awnings and -awater feature.

The b'unding'f~~de'for Phase 1 is broken down in scaje.by a composition of comer
and planer elements, ,Which creates Jnterest and. a dynamic faya~e. The exterior
malerials Include concrete, low-reflective .91a5s.metal panels, 10!Jveredpanels-and
exterior shading devices, Large windows allow resldents to take advantag~ ~f ~e
loeal vlews.. The 38wstory high-rise' residentiaUower becomes th~, signature buddmg
for the site and has an undulating fa~de' of while concrete railings, which lends. a
sense of movement to the structure. The height of the tower affords skyline and long
distance'views. '

The project.area is a dense urban area rich in public transit, jobs, cultural, a~d
entertainment uses, whIch not only accommodates but also demands. ~n increase In
resIdential density. Therefore," the .granting' of the requested conditional use will
resuh-ln d,eveloPn:tBnt compatible and consistent with .City's vision with the area.

,7.' The. prop,oso(J',PfOjOC1 ..-WiIJ be In proper In relation to adjacent uses or the
development of the .communlty.

The granli~g of thIs approval permits the creation of anjnteqrated mixed-use
development compatible and ccnsistenlwhh the surr?unding .uses. It al~o appr~ves
a project consistent with, the City's goal to create a Vibrant mixed-use ~munity in
Downtown's job and transit .rlch environment. .Nurtured by the Adaptive Reuse
Ordinance, the residential',housing supply in 'this area is expanding rapidly and this
project serves to promote 'tha, 'errqrl

ByexalJ1ple oftha approvals' of the Elleven.Luma, Eva. 91t1 and ~gueroa·Mixed Use,
the' Glass Tower and the.Hanover projects to name a few, it IS apparent ,that the
9ity's desire tcJocate brand.newproond-up high density housing near jobs and
transit is quickJy becomlnq.a reality. The first of these two projects are under
construction and the others are stated- to break ground soon, According to City Staff
there are -approxima'tiHy 25 higtr.rise residential towers i~ Building and Safety's. ~lan
checkprocess currenUy and 19 are fully financed, .The proximity of these projects 10
each other 'and the existing jobs and tra~il helps to create the criticaJ mass of
residents needed to transform the area to the vlbrant 24-hour environment
envisioned by the City.

8. The proposed' project will, not be materially detrimental to the character of
development in the Immediate noighborhood, and will be in harmony with the
various elements ,and objoctives of tho General Ptan.
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ThIS proJeeI is harmonlo;;s wilh the Genera.1 Plan,ln that iJ.locatas urgentIY.needed
~ouslng Il!"irjobs and tr.lI"\SH. witti,outimpaCling existing "!i,!,munitias, 'The foHowiQ9
wIDdlscu$s the pro)ef'!'s'!eonsistericy wilh· Various elements:or..th,H3eneral :f-lani
.1n\;i.~diO!i.th~<&,~1f;1J Q[!Y: ~!l1..!'!!u.~i!Y.Pll\~,.'ciIY.Cen!<>r:Red?"elopr,nent PIfn, the
Hou!'ing'Elemenl'arntfue Transportation t:.e?lenl '...... ': ... , .....".":. ....... .

· 'Ce~tral City.cOm~unlty PJ.an

: Th~ Comrilimfty· Plan' :(ilcogif..es that~ the ce~fu,' c;iy 'IS :overwh~lmi~IY' a . :
g~yef[lIi1enm.~.l:!ln\riif!!i:iaI'~!1<!manufu,cluring center; 'and that. resldentiallyzane<!·.'
'lana accounts: for leSs IMn·ti% of the'taIBlland.area. However;.ths· Plah also

· .ii'i:Ogn!zi,s lIJ3t the. "continUed.ecol1omic·ani!. soelal viabmiy:of the:Central ..CIIy .
depe.n~.· on' the. conbibutions of a. stable. population' and vibr;In~' cohestve

":tiil!g1lbortKiog.!l!:One'Of1h6 Plan's priina'!Y,'objectives lS'.tafaelr~ate:tI1e:expansloi1 01
. hoUS,ng·c1101ces. This priljecl,'·iride.ed, promotee 'new housing opparturiities !Or,the'::liy.ei:·-'· '. "'i" . '..~:. . ....:: .' ". '.. " .." . : ... ,,: .".: :
;·liT .. 16110wing'Central CitY. (l\>mrnunity·Plan' resl!!enllai .land'. use 'objectives ere
'·.co·ns1ste';fMIh !f1e'prop'o'sedllevelopmerit .' .' . . .

· Ob!octMJ :1~1:To pro.mole ~e""lopm.nl of '!'sldenll ..1unlls in South Park.

objeiitMi'''''2; 'TO Increase' the' range of housing cholces·avauable'!o: Oo;""own
e"Jplojees:8J)d rr;.sldenfs::· .' ..... :" : .. " ,'"

Wdh 'the development .of" 875 .~idential ~nits' in· a" higMe.nsit'y. area, .the
proposed' 'projei:t'lulfills the "primary -resldential lard use obJec!iVe. of the
Community Plan, Although H designates mucli.a(:th·e 'SouthPark-area.as High
·Density Residential willi. correspOnding' resldential zonlng'aue to its proximity to

. . Jobs' am(houslngi:u1IS;pinjeili' Slli, is,1Oc?1ed 'on'liS boander withln·lh. job';'and.
· transit rich financial.Co!", portion oTlIle .C,ommu[iUY-Pla,;;The·Co'11inimity.!,lan's
Policy In support of this pbJecthiii seeks to ."maintilinzoning standardsjhat cieinty

· promolehouSing ancf'iimli'imclllary'ciirnnietclal tcith.t:wliicli·meeis the'nseds of
nei!ihiiomOodf~kleriis'·or~·bOijipa!IbIe··WiIh f!'Sldeil\u~iuses:!. .A.p.riigr,.mof.this
policy'seeks Iq "desi~nale the land'\lsefoi !lou\h Pail< for residenUOHn all future
redevelopment plans~ .Mother program .s~elis· to.' implement ' policies' as

" appropriiite:'·ihav."enOOunige·.l'eSlden~al.. deyeloprp<!nt: a~d .promote '!riinsil-
• oriented,' mbied-lncome'and mixed'-use' rieliihbbrlioeds downtOWll~.' 'The-Plan
· also seekSr;to' lncrease 'the I'?ng~ ,llf·\hoiJsiii9~c.haj~ available··;to oownrown

employees :and residents: "The prop.osecf:. project oflers. bomeowrle:rl;l1ip
9Pportu~i~es .tore~ldehts. of the ~rea. ;The' proPQsed proje", clearty strives to
~in~t~~o!,Jec\w~,'pfO!i,?ms"~n~'p'~I\c;f"i"qf tHe.p,lariil'J e'!i'andil)!! Ui'!'nu\"~er
of'residentiaf unlts-ln an area \fiat Is 'alre.aay, oriented to,publlc.translt and mIXed-
use projects ... ·"·;· .. ·· \: ,.•.. ",. .."..... '.

The Coin~unity .P.lan' :a.JS~·Kfentifle:s se·v.e~l·signifi~nt community '~sidenUal
· land use issues tha~are ~~.~re.s~edby,t~ep'~~~~oo:projectt.· ,,', ,
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Plan in that the Plan seeks to increase the supply of housing i~ the Project Area,-
and is aimed a.t "crel\ting ownership. oppcrtunltles inJhe Project-Area:· Further."the
bordering South Pari< area is "designa~d ~~d. zoned for higlH!~nsity ..reslcenuer
development; and the. area can accommodate the proposed' higher densities of the
Condoinhiium Projects approved by'the 'Agency because-the. sites.are.,-in ..close
prcxlmlty to publlctransft ani;(becausetheyare withi~ ajobs-rlch area.'!

· The proposed 'project creates '6 Jl1odem. erticlen.t and-balanced urban ~nvironment
tor.people by prOViding resldennal units in an area that Js'proximate to meny.cf the
City's business, recreation, sports and entertainment .ve,nues., Residents of the
prclect will have .easy. access to the:..I1e.ighl;>o~ng, Lo,~. Angeles, Sports and
Entertalnment-Dlstrict as' well as to the Ml,.Isic Center, Disney Hall, me Artist District

· and other cultural,venues IO!=:a\ed in the '~owntoWn' a~ea.· . .

Housing Element

The project is consistent with the following stated objectives of the Hous~ng Element

ObjectJve 1.1: Encourage production and preservation of an adequate supply of
renlal and ownership housIng to meet Ihe'identified neeas of persons of all
income levels enaspecie; naects. '

Objective 2.3: -,EncD.l!rage the 1ocatia.nc:f housll1g, jobs, and services In mutual
proximity. Accomm.odale a diverSity of u~es that, supporl the needs- of the City's
existing and futUre residents. .

The Clly's Housing Element {adopted by the' City Council on December 16, 2001
and approved by the State bf California D~partment of Housing .and Redevelopment
on February 27 i 2002) slates thaI Ihat the population ctLos Angeles wm.grow by
821,165 persons between .:1'993 and 2010. Theamoy~t.of housing needed to
accommodate citywide growth.is estimated to oe.60,280 dWelling units (from 1998-
2005) or an annual need of 8,03: dylelling units. .

The proposed project' will provide current and future .downtown employees with
rental ,housing at a premium location. The proposed project wilt add a total of 875
dwelling units to the City:s ,downtown housing stock The project will.be pert of an
emerging pedestrian-oriented district encouraging the use of mass transit, The
project will be developed in close proximity to the MTABlue line Station at 12th and
Flower Streets, the Red Line Station at'7th and Figueroa Streets as well as the
DASH arid other MTA bus lines..Additionally, the' project wilt essentially be part at

- the proposed L.A.. live project, which wilt bring new hotels, -live theater, nightclubs,
restaurants, retail, and commercial office space to the South-Park community.

In allowing higher density than permitted by Code for the Condominium Projects at
1111 S. Grand Avenue arid 1100 S. HcpeStreet, the Community Redevelopment
Agency found that permitting a density. variation will not be contrary to "the
objectives of this Plah or the applicable .Community'plan.- The Agency found that
"lhis type 01 high-densi.ty liveIWork residential devejcpment is the' optimalland USe
for the site as it is near public transit and it promotes pedestrian activity which will
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a) Create" 'slgnificant !floreasa inhouslrig.!';r an IncOqles, p.. iilcutarty q( middle-
·Incomehausehalds..·· :'" .... . . . .... .

... b) lack of·suffieleiit housl~ Inve<;lJJieirtto' ~chlev" a:ctitical.mass" In some-
underseivedareaS.fil<e.South.P.~rk.., .. ' ", ....,." '. ":.: '.

--"---"~ "c) Lack-ofnetghbt?rh~iieQ~eab·ffi;1~J~~~tf}~~pp.6r;t~~dential.~.,M,." ......
d) lack of a strong .sens~ ~ nelg~borhood "!e~tity..· ,

: The pro)ecl is.de>;lgned 10 assist in resoJvi~g thaile ,),any Issue.: n,,;'proJii9ri 'of
:.1pS'horileowner.;hip residential units crei'tllS .~ sign.ifig.anliQ.i:re""l'.r!\·hpusing !'1(' a

, . •· ......0ge ¢.worken'in-\he CiI}i, At·81?·unlt!;, ..the.prpj~.d~J1Stra~,a:sul?!'!l'fIyal. \
. ." inveshl\!'nl Iq !hb. community th.at .m9yes:.ll)e.CIIy.¢lo~~r tQ.,~cI)levi09th~t "Ciill\lB1

.' ". mass" QIl'eSjilerls. .. . ,'. .' . ". '.' ,.: . . . . '. '.. '" .. ,:.

f~~e sitS plan ofthls proia'; ~:desi9~ect.~-ach·~~a '~dcaJM~ of r ~l'.'~.

:i:1:an, activate the streets- ~nd 'promote the 'yround floor retail' Uses: ,','
·ground floor retail, uses will address the '",cti'"f neighbprhoOd-orlenlOd
proViding rillaij.' opportunities S8rv!~g the residents' anp' 'commu .

r,·developr.n~nt of a large vacant parcel of la~ into. an i"tegi:a)e<l.N9h.d~nslln!lixed
::~ I~s::~~ a much needed ne~h~orh?od.ld~ntiJy.ln ah·area,!I!~1 "1.curren~

. .. T~enhan~th~ ~ed~trian a,;"",;,; in ~~-'a;,;,,'~~"prOj~cI proposes api;;j;;'lrian
,·walkWaY,:deslgned a •. an.atbaptiv~·la.ndsq.fie<f.ope'1-.~P~ce"t9 "!'rneclboth.~treets
·mid-b1Ockat the,,?uth~ri1.eild of'lIie pro/eel site. . .;. c' . '. ..... .

Red~velopmtmt Plan

· Se<;!IoB~05':' PrOje~i oi.Iecliv@·.. -> . .'

:.;';:tqi~i~g~i~C~;,t~;'f;l~evelopr:n~ni ~i~~;a~~ y~ tJbJecliv';'a";;';';~~isient
. :with lIle ~toP\lsed developmentr, .. . . '. . . . .'

··:·.bbje.i:tive 6't .T~ :ciieatfi:~~:";ode~ol.:~mCie~t:and.:balanced Urbtin"'envubn~~nt for.
:·,.pBiple.,l,npipdf09 a ful/'1Jmg{1;.'o;';ar:oUJ'/d,Ih,6;cJocfi..i'i;t!villas and ·ri:i~~».• such. as'

~~:~~r:~li:~'.§~~~:~.lJt.~~!.~~~~~~fJcf~:q~~i~g~., ~':;::~': ':,~':..,';" :~:.../ .. :~:.:: .
.·..,PbJIIIC.1Iv.o .13:,T~.ProY.i.c!fJ.l!ifJ.h. and '!p~qiumden~i1Y.h6u~iniJ. t?!ost!,:!Q. ~mp'~qymenl
;.<,.aT1d~avai1abtfJ.la:BII.~thnir;:,~~I'~d ej.;pnolilit? gf9ups, and to makt;t an..f1pp~priatB
(d'hare pf ilia ·CilYs lo~ ana'rntx!Ei,,!I~/~(XJina' housi~g availa.bla 10(6'ii<!anls .of.the

, ":Marea. . '. " .:':. .

: .The I";pottant:.goal·~f. 'i~e tilt;: c.~~r·R"p~V?I~p.ni~nt Plah:.ro..:pro~iie~~.hand
:.medlum de~ity houSI~9.:..close·IO''''I'pltiyme~t. is .:achieved with the ..proposed
: proJecl's provislon ' of S75 residential units in a high-denslly ar"". t , ''flle

Redevelopment Plan allows for an increase in floor area on a property 'pursuant to
. Seqtion 5~()" In granting" I1?gr area .varl;;tio,nof.a maxlmuin of 5Q,000 square feet

lor each of Ui~:proposeP CQQdominlum.ProjectsJO(:!lled ".11111 S, G,,!nd }l,venue
and 1jOO. S. Hope' Street, the Community Redevelopment AgenCy noted. that

· ·permitting a·variatio~ ..will riot be contrary to ~e bbjectives .bf th~ ,R~evelopment

i
I
!
I
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create a sere and vibran't mixed-use community: The proposed project is consistent
'with 'these find.ingsof the_·C~mlmun.lty Redevelopment Agency as applied to other
.~i~i1ar projects lflthe: downtown area. .

";=tCansp~ilatio~ttement;

The objectives outlined in the 'Land: Use-Transportation Policy within the
.Transportalion EI~ment are as folloYfS: .

5. To focus future 'growth ,of the City,around transit stations.
6.' lacrease.land use intensity III transilstation areas, .
7•. Redace reliance on the autcmcblle, and, .

, 8. Create.a pedestn~!1 friendly criented environment.

'The Lana US~Trans~rtation policY ~;efi~~ a Primal)' Innuence Area as, the-ar~a
within ..a one-half mue raiJius of a transit stalion .. These areas are identified as

· compatible with .higher densities and intensities of land. use because ot.mer-ciose
proximity to 'public transit. The proposed project Is located in such an area,

The project proposes a pedestrian-oriented environment by locating high density
residential and retell uses 'in proximity to public' transit and the jobs rich environment
of Down·town. The project encourages pedestrian 'activity with its development of a
'pedestrian walkwaY mld-blcck-hetween-Dlive-Street and Grand -Avenue tharwill be
used by'resktents and the community alike. With ne~ residents most likely to work
downtown and to avail themselves of the recreational and cultural opportunities of
the, area, the need _for automobile transportation. is greatly reduced. because
'residents will' 'either walk or use one. of the many forms of publi~· transportation
available in the' area •. In any event,· the .project .provides '3 'significant number of
parking spaces, 'whlch necessltates :a 'variance; to allow for parking and- other
accesecryuees.cna more re~trictive zone and to allOw'for parking spaces on.a lot

-cther than one' ~ith dwelling Ur'lit:t. .

The granting of this conditional use will not have any adverse effects on any element
.of,the General ptan. ' ,

9~·A cOinbination of functional Iink~gCs. such vas .pedesfrtan 'or vehicular
connections; . .

This three-phased project is design as a single integrated site. Functional tinkages
exist between 'the three phase's pro~idlng 'pedestrian 'and vehlcular access for
residents to each project phase. The ta,rge internal open space will provide a central
gathering' place for' the residents ofthe project.

1D.ln conjunction with common architectural and landscape features, which
constitute distinctive design elements of the development;

The mid and high rise residential buiJdlngsare designed with common architectural
and landscape features that are compatible with 'other similar mid and high rise
residential buildings that 'have been and are being constructed in the viCinity. most
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. .
pa!1lCulartYwilli the a$i:ent S~ P~rk cOmmunity•. 'l"hB project's "dIstinctivedesl!in .

. .'. . . features create a sYnergy'with other projects \Pl!t provide open spaces; PetJesti!~n
fTiendlyenvironmenls and limunil flOorretan spaces to.atiract community,resldenls

.~.-- .. :.--- .• _JlS~lLqs..:JJ~'\IO.T/!!m!.an<!vlslIg!)!:. -- :"'c"'- ..: .• -'..-- -:: :~.-~::<_..
11.Js 'composed of iwo.or mpro c~ntl9Uous' parcels, or lois oi.racoi'll si;p;iram"d

. only' ~ a street. ~.~alley;.· .: ., . .'

The projett proposes:to.merge the slles approximately 171015 an<!resubdMde them,
Into .th",,: lllli~I.lots,: <iil~ lor each:phasa 0.1. dey,~19pment: The 1hrne'proposed'. . . . :;:~;eo1'"10m,.wm·~~Pc"U~. tobe bo~nd \>Y. 8" street, Grand A\le~~e: ~~d Olive

. 12oAn~ w~~n th~'.d~V~!~;I\l~~t' ~ '~leWel!' from ~dj';lnlng. ~li"eets·.~l!pealS :Ii>b. a
", co!"",hdatad wIiotit:·· . .' '. .... :.. s , • •••

The project.wm:rritegrate the uSO!'. a~ilectural details'; landscaping, slgnage and'
"coJi,ti ..to"~ate'the l'~pearimce of a ·un!loom.edhighly integrated.d!",eloped. : .

. . '.:. .'

'SITE PLAN:REVIEWFINDINGS··
!:"" ··::::·..:-:T.':···,'··· •. ., ':'. . :,' - "

.. ·.13;'"fhat:lhe ~iDJect .Dmpnes,"\Yjth·~11 appllcable·provl.l~ns·of tho """ 'Angeles
'.' :',Ni\iillcljlal;'cod'W'PlaimIJj'g"andZOnlng' 'SeCti9n"iind any applicable" 'pecific:~~.:~I~:~.·::;~':':..:~:'.:'~:.".t',' . ',":' :'... . . . . ." .....
.v-. ''hie prole\,! ~;u;, i~:Zoned C2-4D, a,;u the proposal :is·fori'~ix.id:tr.ie:ibulidli1gs

!"'irl~~si#l6fil.rOiJn~·fl60r !'i>tliU(ap{iioxima!ely'36,349squamJeet)'and·mullHpinily
. "~~llJen6~1 O!'iiS\m'aXll'ij~m of875'u)\Ii!');"tiltlilihri 1:06~;42~ sqliare·leet;d.tf.a:lot.with
.'iI net.area.of'130",27.5 square'fee'f"a!lil129o'!13 sq~a~ feet:aner·slteWtledleiiUons

am remcved. Th~ Height ..Districf·Ni>.'If'all6Ws a.13.1Q",·F.AR;·hawevet;·:the D
limitation limitS the maximum allowable floor.area to a'FAR of 6 to 1 for the entire
sU" (per"Oniinance'184307): ,. ..; "'" J •

... Ilapp~;ed:~~"d:~s;~n~':~d~red furTentau:,~ Tract No. 6;5~~ndih~ 'I~cldental
'. Zonin9: Adniinlsliator·a';~oiJii. Vim biing"the project.1nto compliai>ca'"WIth'Ililof the

app'jjcabr~ proVlsltin~ ·of!he los Alige!es:.Mu~icipar .Code.and the Planning'and
Zoning Section; . -.'.... .. ........ :...... :..... .

..... 1li?tigl'i;'thiriifOj~a sHins' nolWithlif iJ' speCifi'ii>ran·area~ttie-sii~. ~-stii;je<;lfo. ~~
'.._.-Genlral CilyRed,ev'elopltl""t ProjeCt Area of-the Communily.Re"deli.eloPJt!enl'Agency

". rCRAj. '1)1e jirbpose"d"p'JQje.:t·jsh,' subStantial'cOnfonnance wilh'Uies'e guidelines.
.. ProjeCt !iesign ha5'be""i reviewed by the CRA and .approved: ..... :'. . . ..

':, . ...... .. '.~.. ' :. .., '..,;~-: ." .
14.Thatthe project i'! con.!stentwilli tho G.n ..... 1Plan.

The P'!'l'erJy is· located I~ the Ariancial CoteJSouth Park ~re'a' ofllie 'C"nlral Cily
CommunitY,Plan, which was"updated·.and ·a!l.opted'·on .January. 28;.·2003'. The
property's zonl~gls 'consistent 'with' the larid '1J1I8 p.eSi9natlorni; i;l!!9ibrial center
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a variance from losAJ:'geles'Mu~i~p;,r e l'>~ctlon12.21 A.4 (P) (1) tiJ.penT)H.46
p'arking spaces per umt (Phase' rmlt ;49 parking spaces per unit (Phase

. 'II) for the 'r'I!sldenlialportion of . e Work UnitS·In lieu of the·1 ..0 parking
spaces per una (Phase I) and .1.0 p~rkI~gspaces per unit (Phase II)req(;lred;'
a variance from los An9e1es MunlcjPalCode Section 12,21 A 4 (c) & 0) to permit
.98 parl<lngspaces per unit (Phase I) and -99 parking spaces per unil (Phase II)
for the commercial portion of the Joint live Work Units In lieu of the 1.76 parl<lng
spaces per unit (Phase I) and 1;60 parl<ln9spaces per unit (Phase II) required, For

. those,g~und floor units occupied by retail uses, to permit one parking space pet'
1,000 s.t, of retail USB for those ground floor units which am used for retail <

purposes Instead of.~oin,\lIve Work Unils;

'a variance froni los Angeiei.·Municipal Cooe Section 12.12 A and Sedlon 12.16 A .
toptirmifJofrit'lJ"v'eWork Unlls In the IOjR5-4D-OZone; .... .....

avariance 'from [OJ ccholuon 6 endthe 0 Umltations 01 Or(il~anca 164 307 to
p~rmit·the Associate Zoning AdmInistrator 10 act for the City Planning Com:nlssion

.'in allowing an FAR in excess of 2 to 1 for commercial uses on the-site and to.allow··
commerclal and residential- uses In excess of 6 tc t FAR: (Such approvalls In
re~gnilion of the actiqn, taxen by the eRA Board of Commissroners 'on Apnl 15,
2004, pursuant toSection ,5.0 of the Cily Center Redevelopment Plan, to approve
a Varlatlon of up to 50,000 square feet of additional floor area each for Phase 1
and Phase 2 ortheproposed project)

a vari~,n~ from .IQ] cOnditions 6' and 6A of Ordinance 164,307 to permit
commercial uses on the site with a ucor area ratio (FAR) up to a maximum of 6 to
.1 In lieu of themaximum of 2 to1 FAR allowed;

a variance [romlos Angeles MUnidpalCode Sections 12.11 C 1,12.11 C 2, 12.11 C 3,.
12.11C4. 12.30 and 12.37 to permit the calculationfor the BuildableArea or the lo1&to'
indude the areas of the proposed street and alley dedications, the aIley vacation' area:
and the required yard selback areas In lieu of the deduction of these areas from the
Buidable Area of the lots;

a variance from los Angeles Municipal Code Section 17.15.C, to permit
construction to commence for ·the Phase I bundlng located at 1-111 South Grand
Avenue in con~unction with an approval of Vesting Tentative Tract No. 60746, prior
to the recordation of a Final Tracl Map. subject to the zone variances. Zoning

Administrator's adjustments and site plan. approved herein. and an increase o~up
to a maximum of 50,000 square feel for the Phase I bullCHngthrough the density;~~~t,i~~(dtN~~l~! ~h~!O,~:t!d Redevelopment Agency of the City of Los

Pursuant to Los Angeles Munlclpal Code Section 12.28,1 hereby APPROVE;

an adjustment from Los Angeles Mi.JnicipalCode Section 12.12 C 4 to permit an Increase
01 residential density from 1 unlt per 200 square feet of lot area (181 units) to 1 unit per

.;j;rrr·oF LoS ANGELEU'
CAl:JFORNIA

.::
....: "; :.. ' '.' :~: .....

:',,';'.' : " " " .. ,

CASE'i'JO.iA 2(iOi9146:iV-ZAA
.z fj,M~IN~IIS~~i~:ro~.R:~.~ll.Ie tOR~ANCE,
.!I\DJus,~ENT, SITE J?lAN REVIEW

.. :R]'la!ed Cas';, NT.r. 60746. .
·111>1.S.Gr.IIWAv~~lie-& t100 S. Hope

"Street '. ".
. Genlral:City Plannlnii'Araa

. 'Zb~~·· ; (O]R5-4[):'O" ;....
DiM:' :"12t.5AZ· ..,""
'(:;[1:.:" :9'." ..
CEQA: E
Flsh'and
Lega!' ce·" 7)hfough '12. and
1'3'tl)rough'1 Ord's Survey

Fii~if~nt;t;th"rter ?ectfdn ~62 and'Los Ani!~les Munfclpal coci~·seclJ\iil:.\2:27, I hereby"
. ARPROVE: ',. ".... . .. ' .. '. .

a."vaiiimca f';;m Los A~geles Municipal Code Section .12.21 '" 5'(awf(li) and '12.21 A 5~ .

10 ieduc~,the·parkjng.siall width· to 8'-2'; only·at.the,portion.,M,em;the structural
'ccilumns are .loeated as shown on the-parl<lnir plan .(attached·. bj .the case file)

··drawlng,ln.lieu tif·the reqtrlred 9'.o"·slall Width plus' tho"10 inches' required on the
slde'of an obSlljJcUon; . .. ...

· Tom Cody (A)(O)
· . Scl1lt!1,Pa!l\:~pO::LLc., . ." ..
· 1120 NW Couch Street, Suite 6jl0·. :
:Portland, OR 97209 .. .

.,:' ,:.. ,

Gralg'!..:awson'.(R) ..:. .
.craig J:aviso,,·& Cbm(iimy; 8..C·
'8758 Venlr;a,Bouleyard, Sulle 200
LosAh!ieles~ C";90034· .

Departmenl of Building and Salely

. h~·.diive.al.sl~s to 24'-0" In lieu 0; ui.e reqUited.~5·.4" for 9'.0" wide
dfi\li1llfar)~I~,WjthDOth·,S!~!jIe..'Qjld.edal)ddoublii:loaded alsles with

...- ~:,..~--:~:,:"'::-~.-',::::::--..... :..
to reduce·~.~:d,riv.e.alsles at the basement, ,~~n,d and third Parking [evets to 21'-
a-In' lieu of the required 25'-4- drive aisle and to reduce the drive aisles at all
parking -levela.to 22·~6· in lieu of the required2S'4"' drive aisle at \he locations
marked A:and.B·on the attached basementparklnq plan diagram;

Page 3
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18T'sQuare feet of iot area (194 unlts.tn Phase I) aryd"to,p~!11l!\.,th~ In"""1so of.
residential densily from 1 unil per 200 square.feet.of lot.area (217.,unlls) 101 unit.per. 194
square feet of lot area (223 units in Phase II);

an adjustment to reduce front ya~d. ~jde yard and rear ya'rd setbacks in the development .
..01both-Phase I and II as follows;

"!rom. ~os Angeles Municipal Code Section 12.11 C 1. t~'~uc~ I~e.frorit Yard
setback requirement to 0 feel for the 1· and 2'" floors (Phase I and Phase.II), to
11.91 feet on the 3" through 13~ floors (Phase I) and the .3" through 17b Hoors
(Phase II)In lieu 01 the 15 feet requlredc.

from los Angeles Municipel Code Section 12_11',6,2 lO,reduCe:.Q1e,~lde yard
setback requirement to 0 feel ror all the Hoors (Phase 1and Phase- II) adjacent to
the existing' alley and for the 1'" and 200 floors frootin.9 on Hope.St, and Grand Ave.
in lieu of the 16 feet required; ,

from los Angeles Municipal Code Section 12.11 G a··il/redu;" the rear yard
setback requirement to 0 feet for the 1~ through 3rd.f1oors:(P..ha~seI) and to 10 feet
for the 1" through 3rdfloors (Phase II) in lieu of the 20 teet required;

an adjustment from los Angeles MunicipalcOde SeCuon12.21 13'2. (aj (lj (I), 12.21 G 2(a)
(3) and 12.21 G 2 to deviate from the Open Space r~qujrements,as tollows:

10 reduce the required Open Space to 7,728 sJ. (Phase I) and 12,298 sJ. (Phase
If) in lieu ollhe 21,025 s.f. (Phase I) and 24,150 sJ. (Phase II) required;

to allow 747 s.f. tPhase I) and 1,372 s.t. (Phase II) of planted area In lieu of the
required planled area of 2,459 s.l .. (Phase I) and 2,9.94· sJ .. (Phase II), which "is
25% of the required Common Open Space. and to allow ;25 lrf:H3s for each phase
in lieu or the 49 Irees (Phase I) and 56 trees required (Phase II);

to allow Common Open Space 013,166·s,1. (Pllase I) and 3,856 sJ. (Phase II) to
be located In the required side yards;

Pursuant to los Angeles MunicipalCode Section 16.05 F, I hereby APPROVE;

Site Plan Review for the proposed project.

Upon the following additional terms and conditions:

1. Ali other use, height and area regulations of the Municipal Code and alt other appllca~le
gov~mmenVregulatory agencies shall be strictly complied with In the development and use
of the property, except as such regulations are herein specifically varied or required. '

2. The use and development of the property shall be In substantial conformance with the plot
plan submitted with the application and marked Exhibit "A", except as may be revised as a
result of this action.
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'';'''~nd 5,213f;;"1 fo;P;;';';' ii, ~ljJ!l!i'i,i'~ ~a~rj,ulid'r~ fuOtP;;i;t.:·M.~iiI9¥.ni;.;~;;;~·
· storY u~its with street access cra~teS a 'baSl> for the. bundlng ~Ich. then steps back and

continues with .the towers .whlch Jriclude the.rest of the residential units. The.2,story units
on the streetlevef plOvide a huJ'nan·scali.'VtiliJineWc element which is a gOod transition 10 .
the.uppe,r floors,

'eric '94=0225 epU:'16rdmanC;;:17ifi!Jl$\'''';'o~ ·Jahila<Yik·200~:·lIij,!JCitY·C:o~;'cW ..adri~ted a
resolutiOl\ .approVing a reviSion 10 ll1e central CitY COfiinltiilJty'Pla'ri'(O rfitru'ila-lliii1i1corj,oia'tio6

· .o.f Jhe' i,?s ~e1es Sports and EiJlerlalnQlenlOlstrict Specific Plan for the area near Staples
f&'riter'll'nd'l!iil bi.: Crinve'iitJoji·Ci!n(iiI'. TheSpeemc Pla'npemii!ii·li'riii:ilcirilliiil·of':ns mUiio"
·square feet of entertafnmenUmixe<HJse devel~nie'nl. requIres''; mlnfniiim 'bl 50()law;jmng tinits
and,,4OO~~.~'F!,~?~.;&l~~iles~~eIYOI.0~",:U.ses; :.':.;".., -; '.,

·ZONE VARIANcE FINDINGS :," .•.. .' ',,, "!' :"~,,~::'.'.

. . In order for a,~rian~ 10 be' granfed. alIllite of~e 1eg8l1ymandtiWci Iindi~9S iiiltm,~iiJ'i"':C~
· .C/)<l{!er SriI;ti<ln.~, and l,lunl!'lP.i!1 Code ,lle<;tkl~,1?-Z1. f'I\U~"be.n:i~d~-'l~.,th" a!.fj[l!lP'Iiv!'.
.~~I~!~:~~~~led),l;; 1'.~elfn?,,\i?ij of the flndlngsa,ndll)e,appnc'a\io~,(lgr,!~faV:a~lfiict.1 of
, :,., ' . .'. "1 .' '. , !-' ", ": ':, 'i:i! ,":'I~"'. '

· '1. Tn'" '0'1i6<i ji~~I;;lo"'~ oflhii'~oiihjg~, ..." ·d"Jri~.Ii;;,·""
·",.:,p' 'r Urirtecessaiyhardshlp" iDi:'dn';lStenIWltir.

,.: of ns::: ,::':.::' " ::.. ".", ~':,' :...-:. '.":'-".: -,'

" ~ '" , '.. .... .. . '.. .
The Intenl 01the Zoning Cpde Is!o plDVlde adequate space for cers'lQ perk and maneuver

· wilh&l a 'parl<ing area and. for· peopteto enter ~nd o:xn safely fRliIi their. vehicfe:r.· The
· applicant ol·the Pro':.J~d%th·a,sle widl\>.and·

Standa' cam and sport uWity vehlcles'
requested ·p~rl<ing.stalland ·driv~·alsla

close 10 the Il'IfCR.l. ~~~!,~',:~,:';.\~~e~:~passenger doors ~
· is to ensure that residents and guests within the

their vehlcles.whlcti Is Hluslreted rJy the.phoros·and

, ,::'~edU~Parkirg for the Uses ~n,~it~· •.'" '

. ,:rhe.project, ·Is.:~ilhlrith~. Centrnl"Cjty':~munity Plan. an:a,,·which ..Is.:e1igiiile"(9r,the
: ,,·DowntoWn·Bus,ness 'Dlsbjaf: Parklnll'fucepUon ..(lAMC 1421 ,A4:(I»'provislorr.ln.II),<C(:lpde

., ·'whlc!i·aliows 1'p~rl<ing'space:per 1;000's,I,01 gross·floor;area.~nd tba.ExC<WUQrl 10"J'l!!ntral.
,.CIty Area'[l!AMC ..12".21 AA :<p)l.Whlcf\.;aliowi> ,1 parl<ing. space,.f6';.'fllits.,Wilh.-3;Or;,l'"
habitable rooms and 1.25 parking spaces Ior units with, more than~3'habitab.le.~lPRms~
However, slnce these. Iwo Code sectlons are ~ from the Code stilhdard paildng

" requlremen~:· and . . the,' ~~, .the
. ',,' '" '. . .. '" 'lAMe, !?~!'Iion

: :1 eo there Is,'a ccmblnauon 01.. !hat IhO su'm 01
.' 'ille park!09 . . . ;"ac!>u~~.be.provl!feil. As'per LAMe; :12' .1.A . (c}:1wo parking

spaces are required. lor every. 1,000 sJ. of commercial usa and as.per LAMC .12,21 A 4 (a);
.1 parking. spa",:,."' re.~ulf.e<l.for unlts wlth lessth.an 3 hab1li:!ble'roomS,

parkIng Calculation for th~ 'C~inmo~lal Portion of'the JOint".Uw ,Work Units .Per lAMC
Section 1221 A 4 (cj" ' .

. SWcf appllcallon of the :"'n&lg ordInance 'would not permlt the P;"j;';';'lobe developed In as
.. ,be~ficfal a ..mannereto theicol1)munlty: as .f;;:,proposed·lo:.itS.:curmnt'configuraUoll which

"'''.'·'p.l?videsi''lI;'tat:lJI .1M"'nils;lr1iP~lisb·I:"nd'223 Uliils:'in·.P.hase IbThe::zt>ning regOliltions
requllB theslZl1,nfcparklhgstansilo:have·a·9:.o")Yidth·wilh-a,co(reSpOnding 25'-4" drive aisle
for both· slngl~ and double loaded two-way parl<ipg configurations, The Code also requires

··lI]a\ ai).~dlVQ.nal"'!l:'n!lh;.~~.~:space be. pro»jd~d .al'o~stru<:tlpn. such.as columns, The
appl1!'i1n1proposesto p",vl<{e,.9:.o" .wlde palldng:stans and requests a reducucn.ln drive .
aisles 1024'·0" In gene",l.and.,q'.I)ld~ction·to·21'-a" iind.Z2'-a" at specllic locellons as seen
00 the attached diagram: AddiUorially, the applicant requests that the clear space between
the columns ba reduced 10 a width 01 8'·2'. The parklng·.are;' ror.llie proposed projacf
Iyplcelly wouldtecate Iwo parl<ing spaces between two structurel coluiniis so that each
parl<ing space has only one colu!,,~ on o~e side: The :~roP."Se!l..~arl<ingb;ly.width.<>160'.0"
for dOUble loaded aisles and. 42::0 for Single loaded aisles will include llf.o" long palldng

. spaces aryd a 24:;0" ba:ck up "l'ac.a. . '.. .
. The applicani presa'nteCi t~m,;ny ~ardlng simllai proj~Cis in !he 'Portland, o,;'gon area .
: which have small lon.style units, with no walls enclosing the sleep.ing area: wllh high

ceilings and glazing on the perimeter wall. In order to provide smaller .lin~ ·tor entij;-IdVeI
buyers,.the C\llumn bays am a Iotal 0118'.0" apart from the column centellines' in Phase I:
The structurilr-!:ciliJi1\ns.tio·all'·lIie Way doWn 10 llie basement garege'leve!·ilnd·cannol

·accoinmodala·tl\,j'riiq~l.red'9':.()". stall plus tne 10" adiliUonat space which wouldbe required ..
.. for·the'(IlaJonty:(if:JIJ.<>pa.rl<iilli-sp.ilc... .. ::." " ::" .. ". ," .•;: '.

The' applicanl ~tated that the request lor a reducUo~. in the proposed parl<ing bay width I~
further necesanated due to' the street level area lost td thestreet dedications whIch Would
reduce the'lol'area,by 5'..()"'onHo~ Street, 2'..()"on:11#1street and 7·...()'!·onGrand Avenue;
Th~ area lost'due tothe street dedications is approximately 1,948 squarefeet for Phase J

Phase I

'. -4T1;:m.~,f; -r-,
(265,338 ·oJ. x.im

,_. ·--··Somroorclnl-Portlon'ohlof.l:ivo-
'WorkUnits '

1-10..1835.1,· .,
(254.004 s.t, x .67)

Parking Spaces Required for
the Commerclal PorUon 0'
tho Joln1 Uvc.Work UnIts

PhasuiJ
. 254,~sJ. 265.338d.,'

341 parking spaces 356 parking spaces

(170,183 5.'J500) nrtrte sJJ500)
Parking Spaces Proposed 190 parkIng spaces 221 parking spaces

CASE NO. ZA' 2003-9146(ZV)(ZAA)

Pa~in~ catcujauen for tfJc· Resldontial Portion of the JoInt Uve Work Units Per LAMe
Se'cllo? .'2',-2' A 4 (a) ". :
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Number of Pnrking
Spaces BequlrciJ for' tho
Residential Portion .o! ~e .
JoIntUvo Work'., Units

223

Joint Uve Work Units in the lOlR5-4D-O Zone,':':'i .,;'. '.'. ,., .
. Section 508.3 of the Redevelopment Ptanjor the Oity '<;:enter Redevelopment Project (April

10,2002) indicetes thel a goaLlor the development In m~South Park area", 10 achieve a
·mixed..use livelwork community. . .

194

223p<;lrklng~~ce.s
(1 spnccJUnii) ';

The P!DJect site has a :zoning designaUon of [0) Rs4D.o. LAMe 12,13 A 2 (a) 27 filSl
allows Jolnl Live. Work unlls by right In.lhe Cl Zone, thus Joint Live Work unlts are nol
allowed by right In the.RtiZone, Beceusesoctrunlts are apowed in the C1 zane, 'they are
also allowed'by right In the following' less restrtctive-zonesc C1.5"q2;.C4"C5, Because the
[OJ-Condillon allows C4 uses on .thls property,n is IIkely;thal Jpinl:lJvlC\ Work 'un\41 are
allowed. However. in order to avokt'any-cdnfualon as this'projec.t:ITlQY~ through,t!le,Plan

., Che'ck process, the Zoning Administrator hereby finds, ~t· JoinkUvc" W0rJt, .Units are
penniUed in the.!Oj R5-4D-O Zone.as II appllestc me.prolect.sne ..... ,

;·,ADditional Density in the 101R540~O Zone,

In addition lathe zone-tor this sne::O<din~nce 164,307 in;poSed.!Qj 6onditlo~ !i:~.hich Ilmils
the FAR of any use permitted in the C4 zone to a maximum 2 to 1 FAR.

The applicant has proposed an FAR of 10] Condition 6 of ihe same Ordinance eucwsen
FAR lor. C4 uses' 01 between 2 10.1 up to,a maximum 01.6 to 1.F.~: pJDYid.~~)l:i~!.lh.e City
Planning Commission, ·together with the Community Redevelopment Agen,cy, .apprcve the
-development-planthrouph a public hearing process.

Strict applJcaUon of the "Zoning ordinance would not permit th~ .pr:oJectto.be·de;v.eloped in as
beneficial a manner to-the community as is proposed in its current configuration which
provides a 13-story buHding with 194 Joint live Work units in Phase f and a 17-story
building with 223 Joint Live Work units In Phase U,

.Pha se , " •. ' .Phase 11

Number of Units

·194 pD~ng
" spaces.

, {1 spacelunl~}

...N.umt:>e'r,of parking spaces
. Proposed f.ot tho
'. 'RestdenUaI Por,tioo. of the
, J~n't ilio wOrk UnIts

193 pnrking spacos

A total of.341 parking spaces (Ph~e I) and 356 parklnq.spaces (Phase II) would be required
for the commercial portion of the Joint Live Work units as per the table above. Additionally.

.as.per.me Code's parking .requlrement for dwelling.unils (lAMC 12.2.1 A 4 (all !he.required
'parking for.the residential- portion is- 194 parking spaces (Phase I) and 223 parl<ing spacas

. ,;(Phase 11). .T~e total parklng. required for both the.commercial portion and the residential
, .·portion of the Joint Live Work. units .totals 10535 parking spaces (Phase I) and 579 parking

spaces (Phase II).

, ·Th~ s~rfct application of the parking standards in the LAMC would require a ratio of 2.76
'parkJng spaces per u!1it (Phase I) and 21~0 parking spaces per tinit [Phase II) which is more
paiidng than necessary for an urban projectln downtown los Angeles, The site is located In
a transit rich (tense urban area less than 2 blocks from the Metro Blue Line station and has
approximately 40 bus lines within walking distance. The application .ct the citywide
commercial parking requirement may be appropriate in a SUburban area which is tess dense
and has limited access to public transit. For an urban development in the downtown area
with available ran and bus transit, a more appropriate parking requiremenl for a residential
use would be the amount proposed by the applicant

Variance from the -0" limitation and fOJ Conditions in Ordinance 164 307

The parking requirement for the commercial portion of the Joint Live Work Units is not
necessary as the Joint live Work .unne are primarily residential spaces where people also
conduct their work. The Zoning Code deflnilion-whlch Implicitly designates 213 of the space
10 the commercial use was intended for artists who may use a large portion of their Joint Live
WOrl<, unit to produce their artwork, However, the list of occupations specified In the LAMC
12.13 A 2 (27) such as attorneys; engineers: insurance, real estate and travel aqents.would
not generally require '213 ·cir the total Joint liVefWorK unit' ro·be-det1iChTEfdt(fUre-commerCial
use. In fact. many of the residents wilJ have no staff members who work {or park cars} on
site.

The "0" Umitation. part of Ordinance 164,307 (Subareas 2925 and 2930). limits the
maximum floor area for this site. to 6 to 1 and provides various mechanisms to increase the
FAR including a Density Variation of 50,000 square feet or less from the eRA- Tho.
applicant has Indicated, and the eRA staff has confirmed, that on Apn115. 2004 the eRA
Board o! Directors approved a Density Variation of up-to 50,000 square feet for each of the

• two phases of this project.

The Project site, located in the South Park area of Downtown los Angeles. is zoned IQlR5-
40-0. The undertying zoning; R5-4. permits a fioor area ratio (FAR) of 13 to 1. However.
Ordinance 164,307, 'which imposed Development -0" Umitations on this site as well as
others-in' 'the ·surrounding ·area;'lImited··the~FAR' contained~·jn··alJ·buildings·on~'B"lot to a
maximum of six times the buildable area of a lot. or a 6 101 FAR As a result, the -0"
Limitation reduced the sites permitted FAR from what Is allowed by its underlyIng zoning.
which today. contradicts the goals of the Community Redevelopment Agency for the project
area.
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P~ge1~.
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'-."

e~I~1~~~;:~~;~~~j~.:!Of;·linlls} Ql)der·:the·.R$'~. .. .... . i,siiB Unn.. c<1JTlmori
1\il~209:sqtJ·re:fee!peru~1t. ,,' .. <. ' .. ", ..•.

• "''Io-''l"'':'',' ':.':,.,

· Calculallons of the Bulld3ble)\re,;of the Site

. :;t~4i~~~~i.~+':~~~::r,:'.·::~:<;'. "~..:'.~~~r-~f.;'~:;'~:~~7i,;,;:..::::',:,;~o:'<;:":,; :~
":'. T!'0 appn~nt.;hasfOqtle;rted'.rellef·from.'the:L:AM.C',-Secllcin1-whlof1.ireqU!",;; •.U:;ai..:..u;,~t
'0.: dedic'jUon areas Da:dl)duCtedfrom1h1>.~ulldabla0"", of'a·lotwMh caJculatln91floor:arila fQr
r,·-t6iIablnill~lf1·p~ 'l1)!fapp'U~nt. Will.pltlYiQs'1h0':Jequlfed:street dtidltal)tllis"butNill~n' .0'" compuUJI!1:btlUdabJip·area; ·th&.,oppUcant 'h."'leqoilsled the, ri!iht..-lb .lnclude:, ll10Hslhiet :

dedlcallo~ area In the bUUdable,,"ea:CalculaUOJ1.iIfOrder.JO.dav'eJop.thIS:p'",)ecI.;dJ",~< .-

'. . Phase I haS a. 2' foot dedlcallon 'on 'Hope SlIBef~;;dJ>:·Z. foot:stre'l\d.edlciiUo;i;Ori.'Grand
." ·/lvenpe .(l',9.!l!I s.l) 2' foot- dOlllcaUon on. 11" s6-eef. anif a'inool

.'e« "Ut\iliC'.'i!l6ri'~H6p'~' b1sfrl\e.tllli)litallons'\Y.io·~ot.requlred~Uhei.th.
· aUowable noor a . :lnbIBase'-by ·11;686.SqUal]3·fooq1,948· s.f; x 6
· . FAA.)fbr Phase I and bY.10,170 square feet{l,785 s.I.·x 6 FAR) for Phase II.

f:.~;f.:.rr'::':':i.i.;;··":"".;p'~·:;~r:"',',~":'';·;;:'!'.,,'".";~.'. '~1.· ,,:,.' :', '...: ,
:~:51'!YJi~~tl\I~'''':aJi'lJn~~u\>l,~qu~jtfs'6.liJhjJ.·rirahlsdher'e:b~tise oi.th~ov.tiiding ne6d for
•··r ". add,lIOOal.for ..sal~"Hous'"!t'·ilnlls'dlt'tho !'South' Pa,lcaroa.··61 ..Dowirtown,lns· 'Angelos,

· According 10 S'lCti.ori.508.3 01the Cii)i'CI!l1!nr.·ROIliNeIOplnent'pjan;:bns':or-the:majocgoals
' .. !9r the S~uth,-,~ark area !S·to acl)iave ~ mlxed-use.livelwork.communily. The proposed
:.:,,"JjlOj~!,!,,-Js:Preclsel~'1I"!l~e 'of.projecllho'Comniunily. Redevelopment-.Agency,hopas to
''''I,I,~a)~I~~.ttn~~a.~.~{.lt.i:~:. rv->. " '... '.", ,'!:.: \1·" ' '

Alley DedIcation ~as:

The s1rlcl application ol"!lie jlrOviSlonsol:the·zoning. oidinance' would ·resull.ln··pracllcal
.. ' dlffiCIJIti~~and unn""""SBI)I. harrlsh!pslnconslstent with tho general purpose of Iho.zonlng.
'.'" InguraUons,' 'Ilie'apprt<;ilnt hasm'quesleq.lnliel·from.the'regulaUon which deducta the 'area
". 'of'all~ysto bl>var;!llsd and' alloys tobededlcated from·tho bulldable.area ..when:calculallng
. 'I'.floor·area.' ' .~. "I,~

.. ,The eXiStini;'aileyiilf 11~ Sti.lel;~as ari.aii!a,6;;',ll94 sJ. 'ahdis Prtiposed·t~ tieviffil;eiI as
-. part 01 the companion Tracl.actlon (Vesting Tenlatlve Tracl'Map·60746). <The proposed

new alley Iumout toWard Hope Sire.! has ~n area 013,428 sJ .. which Is elso.lncluded in Ilia
.' cornpanlon T~~'f3ct!~l"!. ",. '

:;":;;iih~ar~a ~ithe ;,.;;;ti"g "lIe;;{~;;b~';,~';re;J~~clUded I";the'~undabl""reatha allowable
.- -:7floo"",,,,a"<tPuld-lncrease'by:2il;164-square-fa'1i4;~~4-S1i1'X"6-'FAR)"or'PhaSe:f.-'11"th,,·· .

proposed new alley Iumout to be dedicated Is Included. In th~ bund.abla area tho allowable
-.' floor area would Increase by 20;568 Square'leel (3.428 ~..f. x.a FAR) lor Phas~ II.· .
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2. Th.t;Jro,are:s~.o~!al ejreumstancee ap~lic3blo ..to tho subJoct·property such as size
s~~p'e! tOp?g~~~r;.~~~·Uo~,~r sUn'oiu'ldlngs that 'do not apply generally to othor '
P,,?PO~ In th~, ~,amo z,~rr,o:~~aViC:lnity;" .. ...

..Parking ~~. 6i::siq~:6eyi~tidns

. 'The.lle is.:;umiiiilY'uii·d~iteibpeH·wrlhilia !'liase) ii,pi>ii!iYusiid as"a"suifaoo'paiidriglo( and
Ihe Phase II property as a vacanlloL The proposed cOndoinlnlum project :includes parking
spaces which are located on one l?asel'T)a~,.t,Jeve~and .the first three floors of th~ buDdings.

',n,order to',concea! Uie paHdng'fro nits that
ara accessible from the street . . '
addltlcnal "eyes -dil the.sbi3ee" an~ wit~
~on~~ pe~",filter,~f the gToUD _ ' . _ ,_'. ..~~::C,Be
extenor treatment ot.the fenestration. as seen in the elevations; whlch-blends into the rest of
tho buildIng and does not look'like a parldng structure. 'Aesthetically. lhe.e:de'rlor.faeades
will Improve the area as an upscale restdenUal neighborhood which, employs good
arChitectu~1 design to mak~ Ihe three levels of parking above grad~ virtually unnoticeable.
The planOlng ~oal of, cre~.tlng a, neighborhood by 10caUngunits .on the ground level with

" acc~ .to .~.estreet ~m.buDd a sense of neIghborhood and increase the level of safety Ior
, pedestrtans'Jn an ar~ with many new residential developments ..

~e, ,si~e of,,~~ comparatively sii~ i~ an urban area coiJstit~tes a special circumstance for
,w~Jg.the pa.~ng area design deviations are appropriate'. .

Reduced Parking ror the Uses on Sile

The project she is less than two blocks-away from the MTA Blue Line Station al121h Flower
Streets and 'is within ~Io~e walki~g .distance of 40 bus slops for local. regular and express
buse~. The subject site IS also Within both walking distance and a short commute on public
tran~lt t~ other neighborhoods which are rich in jobs and are cullural and entertainment
de~u~auons.: Again. 'additional parking for the commercial portion of the Joint Uve Work
~~~~r:!I~~~~~~~s:n~li~~~useof the location of the site near transit lines. job centers. and

Joint ~ive Work Units in the (OJR5-4D-O Zone

The site is located in the South Park area which the Community Plan and the
Red~velopment ~Jan. for the ~i~ Center Redevelopment Project have Identified as a
focat~onwhere JOInt Live Work Units are deemed a desirable development topology. The
location of the MTA Blue line ~talio~ at 12111Street and Flower Street. approximately 2
blocks away. affords an opportunity to Increase public transit use and pedestrian activity.

The.relore. the I~cation of the site within South Park and the close proximity to the rail~~:r~~,and multiple bus stops make the site particularly appropriate for' the proposed

t:·:
~E NO,zA 2003-9146(ZIixzAA) .:

Whlla Vesting T.entatlve· J"'ctM~p .,,01-
Pha'!8I;~nlcally, )he..area,of'!l\<j
Map has been ""","'11<'1.' Since the Q' 'Tmcl

· Map condillons ore cleared, which will. . .. , Ilie
· app~cant has requested tholthe area be .Include.<!In )h!'.,p.un.~~~!~,.e~p·!j<i:wf!!lher than

wailing for sevarel months.. Sin!", the CC!mfomlnlumscanriol'~e·StiI.triJi1\11'th'I>·F1narMap Is
. '" recorded, the. all!,),.vacatlon vdllch Is part 01 tha Vesting. TraCt. Map applicafion Will'occur:;~~~~:~:::C:~Z:~:~,:::i~·str.e~~lC~·:~~I~Whij~·~~·F~alM~p~"

~:.:.ini;I)Jdell ~p3rt:of.Ui\\
. ;.' deslg~'aild qual!iY·ql',.,·

.: va.caled and lIl.a ,an<\1
;-: ;ral!~~I. 5iJDdinli,nOOf·fl.relf.WdJlrr.0ian. ..l!".racll~~iffi~1ti' I
,:~,(:,~u ons~: .... ' ".f' '!"~",,:,..,•.' :J.:": ' ".' , .•

.'.:~·.'YaidSBtiiaRK:~~a~(':: :;.'.:','
. .T!'0 s1rlcl ~ppll;;"i;p)). ~(.ihe p';"'(isJqns .~f;:ilie zpnlng ortjlri

d,fficulUesand unne~sal)l h~ri.lshlps·lnconsl.slant with-the
· regulalions. Because Ilia Appllcant.1s .requesting zero yard
,f'l'!"y';:Irlls)o bundth~ .f!r,;. .. noors;the '.
Yard se!back areas ba used In .n ol·btindatile
Phase I lolal 6,392 s.f.and 'for IOraf 5;578 S.r: ase-
allo'!!'ilbloflOorarea by 38,352 s.f. (6,392' s.f. it 6 FAR) for Phase I.anll by.:\3,468 s,I.(5,576
s.f. x 6 FAR) lor Phasall. . " .... :....,.... ..

""~ ''''.i", . " _.,.

,C,:,pstructionPermit

'.Th.e s!riel ?ppncaUon o! ,the ~ode re<Jui~ that the Final Tract. Map·be.col11pleleil l?elore
"conslru.,rJon.or the,co'1q~mln!~ms can begin .. The Appr.canl.nas'li:\quesied p~nnls~n 10'
· pegln,conslrucllon prior II? tl)erecordaUon ol.the. Final.Tract Map~ The,purpt# bljhls early
· start-Js to. expedite the constructlon of the new condominium :t.inits. Sri',they can be

completed and occuplad as soon as posslbla. . . . .

Tha AdVlsol)IAgency U1nlies rio Sta"da<d cOndlllon of app~ai whlchali~ corislniCUon 01
.\ co,ndomlnlu(ll projects 10.~.gl~ prior' to .tho recordatlon' of, the F.lqal Map, 'aslorig as the .,
.. appil"'!nt·egre~sto ablde by.1Iie·co~dlUbns of apprti~1 !ot.lhe T'mrallVf!:rr;;:i:t,t.!~p.. This

.. standard condlilo.nwl1i.b.<\.I~.cliJl!edJnIl)e companlon actlorijm VeS~.ngTenl'1liVbTracl Map
,,60746, To de,~y .theapplh;anlih' right to begin conslruClloil \youid CIjlale' an uVn;;cessal)l
·)1anlshlp whlch Is Inconsl,~~!1t\YI1hTh.lnlent 01thazonlng r~ulallb~s. .. .. ..

: .Fo~the aforeme~lIo~ed, reasons, I fin~,',that, the Strict' ap~pll~ii\j~n'or the pJi:Msiori~of' the
:' , zoning ordinance wouJ~ r:es.ultIn practleal dlffi.culUes or unnecessary harnshlps inconsistent

·With the general purpose of the zoning regulations '
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Additional Density in ,the 100R5-4D-O Zone and Variance from the ·0" LimItation and raJ
'I'" ponditionS'In Ordinance 164 307,

. 'The '51te is localed in th~ Souui p'artca~awhich the Ccmmunlty Plan has ldenUfied as a
location wh ' , ive..Wciii< units are dee;med a de:si.rabledevelopment

.....;)ppology... .. . 2· blocks away from 1li.'Blu.· Line M.tro RaD
, , :Station ~t " "'. a'close proxhnny'to the raustaUofl: \6 a number
" ...ot bus.liJie~ andto the other nelghbor~ooq,s, in. downtown Los Angeles. make It a prima

focauon for.Jncraased floor area that can, be supported by the public' transit; jobs and
servlces-ln the area. ' , .

::·~d~iUO~~IIY.lh~'P.roj~~t.Site,is.J~te?, ,i[l)ti6' S~uth P~rk area of·d6Wn~ Los Angeles in
which a new co!:,st~¢tion co~d,bminl~l'Q,d~.v,~lopme.nthas not been b,uin in epproxlmately 20
years due.tothe ..zonlng,regulatioi)s . .-JI1• ./ong nst oldlscrelional)l approyals·muslreles tho

.,ritiinbe'r .of,ejements.ot the. PfOJect.whlcp require relief hum the Crn:fe: .The·Adviso,y·Agency
?nd. the Zoning ~mIniStn;ttc?; have ,cpndjtioned the project in a manner ~at mitigatE:s any
Impact, on the errdronrnerlt which means that another level of approvals by the Planning

,Commission or the CRA wm unnecessarily prolong the process and waste valuable City
staff.resources.

CalculaU.on~of the Sundahl.e Area 'of the Sile

Street Dedication Areas'

, Th!3'Jot area, ottierwise:fost ,due 10 street dedicallons should belncluded in the buildable
area of the lol Approval of this request wlll increase the total base floor area permuted for
the site and therefore. willincrease the development In the South Park'araa.

Alley DedicatIon Areas:

The site jocauon and swrouJidings constitute special drcumslances. "0" zoning limltatlons,
adopted by City Council 17 years ago for the subject site limit the FAR to 6 to 1. Since
1987. however. there have been significant changes to jne transportation systems in the
downtown area - an area for which higher uenslues are now appropriate.

Since the alley fa be vacated is a ponlon oj an existing alley that connects 111?1SL end tz"
St., end the City requires that either a conunuauon bf the alley or a turnaround area be
provided, the replacement of the alley connection to a public street results In a loss of lot
area which affects the buildable area and allowable fioor area of the Phase II site: The new
alley turnout that connects the alley, ~ilh Hope Sl will allow traffic ihrough the alley but
results in not much of a net gain of land for the applicant (4.694 s.f. alley 10 be vacated -
3.428 s.f. alley 10be dedicated = 1,266 s.f.), The applicant will provide a new alley turnout.
The request to reclaim "'051- 101area for the purpose of calculating density Is reasonable at
this specific location In the urban core.

The location of high 'density urban development can be supported only in this part of the
City because rail end bus transportation is less than 2 blocks fJWay.
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:(.:~.Y~rdsetback ataas: ". ,.,' . '::.. .

The site is Joc3led I~ the South Pa~ area of down~u,;;An~'~ies. The ~ .~ Ilia '.
.a , .densest pa .. City. is

Of\>l9IF

.Dueto the complexity of the project developm;;hl ~nd : furlh~ri th~1 1Ii~ ;e~u.: :di;~;'ap
approval has been granted by separate .Ieljer and hot appealed· -denial ·01.construction
would create practical. difliculHes.inconslsten\ with 1Ii"iOnlng·regula'tions·and lliis.iequesl Is
therefora approved.· .

3. SU~h'variance- Is necessary for the p~~ervati~~, and o~Joymont' 'of a ~u~.;antlal
propoJW nght or use gonera)ly possossed by other.property fn'tbo·somo:zone and
)l1.CI~ity.bU\ whlc~ •. ~ef"use ;f1l .sP!'clall. c1rc,umsl;!v.ces. and practical difficulties or

:~.~nnCCQ~s!1ry'.~~!,>.t,IPS,Is donlo~ b? .lho,Pf9per1Y l~:.qu~lfon. . .

. 'partdng ~rea ~~~gn.Oevi~.~I~,riS

~!S p~ ~' one o[ the, first !Jew. c~mstru~n condominium developments.ln many years to
be I~d ,In,the Ce,~l(al City Commu~lty PI~n Ania In·SQ';!liP,arl<.· . .

-: ..\',.ni~·lR~iriQ~~.mjn'i~tra(or~q~ ····~nan~ro~.arsl~.a~d'ramp'~ ymllh rci!l!~ns Jn
. ." ~~9th~r.proj~.<;l In th,e ~Iclnity .?JI-yv/. Whlla .tha other project Is. an
.",,;o.tjapljve .Re:. Us~.. project, : tho .,.. the. Special
•.. ,.Cl"i'!'1;'~n,,!¥, 0l.C()ll,1p!etingurb.an:'T,I!d- ~!gh-rs.a . ),!ins!",cUon. S!riJctural support

-c. ;;r~u~~~n~~~!.Proposed type of c;onslruction may n distances otherwisa permItted by
",' , --,~,-.-.,----".-,- ....-.--, ~",., .....

., ,aeduced garking, for the Uses 90 '~!te

The.variance ~m t~e Code req~ired spaces f~r the commercial portion and the reSidential
portion of the JOint Live Work Units Is necessary for the preservation and enjoyment of a
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CiJrrenliy. then'iis·~:grea~er.lni:enlive to build,apartmenls'ln-the;City.than.there Is to build for-
'sal,B condominiums=because the Code 'does- nof'requfre,.apiutrrient .projects to. exclude
deoj~ted lot area fromjts buildable·area.,.:rhe ·fact that 'there is:a high-<:ieosity apartment

, ,devetopment. the" " ' '", '.,
Metropolit~n ~ofts proje~, on 105~~' Flower St. Implies th.at the :Zoning Code'~"I~

,;,s,trlngent..requlrements~wtien,·calculaling.,FAR encourages ..the ijevelopment-Pf:..aparUnents
: rather than fnr-sale resideritial .condcmlolums, 'Below is a -iable whIch compares the 'FAR of '

theproposed condominium project with the FAR of an apartment.d~velopmen~onlhe'same
property:

t t" Sl & Grand Ave. -Ccndcmlnlum and 8y~Rlght Apartments

FAR Calculations

Phase I Phase I Pnasell Phase II
Condominiums Apartments Ccnocmlnlurns Apartments

tot Area 33.9!14~.I. .35.924 s.t. 41.:/03 S." 46.416 s.l.
See NOle(l) See Note (2) See Nole (1) See Nole (2)

Btrf l d a b e 27.592 s.t. 29.303 S•• 35;625s.l. 39.055 s.r.
Area

IMaxlmum 165.552 s.t, 175.818 s.r. 213.750s.l. 234.330s.1.
Allowable (27.592 s.l. x 6 (29.303 s.f. x (35.~~~il. x 6 (39.0~~~{ x 6Fleer Area FAR) 6 FAR)

r-Jote1: The street dedication is subtracted from the lot area for condominiums.

Note 2: The street dedication is included in the lot area for apartments,

If the Phase I property were to be developed as 'apartments; the maximum, allowable
buildable area would be Increased by 10,266 square' feet and the Phase II property's
allowable floor area would increase by 20,580 square feel As shewn in the table above
the allowable floor area for apartments is much greater than for residential condominiu~
units be~use of the exdusion of dedication areas When calculating the bUildable 'area for
condcmlnlums. The AppliC8l'!t does not contest the actual dedication of 1~948s:t, for Phase
I and 1.785 s.f. for Phase II, but rather request that the calculation of buildable area to be

'the salne for both condominiums and apartments.' .

Alley Dedication Areas

LAMe Section 12.22 C 16 allows ~ of an abuHing alley to be included in the lot area used
to calculate residential density, If the location of an alley allows the base residential density
to'Jncreese. then the same should apply when calculating the allowable nocr area 'ratio,

Yard Setback areas'

This part 01 downtown is within the Downtown Adaptive Reuse area which grants non-
conforming rights to existing buildings existing prior to July 1. 1974 that are converted to
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· •. ·subslantial property r!gh\:generalty.pess~ed.byotl)er. im>p.IIY.In.!he,vlcln!IY •. Tha,~r
.,. Streell<ifts·.project.(ZlM!OO1.46B!*ZV.~) •.JocaIed apP.fOl<lril;>tely..U!i ~'a;vay .
·····.and'Irr.IIi.·same·zon"'as tliesubjectsitet.was.~I·re<iulred:.to provid~!lBII<inlI.sJ>'!C'll\,fQr.llia ,.

commerdal1>Ortion of llie Jolniliva Work units. and was aBowed to provide.a·!otal·nf.91 011- •
.site parking epaces-for 91 'Jolnt liveWork condonilnlu'!l·units. . . . ., .

.• 'r_: -.~: ',:" .=, ' .:' ". " ;.... ~._ -, ' .:: ~.3:,': ~...._':'. "" ,'_,.' , ':
., ,. -Additlonally••·the· ,G,,!nd .Avenuo,,.I;.ofts, project.-~;tQ03.2fl56,.ZV<ZM-4AD),.. foCaled I
.." mmedJately·across llie strea\.from 1Ii.... tlbjed site,.!"a 6lkmftJplnl liveWorf<condomlnlllm

• I" ,developmenl whiCh hesbeen appinvedviitli Only 66·off'sile parking """ce;I,. Ofi"w.66 unfls'. . .
· a total of 21 units are new c6nstiuctiOn u·nlls while iharemalnlng uplts are Adilptlvo·Reusa .

units.· .. ..
:: :: :.. ..' ';'1,. •': -.': .:.~.: ~'. ", l.l~.;.. ,!:-:-'. • .•. ,

' . ./ ~rJ:~p:~gt~~~1o ~t:;~:'j!~~~~.J·:~z.mg spaces per~identi~. ,?fl unn.

Jol~t live.Work UOlts in the 10185:40-0' Zone , ' .

'The~ a~:3 riearby ~n~;~~iil or ~PP~i.ir'd~~pm~Hhi'~~~tih~e ~n. !)f;lpted
app~1 fo'liulld Jplril ~ o/,qrlf4h!.ts I~ lliB[QjR1i'4P:-D Zd,ne -, TljeY';jreas.roncms: .....

MellPpolitaiU;olts ZA-2003-59,86;(zy)\zAA) I\,to\'il oi 10 Joinl lIVe WOrl!ap.;$1eti\$i as.
· part of a 2P3 unil apartment buITdlng"was approved on 12/22103. The slle addressjs;f050
S-.AowetSl· .. ... .. .

·A~r Str.~l. Lolls ZA:2n01~689 izM)~<?AOl. ·Atotjll· !If'~1 !.Jdi~I;.Uv!! Work
;condominIums were approved on 414102. The sil8address Is.l1~0 S. AoWerSL

.' Grand Ave. Lolls ZA'200a:26s6 (z\l)(zAAi(iAo) A total qf .6ii. ·Joirit: live Wo~
· condominiums were approved on 10115103, The sne address Is 1100'S. Grand Ave.

.The three p(Oj'lClsdest:Pb.el\.~bo~ are ~ill .a.2-b!pcJ\;raplu.s of WI proje!,!. slle,and. are en.
Iri Ilia [QjR5;4If;OZona,,: Gi:i.i\ti\\i~I,~?lpt.lIve W.o'l< l!nlli!hava~~~. ~pp.fO\r~ 00.3 nearby

',~ite~._th~,~~e ~f,u~e.i~',be~e~q~I:.a~.~,~:pa~ble,~f!1I:~, ~!S~::and .29~~~:., " ,
J\ddi!kmal Density.ln the [OlR1HD'O Zona ·.anq V,!:~ance -hOnl the ··n" LImitation and
;[QjCondltioris In Ordlnimce 1.64.307.: .. : .. :. . ... ". ." ..

.: As riewcbnslruction. the pi'op6~ei1pro]CcI;1snoi ablB ki ";ke.advaritagii" of th~..salTll!
,Incentives as adaptive reusa projects In existing bolldlngs. However. ·lIie pOlIcYof
~ncouraging new he:using opport~nities in downtown Los An~efes is,~e same, .

· There are a number of <ix!sUn9resldentialprojecisinCenlra1 CIty.llial w~;" constructed prior
jo the enactment of .ordlnallce 164.3Q? WhichWera able li1:take.advantage of.tha underlying .

· FAR .of .up ..1i> 13.10 .1•. Examples Jndude the ..Skyline p[Oject ..and, the MelropofitanAiiiiiliTients. .- .. - ..~--- -- --..,-- ._"•.- --- -_.- .... _.- .- •.•. --- .... - •..

Calculations of the Buildable Area of the Site

Street Dedication Areas'
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.rssldentlal uses, A,daptive Reuse prpjec;ts JJ}flYcoQPnu~,t~ phystc~~Iy"encroach on.re~Ji~
..'residential yardselbacl\SanHo malnla\n.any .non-yqnromiirg floor "rea cqnslsteot with Ilia
.. urban character. othouslng. development IndQ'!/ntown areas. LAMC,SecUon..12.:?21\ 26 (b)

stales that, the Adaptive Reuse Ordin~n~i{ARO) supersedes any ,·0- Uni,ik!tiP,n.pr '"9-
CondiUon adopted before the effective dale of ~B ARO which became effectiVe on
12120101. The Adaptive Reuse Or'dlnanee provides a number 0(. non-confo.nnln9. rjghts
such as allowing the existing builqing's FAR to remain, even ,if itexceedsthe ffiaXimum
allowable by Code, ,~lIows,th.e maintenance of. the existing number or parjdng, spaces (whtch
maybe zero In some cases). allowS thebulldlng to encroacb.ln requifJl'fyard setbacks an of
whIch are incentives that are not evaaebteto new construction proj~cts such as the subject

.developmenl

The nearby proposed-prolect, Grand Ave: Leftslocated at.,lWO .S. G1'lnd Avenue across
the street rrom the subject slle ~'2003-2656(2;V)(ZM)(Z!\O) •.vrT,54309]. was iJr.!nled
an increase in FAR to allow an FAR of 7,3 to 1 in lieu of the maximum 6:1 FAR anowed
under the 1)' Umltation of Ordinance 16,5430.1:.. The Grand AVenue Lofts projecl
description indicates that the existing buildIng is a tour-story concrete building comprised of
64;334 .squere Jeel and is conslderedand Adapuve Reuse building under Ordinance No.
164.307 and Ordinance No, 174,315. Tho Grand Ave.·Loft prcjectetsc lncludes an addItion
of 42.031 square feet of new construction conSisting oJ 3 additional new stories (0 be added

" to .tha existing building. A total of 39 units are housed in the e.xisting,AdapUva Reuse
building and 27 units are housed In,the additional 3 stories of new construction. resulting In
a tolal square footage of 126.365 square feel

In order to be on par with Adaptive Reuse projects which can maintain floor areas and In
this case-add new floor area outside Ihe exisling building envelope eXceeding the allowable
FAR limit, the applicant is requesting that the required yard setbacks be used to calculate
the buildable area which will increase the base floor area allowed. The net effect of both
the Apprtcanl~srequest and, the Adaptive Reuse Ordinance. Is to.lncreaae the floor area and
number of units provide-which Is not materially detrimental 10 the surrounding uses located
in downtown Los Angeles, '

Construction Permit

There are many condominium projects In the City of Los Angeles that have receive permits
to begin conslruction before the Final Tract Map is recorded and the applicant is merely
seeking parity with other such developments.

The variances are necessary rcr the preservation and enjoyment of a substantial, property
· right generally possessed by other property in the vicinity.

4. The granting of such variance win not be materiallydetrimental to the public wellare
or injurious to the property or improvements in the same zone or vicinity In which the
property is located.

Parking Area Design Deviations

As shown on the enclosures, the reduced drive aisle widths and stall widths adj~cenl to
structural columns do work and are used successfully in Portland. Oregon. even for large
sport utility vehicles. The use of these drive aisle widths end parking stall dimensions would

---- --------------_._-



Page 24 ;.
CASE NO: ZA 2003-9146{ZV)(zAA) ,.,. , ::. ,

, .'l\\,t.t\e" • ,: . ~g3in'iflli!fy'Viern ii~:sucCeSsftJlJ :In'adtlilfo,!~sln''''tIJlI parking
. billy bY'iilSldeiils,ithii),'lYlll be'v'<ir?'·tarrnli;l"wiUlCtha parl<inglayout

" .. f·the S!ructiJta!'ccilumn!l.'as opposiid,!t>'hlg!i;bJnidver.'parl<ing.structures.

.!~,:~~,~~Pf-~JJ.~;~7:::.r:?~·;-:'1S:::t~::~;;[t5~1:·:~:..:=_:':~~':L,:~.·. .:
. . -fei" lliFllroan'" UiWelopm~hHn"dowi'!town .1.:0.: Angeles.

ma!eril!llfd'1!rillienfaMo .\ho'publla.welfare 'or Inju!k>us to

The units· ere to.be upscale. Joint Uve Wdrl\ !inllS with' quality ,finlshes.:~nd,·an!· 'gea~st;~J.~~~1~·12.13-A2 (27}whlch will not require manY
Iii ,;.publlc fransil<Withln:walklng. dlstance'WllI

...... ~..... • ...... ,.:..~. ;.". ,., jo ..... I!~~:~~~~~~' " ~:.:.I.':'.:~~_~~:,.~.
;~:)~I~l}~~.~~ds·~~.~·!n~~.e.~~.~,~~~t.~~;~I;!:~~:~./:.~':.:.. ' . "! .;.~;.•.,

.... ·,·..Jornt ·lIVe Work 'cOnclOmlnlurris :ara"deslrable', ilOw:appropifata accordlng"W;both the

.::~~·;'~mun~'PJan."~-i~~~~~~yeJo_p?1:e~.~.n~~,~~~~!:~~~ding#:~';~:,:::...... . .
r . ··'~Oltinlve'Work·Onlts ,\lie 'con.,.tent. wlth'6lhet'hearbY'lilCent <Ievelopni!'l1ts as ·lIsted In
..! '. Flnd;;,g #3, Alfowlngiresldents to llve;and .work.wlthln thelr,,.,sldential uriilS wlll·b~. an asset

to the area by creating a 24<hour downtoWn;'promoting'p-edeslrian;actlvily to eOO from. the
nearby 'banslt station and by Creating a JobS-housing balan.... .... . .'

.··':"~jg1al::e~~i~"I~fub.i~]R~~O ~6~~'~§!~~~;:~~:~:;:D1j~~tiOn 6;di~~nCe ....

Ollie, recent ~esidenUal de~kJpments In.the·SoUth,!?a""area, such.asthe Aower'SL Lofts .
. and-the Grand Avenue Lofts, dldnotrequlra-fevewand ..approval byth e Cily Planning
'. Commission and therefore. the project slte should also enjoy a.slrnllar review procese.: The

Co~munity,·, Redevelopment Ag~cY, the- lead agenCy for. downtown development
acl<ilowledged the .request for a "0" deviation In thalr April 14. 2004 .cIIO": Thepl))pQsed

. project has reCl'lved environmental revlew.!n addition to CRA review, :

: C'~l~'a~i~nS'Of~e'~~i1~~ble:~rea'~ft~~Si!~' ,:', .: .

Street..,?edic.~!lio·n t;re,as'

UUli2IngIhe stJ;eet dedication areas towaiils'the 101a1.FAHfor the Proposed·P.roject WIll.result
lna comparatively small, but Important Increase. The tesult of this variance.1s negligible

, and wlll:niit be materially delrimantilhlt" InjurioUSfO'anysurroimdlng development '
•• " •• -',1', •••• ., "~ •• • r ' ".". ,

Alley Ded;.,;tlon Anaas:

Because tha owner Is going to build and sell condominiums, lI.1s.obllgatory thatlhe FInal

~~~~',:ri~m:~t~:f~~~n~yu;:;:qaU~w~~g~J:Jica~:~~ss ::~'~~1:~~~:~~ln~1'::
Final Map. This ·area' can accommodate higher densities particularly because of its
"prOxlmltYlopublic banslt and-a jobs rich area. .
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Objectlve 2.3; S~~~~,ga:~~,I,oc::Uo".o~hbpsing •.Jbb5.:and services in mutual proximity.
'Accommodate "dlVersitY'of·uses Iliat support the needs' of the City's
exisllng ~nd future residents. '

The ~ree objectives in th~ Housing Elem~nt wnl en~ble the prod~~Uon of 417for~sale
..r~~,lde.nti;d; :iL~,~W.~~"~ndqmin!ums.,, .More ,sp,ecjfically. 9bJective 2.1 intends to

'., ."'9<1:d,~~!elyiw.lilChls. 'l.nly·pcisSlbl~·!iYieduciri.ii.ti;>e~rive aisle ,;Ilplhs and
with street acces~r:slons atljacent to, slruCh,JrB:l,COlul'T1'?s,which:in,t~~ al,ow'lhe 2':story units

",Rfffi~ced RamOg 'ror ~e t)~es'on ~ite

rhe project i~""nslst~ntviiUi' the follOwIng "bjedi ve;s of !he Centiai'qij; .co.mmunitYPI?n:

Objective '1~1: To promote deve'loprnenf or resl(J~hUaliiniis' iii ~6·um"P.atk.

" I. -o,bjecUve1:;2:To increase the, t:a.ngeof housing choices avanebts.to Downtown ..
, . ,', ~mploye;~:~r}d"~~el1ts. , ,:._"')1"" "

Objective 1-2.1: Promote the development of neighborhood WOrklfW:ehousing.

,.1l!..e,ab9ve, Co.mmunj~ Pla~. o.bjectives ,can be met by allOWingthe reduction of the parking
" '" :~~qul'rem~nt,fC!r~he co~.~erclat and residential POi1~ns of, the Joint' live Work units to a
.•. ', ,tot~!.,?f,26~ par~n.g,~p,at~s,~?r ,1~ units (Phaso'l) and 330 pandnpspaces ror 223 units

I . ,{Ptiase II) Which will, make the develbpmenl of 'a-total of '417 for-sale residential Joinllive-
Work condominiums possible.

The project is consistent with the following objectives of the Housing Element

Objective 1.1: Encourage production and preservation of an adequate supply of rental

~:~~~b~e~~a~~~~~gl~~n:~~. the identified needs of persons of all

Objective 2.1: Promote housing strategies whi'ch enhance neighborhood safety and
~ustaln ability and provide for adequate population, development. and
infrastructure and service capacities within the City and each community
plan area, or other pertinent service area.

Objective 2.3: Encourage the location of housing, jobs, and services in mutual proximity.
Accommodate a diversity of uses that support Ihe needs of the City's
existing ~nd future residents.

The project is also consistent with the following land Use/Transportation Policies from the
Transportation Element.of the General Plan:

Objectives (page 3)

Focus on future growth of the City around transit stations.

Increase land use intensity in transit station areas, where appropriate.

, .. ' . . ..
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..:,,~rnnthig:lli;, varflifl!;8.Wi1~not.~a:I)1;l\~ii?\IY.:~etrl!,!!!'.!W!I,lP,:t!\P.;R~!l11c;1(I01fa[& o!.lnl~rlou. to
. ~:PJOperty or Il1Ipfl1VeJ.l\~ts,lp,th\l "'lfll .....w!!<>r,\I!91lItJ1,II{WbJ!'b!h9 proparty Is located,·

• ":::--',-'.': i-:,:~ .:> ,:. '):'!i!~~;:ry.'
, Vf!rd Setback areas:

;:!':~'." .~:.".•

..... ":'..
Whne th'e subject developm~;;ils'a new co~trufi!;on 'proj~~.~~d.~ ngt.IJ!1l~ !>y':~ng
C<lndlUons. as are existing, buudlngs, the. propeny'is' 'rO\:iJliiil ·Wlthin··tIl.' s.ama' olea 01

...dpWn"'~ los A·gelas WhIc;lJ ';P."l' s.upl~ILhln\l. rlAnslly d'lY."loplJ1enL :n>o. PowQtown
. 'J\tJ~p/M;'Reusii-"l'6niin"n;;i,"'allci;i,s'!'~striiil'liiiiiilril"~tO exce'/,(f'1)IEi''iiblJ(.J;;jjf~"nOOi'1'it1a

becaus.e the CiIy,J:III5..d.~tell)1ln"ll.\!!iI!,~!9fJ.<I~~silv.r;f,!,,~10p'1)l~.Qt!s!K't.IJ1'!I~[i~!Iy..d.\l!Jfmental .'lothls pall.iil.the·City;· ," :.' '.' .i-v-v- .... '.'., -:TIr, ,.,. .... ..! ..., .' "~ " .•

Thet'e"fore•.u{ii;tl~1Jiiiant'''riirjU~iIB;aad'ih'e ~'gU1reacyai<isetti~ck.i't6 !he bti~tiable' area
will have the net effect of' penmUling a hlglr''denslly project .that Is consistent with the'
character of d~vel~p,!,ent in thesuI'f'9!Jn9lng area. .

...,,>'."~?~~i~i~?,;~?n;t"" .'.:.',"':' .:...... ., ..,. . . . " ..... , .. .
{- ,., lIl)<,ellrty'.toj,strucUon .penmil·::will:~ot.b.e.'m~let:ialJi.: ."d~tnm"9\B1 ~itli~ pubf~.)NOII?re or'

. '0',',,: l'ljllriP,UsJo::thp:property or !mi>fPV,elll!ll)l;I}rt:lt'.~.s~tr>".~.1! 9~'~[9~!ty,Jr1\wh).Ch.t.h.e,p!!,P!'r\y,
'·.C i1s'lol:i!!~llibm:ause.granUn9 this requestpanruts'<;Ojls.tl'Jc1ion.dunng.'the.~'lITle;pen9d .of timo

the Anal Map Is recorded. .

5: Tho·granUng:oUh~ varlanco ;"1)1not adv~fl'.'y,affoct·any ole.";ont-.o1' tho Genora! Plan.

::;';:I~P.arkirio:Area,D~sign.D~~ti~ns ..,

"'Th~ 'p;"Ject Is ';''';'Ist~iit witll the'followlng-"bj~ptlves oftha'Central City Coml1)unlty Plan:
ObjectiVe 1-1:' To promote development or residential units In South Park.' .

:;:"~;~:Q~j~i1,~.T; in~s~ ihi~ng. of ~uSlng cholC;;;;a;'aiiabl~ to DowntoWn
. . • emp-teyees and residents." . . ..

"
'Theprojectls consistent ;Vlth the following objectives.of tho.tjo.uslng E1~m~nt: ..

bbJective·1.1: E~COurage'~roduciicin and p;";;rvauory.of a~'?d~~Ua!e 'supply of rental
, . and ownership hOu$lng to meet the identified needs of persons of all

, 'inC?me level~'and sP~~':~~S~-=._.._..._ ......,.__.__ ,.,~_.
Objective 2.1: Promote housing sfrategies which enhance neighborhood safety and

sustaIn ability and provide for adequate population, .development, and
Infrastructure and service capacities. within the City and each community
plan area, or ather pertinent service area.
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. . ;•. Provlde'Ior places ol employment
,...:.: .
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• Reduce reliance on !he automobile;

::·rrhe",reducUon·of UJereqclred.perklnqforibe commercial andresidentlatportlons of the Joint
'. Uve;Work·unlts~w,tll most Importantly reduce.the rellance.on the automobile which I,n this

.speciffic locatlpn Is supported 'by a nearby.ra'l.statlon.and. a myriad. of bus transit stops.
Providing more parking spaces will increase the residents reliance and use of automobiles

"as 'people wilh"more'''vehlcles wnJ' beeuracted to 'the -devejopment rather, fhan.thcse
lndivlduals'who.chose to have one·vehlcle per household which can be supported by the

, :. nearby publlcbansjt ana jobs. '
':.;. ' ..
: ·JolnlllveWorl< Units In the 10]R5-4O'O Zone

The C~~l~l ..City Domrnunlty Plan stales the following:

'South. Park is recognized to be a' mlx~se community with a slgniliC:6'n1COnc.6Qtiati~n.of
housll)g. Thls .lhriv~ng residential community includes the proximate siting of auxJ1lary
s'uppO~' services: such as 'retall 'and 'commercial developments.that provldeemployment
o~pdrtunllles for area residents, Towards that end •.and In the interest of creating 'a linkage

-between "jobs and housing, the development of 'substantial, community benefitting
'commerctal projects will be encouraged.

.(;.: ~.
The'aboya description of· the Sduth Park area-is consistent with proposed Joint Live 'Work
Cl?lWoJijin.h.iITi'(JeveI6pmenton~'lhe'subject sile. The proposed Joint live Work units will
address 'Ooth~ncems of needed housing' and jobs in the community.

THe ·followinU· Policy and Objeevve .from the Community Plan also supports the need for
, Joint live Work units on the subject site:

Policy '~2.': Promote the development of neighborhood worknive housing.

Objective 2-4: To encourage a mix of uses which create an active. za-nour downtown
environment for current residents.

, 'The proposed Joint Live Work designation will serve to implement Policy '~2.1 and Will,
help. achieve Objective 2-4 by encouraging a 24-hour d,ownlown where peopte can both
live and work within the same unit which will increase the number of peopte in South Park
after business hours.

Objective 1~1: To promote development of residential units in South Park.

Objective 1-2: To i,ncrease the range of housin9: c;hoi~es.~lVail~bleto Downtown. employees 'an-d- re·sldenTs': ... ,... .... . ' , .... ,',. .
Joint Uve Work units add to the types of housing available in the South Park area as these
unlts allow the resident 10 both work and live within his/her unit.

The project is consistent with the following objectives of 1he Housing Element:
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· Objective 1.1: Encourage pro,d~ctkin and plesel:va!iPrI of anadeQuala.suPPtY·of rental .

and ownel)ihfp housing to meel the Identified need. 01 person. of- all.
o Income levets and special needar- :':l'~!'-",,:'.' . "~:';:;:".;:':" .....~

.:ObJ~ctiv&'2.e;·:Encoinagi.:tho·f"""Uon'af houslng;'jooo'i3nd:servlcei: in,muluql proximity.
· ·t:':~ .. , .\ ~.':u.';~Accom'nlodat8!'a·ld"lVetSlty:.Ofiusesl that .fiUPport',ffie;rieeds~o,.thEt. 'City's

;:.~Z~-·~'~'::!~~::~;~~'~~'~·~;~l:~~~8n~·:~~~·;:;·~~·~~:~~~~,~~:~i2~";~'~~':(~it7:~~-:.~;;:.
'Allowfng,Jolnt liIvefll\lolf<,uni!slt>·.be,'deveioped-,alloWs peopJa •.who need' to' w:Q/j(: al b!Jm'; .

': ': (e.grpeople who araralSing 'SJPiiIl.chlldren)to'dO:SOl"Jolnll:lva Work:uoits apdw.jOb.'t13nil'
· housing to be locatedfn the same, space ""ich has ma.ny'h<lne~allltl1I'",~Ji<;lkln of

. traffic congeStion during peak travel time and ellminatlJig the, need: to Own a vehicle.
OVerall, Joinl'LNe Work unlls on this sile ls,benefi.tlat.1o:'Jhe·,siJlTtlundidglCJlminuoity;qhd lis .'
reskfents, and are.c~)ns.lstent WIThthe Genera) Plan. .".' ; . . .

Additional Density 10' ttie"ralR~~"~; :ril~::~~'~~~:a":f~;~~~t~i;"-1t~H¢k!nin,

· t~::1.~~~lj~~0·!!*;J::t;':;;;;:~:....;.,~::.:..·C.~·!:~,\.~\~;:"~; f:; -.,: :~~:.:~.:. ~ .~.;.;:~ ••:~ - .t:.'.:~·.t,:.:;
:'. '·'IO$asing'the".ellcl\~abl"·.FI''''M''''\llIr;pl!'posOd :1e""i~;ivllI,;anolY"the"pioducUon,:o.f: 194
, ..····'resid~nHal,units {P.~ase l} and'223.resldenUat,units'{Phase,'")'whlch;is,to.n~islent;>yil)fthe·
I: 'iH'objediv~ of'll!e:Community.lPjari,and·the·Housing Elem~nL,;Nlowing·the :A\Msory'.Agel)CY .'

and the Zoning' Adminlstralor to'be the'decisionir@kers'foF·thMJ.esHng··JenlativeiliraJ;tNo.
· ,60746' and .the discretion.ary approvals whiCh I1iCtudes ,the increase' of FAR above. the .

';"":aI\<iWPbte:6~~~~~!~~:pi~1~' . .· 'lly!ili\>l!Ad,
approval by.the C;ity . ,nniog·C ,tUil.,,,,,,ns.. ,i,nk.1l<II~
the funding of the projei:l,the streamllning6fthe enliHemenl process is.necessary to·make.

',:e ,.~.!\P!i?le'1¥f9~1~le...~Y:l!dditional,e~\illem~.iJ!;p'I)l"'l.'!!,!ng.coul.dJeop,ard.i7ellJe proj~ and.
eliminale a total oh17 proposed for.saie.residenUai'units:· .. '..
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C~lculatio:ns.~f.l.q?'Ii3~~~~ble~m~.?f the Sjt~

Street OedjcaHon Areas-..: :,. .
Grimtirig the variances will not acJYerseiya.ife·Ctany elem~nt of the General Plan •. They.ara

..conslsll'.nt:,vilh the, Central City·,Communityman and th,e Ho'!sln9.EI,emenl which aim to .
promol'l..hig~,density, Joinl,Uvo,Wori< uniis and a wide,va~ety:pllJousin9 types"parUcularIY

.' :'l ·for-~afe·.hq,!sifl9.· ., . .. . .

Adding the ~tre~t dedl~Hon ~reas to th. buildable area when CaICUI~ti~~"'uiefloor area
(inemasbig PliaS!!I,Hoor.~rea by.1.9M s.f.,~nd·project Il;by 1;785 s.f.) will notadversely
affect any elemenl of the General Plan and wm allow for the 'production 01194 'iesidential

-. :::'ellsolr~t~~~rilelf~Jjzi~:~;k"t:a\f::~s~,f~.f~~Ho~,~~;\fr~t'lh lh.e'?,b}e,cUves0! .,'

Alley, Dedi~ljob A~as:

Granting the variances will n~tadverSe~' affect any, element of the General Plan, the
Central City,Community Plan and the H?Using.Element

CASE NO. ZA 2003-9146(ZV)(ZAA)
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Tl)ere:are'othertievelop~enls nearby which have.been subdivide.d and have been granted
discretionary -approvals-for Joint Uve-Work .ecndomlnlum developments •., -On September
1.1.2003 ..'the'Grand Avenue,!-ofts 00'11.00 S. Grand I,\veoue was granted an approval orBS
Joint live-Work condominium unils (Vesting' Tract Map No. 54309). The Rower Street
lofts were granted an approval on February 27. 2002., for a 91 Joint live-Work unit
.condomlnjurn Adapuve-Reuse development rr:,,!ct.mapNo. 53644) ... Both.ol.thase projects

· were able to.use the Adaptive Reuse Ordinance, which grandrathered the buildings' existing
· FAR and residential density.

The Metropolitan Loft' apartment development on ·1050:S.' Flower St., w~ich t:: currently
under construction, Is a,263;-unit apartment complex. Although the project did net Include an
increase in residential density as part of Its enuuernents, as apartments. the project was
allowed more density than condominiums due.to no deduclion for slreet dedications.

As. noted above, if this project were ~n apartment projed. It would qualify for more units
than"'lilis corldoniihlum project. The proposed p,roject ~iII.pnjvide a ~o.tal,of 417 for-sale
residential units (194.units if! Phase I and 223 units in Phase 11.) which is a desired land use
consistent with the Community Plan and gOod planning principles.

· Reduced Yard Setbacks

'The prpJe<?tIs a two-phase residential Jgint Live-Work Ccndominlum devefl?Pment with 194
units in a 13-sh;iry building in Phase I and 223 units tn a 17-story building In Phase It For
the R5 Zone, the Code requires a 15-foot front yard setback. a 16-(001 slde yard setback and
a zo-toot rear yard setback for the proposed buildings.

The propesed 'Setback of zero feet in the front yard for'the first and second floors will allow
the 2-5t.ory units with street access to have a building footprint consistent with surrounding
existing developments. The upper floors, from the 3"' floor to the 13th floor in Phase I and
(rom' the 3n:!floor to the 1711>floor in Phase II. are proposed to have a 11.91 foot setback
which will provide a 2- story human scale volume 31the street level which will step back into
the tower portion.

Similarly, a zero foot side yard is proposed (or the first three levels to indude the z-story
residential volume fronting on the Hope SI. and' Grand Ave. as well as the 3td Ooor parking
structure at the side yards between the two towers. where the Phase l property Is contiguous
with the Phase II side yard after the subdivision is complete.

The first two noors of Phase II have a proposed 10-fqot rear yard setback as a new alley
turnout Is proposed to be dedicated for public use for street access' to Hope Street from the
existing alley, part of which is to be vacated and proposed to be part of the slte. The first
three floors of Phase I are proposed to have a zero rear yard setbacks.

· The 'genera,"'f1urj)ose-of 'lh-e 'ioning reguliitions 'fstetprovide' residential 'seltiaCkS in 'areas
with similar setbacks. Other buildings in the area, both existing and new, observe zero
front, side and rear setbacks. For example. the Metropolitan lofts. currenUy under
construction (ZA~2003-5986), has requested a lew discretionary approvals, one of which is
the deviation from the Code to allow a mixed- used project with no setbacks in the R5 Zone.

\".._.
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..'~' .. ·r;··.·

.. "!Aildlng lIIe.exis!i.;g aney 10- be vaCated,a~the. proposed new .an~ I!Jmout:a",!". \0 'be
"'.:Iedk:ated:fI>thirobundabl;'·"rea,whenoalculaUng th.,·l1"",,·area' (In<:t'''l~IngPhas.<!; l.b,ii!<!<IbIe
.! '~raa by:4;693 S'.t. .and Phase II by 3:428.s.f.)·wlll not advers!llY·a1J'1CI"ny eI.mem ~Ithll
lp. 'GenerafJPtat(;("· • '.,' I "I' "; .' .":; ~ ., '" ••
,::1;.· " ":., ' •• t- .' :' • .o!.... \
::::'.t;lisalloWlng·Ille:"ppficant·1o ai.e '!lie·areas 'deSignated ·Wr·th!>aII.ey.vacatfon.and:dedlcaUoiJ
·':'·WIl,m·,cornputi.,g·the bilUdablo' area. could' imperil'Ih., pro]ec!·.and. ellininala a total of 417 .
. . proposed for-sale rBskf.~Hal ~nitS from LOs Angel.~' housing stoCk a~d -specifically the

South Park area. Which has not accomplished comparable consbuctlOiJ Of fOr.. ale housing)'::;~!:;:;:~,..;. . :":.:':'~{.::.'",...., .
.~':'•• .1' ~ • ' •.: .':' •• ,' ,

",,.Gr;mong th~ .varian~ ..w1Il.. consislant with the Central City COmmunity PTari and the
.:;·.J-Io~~liJg·Elp",e!Jt whi!'ll . Ie: ~Igh, depsity, :r~i?t LfVe..Wo.rkJi~lIi.anil ~ wide
;" variel)'.of.!i9i1~lrig.Iypjls.., ,salehouslng. . ,.' .'. .': .

Adping the re~ired. y;,;,i ~eibi.;;k{io' /:,iJ;;.;iaie·ih. ~und~bi;;-·area·W.lhi;392i·1±~Un>
· Phase Iand 5;578.s.l.1o the Phase II bondable area, This w1112I1pw,lhe~,f!;1~has.e,,}.and

223 (Phase II) condominium JOint'liVe-Work unlls 10 be bUill:.Whil;b.WllI' enhance the
. "~ :n.eighbo~oix!, will pri:wiiffl."qro~.000000ershfpoi:>portiJ~JtI!l'! lor II)e w.~~ .an.<t,.Viill~I a

.,.':hlgh,s!Bndard·of,deslgn and ""nsbucliofl f~rfubJre pwfo.'*.fin the Sl?,0i!i.F,:ar!s;'~1'\"!,: "
.j coristniciio"n Perinit .. ;'.':' .
'. .:,:1h~,g"'.n.Hn9.or .thls, '?lnan!",;""]!' pot "aVe anY, adv~~, .affe~ .:on ,1/.9Y~!~"'.7n! of .the
·;.,"".$~e ra1 pten.as slart,ng.co~sbu"lIon ~~ "apartments does.net ""nniCt:~Ih!lie General
:~.(:~Ian..... " .... . .:: .

icJ~iNG AbMINisTRAToirs ADJUSTMENT FINDINGS

. 6~ The granting 'of an adjustment will result in r;levolopment compatible and·~onslstent
·with.th~ .sf:l~~mding us,as-.

.' Resldenlial Density . .'

... The residential density al~ 'In th~ [OJ R5-40::0 'Zon~' allows ~'iiliriiiiii;nik,1 erea 'per
'.).dwel1lng unH of 200 sq~aie. feet ,Under I~i•. requlrernent •. a m9ldrI)Ufll·of 181, ""idenHal'

unilS are allowed for I>.h',se·1 and 217 units. are allowed for P.hase·lI. The AppHcanfs
,requesl jor 194 units (~h,iseI)'a~if 223 units (PhaS!! 11) Is n"llligible 'as Hrepresents only a
7.2 % (Phase I) and a 2..8%.(l:h.se lI)devialion from 10\area. ,... .

.-'~;:·:'fhe:site-ls-tJJ1lquEt·as-it·is'sited-in.the.Scuth.Park,area.~.r.downt~.Los--~eles. ln e- public ..
. .translt.and Jobs rich area. The slte Is a short walking distance Voss than 2 blot:i<s)lrom the

· rail translJ staUan and a close walk.to the DASH nne et the CohvenUon cenlerWhich provide
.Jll3nsiJacqesswithln downiown.aS well as to ouiWing areas ·suCh.as.long Beach. Pasadena.

· North, Hollywood, westchester, and Norwalk. The close proximity to the rail staUon Is
cornpatlble with the high-denslty development necessary to create demand for public transit
which In tum justifies the request to inciease the allowable floor area and FAR as well as
the request to decrease the parking required.
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· The 19.catipn of the sile in downtown Lps Angeles, ~ un.l9l:'~.:whf?ncc?''PI?~~ ..~ ~lm~arly .
zoned -propertles ·In suburban areas such as IheSan FelT)ando .ya!l~y."l\!!i~Il.,f""'1 the
proposed.sue's close proximity to publlc transportation ami jobs~,the ~urT?~~ging:P!'Operties
have-zerosetbacks whiCh is consistent with thedevelopment pattern of any downtown area.

'. R~:u'ced:QPen Spac~ -Requirements an'~ the Use of ~id~ Yards.As Open Space

The; 'grantln9. or the proposed open space adjustments will result in a development
compatible and. consistent with the surrounding uses. The subject site is loca.t~ downtown.
in a nigtHfensity urban area-where realestate is at ~ premium, '.

.The'lsu6ject ·adjus~ents do not request approval to provide zero:Open Spa¢e: but'rather a
reduction In the amount· of Open .Space required. "The zoning ordinance .requfres 110
square feet of Open Space for units with less than 3 habitable rooms, 125 square, feet of
Open Space for units wilh 3 habitable rooms and 175 square feet of Open Space for units
wilh mom lhan 3 habitable rooms. A total 0121.025 s.1. (Phase I) and 24.150.6.f ..(I;'IJ~se iI)
.01 Open .Spaca is required and 7.728' s.t, (Phase I) and 12,298 s.l. (Phase iI) olJ)pen
"'Space' JS pf¢posed "as per the aitached Pldf'Plan (which shows the breakdown o,f'habltable
rooms). Therequested reduction averages to a total of.40s.l. perunlt (Phase I) and 55 e.r.
per unil (Phase 11)01 Open Space provided.

-: .Opo.n Spa'ce Tablo

Phase I --nase 11
Condominiums Condominiums

otalOpen 21,025s.l. 24.150 s.t,
Space Required
Common Open (21:g2~1;.t;.5) (24:~5O:;t...5)Space Required
Pnvate Open 10,512s .. 11,970s ..

Space Required
10tal~Open 7.728 s.t, 12.075 s.t,

Space Provided
Common Open 4,[~~~.I. 9·~~a,;tSpace Provided

Prtvate Open 2.750s.l. 3,150 s.l.
Space Provided (36%) (26%)

Note: As per LAMe Section 12.21 G 2 (a) (Iv), common open space Is to be at least 50% of the
totatcpen space required for the R5 Zone.

_.. "cr too'lbtalj:iroposec!'Operi"Space prcvtdeo, 64%··(PhasEf 1)--3I'id74%' (Ptl"aSEf1\) 'Will be
Common Open space which will be provided on an exterior plaza level on the third floor
between the two towers and will wrap around to the south end of the properties.

The proposed Private Open space yvill be provided as balconies for some of U1eunits. For
many of the units without a balcony, a 8 Jujlet-styte" balcony is proposed (see photo and
diagram in the case file). The "Juliet-styte" balconies proposed are small balconies
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fa"1!aij·oflhe:bundIn9\.mlr'a 1en9ih b('appltlldmalely 5'-10-
, pelatikJ 'fult-sli:a Ire "a dOOrs; whlchbpen Into

v,'thO- .mil; wduld'li8 ' , it: .:As-5een·ln the
·'''allaJ\fuj-rpl1or.;:' - · •. ddbm with

"Jullel-slylll'.!>i'!co,nl"'! and .su.'ih,.:bal~nl~. do net .biocl<nalliraJ !Ight to l/1e unit. belo)y:
"JuUet-slY!~balconl"""'n>.an u106vatiVe'desiglT soIutIOn·to·lImH!!<T.sp3caand·aesttreUcally.

" theymainlBln a strong bundlng'mass with lew IntenupUons to the facade. ..'

';~:.'Ti,~;;~~~'~~~I~~S'~~~ ;,;q~l;'; ihirt a:~;~I~~: ~f2;~';u;.;~qui~~~n
Spaca be planted With,liriltiiiil cOV.r;·shrubs·or'lliielfand tJiat·a''liil\\jnil!!m·c\f''I~.ifueper4·

~:~n " , ~~ti.
.' ~::.34a!i;t - "'~7' ···C·.' '.- -r- l.,i~,!nll$

::,>'ni~, '~IQsyilltls', ; ·A' i~~~':~,3,168 s.t, .
:'.' '.:!.W!~thbaln.s"e ' " rOP.<l~,<i;lto'b,B.located ."

, }rl'.6~een th.e·1WO.
.. reside .s.l. W,~.BSe·lI)Of Open

, hi·,the side yaros is
a subslBnU?1portion a'''lI:is the only feasible lccafon for this "'ie,., Due """the ~lgi!-riSe.
vertical nalum 01!hIs project; localed in' a dense ~owntown anea.llla· piOvfsrol'i'of'C:ommon
Open Space In.the side yard setbacks is apPl»prial.e and campabble with sulTOunding
.uses, . ~ .,:.~;' _: .

The site.is :~~~li~~~:Of~ ~~g:Ula! pr8~e,ijes. by -a-north/south public aUey~ .
The site is unlque'as Phase I and Phase II wlll·be· slots allar the Final Map for

.·the merger en~ I;!H'qljdiVisionofth~ slle and alley Va, 'rncorlled. The front yards 01
Phase'! '!lldj'base'li ~(l'i on 11~ Slreet " lin the street
level.'j~d'th~.'.QWer.iJnlls are accesslblelHrough·th,s·/<?bb[!liwhlch fronl on Hope Street
and Gland AVeriulf.Since Phase 'I and Phase Ii WlWshare'a);roperly fine, which is also the .'
area between th,e tw~,towers, this area is the meet f "a.~lIlle!ocaUen for,the Common Open
Space. Unirying the"Common 'Open Space Ii as Iwo paris 01 a
larper'whole wiJI.~ring an economy o( scale,p~i ~.l)tl.mJOUS large extp,rior space
Inslead 01 Iwo s.mall and separate open spaces., • , ,nlllly,' a zero side yard Is also .

. requested and 11 ~pproved.then th,BCommonOpeii space WiIl'tBchnicallynol ba locatedln
a requIred side yar'd." " , .,"" . .

The locatlon of the site Is unique in that II is In dose proxlmity'to the 'Grand Hope Pam.
, located on Hope Street .betw.ee9 9~. Street-and Olympic, Boulevi1lJl. approxl!J1alely one .
block away, The short walkli1g distance 10 the Grand Hope·Park makes Ih.,parj<easUy
accessible 10the pl))jed's residents, Furihermore, the park-provides th,,'benefils of a large

.- -9reen.'O~n·,sp3CB,.!<>,the·resldpnts;-whlch-cannol·becmalched·by,the ,typlcal-open-spaces'
proyide4 'iri. reskt~ntJ?1 de,veloj:>meJ]ts· (typically c6nsi.stl1,l9 .p.f"laige .. unprogrammed
hardscape areas .which,remal!1.largely unused). Other n~~~ypubl~p open spaces Include,
Pershing Square [located et Olive Street and 6" Street) and Expcsltlcn Park (located al

. Figueroa street and Exposition Blvd.).
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.The·hoUslng report-else discussed the-need to promote home, ownership In the City, noting
th~t at 39%, the CIty's home ownership rate Is far tess-than-the 'naUon's··66°/(I hO.m!3'
ownership rate, As a result. the CommIssion suggested. that the City 'should. review the
zoning code "with a view to I~creasing opportunities. for "for salo" resldemlal-development,"
The project proposes a total of 41~ residential Joint Uve-Work condominiums (194'uriils in

, ····Ph~so·l·and-:223 unlts-irt-Phase U)•..and .whae these condcmlnluma alene w1ll.n~t .'sofv~ the
hou;;l~g.~,s. th~y ..90 a. '.o~gway towards. helping to"address not arily Joe holJsing shortage
but the h0!'1e ownership opportunities as.well.· ". . .

Tmnsoortallon Eterp~n~.,

The City's Transportatlon Elemenl (adopled by the City Coun",l oid:fep1eriibef'18; 1999
and approved by the City Planning CommissIon on July 24, 1997) states Ih,d, accordIng 10
the 1990 Census and Dapatunent-ol MotOr'Vehlcl!;s-report; thec: en lral' CitY-EiOrninunity
Plan a~ J:t!l~.,qn~ 0,'. ~e hIQh.e:stproporti~~s of" h.~seholds with no reqlstered v~hlcles
(70%). For thiS reason; 'In' addition to multiple- others,-lhe .amount -cl parking' required to
accommodale this community's parking needs can be.substanually decreased.

The objectives' outlined In the land Use-Transportation Policy. within the Transportation
Bement a~ea~ follows:

1. To·fqcus future growth of U1ErCityaround transit stauons.
2. Increase land use intensity In transit stauonareas,
3. Reduce reliance on the automobile. and
4. Create."a·.ped.estrianfriendly oriented environment.

The land Use-Transportation policy defines a Primary Influence Area as the area within a
one-half mi!e radiUSof a transit station. These areas are identified as compatible with higher
densities and .lntensitles of land use because of their close proximity to public transit The
pmpcsed project is located In such an area.

Reduced Yard Setbacks'

Granting the adjustment will be In confonnance with the Intent and purpose of the General
Plan and Is consistent with the Central City Community Plan and the Housing Element.

Reducing Irye required front, side and rear yard setbacks will net adversely impact any part
of the General Plan. The project is consistent with Objectives. 1~1 and 1~2 of the Central
City Community Plan noted above.

The project is consistent with Objectives 1.1. 2.1. and 2.3 of the Housing Element, as noted
above.

The Transportation Element of the Goneral Plan encourages the location of higher density
housing near transit portals. This project is tess 2 blocks away from the MTA 1211"1and
Rower St. stauon. a major transit portal for the Melro Blue line.

; .
Page 33'

~~·~~ZA~9.146(ZV)(ZAA)

7. ",~mje·gr.;nUng ofail'adJuslJn<iilt,~III.be In confonnance,wiui IDe InWnl an4.P\lIPQl'B of
,t~1h~;~tn~~~~~~~;~f.~tt.~~....,: :',: ', ..~...:...~.';' ;~,,'"':"'. .'... ' ,", '-." . ,
.;;:";y~ld":nllai.~~nw.·" ,'.,1:',.' :,: <: .". '''. ..'; .<:" .>~..:..:..,....:..;...,:.:
"'''GfiihiirilfTh'li-a'd@mneill'lYiIi'bl:ffrft:Ol'llbrrnllnt;e:Wl1hiJ1e'lntiinl''llndY0rPose,,,tlh.'Gene"!l·
'··:'Plai'i B!I'ihi>' ie~UIlsted Increase'ln'·ieSkreiJUal densitY Ii; tonsf"tent, wUh·!h.e <Mnbal City

COmmunilYPlan and iIle HeuslniJ E1emenl ...... , .: '!::' .' '. . -,.'.' '.'.'., ":. . .

, -ino fonoWi~g6enb;d City Communl!y Plans ","!denHalland ~sll\obieclives:ar;; c<>pS1~ient. .
.:!'''wi\!) th.lirq!iPsoo?ev~lop,:"en~, '. "': ... . .

:..~'~:}bJ~,¥~;!"~:':i~;P;"7oi"~~~'.;'~:i.~t.~~:~~~~Pti~i ~JiI~,IP:'~Vlh 'p,~~':
. " .. OtijecUve·h2,. Tojncreeee the ,-"l1ge,of hqusing.I'hoI""" av~pable to DqNntown

. .employ ... and residents, -:>.

. -'Th~'proJeCtls can~t$I~nt wlih;thefoliowing ,!bjecUvas '01the Housing ,Element: "',

obJeim.e 1,1: Encourage prodi>cUonan~ preserveflon 01an ad.q;,~I~·~~PP~ of·~~;;.i
and·ownershjp:hp.u~D.gJt?: 1Jl~~1~~ .!~e.l].tifi~~~edsg1..P.ersp,I)~.p!,all
jnccme leve1sand$pe.c?al.ru:;~s •. ;'. . ..

Objectlve 2.3: Ericourag~ thelocallon o;'hO~lng, lob.; indservici;j .. ~ffiiljij~l:~~ity.
. Accommodale a dIVersIty01 uses Ihat support the ilei;ils'oflJie CIlYs' .

LexJstil1g.and"f~tu~ residents. .

'Addrubn~ily;:tl]e ~nitsiz~.np p~<;e~will ran9. In ~rdet to' oir.r.~yariety 6f.I,b,bt.#S. Til~
. units range In.size from roughlY 850 s.f, uplo~;500s,l, ant,! the',,"Udp!"ed ~!es,prf'ce WIll

range.lrom $300,000 up 10 $~,OOO,OOO. which WIllprov(de. a good mil<iii residents '/tom,
various lncome levels, The project sue's dose proXimity ~ th~.~A I;JIUB Line ~taUon at
12~ SI, &,Aower SI. as well as the' close proximity to Ihe DASH and other MTA bus nnes Is

1:", the most'cOmpe"lIing reason to allow the Increase ~n~identlal den'silY:, '...

•Housing B~mEmi ,
':'i~Th;;·CitY';··fjouslng E1~;"~nl (adopieii'~Y the Cily 1J0'uncoi'oryDec..mbtlr 1~. 2001 and

approved .by the State 01 C:allfomia Departrrienl· 01.Hobsing. and ~edevelopmelil on
.' Febnial)'·27. 2002) states thai the Population 01 los Angeles WIllgrow by 821,165 persons'
..:,belween.1993 and 2010. The-amount of housing needed to accommodale cllywfde 'growth

Is ~sllmated to be 60,260 dwelling unJls (Irom 1998-2005) or an annual need ~I 8,037
dw.~m~!J.,!~j~. \ .. ... ". ~.. ... , .
c~;from.ach[evlng this, 'a;""(tllrig I~ iI]~.rej,orj,by tiie:CUiCouncol's HousJng CrisI~ Task"
Force. Recommendations to Faolltate" ..Ho,:,sing 8J9duction (September, ~OOO). there !s a
downward trend in terms of housing producUon (3,140'few~r unilS were bunt In 2000 than In' .
1999). The report discussed various proposals to spur housing production,
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Redu~ed Open Space RequIrements a~d the Use of Sfde Yards ~s Ooen ~pace

, .:··The:g~l)ting" of this adjustment wnt be in contormence withthe i~~ent and purpose o~ the
General Plan. The.applicanl proposes-to provide 7,728 s.L (Phase I)'and 12,298 s.L
(Phase 1.1)of Open Space for Ihe project by providing a landscaped .extericr deck. on the

. thfrd level between the residential towers. This exterior space will have a spectacular vlew
"".'during the day and especlally et- ni9hl.·,wilh :all'ol the,:nlghl,lIghUng 01 the surrounding

"bUildings. Additionally, .the nearby Grand -Hope Parn·will only add 10 the Open Space
.provlded es it is a short wal~ from the project site. .

The close proximity 10 an existing public park is the miligaUng rector that provides nearby
public open space for.the:fulure.resldents •.The granting 'of the aCJjustrnEltlt~ alJow3.166 s.f.
(Phase I) and 3,856 s.I, (Phase II) of Common Open Space within the side yard setbacks

'1:"VJiWbf!o'fn conjormence with the' GenerntPlan';'ThO"0pen;Space and-Recreatlon-Sectlen of
Chapter JIl, land Use pcucses and Programs In the Central City Community Plan states tne
fon~ng: '

.,-'ObjectiVe.4~1:To encourage the expansion and additions 0;open spaces as' opportunities
arise.

Objective 4~2.1 To foster physical and visual links between a variety of open spaces and
public spaces in Downtown.

Allowing the Common Open Space in the required sIde yard setbacks. wm nol onJy~provlde
Common Open Space rather than requesting that the proposed Common Open Space be
reduced further. but II will also provide a link between the two open space areas, which will
make the total area a larger uninterrupted exterior space.

6. 'The granting ot-an adjustmont Is in confonnanco with. tho sputt and intont of the
PlannIng and Zoning Code of the City.

Residential Density

The requested Increase in allowable residential density is in conformance wilh the spirit and
·intent of the Planning and Zoning Gode as the applicant is requesting a modest den~ity
jncraasa.ot 7.2 % (Phase t) and 2.8% (Phase JI). If the. applicant requested an Incre;ase in
residential density of 20% or more, then the discretionary request would be a variance

~ request Since the proposed 'request Is below a 10% increase it is considered a slight
modification. which is considered a small deviation from the Code requirement.

The .;zoningregulalions for density require ~ mlnlmum square footage of lot area to be used
In calculating the total number of units permitted on a site in order to protect against
developments which may result in overcrowding a site. or community._ by builcflng to~ many
unils ona-slte Incapable orsuppoi1fiig- sucfi'fj (h~verOp-meiit:However ,"these regulations are
written on a citywJde basis and cannol lake inlo account Individual unique characteristics of
a specific site andlor community.

These standards do not accommodate sites that are located in the urban context of
downtown los Angeles where space is limiled and real estate is al a premium. Downtown
residents do nol choose to live in the city center because of its open space and low-scale
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devetopilllititi'ratlii!r,!"sfdehlS I6CatMhemsE!lviis ilO'IInIoYin:beca4SB orilsh~h denSItY and'
. urban amenl!(ell. ThO requeslad Increase In' density Is in conformance with the intent of the
C ~~:.lli<,~\vD!,pn)V.k!?a~\\pp.roJl!ia!".~U~be~?' Uo.l!" ona site capa~l~of:supp?rtln~ th~.

:~·~~:Z;;,I~~t';2;ib~;~·:~~~~;~i~~i;;i·a~ l~t~i~;;;an~i~~~~
";". ZonipllCodo. Th.a' ~5 setDaP<'rtiqlllremailtsllrO·clty\'lfda-and·do rtiiUaki!>into accotlnl·.llle

· ~~us~~':,:"'."':tics of the dt!Nlllowtl'llrea whk:ll typically has dense litJildin9O·Wfl!1,'l'''O .

D'::~J~:Or2.~;fn·~;a~:R.!ourr:~~~~~9d}lJe:~~B~(~ld~.;~;$ As~~~~~~ac:..,\'::: ....
,.. "'TIl111granting<Jf1thB'reqtJesled:adjusbnents'lrrconformance with th .. .spi(i~and 'Inientot the'
, •.; Pla~nlngand<Zonmg:Co<!ii.bf.lhe:City,. : ''''.' .. ''''':'' ._;:,,,;,

. The applica~1 ~ proposing ioprovide GOmmon Open SPaCe'tO beioci.te<i'~l~;the· .
.. "~(eqtiired'·slde .yaros, ..The'propoSellte6mmori: Open. SpaCe, w11l·be· an atlroctivEf.o»l!loor .

space-which will be used by the residents of boih OO11oln9Oon the. slte, Aifditlorialiy; Ihe

;~::;j:;;I~.nd Hope ~ark will ~dd to th~ .~,," sp~~. p~,,"!~ \~,~.~is-.~ ~hort walk r: the .

9,' _ Tbe~ ~re n:o adverse im~~cts fro~ tbe'p;;;~~d;~dr~s~;;r;t ~~'~y a~rse Im~~ts
~;~l'/bavtt:boen·mitJ~.:;, ..· ~.,:"~": : ., . . .... ~.::~v, ;' ' ••

'" ' ..;..:.:.~,':
.,." '~rdenUatiD~;l~lty - . , ,.

The ~ercenl in~se of Ihe resid";~ d"nsityr~esl is s~"" ~nd ~uld not result In a~~~e
impacts paJ!!cUlarly.in:lhe dense-downtown.area .. ,The.·addili<>nal ~nits .W)11provide more

· home ownership opportuniUes and wm help .cre·ale ia\ sa fe 2<khour downtown.th .•1 the
Community Plan has Identified as a hlgh.prib(ity.· .".

to: reduce' .Hie ye,d'setba~ks;W)11 not rOsuir iii .a<lveise II'n~acts
'or,lo tht\.su~jecI properly'as the suirounding bUijdlngs hi the

'. \ . _ '.' area .~av. zero yaro'setbackS.: Tho-yard
. • . zero o.nly al fhe' flfSl2 tevets on the. street and up 10'3 lavels althe

rear of·the property and at tJi'e··oommcin property line'between Phase·j'and Phase 11. -AI the
i .•.:-.ground .Ievel uni':" I!J~.bUUdini/ ..steps bac?<)h'hich provides a human seale streel fronl for
:: .... ptjdesbians and Il;·a·good transItion to:th~.lowerswhlchare sel back freim the.properli' fine.

. • ··'~.;d~Ci.iii,Qperi.siiaC;;Require';'ili)tSaniilhii: Use O'Si~~Yaid~;"dpi;~ s~~c,/-:·:
The granting or the variance W'ill nOt adverselY' affect "the residents, of the proposed project
or the surrounding properly as the applicant plans 10 provide 7.72B sJ. (Phase I) and
12.29B s,f..(Ph~s~ 1\) of Open Space, .Thla amount of Open Spacels adequate on Ihis

.p~~Icular site as It is Sn"close proxlmity to th,e Grand Hope Park and because downtown
.residents do not choose, to ffve. there for the low_density and open space but rather to be in
a high density City center with many cultural a'nd entertainment options nearby,
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ouldoor patio dining area and the~s~le and dispensing of beer and wine for
o~Mslteconsumption in con~un.ct!orl.:V;~lh'the gourmet market;

Pursuant to Charter Section 562 and Los Angeles Mu.nlclpal Code Section 12.27.1 hereby
APPROVE: .

1) a Variance from Section 12.21--A.5 or the Los Angeles Municipal Code to permit
deviations from the parking space access and design requirements with the use'cr .
elevators to move vehicles between the parking -levels of, the sub-basement.'
basement. partial first. partial second and partial third floors of the buildifl9:

2) a Valiance from Section 12.21·A.5{di of the Los Angeles Municlpa' Code. 10
permit"Attended Cornmercial'Parklnq l.ots" for the-proposed resideritial units in; lieu
of any required parking;' '

3)a Variance from Seelion 12;21":A,5(c) of the los Angeles Municipal Code to permit
61 standard stalls and 140 compact stalls for the 96. residential units In lieu of 96
standa'rif parking stalls; .

4) a Variance from Section 12.21-A.5(f) of the Los Angeles Municipal Code 10 permit
the alsleJramp width to bea minimum of 16 feel in lieu of the requlred 1'9feet:

Pursuant to Los Angeles Municipal code.secuon 12.28.1 hereby A~PROVE:

a Zoning Administrator's Adjustment from Section 12.16-C.2 of the los Angeles
Municipal Code to permit a zero foot rear yard and zero foot west side yai"d for the
additional floors/floor area' added to the upper portion of the exiting building in lieu
of the required 20 feet rear yard and 11 feel side yard; and

Pursuant to Los Angeles Municipal Code Sections 16.05-E, and F.I hereby APPROVE:

an exemption from SUe Plan Review.

upon the following addltlonal terms and conditions:

1. All other use, height and area regulations of the Los Angeles Municipal Code and all
other applicable governmenVregulatory agencies, shall be strictly complied with in the
development and. use of the property; except as such regulations are' herein
specifically varied or required,

2. The use and development of the property shall be in substantial conformance with
the plot plan submitted with the application and marked Exhibit "S.., except as may

be revised as a result of this action.

3. The authorized use shall be conducted at all times with due regard for the character
ot the surrounding district and the right is reserved to the Zoning Administrator 10
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CASE NO.· ZI}. 2005-0062 (CUB)(CUX)
(ZV)(ZM)(SP.I!). " .
CONDmONALUSE. VARIANCE,
ZONING .!ibMi~Jl>t~T9.R'~'.,

• ADJUSTMENT; AND SITE PLAN

.HEIi!EY.>", .. ·".f .' "i. '.

.Relal~;<::!l~e;;lI<'5!ing )"nta\jve,Tracl
No.62217 .... .

1645 North'VineStreel
630Q.- .631.2 t1Q!!Ywood Bo~levari:f
Hollyvmod r,:lannlng Area .
Zone' : 0I-2D'

. D..,,! •.. : 1~1Hi1.\1B7
C.D. :13'.'
CEOA : ENV"2oo5-0063-MND
Fis~ang .Ga!)!,!:. EXemPI' .

.tOgaI D.escrip.ti~n: See ExhlbU'"A"

Kille Ba;J; iG~raDoerges (A).(O) .
TheK.OR.G;Qup,.Inc.: .
16j15.~ne.Real.Estale, U:C. .
5750Wnshlre Boulevard, SuU e 500
los Angefes, CA ~0036

'" ,:··r·
Kalhi"l9ng,{R},
Psomas .
11444 W. Olympic Blvd.; sune 750
Los~ge!es,9A 9.0064 .

Dep~rtment.o'.Bundlng'and Safety

'" .;..•..
',' ..

: PUlSuan!'.:1<i c. Los Angeles .Municli""- Code. Sections r 1:!.24-W, 1 and ·1B. '1.hereby
APPROVE: . . .

Conditional Use Pennits aulhorizlng the sale ·an·(jdisp~nsing ~f alcoholic beverages'
a~d publlc da"ci~g as follows:

1) approximately 2,340.square·footglound floor 14B seal restaurant with a fun
Ifh~ . of alcoholic. beverages ror .cn-elte .consumption including live

.entertai~ment with incidel.ltal public dancing andan ouldoorpatio dlning'area; .

2).approxirna!ely 2.016 square-foot ground floor 87.S~~1 bar 'lnd lounge wil!J
a rulf'. line of alcoholic b~.verages for on-site consumption .Including live
entertainment with incidental public d~r}dng ~~d.an outocorpatrc dining area;

3) approximately 2,250 square-soot ground floor 166 seal care/gounnel
market restaurant with a rull line of etcchouc beverages for en-site
consumption including live entertainment wit,h incidental public dancing. a

AI'f eqUAL I:Jt'r~YMCHl" Ol'f"OrrrUHI-n; _ AI'1'I""'lITlYlt ACTIO" aott"LOYI:A
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live 'and -movie ·theaters. restaurants 'and' commercial retail shops, making the
request logiCaL 'Punhermcre, it. would' provide amenities to compliment the

. su.rroundlng hlgh'density Commercial uses.

The Hollywood.oori1muhity has long served as an "Entertain'ment Center'" drawing
customers from aU··over.th·EfWorfdtand as such can be allowed to have additional
licenses to serve this larger "population" of regional residents and Qut o~State

"VisitorS. The re-birth bf'Hollywood with newproiects sueli as the 'Trizei:Hahn'
.Project- the "Hollywood Market" and the' "Cinerama Dome proj~cr. All of· these
projects and the applicant's projact will help bring more Visitors and business to the
area. :

6;" Tho proposed use will not detrimontally affect nearby rosi,dontial z~ned
communlUes I? tho area of tho City invotvo.d, aftar glvlng.consld~ratl.on, to the
distance of tho proposed usa from rosidontial buildIngs, church os, schools,

'. hospltals; 'public" "playgrounds and 'other similar -usea;' "and other
establlshmehts .disponsing, for sale 'or othor con'side'faU6n, alcoholic
:bevera·g~;includirigb'eerand ~~n'e;

The approval or the conditional use will not detrimentally affect nearby residentially
zoned properties: ~B: sUITOl:Indingland Use developrnentajn the area arezoned
C4w2D. The applicant will work with the Los Angeles Police Department and Office
of Zoning Administration to determlne.and.execute a security plan that.w11l·miligate
any possible problems associated with the projects.' Additional conditions have
been added, specific terms for verification of compliance are required, and a review
In one year ~The condition regarding review in one year is in order to' ensure that the

. set of condltlcns contlnue to protect-the area from potential adverse impacts. H
there are probfems during the year of operation. the review will evaluate them and
mitigate the Impacts by modifying existing conditions. adding additional conditions,
or by not renewing the conditional use.

VARIANCE FINDINGS

In order for a variance to be granted, all five of the legally mandated findings delineated
in City Charter Section 562 and Municipal Code Section 12.27 must be made in the
affirmative. Following (highlighted) Is-a delineation ,of tho findings and the application of
the relevant facts of the case to same:

7. The strict application of tho provisions of tho Zoning Ordinance would result
In -practtcet difficultlos or unnecessary hardships fnconsistcnl with the
general purpose and intent of the :zoning requlatlcna.

The existing building on the project site was first constructed in 1927 and was not
designed to accommodate parking. No orr-site parking was required when the
building was constructed. The current project does nol require anyon-site
automobile parking spaces 10 be provided. The general purpose or the parking
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,."~ .'deSi~I>requl~menls is10 assure that ~eJBq~lred paiidng spaces WIllbe used'on
.: . ;,ilresvlarba'""""11Iebaslc,parldngd,esf!lt!,.~qulrements~~lnlBlllledlo.assurelhal,'

. , , adequate-room and maneuvering, area i'! avaRable,for vehlde parldng ~ the
, : requiremenl olValel operatlo"1'- 11Ie Adapllve Reuse Incen)ive Area Specific P.fan

, ""':,(ARSP)anows'the'converslon a,nd reuse ofeldsllng flOP~afO!! ~n,d the edded area
:",;, ",'descn'bedin'the',jiroject dOsalpUon )Nithout !"llui~ng,!,ny additional parl<ing as a
: I, "'~'valtiabi.'lncenUve lo,moUvelB the converslol>Alf,older'(once.,<!eemed obsolete)
, """:i.6iiRilings."lf.fori:ed tIi"::cn"pIyWl'th'thellliict pal'klrll1\space,deslgn.requlremenl'o1 '

, "'l:AMC'§' 12+1"'"5, ,tha',l1roject,would'suffe,'from 'the !J;,n!'C8SSa~, hardship of
"::""';'jlrBVenUng'1he"addlpon 01 parldng spaces -aa a'1,added,ame~iI)', 10 both the
, '. ,""oot:<:Upan!s'of'lhe'1Jundlng- and the pOblic aI, coromunlty",',11IIs area-ot the City Is

i ·.l~-. 'deJicfehl'Jn svaJJsl?le ~rkIn9.:' . .-,.;~.~:

, 11Ierelore, denying the'Appllcant the opportunity to respond 10 ih;';,;,rklng need by
:" ,!':';;rriploylng ,B,'treetive • .innovative' and 'practically';fimctlonaL d!",lgn,allemative Is

, "r e, "inCOTmlstBnb",ih,the pDJPDse and Intim\"of,the'parldng 'desi~n"requlrements 01
, , LAMC § 12.21 A,5. ,.. .c ' ,; ", ," ,

6, Tho", are special 'clroumst;1OcoS appJlcabtol.lo ilia,'propertY such as 51<0,
cc.!-. shb"e.- topography, tocaUon,or-.surrouhdlrgs 'that do.not appty;generalty to
H' \_·:,oth.oi':prtipertY IrNhe~mtJzone ;:m~..vJcir:Iit¥. :

, ;;,~;, -';~~~;~I~"';;m~tan~';set.penn~~~nUy. ~n:tb~.~~YSlcalllmita~9nsesso~~ted with
',''' ' 'the ,hlstori~'bujlt;lin9"on the 'Pl"perty lT1ake'slifd,~dh~ren.ce lQ thll parkm9 design
" ',r.equlremen!s.1mpDsslble, 11I0existingcpundjn!}O!:CUFlflS J!1e enUre,proje<;t lot area,

~n"lJS~'U:t'ete-Js00 open surface-area, Qn't.he,p.~~.rlyltQ-ph3~.~n~~nUol.1a, surface
p~rldng spaces as could bejncorporated in the deslgn,.o' a,new,bundlng'site In the
vidnity. Simnarly, there is insufficlent space available withl~ the exisUng structure

''':lo'prOvlde lor coriventional'palklryg s!slls lliat ate individually accessible and meet
, "ttle:strict" requirements for length Bnd width, .There ls!)lso insufficient are.a and
· reduced ..head room1o~providetconVentional ramps ,to maneuver vehlcles lhrouqh
,thll various parldnglevels, ' ,

: ',: ,:,'~nJ;k1>newlY develop~~;'projed sRes In'the,vicinity, U;e,exiSUng physical cunstraints
, 01 tha hlsloric bundlng on the property require a creative allBmativedeslgn, Instead

· .of· Il'!dMdualJy -accesslble parki!'9 5p~~5, attendants- ~IIJ:maneuver the cars
,throughout the parking area within the'e>dsUng bundlngs,slructure, Instead of ramps
for Individuals to drive up and down Ihrough the different parking levels, aJlendants
will drive the vehlcles In and out of elevators to get from level to level. Additionally.

':;:::':;:':::U:J:,:rmntimize ithe.use o;.~the..a.vallabla:.headroom :at:.1he basement. 'level, five.
rnechanlcat car lifts are proposed for the 'Olure stackIng of twO'cars In ~ space that,

· 'otherwlse could only fit one car, This method allows, for 61 space:s 10 be provided
at the basememjevetlnsteed of just 56.,

9:· . Su~h varianco Is neceeeery for tho presorvatlon and onJoymont of a
substant1al proporty right or use genoraUy possessed by other property In the
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No' element of the Hollywood Community ~Jan,or the Gene~l: Plen Framework
expressly denies the benefit of providing innovative attended parking.

ADJUSTMENT-FINDINGS

In order for an adjustment from the zonlng'regulatlons' to be granted. all five of the legally
mandated flndlnps.dellneated in Section 12.28 .of \he Los Angeles Municipal Code mus1
be-made lnthe affhmative •.,Followlng'{highfighted) is a delineation: of the findings and the
application of the-relevant facts of.the case to same:

12. T~ogranti~9 of an adjustment will result" in development compatible and
ccnststentwltnthesurroundlna uses. '.

'"The,project is an adap.Uvereuaeol an exlstlng variabl'e height building. The building
· is of variable h.eig~~wilb poJ1jqn.!?,;l)cing~.and .19 .slor.ie§.,~~~·j~.prdposed to be

converted to 96 Jo!nt.live/INork condominium uni~ with grouni:t floor cornmerclal
uses. The request Is for zero rear and side yards for.the expanded floor area on the
eight story, portion. It wilt, allC?Wtha:ne~ .~~d!tlon to obs:erve the same zero yards
·for the. exlsting. b!JiJding,In the f?ide a,':ldrear. Also a zero setback is requested to
allow jor ~conlin,ulty in the buUding .design. The original buildlryg roofline was 10
stories and is higryer.thari the eight story building addition bl:Jillin the 1940·s. The
new floor area ,addition to the eXisting building rooldeck, combined with the zero
rear and sid~. yard~: .will create a more uniform rooulne. The 'Cultural Heritage
Commlsslon, reSpons'ible for reviewing project conformity with the Secretary 01 the
Interior standards- for historic renovation. has Indicated matthe zero Yard setback
helps create an ~rchltecturally Integrated design consistent wilh the Secretary of
tnteriorstandards. Other buildings In the area observe zero setbacks at the rear and
slde yards.

13. The granting of .an adjustment will be in conformance with tho Intent and
purpose o~the General ptan.

The site is zoned C4-2D within the Regional Cenler Commercial land Use
, designation ~fJhe Hollywood Community Plan, The property is located In the high·
density Hollywood area of Los Angeles. Surrounding properties to the north are
zoned C4-2D and designated as Regional Commercial land uses, and developed
~ilh commercial uses in a variety of .dllterent sized and height buildings. Other
similar properties in the vicinity observe zero setbacks typical for commercial Of

manufacturing bulldinqs. No other existing building in the same zone and vicinity
observe residential setbacks. The zero setbacks will help to maintain the urban
etreetscepe of buUdings on properly lines.
The granting of the adjustment reflects General Plan objectives, by enabling the
creation of housing choices. The granting of the adjustments will help to promote
residential uses and increase the supply of housing in the Hollywood area. These
are goals of the City of los Angeles General Plan and a goaTof the Hollywood
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.. :,' cas;,:ND:v...20~062\~BXCUX)(ZV}(2AA)(S~R) 'PA,!3E 22:

" : :" :"";"&ZOnOand~clnitybutwh~CIi;bo"';iJ""Ofj,iJCh'Spel:!al~lfl'Umstan...sand
" ' Priictlcal 'difflciJlUe!i:or ,!~n_a,y haidshlps. !s,dimled,!he property ,In

,~,. ,'. q·uesUoh~....... .. :.....: . ,.'~..'.' . .. .... .

~~~:, ~';V;;~~~~';;';~~~;~'~'~~1~6~Of'thep;;~~l~~~:~r:~~ng~
I,' 'mbddm armi'nl1y IJ:S;lll1lexlstlng hlstbri~buDdlng.-,ProperUes-in,the-vfdDity-do not
.. ,,"havl>1he' practic::il 'phySical 'dlfficvltles [J~scrlJ>ed.'sbove ,1ln>:ablB'"to,,,.constnict'

, ,':' '--"·j:OiivImUomitparl<inll' v-l';lIOWlng parldng,to'i>epiolllded,on,site,fo'r.usMf.iridlvlduals
, , "visiUhglM bundi,;g is"; Snbstanllal property right possessed by oth~i projXIrties In

'," i'tho vldnltyenabling,them'torespondlQ ",aiket demand, ,NotOl\ly l,s'oJ>Slte,parklng'
"Valuable 'as ,9' con~enlenC<! to 'Individuals' vismng'the.;eroperty .. l;>ut,~ ls:<aIso 9

, recognized as neceSsary In B region WiU. 9 high depe~denco"I>indlvldually,owned '
aulQmobll...' ,

••'"' .... -.••, .~ ..... ,': '.! •.. : , '. '" ' ", .'. .: :~. :.,,'i.I, .' -, : :' •. '

, , :~o,:,.'"11Ie'grantlng of,;,uch,""rlanco will nol bo m.teriallydotrimontal to tho,p~bllc
,. .{, welfare' or, h1jprlous ·.to: tho' property or Improveme~tslln thD'· same-zone or

vicinity In \Vh!ch tho propertY Is located, j, I' ',' '" ':,

", GranUngol':tile request<id:vari~n"""allows the APP.iieopt,1o con!l)buts'\O the.
'", ", :reductlon,ofcOng~ted ~lree,trparldng aSNolunteered Ilnp-j~,n~lw,qull'l'<l,by, lhe los '

Angeles Municipal Code. AS, Importantas,on-s~eparldng 1;;'im",e;.l31!y,\oday. in
, order 10 provide the necessary IncenWe IDr adaptive reuse 01 existing older

.-!;;;, "'bOll dings jnto leSillnte1i§IYe:Ustls; Ih<i>Adaptive lileuse;lncen,llVoATea Speclfi~ Plan
-', :," ,> (ARSP) addrei;sed t!le'ISSoe'bf'iheacirvaUon althe ailoWed cOmmerclal,uses on the

""""'~lte'woUld,nbi re~uI,;!,:p';rld"'!fand'be'amore Inlen~lVlf;u:Si;-'Ofithe,pro~erty. :rhe
~ 'c' "011}', 1Jitough'thE>lrnplel11e!ntalioli tif'lhe adapfrile.'r<iuse; is'proillolng 'for the of the

.::.:. . ~U~If~~~1f~re~.~Vjtal~ '~tical.area5 In the '(~ity... . ..;~~:<,':~:::I .

Grantin!l'thO'varl,mco WOuld not'be matenally ,debin:\en,lal'lp.!h;; p,ubn~,welfare or
injurious, to.otber-propenles in. the area. Granting the,.Varianc.ew.o:ufdhaVe the
opposite effect:' 11Ie1\RSRrequires that exisJlngparking,be malntalned,',Further,
this par1dngmay be used .fOron-site and off-site uses/or,the genaraU,)eJ}efUof the
surrounding, businesses. The Hol!ywood redevelopment plan calls for. "creative

, )olullons-:sli'ch a;1' Ilia, shared use 01 parl<ing areas" (Section 518,2, Parldng and
"'uiadlng,,11Ie HollY"'ood Redevelopment Plan), '11Ie proposed, projecUurthers the

accomplishment '01 this gOal by provlding parking, for a 'miX, of uses within the
propertyas well.:as for other cornrnerclal and entertalnment.uses- within !h'e

",' Hollywqbd Boulevartl disiriCt as a whole:' '

, , ..:.--~: ,'-'f.lje:.,"'posed prbjed-.y'll~.advance.th ... objectives oUh"'ARSP.~the,.HollyWood
, , 'Redevelopment Plan ahd the Hollywood CommunRy Plan by creating the benefit of

theadapuve reuse ota'hIstoric'building with additional parking:and'alde in the
revitalization of the Hollywood area. .

f1. n.o gnmUn'g·oftho varlarice will not :advorsoly affect. any ele~ontoftho
General P"Hm.
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14.

Redevelopment Plan. The proposed project ",llI be oneol.the.early achievements
,in offerin'gfi?"t-salf3 live.woTk·cOndominiums ln.the Hollywood area.

The granting of an adjustmorit is In confonnanco with lho spirit and Intent of-
tho Pliu~.,jn~ and Zoning C~do 'of tho City.

The ge~eral purpQSe,l;ll}d'inten\ of the regulatio~s'are lo.'provide compatibility
between respectlve pro·pe·rtles.'Sucli regulations. however, are written on a citywide
basis and cannot take into account Individual unique cneracteneuosor an·additiol1
to a specific property as w.ellas consider dynamic changes In the economy and the
use of land," AS noted In the previousfiildlngs, the projeCt Is theCadaptive reuse of
an existing historic building. The project 15tocated In the AdapliveHeuse Incentive
,Area Specific:PlanOldihance Nos, 175,038'and 175,587,"which allows conversion
.ofolder; ec~ricimically distressed. and historically significant buildings bunt-prior to .
July 1, 1S74.1oCated In the commerclelzones and R51nto vi13bleresldenUal uses.
As such. ~e:"A~aptlve Re.use ln~ritive Area ,'Specific Plan ordinance- (ASRP)
provides ·incentives lhat exempts Uiese projects from Commercial CdmerJMini--
shopping Center. site'. Plah Retiiew,'toadlng space.' lot 'area and the parking
requirements for new. ,buildings required in the zoning regU1aUons.The existing
builiiing observes zero setbacks whlch-Is.typlcal forcommercral buildings and Is
entirely in ,keeping wlththe intentions of the ARSP's lncentives and exceptions. As
mentioned, the oiher bunding.s'in the area also' observe zero setbacks.

15, Thore are noadverse ImpactS from tho proposedadjustment or any adverse
impacts have' been mlligated.

The granting of the adjustment willnot impose any adverse impacts on the adjoining
properties. The project was Issued a Mitigated Negative Declaration ENV~200s.6J..
MND. This Mitigated Negative Declaration rehects the independent judgement· of
the lead agency and determined by imposing conditions the potential impacts are
mitigated to a less than Significant level and therefore this project would not have
'an adverse Impacts. Any new or existing commercial buOding in the vicinity is
permitted to observe zero side and rear yards as a matter of right, In the C4 Zone.

. The proposed additions impose no new or different Impacts 'associated with' yard
restrictions thai would not be expected from any other commercial bunding and.
indeed, have been observed by this commercial building since 1927. The new
construction wilt not impact the light. air or privacy or any surrounding uses since it
continues the existing predominant roofline of the original building.

16, The site aodlor existing Improvements make strict adherence to tho zoning
regUlations impractical or infeasible.

The strict applicauon of the zoning regulations would be Impractical. The building
that Is the subject of the requests for yard adjustments has existed in its present
location and configuration since 1938 and is a designated Los Angeles Cullural
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.' .. 'HistorlcalMOt)ument ActheriF!910theyar<1311dS\l.Iba~r.e<lUI",!"en!swo~ld.requlre
,.: the reduction of number of jo)ol live work unijs,. stiU.9\'rn!,,(tlcor.fi9uration and'

elevationstha! may no! c;Oroply.wlththe requii<1ments0ft!t~-,13.~~Ofth~ Inlerior
'.: - 'Staildarili.. . .. , ......., .

;~P~!~EwFINDlNGS ..': .: .

. 11. .Tho project compiles with 'atlappllcabte proVlslb~s o;the' i.oS Ang~ies Zoillng .
Municipal Cod." and any app!Jcable-speclflc pl~!),..., .,.' .

. .:.Jul;..;qui;.;;idi:.a..u~n~~~t;tio~~;"fa~·ia"p~,;g ~pl.a~~"".h~9f:.~~:~ed
in compllanteWith the Municipal Code and;~p.pl}?'(ed)'>:II!!'.COP.ol\i.9~"':11]~.project .
Is located 10 the Adaplive Reuse Incenlive Anaa Specific Plan. O,:,hnance Nos ..

.: 17S,038·8m!·,1711,5B'r.;wh)cllallows conv~I.9!1.o!old.e.~,.e!;O~om.I9'!IIy:#I*"ssad~
.-. :·ahd.,hlslorically,.signlficanl.liuildings bunl,p.r(or •.b;> July 1, .1974"lQ.cated. in the

..'i:limmSn:iaIZJJhasand R5 inlo.vl~bJer<lSldenUaluses. A~~u~~,lhe Map-live ReUS\l
;...... Inc;,~tive AnaaSpeclflc Plan OrdInance (ASRI:1~P/Ovid!'Slncenljves thai exempts

these'Jiroje$Jrom.cartalnre<J\!lre!11en!slo'.n~w 1;>~I\dingsI)'qulred In lI)e zoning .
regulaUens. The proJeclls In conf~rrilance whh.the spei:ffic plan, .

"';:-'11': •. :,

18. ", The ·project.ls co~sl~tent~ith.tjle Gonpral P!~n.:· .'. ' ..".

';'ep.roJect;;'· con~lsi~nl ~th the Generai pj~~.~~sJi!"is.!'l'.~J]uY:(j ...,>:e!9Ped With
a hisloric sroadway Department Store Sunding: The ~~ndlng is of vanab!e heighl

.. '. wilt\,poi1ions·being 8. and 10 stories and is .propoeed.tc be.converted 10 96 Joinl
,','nvelworkcoridominJum·units •.fltlenPed parkiW.13~. ground ~oor:~mrnercial uses.

19. '''fh~ project-ls- consistent with any appllc?lbJ.e .ado~)o·~R9de;~lopmentPlan
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The proJectslle Iswithin the Hollywood Redevelopment Area, The projectls located
In Ihe Adaptive Reuse Incentive Anaa Specific. plan Ord.!nance Nos. 1.75,038·~nd
175,587, which ailows conversion of older, economicailydlsb'essed, and historically
slgnificanl bulldiligs buHtpriortoJulY'l, 1974,.Jo""ledinll1e commercial zones and
R5 into. viable resIdential uses. ·The. spacili.t<"plan VIPS developed .within the
(edev~qpment area to allow for the adaptive- reuse of ltJe e~tsting bullds within "the
redevelopment area. .

:20. ," Th~,project-copslsts!of an arrangement:of.buildlngs 'and structuros(includo
helgh~.bul~ and se.\.W>cks),plf-streel parking facilities. load areas, lighting,
taiia~'p'Tng~ trast[colfe.ctioh,5~ and o,Uitit"glfctfptfrtiriOI1UmprovementS, which'
is or.will be ccmpaubte with existing and future developments on neighboring
properties, .

The :Ad~ptive Reuse Incentive Area Specific': Plan' Ordinance .(ASRP) ~rovjdes
lncentlves that exempts these projects fro,m certain requirements for new buildings

b~:~I~:~o Se.c!I,~ns.13.1) and 1.1.5.7 of the Los J)rlgeles MunIcIpal Code, ',hereb~
---~'. , . . ",

.a request 'for Project permit Compnance; .arid

, pu,iliint'!'6'ch.rtlir-section 562~nd los Angeles MunlClpafCOde'sect;ontU7.S, i
. hereby APP,R9VE;,., . . .

varia~ce f";m Sections .)2~11-C2 and 12.11-C,3 and 12.30 10permit the buDdable.
area 10include.lhe required yard selback and northlsoutl!.alley In the !"'iculapon; and

~ursuanllo .Los-Angeles Mu'riicipalCode Section 12.28, J:~ere.bYA~~R0~:

. an adjus~ent to permit a 2;~ro'fcjot side ~d'se~~ck 'on ~n9h~hd~venue'in lieu ~f
the required a-root setback for the. reslden'tial portion of the structl.ire; a,tld

an adjustment to permit a zero foot side yard setbaclCon the easterly and westerly
sides of the north/south alley in lieu of the required 9 feet; and
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af! c;.djuslment to permit a z-rcct side yard on North McCadden Place in lieu of ttie
.' reqUired 9 feel; and

. an adjustmenlto permit a 2-foot rear yard in lieu of the required 18"feel; and

Site Plan Review approval, pursuant to Section 16.05,

upon the following additional terms and conditions:

, 1. -All other-use, height .a~d area regulations of the Municipal Cede and all. ott}er
applicable govem'm~nUf~g~lat?ryagencies shall be strictly .coJ'flpliedfwith:lr(tti.e
development and use·q.r.t~e.property. except as such re'9iJlalrdriS"are''Jie~in
speclilcaliy verled.or requlred. '~,' ,

2:' . "The us~ a,~de.v~loP~~l1t 0'( the property s~all be in sUbstantiaICO~forina~ce with
~: r~~~~~:~br~!~~o~:t~;.~~3g~licat10n and marked Exhibit-A". e~c.eptas may

3. .Theauthorized use shall be':co'nducled at all times with due're'Qardfdr the character
of the surroundia:t9district. and the right is reserved to the Zoning Administrator, to
impose addhlonal corrective Conditions. if. in the Administrator's cfplnion. such
Condillons are proven necessary for the protection of persons in the.neighborhood
or occupants of adjacent property.

4. NI~9ra'f!iti.on the site.shall be removed or painted over to m,al,ch,lhe color Qf the
surface 10.which it.ls.~ppli,e~ within 24 hours of its occurrence. '

"5. A copy of the first page of this grant and all Conditions and/or any 'subsequent
appeal at this grant and its resultant Conditions and/or leUers of clarification' shall be
printed on the building plans submitted 10 the Zoning AdminiStrator and the
Department of Building and Safely for purposes of having a building permit issued.

·6: Development on the site shall not exceed 270 residential apartment units and 8,500
square feet of ground floor retail. A minimum of 755 parking spaces induding 285
public parking spaces shall be provided, ,

The alley.on the, south side has been used as .a.s#rviqa alley by
Hollywood Boulevard. How can the 2 foot setback.ln )iimof if:l~18'"
This would affect the adjacent businesses especially the proposed
Whalls thetrade off for,the vacation of.the northlsoulh alley? , .
W.halis the impact on the bus statlcn adjacenllo lhe HQllyWooiJFlrslNational Bank
On Highland? .' . ." ..:. . .
Would lhe proposed 285 parking spaces be suffiCieiiiIi" iliaHcili~ 'FirsiNational
Bank ,with full occupancy and Qrowth of ol~er.surmunJ;Jing businesses '
Where willlhe surrounding businesses park during construction?

T~e representative for the applicant submitted ·comf!1ents In respo~se to the cOn'cams
raised. by-the-adjacent. proper.ty owner addressing building mass •.views -alley access
setbacks r-and parkjng~ Specjficall~. the letter states thai parkirlg will be pr~ided on-site ~
755,parklng spaces,ofwhlch285 spaces will be ror public parking. butwm not be available
during the construction period, '. '

The Community Redevelopment Agency. (eRA) submitted a leiter with the following
ccmments-. .. , '

B.

!,he height of all buildings on the site shall not exceed a maximum ,height of 65 feel.

The 2~foot rear yard setback shall be limited to the podium through '5th floor levels of
the structure.

VolUnteered Conditions

a. The owner shall ex;cute and record a covenant to thesatisfaciion of'ihe 'l<)S
Angetes Housing Department setting aside 27 units in the development as
affordable units.

The, proposed project supports the, goals, ol?jeclives, and policies of the
redevelopment plan and ls transit oriented.. .
Housing will be provided at,markel and atrordable levels
Project conforms to the HollywoOd Boulevard District Urban Design Plan and is
compatible with the exlstinq scale of development in the Immediate area
Project will improve Ihe pedestrian environment by including pedesuian-oriented retail
uses along the sidewalk and pedesuten-scaled design features along the frontage

A 'Iett~r was received from the Hollywood Hills West Neighborhood' Council with the
follOWingcomments:

On Jan~ary.~1st. the Board of Directors v~ted t? support the project
The project Will greatly benefit the community by Improving residential life and adding
to the supply of parking

Two addncnaueners of support were received from businesses in the area and included
the follov.ring comments:

The redevelopment of the site will greatly improve' the northern gateway into
Hollywood .
The addition of a residenlial component will help balance the mix of uses
I have owned this property for many years operating 1::1 parking facility serving historic
buildings along Hollywood Boulevard. I have rejected other offers to purchase the
property because I was adamant that any new development on the 'site include
replacement parking,
The replacement parking will provide the parking necessary 10 keep the small
businesses along Hollywood Boulevard viable,

9.

b. The units shall be set aside as follows: VARIANCE FINDINGS

1) Nine (9) of the affordable units shall be available lor renl to very-Low
Income households at a rental rate determined to be affordable to

In.order for a varia~ce to be granted. all five althe legally mandated findings delineated in
City Charter secuon 562 and Municipal Code Section 12.27 must be made in the
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~~ripf3!M>"FoII~ng P,llghflgn!e(l) Is a dellrieaUonof,th~ findings andthe.:appllcaiion of the
rtileVantfaclsof.ths·i:ailli'lOs·eine:·· ., ..,." •.,., .... ", .... ' .... , .

t' Th~~.~ci:,;;;~n;,.u~n:o~·~~Pri,v!SI.;.,.;.clf'~«zri~i~~Ordl~j,~-;.ouidr'esult
". ,. . "iJi.i>ra'cncal'diffieuflfes o~imiiec...;;"ryh',rdstilpslnconslslent with tho"general'
:.i; ..:-.. ,:~~rp.~~~..~,,~~.!~I~~t~!~~;~.~~i~~gregUl~ti~~~:.. . '. . :~~.~.:~:~/;1;~..":

· The epplrcant:h"" 'tei:jlll!Sted'a;varlani:a to perm" the'CalcUlallqo' olithe'b\flldable
area 10 Indudlflll!l;seUlad(>llreas and the nqrtWSOuth'alley,the'I~Hef,of;Iv"lch is
proposed for vacation. . " '. ." .. .

~:~~,~·::·.:~a.~~bj~;:~~·~;t~~~;~~:thti:~st~sl~~Of!HJ~hl~~:A~~~~~~~rth~QY'Of
.. , ... ,: Hollywood Boul!lvai<J.I~zonoo'C4-2D-SN and d~veI6Pet\wlth";s~rfa",,,parking'lot
"'..c:_ 'anMast food ies1;liJranL.The propOslid projeclcon.sisls·ola.mixed.use.developmanl

. of·270 reslde~Ual apartment. unils, 8,500 square feer'of ground·flpor relajNmd
.' sublerranean parking for 755 vehldes. . .

~.t!!"j;""" " '.';"': ,-;.,' '... :' •••~.;,.:. '.~.. :".' ;~t;\; .•~:: .. ::;. "'''_'.'-''. :.:;1
Tha request Isto pennillhe salbacks applicable 10 the residenUal j;ortfon·",..the

. project 10 ~e included' in tha' 'calculatlonsfor-the bulldeble area: While the'
, cpmmercial';zofle:ddE;5.nbl r~quJre 'setbacksfor com(n·e--rcial'lde.veJopmeritsthe

resldenlial porUon. must observ ... ·selbacks as.required:,bY;the. R4·'Zone. The··
. resldenUal.p.orUon oflheproperly.will:conslsl-of 270·resldenllal unHs.lnduding 27
';.»,,:. alfOldaof';''\ltllls:ahd8 livaWci'kunHs:' .': , ..,' ,..... ,',

• ..••:1;", ~!~~:;:;:'.•.. ~:. :.' .:', . " .:.:,~, .• t '_ .:. .,

',The a!feiriiilftir)b if;~~orth:l.sduth directionJor:a distanc&ofBpproximaleiy 300 feet
'.'. :Is plOrxisBiJ fbl'V1!cation'ahll:lh6"subjecl developmentwllkbe cdnslrueted'over Ihe

. ' n0rth/sot,JlI)a~ley. O.n M~rch 20, 2Q07,tha City CounallnStructed the Cily Engineer
· 10 proceed Wlth·the'aHey vacetlon; The eppllcanl'hlls requested that Ihe aneybe .
included in the ~Iculation prior to the final vaCation..

Gran~ng the request Ib utlllze th~ setbacks and alley In the calculatlons would perinit
· the'Cb,nstruction crthe developm~nl With this addllional.area •.The design and siting
of the development wnt consist of separallon of bundings' above .grade level
designe~ aroun.~interforcourtyards. Along the Highland Avenue 'eXtenor.retail uses

·"Willba localed'althe ground leliel with resldenUal above:<Ttje ma><ltritimheighl of the
structtira wl1ibe 65 feet'at the southerly sida ortha.structure.and two supergmphlc
signs will be Installed on the Highland facade at northerly and southerly portions of

·.··thebunding, ..... , .. , " ...... '.' .

The uUl1zationofth<>re<julred.satbacks a~d ~lIeYWl1iProvld.elaraddiUanal unils on
.t.h'esite ln~uding'affordab'e'units which.are ~ publlc'benefiL· These units will be

"r -v' provided al ...the· Very:t:ow;·. Low and MOdernle Ireoine levels.' In addition,
., replacement public paiklng will.be provided antha slle far ..a.mlnlmurn of 265

yehicles_ Permifiing tne' Calci.JI~li5nof the alley will'pefmlt:Uiirstart 6fconstfuclloo'
'prier to the final;"allon of the alley vacation.

2. There are special ejrcumstances applicable to the subject property such as
size, shape, topography, Iocatlon or surroundings that do n01 apply generally
to other property, in the same zone and vicinity.
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~~~; yom.rnu~it~ Redavelopment Agency sent correspondence 'slating that the
"IJ.r:oposed'pn?Jectsupports the ,9oa,ls;objectives end policies of the redevelopment

pla~.and ~~forms to :the Hollywood Boulevard District Urban' ,~~~.Igh-Plan.

AdJUSTMENT FINDINGS
, , ' ,

In order fof an.adjust~enl' from the z~:mlngregulations to ,~egranted,' all five of the legally
mandated finchngs delineated In Sechon 12.28 of the Los Angeles MuniCipal COdeinust be
,mfid~ If! th7 am~ativ~ .. Fci,lp-.ying (highlighted) Is a delineation of Ihefindings and the
a~p!ic;;ahQn.9n~~rr;:'e~apt.f~,ifs ctthecase 10same:,' ... ~'.

6~ ;Th.~}J~niing':bf 'a~ a'djuslment ,will rosul"ln'd9v910~n1o'nl':~(jmpatibI9 and
'consistent with the surrounding uses. " ,.. '. ":, , ..

;~t: ~ppl~~nl h~~ requested adjustments for the resldentlat portion of the project to
permit a ze~~ fool ~Id~yard on N?rth HlghlandAyenue;·zerb,fool setbacks a!ongthe
",;)fthlsout~ alJey:Phd'r~uced. Side yard of 2 feet on'North' McCadden Place and a

'2-foot re:W))~rd s·t.!tl?a~ adjacent ',0 lhesoulher1y alley. .

The request to permit the zero fool setback along the Highland fronlage will permit
the restdentlallevels of the development to observe the sa~e zem foot setback as
the ground level commercial retail. As designed balconies would-extend into the
~t;!tpap<.~~r.eas.lhereby.pro~idingfor open space within individual units. In addition,
the jeductlon in setback along this side 01the structure with the proposed balconies
wilrprovide visual interest along Ihe Highland Avenue frontage.

The .n.orthlsouth alley Is proposed for vacation and the City Council on March 20.
2007 Instructed the City Engineer to proceed with the vecetlonot the alley. Finalizing
the all~y ~calion Wm" require. additional lime. The applicant has requested the
reductio!' In setback to permit the commencement of construction prior to the
complehon of the alley vacation. There will be no impact to any adjacent property as
the alley proposed for vacation is on the interior of the subject ownership.

Requested in addilion to the side yard reduction on Highland 'and adjacent 10the
~lIey are reducilcns in the side yard along McCadden Place to 2 feet and a reduction
In the rear yard of 2 feet. Properties to the Bast along McCadden are zoned C4-20-

·SN flnd dev.eloped ~I!h surface ~arklng. Proposed uses on Ihe ground floor of the
subject structure are hveJwork units and the public parking entry at the south side of
:~: ~~~k~~u:~~ty~~~r:~~~gcr the reduced side yard will not have an impact upon

The adjacent property owner to the south has expressed objection to the requests
b.eca~se 01c9.~.s.~.~~.~~a.r.dl,!g!.~!1i,l!:lp'a"c:t,.q~,.~h~~I/(~y,_t!?_~~_~O_ulh_~!t~.eproject
site; impact of the reduced setoack along Hlghlaiid Avenue the los.~tot"surface
parking during construction and replacement parking, specifically. the concerns
were that (1) the alley would no longer be able 10accommodate cranes used for
~ainlenam;e of the ~dj~cent Bank Building, (2) the reduced setback would impede
views of t~e,Bank Building from soulhbound traffic on Highland: (3) parking provided
by the e~lstlOg ~urface parking would not be available during construction: and will
the public parking to be provided in the structure be sulfiden! 10accommodate
present and future tenants 01 the Bank Building?

;...

·.;,.<:tASE.NO:ZA 2006-5927(ZV)(ZAA)(SPR)(SPP) :,

on the west The subject alley is loCa~ on tha inle!io.r..of,~. P\1?Pe.r!Y.end.ls .:-
.. proP'?!'"'i far.vacaUon. Jhe alfor~abla Onils provided wlthltithe dBlieklpn\i;,itilh'~llii'

. ~,<;pn<!.Hlq~fldlie'raln~~ a!,\!.aspecial clrcumSlanf'!!.not !>ppn9<'p'~lothe SUrIPtit\d\n!l ..~:::.!:;::!~~~1~~7::::~.··'.' '. '.,-,:.";..,;.'...,
.subslimllal prtiperly right.or use

., ". .;;;Jmo,;one'i'&<\:orlcl/lUy.bul~hich, I,wcause
p~CtJcaJ· iJnncu)Ues or unnece~~&,l1ii':questlcn.. ..' . -.,: , ......

':..;-i~~'~~~;':';;pQse.i~~~~io· . , sll.;mnand
eomdor. The-
theWesteriy

. _ '. ~ . on:
side of I:llghla.nd1.\y~n.He,.Tt>e.g!1'nU~go!lfJ~evarian.CII,W111provide lor

::,' ns :"~':.'fi;:w~:::;.r.a~?:iJ]e.."lqu!;;>d ~atbac1<s lor ,\Ii~,~~Id.IinUalln the

4::.' ..~·.1Ji~:g~~;jn!iDr~~ch~afi.~h;,.o.:~1~)iotl1q,l!1~i~ri~IIY~~~Mn:i:eiji~bP:1!t!\P~~IIC
welfare C?rInJunous to .th~ prope.i:ty or Improvements tn ,thtf,sitiTi~_zone or
vicinity In which the p",p~rty Is Joi:aleil. . .,.,. ., .

,. - of the va~nce wm aIl6W.(o;deve'opme~t ori ih~site't,~."uUJiZ'ethe alley
.' ". calculatlpn.of.lhe.building:1'!Je.ln.duslon of-

. . '. . . !lied .Hy.'!i~ Inclusfan 01 the:.allay and
~~!Ii~.cks. The.llundlO9 wlll not be adJacenllo·ano~er resltlimlial tisfj,nls'u will be

. s~pii"1le<!:by Yucca S!ffi~t.from.!he reslden~~fu;,ti.er t:o~~lriiclion teiur~)\bilh.The
comrnerelal uses to the south WIllbe seperated /ri:imthe developmen(by an alley;~;C~.;'iIIbe !~pro~ed to 20 I~etl~ Y/idth... 'J' '. . .: :. .'

:5,. ~~f:'::~~~:.of tho.varian~e wlll.not~~erselY ..~Ire"'''~ny, el6meht of the
... ,. , . .,' ,'; :,.,;, , , .

. \. . .'In,eHollywood'Plap:Map d~sjgnateS tlH~'~mp~rtY (or 'Regj~n~1Center Conimercial
land usas wllll correspondlng zones of C4;C2,:P and PB and Height Dislrlct No. 21)...
SN. The properly Is jocated within the HollywOodRedev.OIopmenl Proj"ctArea and

.' '. the.HQllyY(OOdSI9~aga.SupplameDtal Use·PislriclThe slle ..ts located In the
"':'" .~H.olIY»!~ ~,en!~r .n.d!h~ f'.la!'J!'P.\ld,~ ,t~~~a.g!".en""~"1g\ng· dey",~menls

.. ,.ct!m~lnJnQ"!e~f9~ntl~1and:commercta\ u,sesw)!tlln'ifj~;eeriter; '". . '''', .

. On May 3, 2007, the Dlr~clor of Planning approved a ProjeclPen;,ifln~ccord~nca
.Y'ithlI]e provisions 01 the Hollywood Signage Supplemental Use District to penni!
two Supergrnphlc Signs and Sigri RedticUan Plan ..
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Tha aileY'along Ihe south side of the properly Is Improved to-a Width of 14 jeet from
Highland Boulevard to approxlrnately 145 feet 10 the easl The CIIy Engineer Is
rCquj~ng the applicant to improve the alley which wlll ?ccoroil1g.to the applicant will
reeutt'tn an alley'20 feet in width or, 6 feelwlder, than currently Improved. The
construction ot the building on '."e site will impede views of the .Bank Building from
northerly of Ihe site, however, Ihe building immedlalely south of tha alley is low In
height,'arid does noUndude.windows on thetportion-aojecent to the alley. The
proposed building will have a height. varying from approximately 62 feet but not
,~ceeding 65 feet on the south and will be below.the hejght of the tower of the Bank
'BUilding. During construction, the surface parking will be removed and therefore
'parking'wlll not be available on the site. Public parklng-p~jded by, the lot-will be
replaced wi,lh 285 parkln~spaces,on the lower levels. While the provision 6f public

..parking Is a benefit of the projecl.which will be.pmvldedon It)~slte.Jt is,not required
thatthe property owner-provide parking.for off-site uses. While parking is limited in
the-Hcllywcod area, many older buildings do not have parking on-slte.and are
dependent on public parking lots in the area. This parking wlll, after construction be
available to businesses in the area.

·7. The grantin9 of an adjustment will be In conformance with the Intent and
purpose of the General Plan.

The Hollywood Plan Map designates the property for R!'!9ional Center Commercial
.landuses with corresponding zonesof C4 .,C2.1?and PB and Height ~istrict No. 20-
SN. The property is located within the Hollywood Redevelopment Project Area and
the Ho!!ywood Signage Supplemental Use District. The site is located in the
Hollywood Center and the plan includes language encouraging developments
combining residential and cornmerclal uses within the Center.

The reduction in side and rear yards will permit the residential levels within the
structure to extend within the required side yard and rear yards. The reduction will
provide for the addition of a development of residential and commercial uses within
the Hollywood center. The development will include live/work units at the ground
(pedestrian) level along McCadden and affordable units as well as market rate
residential unlts In the Hollywood core area.

The Community Redevelopment Agency has determined !hallhe proposed project
supports the goals. objectives and policies or the redevelopment plan and conforms
to the Hollywood Boulevard District Urban Design Plan.

8. The granting of an adjustment is in confonnance with the spirit and intent of
the Planning and Zoning Code of the City.

The Planning and Zoning Code seeks 10ensure privacy, light. air and emergency
access through the separation of uses. The requested reductions along Highland.
McCadden and the properties to the south will not be immediately adjacent to
another use. but will be separated by streets and an alley. Highland Avenue is 100
feet in width. McCadden is 50 feel in width and an alley improved to 20 feet inwidth
will separate the subject structure from the uses to the south. The 2-loot reduced
rear yard setback is only along the westerly portion of the site adjacent to the alJey.
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9. T~~";am no adverse Impacts from tho proposed adjustment-or any adverse

':<!:::;:~::':~:::;~;'~e" ~1~;~U~I"~~h::~;~~~deV.eJOpme~l·
.r· DeveJOpt1l1,nt'surrouI\dJng'lhe sublect s~e'ls commercial onqhe-ncrthwest, east,
..:''''.: ·,sOut!l.'atid·Wl!sI bl·the:sHe.: .Uses,lo·llie norlhc3s~:are 'deyelope<l'wi\h multip!e

. '? ', -.: ieSldenlilii'oeveto mimJ, No.aOjusl.rn8linnthe·setbad<.1s requeSted on.the north,
, ,,' site 'Is'developed .with· the. flollywpqd l:Iighland

the. east Is developed with' a surface parkinglb~
. :, and ~eveIQi>m~nt! ~veloped .with COt11mercla!b~lId!ngs.

., :..,. Th~..;,.;u;~:portk,~~,lli::~eve'opmentforwh'cha·2,ioot.setb.icl.j~~uestEid I~
located adjacent tP .thS'·e)dstlng alley:Whlch the 'appllcant wnl,lmproye 10 2.0 feelln

'. widlh.:The.2-fdoladJusbnenl.granted.herein .Is fOr thal.po.<!iori.above grpuDd level
., ,", and thenilo,e;'wiII'resultln·a separation from·the adjacent buad!ng~.10 me-south of·
".;: '''':22;f.el 'along' the alley. "The'¢rtion ·of.the:tluDdinglmmedlately''ldjacenl· on the
',: ". ·soulhandjUSl.easterly ofHigfilandls low rise' with,no.windows on that portion 01the

building.. . . .....• ,.. '.' ., '. ,," '. : .,"

~O;': :. Wo sito-aridlo~.;exfsting injproveme.nts'make stri"ct,.adherenco'to, the:ion'ng'
regulations.ilJlI;';'cU""t or Inle~lble. . •

',.' ...•' ·1~'Oider:Io'.P'rt>Vid~Ui'~·niJlI)berol,unitsproposed inquding the'affordable uni\S.the·
-':;'. .'·~'pplilia'nt'ltasrilqu'eSted.,educ;ed 'setbagks, The sit""20~ed'C!l:-2J).SN 'does net
, ' .. ',:' rnqUlre~setbacksJor~the'corrltnercial-uses: however;thaincto~i9n'rif.re$idential uses

...• reqUires setb.ack~.'·Tha'setQacks.granted hereinare'abov"the·firstlevel beginning
• ':·.·· ...willtlha reside~~~t:.~ses.on.the podium level' and levels 2thrtiugli 5,.':

SITE PLAN RevtEW FINDINGS'

11. :', ':The'projoct~o~;~'~~:~~all apPIi~ble provisions of th~ Codo .~nd appll~blo
Specific Plans. "" ::"'-

varia~ns ~~. the' c~e",provisi~~ .~~~~ been granted herein to permit a
development utn!zing an Inlemalalley In the buRdlng calculations and zero setbacks
from that alley and reduced s~e and rear yards above, the g~~ level. The

.development will conslslol ground /loor Jstall·alongthe Highland Avenue frontage;
IIveJworkunils alongtha'McGadden fnintagaand residential unlls above the ground
level. Common open space will'baproyicfed on the interior around1hree courtyards,
and pool area with additi9nallands,caped areas. " ' ' .

. '';'e sUbJ";; sit~I~ locai.id within the Ho;~Ood 'Redevelopment i",ject Ar~~and
the Hollywood Signage Supplemental Use Distriel The Community Redevelopment .

'1\ijency:has tfe1limlii'i1ftJ1lj~f1Iii"Phjptl!fl!ll p.rtlj~er sUPpoMth~9tii"s;'01lfei:!Nes arid'
. policies otthe redevelopmenlplan and confonns 10the Hollywood Boulevard DiS!rict
Urban 'Design Plan •. On May 3, 2007, the Director of Planning approved a Project
Permit in' accordance-with the provisions .cf the Hollywood Signage Supplemental
Use Dislrict to permit two Supergraphic Signs and Sign ReducUon Plan.

12. Project is ccnslstent with the General Plan and Redevelopment Plan~.

city Plan 'Caso No. 201J3.541.1·SPE.Zv.zAA.SPP:.sPR·DA
(16352 & 1632g,Vontura Blvd.)
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15. Advise the applicant that pursuant to State fIsh'and Game Coda Section 711~4.a Ash and G~m9
Fee andlor Certificato of Fee ExempUori Is now required to be submltted- to the County Oem prior
to or concurrent with the Environmental Nolfce of Determination {NOD} filing.

FlScallmpact Statement Therols no General Fund Impael as admlnlstratlve coste ore recovered ~rOUgh
fees. .

Thl~ action was taken ~Y tho following vote:

Moved:
Seconded:
Ayes:
Absent:

Burg
Menzer
Atkinson, Cardenas, Dominguez, Schiff
Klein, Mindlin

EffoctIvo DatelAppenls: Tho Commlsslon.'s dctormTn ..Uon will bo fin;ll16 days, from tho ~omno data of this'
determlnetlcn untess .10 appeal Is flIod t~ the City Council within thai ume, AUappoals shall bo filod on forms
provided ai: tho Planning Dopartmont's Public Counlor;s al201 N. FJo~or03 Strool, Founh Floor, Los Angolo-a.
or at 6262 V:m N~ Boulovard, Sullo 251, Vfln Nuys.

Tho timo in which a pany may sook judicial rovlow of thllS deturmlnation is gov!lmod by California Codo of .
eMl Procoduros Soctlon 1094,6.. Undur that prevteten, a paUtlon., m:J)' soak judicial rovlow of anydoclslon
of tho City pursuant to California Codo of Civil Procoduro-a seeuen 1094.5. only If tho potillon for WIll 0'
mand2to PUIl:IU;:mt to Ihat eeetlon te flIod no tater than ,tho 90'" dflY fOllowing 1ho dato on which tho City's
doclslon becomes finat.

Attachment: Findings and qonditions

c::Notilig!loo

.{
Los A:.leles. CitYPlannin( 'C(mlmission ..

209N~·SprfngStree'!'~.:.,~Ies,CA9OO1Z(213)!J73.1300·

. JUH.·lI·O:Z~'D..... !"'lriatlon·l.laJlln!!.,Data: _~~ __ :.....,.-:-

.=:::=~OOSafely ~No,cpCio-11~fe..zv.zM:.sPI';SPR-
CounlerB. Fourth FJoor, l..ocatWri: 16352 ~16328VenhlraBftd. .

, . eoUn<iDis!ricl; 5 ' ..

Applicant, Avalon Bay. tnc." =!;):~~=~tion;icnevariaoce;
. . . ZonlOg MmInls~bx'io Ad]uslmeiJl;

.Pro!"'" Pemlit: Compllanc.; SIlo !'Ian
. . " , I '~~aiKf~~ntAgreemenL

, At Its moo.Ungof'May ZT~70~~O,~OIJ~'ngacti~1'!was ~k9n"by tho ~ity ,Plan~lhg c~~ron:

1. OJsai>prov&d.thln.ijuesi as filed. .
2.' Approve", pursuant 10Section 11.5.7 F otthe Municipalcede, an Exceptlonfrom Section 6.B.1••,

qf the ~enlurafc;ahUBl]9Bl30ulevard Corridor Specific Plan (Ortllnarca No. 174,052Tto permit the,'
C4-1lcommerdaDy:ronad perUon oltha property to be develqpedl'l e Floor Area ~tlo (FAIi) of
2.5:1,1n lleu olth. otharwlse maximum FAR 0/ 1.25:1, permitted by tha SpecificPlan,J;UJ;J.ct Iri iii.
atlacljedCondil!oos 01ApprovaL.. .' . . .' .

3. ApproVed a Variance from Section 12.21.1 A. 10P."rtnn the uaesrercr 45,648 sq. n.of ~nuSad floor
area from the RJ?l-1 zoned po~on 01 the properly I_to the C4-1L ",med portion 01 th. same
properly InUeuof.!/lemaxlmum1.5:1 FARpermillad Intho C4zone by HelghlOlsbfct No. 11..subJeel' ..
to !.he'attached condilloris of approval. Nole: This Includos tho,transfer of,one unjJ Iiofn tlu).RE91o
C41R3 fa/' e /rita! 01.137 uon.. .. ....

4. . Approved'. Variance lrom Section 12.22 C5 (h) or the Municipal Codoto allow pedflSlriimand'
vehfcularaccess·fioma lesa'restrlctive to a more resbiCUve:zone. SUbject tp the attached CondItions'

'. 5.' ~p~r:=; Varian'ca.frcm Section 12.1OA to allow sUbte~nean Co~~erdal 'pa~g in the R3-1,
zone which 15pfherwise not permltted, subject to the attached, Conditions of Approval. ' , .

6. Approved a ZonfngAdminislrolo(sAdjuslment fromSection 12.08 C 2 and 1.2.10.~ to~lIowOfeet .
yarda along'the hi?unclarfes sepa~ting the RE9, R3, and C4 zones In lieu of the minImum yard

, requlramentscl those zones. . ' ' , ,
7. P.pprovodtho requested ProjectPennii CompUancewilh ine VenturaiCahuenga Boulevard Corridor

Speerfic Plan. forthe proposed derncnucn of existing commercial buildings arid'the proposed
co,nslruction.,uso-aitd malntenance 01 a mixed use project at the subject location.

8. Approvo~ the requested Site Plan Review finolllOs (or the project ,
9. . OlsOpprov.it a V.rlancelrom SecUens 12.10C4 .0012.16 C 3 to allow9 addltlDl13Idwellingunits .

to be constructed for a total of 146 unlls 1n neu oJ the maximum 137 unIts permitted by the C4-11.
RJ..1~and REg..1, zones. and to allow density averaging between 'the Q4-1L and to tho RJ..1 zoned
portions of the site. " " ." '

10. Dlsapj)f'Ovoda Variance from .$ect!on 12.0S'A to allow loading activiUes in tho RE9 zoned portiori
of the property WhIch Is olherwise not permitted. " ,

11. Disap~ the requested Development.Aqreement betweenAvaton Bay CommunlUes and the Cfty
, of los Angeles. . .

12. -N1P~9.~.~_~!!'<!doll.l~~t,l1.tlgal.•.d Neqatlve.Declaratlon No. ENY 200l\-54.12MND.
13. Adopted the attached Andlngs. "
14. Advised theappllcant thai pursuant to Califomla State Public Resources Code Section 21081.6. the

aty shan monitor or require evidence that any mitIgation conditIons are implemented snd malntalned
throughout the life or the project and the City may require any necessary tees to cover the cost of
such monitoring.

',.\

............. ....
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CondlUons of Approval

1. USO:"J:hD project shall be a mixed use proJet;;tco~talning the following;

a. 137 dwelrmg'uoils.
. . .

b. RetaiVRestaurant: ~axlmum floor area permitted shall not exceed 12,500 square-feel

c. The maximum overa" floor area permitted over the parcels shall not exceed ·185.263 square-feet.
as lndlcated on Exhibit E~6, dated May 27. 2004.: The R3 zoned parcel shall contain no mora than
89,748 square-teet, or the overall maximum floor area permitted,

d •. ~ject ~hall compty with all provisf~n:s of tho C4. R3 and REg zone. except.where Varied by this
approvaL ' ,

2. The fonOYJing Specific Plan Exqptions to the VenluralCahucnga Boulevard Corridor Specific Plan
shall be permitted:

a. Section 6.8.3 to permit a total floor area ratio of 2,5:1 in lieu of tho maximum 1.25:1 permlltod ever
the C4 zoned parcel,

3. The following Varlancee shall be pennltted:

a. sccueo 12.21.1 A.1 to permit an average 2.5:1 floor area ratio (FAR) over the C4 zoned property.
b. Section 12.10 C 4 and 12.16 C 310 permit a total of 137 dwelling units to be provided over tho enure '

c. ~~ft~~12.21 C 5{ta) and 12.23 B 1(c}{2) 10 allow vehicular and pedestrian access from atess
, restrictive te-a more restrictiVe zone (l.e., from the C4 zone to the R3 zone). which is otherwise not

permitted. .
SecUon 12.10 A to' allow subterranean commercial parking In the RJ zona which Is ctherwlse not
pennllted.

4. The following Zoning Administrators Adjustment shall be permitted:

a Section 12.08 C 2 and 12.10 C2lo allow o-foot yards along the boundariesseparaling the RE9. R3.
and C4 zones in lieu of the minimum yard requirements of those zones.

5, Parking: The silo shall provide parking spaces for the residential units and commercial uses as
required in the L.A,M,C •• including 1/4 guesl parking space per dwelling unit The entiro parking
facility shall operate with the following conditions:

a, The residential parking spaces shall nol be accessible by vehicles wilhln the commercial parkfng
area.

b. A" lockable gate is permilled between the commercial and residential parking areas 10 restrict
commercial patrons from parking within the residential park~~a~~_ The lockable gale shall permil
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FINDINGS
to permll ~ 211 guest room. extended slayhOlelat20205-2Q239 Ventura eOuleYard. As slated
above, the proposed n~ area and uses will not sfgnlllcanUy Impact Irnf!1c m.the area. ..

d. . "Th!'lth. granUng pl en excepUon will not be detrimentallo the pUbl'lCwal';"'; or Injurious 10 the
prof'!!rlY Of fmprolll!m~no/ !"!.iaf5!n(lo.!'r II! ~J!!<;1lp!}"plth.e 'subf!'# /!f!>P!!I1y, . •••. ... . .
Tho davelopmenl has been designed to be compallbl. wiU,.the surrounding buHl.eny!ronmenL
Tho landscaping along the n_erly: southerly arid easterly properly boundary n""" win be
re~ed In oontrixl: to the ~an Oaks SIreei;Scape Plan. "

The p,rop.o~ed developmenl wm provide ·houslng,opportun~Cs.and cOntlfuula to enh;~lncl~ a
porUon.of the Specific PI~n area through 'Us "resJdenliaJcomponent ~ ground.l~
retaU1re:staurant uses located along VelJwra BoulBVilrd. The estabrrshmentof tho.proposed
mixed use dpVeloPmentwouId reptace order commercial buildings. surface,parkfng lots,and :
vacant·land providing an appropriate transition between Boulevard uses and the~adjaC:ent
resldcn\lal neighborh~.

1)18 proJect Would not have an adverse ,affect o~ existing traffic fevels orvehlcufarclrculatJon In
. the neighborhOOd: A Trame Impact Study .n.d supplemenlal analysis, has been subnJlllild 10

and reviewed byLADOT:LADOThas IniUanydelermlned thaltheproposedd.evelopmenlwould.
. nothavostgnificantlmpact a1ariyof tho Intersections srudl_P"dand nooffslte mitigaUonmeas~
WI'" be requJred., . ,

Th.proJ~ WIll provide more paiklng spaces than required by the Zo~mg Code. As ProJ>OSl!<!, ..
. approximately _349 pa~ spaces are' required for ~lh !po ccmmercer a~ rosJde~ual

componenis9flhO development The projectwin bo providing approximately3B6 par1dngspaces ' .
minlmf:zing the pctenualfcrovernow onto areastrCets. Thera will be sePaJBto_ptuklng areas for
the commerdaJ and'resIdentiaJ USGS. The primary'dfiv.eway tc-eccesa parklng"for lhe Ventura
Boulevaitl retail and restaurant uses ~lt be from Ventura Boulevard and the resfdentfal access .
win be from Noellne Avenue. limIting! tho' now of vehldes withl'n the adjacent resldenUat·
neighborhood. ...

1. Genarai Plan Land Us. D~lgnaUon; The subject proPo,ny Is Iocoted':'thln the Entlno.- Tarzana
.' • Communll)t.f!1an,.as adoptedby·the:Oty.CO\JllCl1 on December·16, 1996(Spui1cil·FiI&9B-1823 ..epc··

97~CPU): The Plan mapdeslgnalcs the subjectproper1yrorReglonal commertfallanduse, Wllh'
corresponding zones of C4, 02, P end pe,. ., . .

2. . Genoral.Pla~ T~ 'Th~ Encl~o - Tarzana ~rJl1!Iunlty Plan does 'not haw spaCific fangu~ge
addnesslng the proposed requesL ·The requested project would not conIDct WlIh.the ImplemenlaUon
of the goals and obJ_ of the Communi!;' Plan. . ,

~.. SpecifiC Plan. ExcopUon·Flndlngs. Pursuant to Municipal C;:OOaSecir~n ·11.5.7 H2>

e. The/the s!riclopp/1Catk", 01th~,.gulaUon:s of./hespecificplan to thasubjeclPropelfyWlllresul1
ir! praCtical difrlClJltJesor unnocossaryhardshlps InconsJstontwilh tho.ganeraJ purpose and Intent
'oltho plan.

The slta conslsts.of 3 different zone cfasslficaUons. C4-1L. R3-1 and nas-t. The C4 zone
allows a 1.25:1 FAR and the R3 and RE9 zones P.nM a 3:1 FAR. I'(equlring tha slr!<;I
appUcaUon.of the FAR dfstrtb,uUons could create a s~ctura abutting ,the eXlstfng resl~~ntfal
usee. Development in ccmpnance with the by-t:ight p'rovisiol'ls'Df thIs configwaUon ~ result
in the bulkpfthe s~chJro'to be l~ted,towan:f the re~roJl:he,site and cfoserto the residential
uses, This would adyersely Impact tho privacy of the surroU]1dlng homes. 1l1~' site has been
hlst01ically usedes a commerclal development ~long Ventura Bou~vard, with parldng tceeted

,;~~:~o~~!:~ic!~~t:ae:nf~~~~!ors~::~::rni~:'~ ~!r:f~:;~~~...
Ih<I RE!J.zoned lOt 10 tho C4-zoned lOt .

b,". That thero *!rC excepUonai i:Irouiristances or cqnditIons.ihat· are 'applicablo to tho subject
prop<ifty InvolV<id or 10 /haln/ended usa or dev.Jopmenl of tha subJecl propCIfy that do hal
ganarany apply to· olhet: property In the specific plan·area. . , .

See finding -a- above.

. .
·ina proposed buUd1ngdesign In'combJnaUon wilfJ the requested FAA ~nsferWOtlId ll?a~lgn
the buiKJable area to the Y(!ntura Boulevard frontage mInimizing potential Impacts on ll:ie
.adjacent residenlJal neighbomood. .

.0. That an oxcepUon;rom iho spociflc plan Is noco~ry for the presorvallcn and enjoyment of 8'

subStanUaI proPcrtr Hght or·usa gana",lIy possessed fJy other properly WJ1h[nthe _00 plan
: area In the same zone Dnd vicInIty but which, because of specJaJ circumstances and praclici3J
dlfflculti,?s or unnacessary hardships Is def!18d to tho property IT! question.' "

stm~rly, requested' excepUons from tho SpecifiC Plan have been granted to aTlovt other
d,DvolopmeQt. partlcularfytiJoSo that.ha~ resldenllal components. in'City Plan Case NO.,CPC
2002.267g.ZC.ZV~ZA!).SPE-SPR-5PP,excepUonswcra.gr"nledrtomth;'~peclOcPlanror

.Plocr Area RaUo. height of 'building a~ yard area requirements In conjuncUon with ,12 unlt
senior apartments 'at 18301 Ventura ·BOulevard. In City Pian Case No. CPC 2001~3231·ZC-·
GPA-ZV-SPEo.SPP-SPR. an exception from the SpecifiC Ptan was gra~ted' 10 allow mixed
resideryUal and commercral development at 16704-20 Ventura Bouhivard, In City Plan case
N~, CPC 9s.o057ZCand CPC98-0065 SPE, excecuons from thaSpeciffc Plan were approved

e. ·That ~egranUng of on e~ceptlori will· bo consistent With the princIples, Intent and goals of tho
s{JocJflcplan and, any pppllcablf1 element of tho G~netal Plan. . .

nie proposed p"roJect, meets the goals and purposea'ct ~ Specific Plan. Indudlng. but not
limIted 10:

'1. . Thai equ1Jlbrium is· m~intalned between tho transportation infrastru~ slid land use
development ln the. Canidoi' and ,~thln each separate communIty of ttie

• ·Venturafc::ahiJenga.BouJevard Corridor Specific PI~n area:' ' ,

,2. . Pro"?oUng attractive and hannonk>Us multj...famiTyand commercial developmem,

3. Providing a compatible and hannohious relationship between residential and com~erdal
development where commercial areas a~ contlquous to residen~al neighborhoods.

'4. Prorrfoling an attracUv,! pedestrian environment which wIllencourage pedas~n,actMty

c. . That sud, varianco Is necessary lor Iho proservation and enjoyment of a -substantial property
rlghf w-cse generany possessed by other property;n the same :zone and vicinity but which,
because of such spacial circumstancos and procticDl difficulties or unnecessary hardShIps, Is
denied to /he property in question.

Commercially zoned Tots in the area would typically be permitted to use all the 101 area to
cscciate their permitted FAR and then place the bullding on tho site as permilled by tho
commerclalzonlng requirements. This site contains an RE9 zoned parcel which is part at the
development bu1 cannot be developed with commercial uses, or have commercial structures
place upon it. wlthoul a variance requests or a pjan amondment and zone change request. The
proposed project design would maintain the erea zoned REg as a landscape buffer between
the parklng area and the homes to the rear. Granting Ihe request to transfer FAR to the C4
zoned lot would permit the applicant 10 use development rights of the Res zoned lot and
maintain n as a butler within the overall design 0' the commerci!1lsite _
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and reduce traffic concesuon,

5. Promoting a high level of pedestrian activity In the Pedestrian Oriented Areas byrogulating
the placement or buildings and structures to accommodate outdoor dining rind other
ground Jevel rel~iTactivity. as well as provide for attractive landscaping.

The proposed project·~dd~~~~~~'ih~ City ..:A'd~ goal 10 develop higher d~~sitY 'hoUsing a~d
mixed-use projects along major transportation corridors' to encourage the use .01 public
transportation and reduce traffic congestion. Tho proposed retail uses wilt contribute to the
desired pedestrian oriented ambiance of Ventura Boulevard. Therefore. the gmntlng of tho
requested excepucns wlll be consistent with the principles and goals of the adopted Geneml
Plan and SpecifiC Plan. ~

As set forth in tho accompanying MlUga1ed Negativepeclamtion. and as reqliired byqEQA,lha
project shall incorporate all feasible mlligal.ion and monlloring measures in order 10lesson any ,
potential environmental impacts to a less than' significant level.

5. Varianco FIndings for Approval. Pursuant to Municipal Code Section 12.27 0 for the following
variance requests;

Suction 12.21.1 A (opormittho trons{cr of45,648 sqUOfO foctofvnlJsodfJooraroofrom thaRE!}..1
zonod portfon 01Ihr1 proporty lnvolvod rO the ~1L-z:onod portion 01 tho s;Jn'IO property; thoroby
row/ling In 0 maximum FAR 0/2.5:1 over tho C4~1L 'ZOnod porlJon of situ in Iiouoltho maxlnium
1.5:1 FAR pennittod In the C4;roM by Haighl DJ.slricf No. 1L: ~
Suction 12.10A to ollow S1Jbtarmntlon commercial porldng Inthe R~f rono whtchls oiharwilo nor
prmnltted,'

d. SoctJon 12.22 C 5 (h) 01the Munlclpal Coda to sHow podestrlan and vohfculof DcceSS from 0 1(1$$
rostrlctivo tti 0 man' roslrfcJivo rono;

4. Proloct Permit Compllanco for the VonturruCnhuong3 Corridor Spoclfic plan Pursuant 10
Municipal Code Section 11.5.7.C,

The project does substantially complywilh the applicable regulations. standards and provlskms
01tho specific plan.

a. That the stn·ct application of the provisions 01 the zoning ordinance would result In practical
difTicultlos or unnocossary hardships inconsistent with the general pUlpOSO and intont of the
zoning regulations.

Tho applicant fs not proposing to Increase the overall permitted FAR. '.or the slle: but ra~he~ to
transfer Ihe FAR from the REg·zoned lot 10 lhe C4-zoned 10L' ReqUlnng the strict application
of the FAR disllibutions could creole a structure abutting Ihe existing residential uses. this
could negatively Impact the privacy of the surroUfiding homes. Granting the variance to allow
a subterranean garage and the ability 10 have vehicles drive across the zones wllhin the garage
will also perml! a safe and efficient movement of v,ehicles within Ihe site,

Tho projecl is in substantial complIance with the regula.tlons, standards and provisions of tho
Ventura Cahuenga Boulevard Corridor Specific Plan. Tho Specific Plan sets forth numerous
building and operatlonel requirements whIch address the permltled uses Dnd dosign standarclS
lor new development. Tho fJ!Oposod project is fully'consislent wllh the uses permltlod, ·and
conforms to such buDding standards as height limitations, pDrldng, setbacks. bundlng
artic:vlation, and landscaping requirements.

The applicant seeks '(In excoption to the 1.25:1 FAR IimitaUon on iho C4 zoned lots, as
established by the Specific Plan. The Specific Plan end Ihe zoning coda provIde a procoss to
oblaln such an excoptlon, and accordingly, this ac/ion is consistont with lhose provisions. Whilo
the project would exceec the 1.25:1 FAR on the C4 portion, the overall Slle would only result In
a 2,18:1 FAR, which is well below the pennittcd FAR. ,Tho projoct roprosenls an attradiVfJ and
harmonious development, us sot forth in the goals 01the Specific Plan. It wDI create a vibrant
stroctscapo and attractive pedaslrlan environmr.mt along Ventura Bou/ovard, will inClUde a
mature landscaped butTer between the project end adjacent singfe-famUy homes, and wHI
provide mucn-needed housing aiong a major transit corridor. The projed lurthers the lonawing
purposes of the SpOciflC Plan:

b. That there oro special circumstances applIcable to the subject property such as size, shapo,
topographY,/ocation or surroundings, thaI do nor apply generally 10other property in the same
zono and vicinity.

See "a" above

"Promote attractive and harmonious multJ-famUy and commercial development. ..

"Provide a compatiblo and hormonlous relationship between ,esidenflal and commercial
dovefopment where commercial areas are contiguous to residential neighborhoods ."

"Promote an attractive pedestrian environment which win encourage pedeS/rian activity and
reduce tmtttc congestion,"

b. That the project incorporates miligation measures, momloring measures wnon necossDry. 0( ,

oltemarives identified in the environmental review which would mitigate the negative
environmental effects of the project, to the extent physically lei'Jsibfe,
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d. 7h.lth9 9ron1ing 01 ~ vi>rfai>ce will nof!» malOnallydclrfm;nta/ io Ih9 publlcws/1ar9 or .
InJwious to Ih9 property or fmprovam~nls.In tJia""ma:rona or 1IjcIn1ly In which th. proporly ki
localed.. . . .

. The.tlansfe!ring.of, the-FAA'OWOY.fforn-tho-RE9-v;>nedparceflo.tlie-.S4-2!'Iled-part:a!·\'IIII:nof'
ueate a detennInata to the area. 'Tho pennit¥HJ density, or buildable area will not be IncreaSed .
beyond that pennilled by tha und£iflying.:zxinIng. Tha physI<:aI_ would be located
rurtliar avr.rf frt{n\ 'lIie surroundipg single-famIlY homes and a tandscape setbacks·wIII be
malntalned between U1e homes and the. mbcad-usa developmE!{lt.

", e. . 7h~lth. granUng61th. variance wm not advwsety atisct tho Gonoraipian.' .

6. vari~nco ,Anding's for. Disapproval. Pursu~nt to Municipal Code. SectIon 12717 0 for tho following
variance requests; .

b.. SecUons 12.10 C,4 and 12.16 C 310 allOW 9 additional dwelnog.unlts·to bo 'constructed for a total
of146unlls In lieu of tho maxJmum 137'unlts. . _ " .
Soctlon 12.08 A ·to allow loading -acqvlUos In tho RE9 zoned portion. of tho property whlch Is

. otherwise not perm\tted~ '. . '
. . '.

a, .' 'That'IhO~bjctapPlj~tJon Oflh~~ o~~zonJ~~'ord1n~nce ~~d nojresultln,~
dlfficultids or unneCessary,hardships Inqmsistenl 'with the QerieraJpurposo and Intent of the
zoning rogulatlons.. : . . . "

The app~~'nl'has: request~ 16 pe' ~~~tcd with 9 ~d.ditional units t~'offset the, hardshIp
in no foriger beIng. able, to physically:develop.lhe {tE9 zoned parcel This ts a self !mp~s~

" hardshi~cOndltion'resLilting from the 'Q5ottcant'$ request and is not a hardship whicti I~Ufles
,'tho approval of a verianoe (or, addltlona density. In addition,' ..

the request to designata the fU:!9 zone pOrtion '0 loading zone Is nOI_feasible. }bls porifon of
the site is designated'on the project p~~ns as a fire lane. YAlich prohlb~ It from befngblocked

)~~-. .., .
I' The site ecnalsts of .3' dlrlerenfzone dassiflcaUons. C4-1l, R3-1 and REg..1 .. Tho' C4.zPne

allows a 1.25:1.FAR and the ~ and RE9 Zones permit ~ 3:1. The appllca.nt has staled that It
';Is Infeasible for them to develop the RE9 2f?ned,pa,rcel and Illiocat.!"g the development rights·
· is the only practical way to use the parcel, The applicant has req4~ted to I;ransfer th,e FAJ:l
· (development righis) from Ihs RE9 Zoned parcel to the C4 zoned parcel The development

enuuement of the RE9 zoned parcel to develop woUk2no longer be available, Approval of the.
FAR transfer has' been recommended herein.

That there are no special ~mslancBs applicabla to the sUbject propOrly.such ~ mEt, shops;
topography. location or surroundings, that do not apply generally to other property. In the same
zona and vicinity,. . .

b.

· -See "a" above.
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The ellmlnatlcn of the Internal setbacks between the zones will not preclude the required
setbacks ~Iong the abutUng properties. Granting tho adjustments will allow the sile to be
developed t~a unified mannerwiththe structure ~y from the slngfa4amily homes to the south.

e. f?1at .tho sne E!f!4''?f_ f1~fsnng fmprovements make strict, eanerence- to zonIng. regulaflons
impractical or infeasible.

See "a- above.

8. The rollowing are required SJtu Plan RovJow findings per sectIon 16.05 of the LAM.C.:

B, The subject davelopment as proposod by the applicant complies with all applicable provisions
of tho Los Angeles Municipal Code and with anyapp1Jcablo Spocific Plan. except as permitted
herein.' .'

As slaled above. this project seeks a spedflc plan excepffcn to exceed 1.25:1 FAR WIThin the
commercialzon~d portion of the slte. In addition, the project seeks variances to exceed the FAR
and to permit additional dwelling units, 10 permit commercial parking within the R3 zone, to
permit the RE9 zoned area to be used ror access and/or loading activities and to eliminate the
yard requirements between th~ R3 and REg' zones, These requested actions_ are 'in keeping
with procedures estebllahed by the zoning code and Specific Plan. The project provides several
benefits tl? the community. Induding the provis~n Clr much needed housing within walking
distance to commercial and retail centers, creaUng an attractive pedestrian expenence.lhrough
ground·noor'retail on Ventura.Boulevard, and by creating a butter zone between commercial
uses and adjacent slngle-ramlly residences. As such, the proposed project Is in keeping wilh tho
spirit and In1ent of Ihe zdnlng code and the Spedlic Plan.

ti: The subject developmenr. as requested by tho applicant. is cons/stent with the adopted General
Plan.

As set forth In the above findings. the projecl is consistent wilh the General Plan.

c. The subject devefopment is not within the boundaries of a Redevelopment Plan.

Tho subject slte Is not within a Redevelopment Plan.

d. Th? subject development consists of an afT?ngament of buildings and structures, including
heIght, bulk and .setbacks, off-sireot porldng faCilities. loading areas, lighting, landscaping, trash
collection. and other such perli':'8nl improvements which are compatible with exisling and/or
future development on neighboring properti~s.

The project's design Is cornpanbto with the existing and future development of neighboring
properties. 'f!le building height complies with the zoning coda and specmc plan requnemonts,
and is in keeping with adjacent properties aJong Ventura Boulevard. The prclecre parking will
be subterranean and. therefore. not visible 10 the public. The retail elemenls of the project will
honl on Vcnlura Boulevard. providing a pedeslrian-.lriendly streetlever use and buttering the
single-family uses to the south from such commercial aclivilles. Primary commercial vehicular

(
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.Co That such variance fs noinsce"""'Y.for.1h9 proserval1on and .1Ifoymenl of .' subslpntIiJ/
. proporly right or use g.ilerally possa~ by otfrcr proporly In th. """"'zOno sodviclnlly but
wfllch. zeeecse 01 such spec/aJ ckaJn'!slances and practical dif/icu/U •• 01' unnec8ssaiy

.hardships. fs denIed to Ih9 property In quos5on. ..

S... ·a·abov.. .:

d. ni~llh. granUngolsuqh variance wm be maleriaI/yd.trimenlalto ill.~ weIfaro orlnjurious
to the properly or improvoments"in the :sma zone orvlclnllY, ~ whfch tho properly I3loca~ed.

See -0- above •

e.· That the granYng. of tho variance Wl71 adversely affect l!t€! G,eneraiRlan..

See "a" above,

7. ~ihg Adm1nJstrator's Adju.stment'FJnd'lng~. Pumi~nt to'Munlcipal Code S~ctfon 1'2.28 C.4:
In order for an ,adjusbn~nt to be granted; aR. five orlhe findings mandated in secUon 12.2BC.4 must
be made, The adjusbn'enl request Is to allcw the a zerosetback between tho zones Within the
development . ..' . •

. a. Tliat the grantfug,of an adjustment wi11 result In development compatible endconsisten~wfth'th9
sUfTOundlng USf!JS;·· •

Tho slto ConslstS'ol3 differontzona ~ssiticati6~S, C4-1L. R3--1and ftE.9:.1~ThepmjeCtwUl~
built over the three zanea-aa one ~u"dlng. The LAP.t.C: requires that setbackS' be observed
De~n zone bcunoarree. Unfortunately, there Is no provision to .j;lfimfnate-~ setbi;lck
requirements when·a.s. structure Is being buill on a slle Wllh muiUpta zones. Grantirm tho
adjustmE!JJtwmsnow a sngle unified structure as opposed to.requirinl1 the buitdiog 10lie.divided.

, into disconnected .segments. .. ,

b.' . That Ihegrantfng of an adjustment will be i~ confrirmimce. with.tho JntO~; and PurPose of tho
Genf!T81 Plan of the City., ' .

As ,cg~OltiOfl6d herein, the recommended adjus~ents conronn with the intent and purposes of
the Genera' Pli:In.' '., .

That tho g~ntlng~' an adjustment Is In cpnformance with tha spirit and intent, o~tho P1a~~g
,andZoning Codo olill. Q'f}': .'

. See ~b"above.

. d. That the,o aro.n~ eci"""'. Impacts from the proposed adjustment or any advenl6 impactshavo
been mitigated. .

c.
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Phil Simmons (A)
John Laing Urban

6167 Brislol Parltway. Suite 390
Culver Cily, CA 90230

Steven G, Ulimnn(O)
Ullman hwestments. L1dl
Joseph E. Simon Revocable Trust
1618 North las Palmas Avenue

Hollywood, CA90026

CASE NO.,~2OD.s.,.1656(e\;fJ(ilMi!ZAAl
CONDrTJONP,L USE I'ERMn:. ZQNE

VARIANCE,ZQNING ., ..
ADMINISTRATOR'S ADJUSTMENT.

Related Case: Vesting Tenta.UvBiTract~
62617

1633la Brea Avenue (161:M~~!Nd-"
BreaAvenue, 7110~H26MaisiilieldWay)
Hollywood Planning Area ..' .
Zone : R4-1VL, C4-1VLCSN
D. M. : 147B161
C. D. : 4
CEQA : ENV·2005-1B46·MND
Fish and Game: Exempt'
legal Description: See ~hibil'''N

Joel Miller (R)
'Psornes
11444 W. Olympic Boulevard. Sulle 750
Los Angeles, CA 90064

Departmenl of Building and Safely

Pursuant 10 Los Angeles Municipal Code Section 12.11·A. I hereby APPROVE:

a Conditional Use Permit authorizing commercial parking and circulation in the R4-

·1VL zone; and

, Pursuant to Charter Section 562 and los Angeles Municipal Coda Section 12.?7, I hereby

APPROVE:

a variance from los Angeles Municipal Code Section 12.21.1-A to pe~!t,~ height
of 98·feet and seveh:'stbii~ in lieu of the maximum permitted height of 45:feetand

three-stcdes in the R4·1VL and C4-1Vl-SN zones; and

a variance from Los Angeles Municipal ccoe-secscn 12.21.1-A.1 to permit a 4.1

.......EQUAL EMPLOY"!':,.." OPPORTUNIT., _ Arf'UJ"' ....Tlvlt ....CTIOH I!!MPLOyltJ'l



3. The proPbsedprojeCt \11m p·ttMde180 cOndominium units Inena~a:ol Ihe city Ihal
,,"hes beenterpetedtorredevelopmeut, ~The proposed location 01 Ih"eprojecl along

La'Brea Avenue will be in harmony wilh:·the various 'e"fements'and'objectfves of the
. Genera) Plan .. : ..

PA'GE Z- "::':" " ?A-2OO5-1856(CU){ZV){ZAA). -:..;.:.: ":." ""':~' PAUS 1(1

, : .•. i:OInblnlilgteS!denOalandi:Omm~rtlaluses_espetialryenoo\J",gedl~1hISCenti.r
. ·,area ... · (The- "Center-Ari!,," '1S"defined ~ ·oo"ihcliJded in'1he HoDyiYOod
,', . :ReiJevetop'merifl;'ro)ect'bnia,)· .,., .. ' . '. "'. ..... .... ..
-c-". : • .f .')!..,: ..... "' ..( .. ;.' .' r :"'1: . "':": ... ~... ~ .,:; 'J' ,.' ." ••••••

',' TMpli:ifi!cfl;,t<ihslstimt"viithtJiIH6I10wing shiled~bjectlvE\S'ollh' Housing Element
. 01 the General Plan:

· :ObJiJcllvi>'1f1:''l!nCoiJrag s-~NiduclfoP'Bnd pmser,;;'Ubn"of'en"edeq';"le .hpp/y df
mnla' and ownership housing 10 meal Ihe IdenMI9d needs o(pe./SOns of ",/I inCt:!me
'levets and.specla' needS.. . .

·ObJe~~:~~;. ~ii6ura~ 'tha:,ocetFono; ;,oJs~g;J;~!r; :d~~';;:';;;;i~muw:., .
'pitJximFtjrYAi:Ccimitibdalg,,'a lflVt1rsity:df uses tliatsupporl tIi.·:heeds·of·tlia city's"
e>cisfinganriYritlJro~iasIdSnfs..:.:: ';;: ". . .:.,':"Ij., '.: .,..~ .

. ;.. ':: '.: ..':, h ;,..,. . ,.' . ':: . 1',;, •..-:~,~:r_J •

The Cily's Housing 8emenl (adoptl'd by the City Council on December 18, 2001'
. ,'; .,....' '-'aild appmvi!d by1li6'Stl:i1li'6r!ranfomla£lep~rtniantbiHOllsingand Rede~elojJment

, ", -.ori'FtllinJaly-27 .. M02tshil€s<'lhal ""lhil""PoP\llaUon'of,fog Aligeles: wiI~'grow by
.' .~. . ''SZr:f6S'' pernons,·tle\We1;n 199a:'iiritf 2010, The." amoim~oN)ooSlrig';'hl1lided rO

accommodate CllYwi!legroW!h·iS·estimilted"bbe 60,200dW<>llihgulii),i (from 1998-
2005) or ~n amiual need.of 8,037 dwellhig unlts, .
". ': ::·;.:.:·.'1: ;~.~""":-!~.:':":' .•..••... : .., .": -.:;:~:~~.:!....... ,
Far from achieving \his,accordlngto th. report Dilhe Cjty&imcir.'HoUsfngCrisls.

· Task Force, RecommendalFonsloFilcilHale Housing Production (Seplember2000J.
lienn. iidowiWl,ird I....nd litlellilS of.housing"l'iodticUon'{31140"fswecunilS were
buD! rn'2000 llian in 1999). TlierepMdlscussed various'PropbSals 10SPUThousriig
proOticUbn: " '., '"

' ..~.; ,

10,,1floor ilTea'ralfo In Ihe 01-1 ':iP~iiJri lieu oflh~ IJ1'!XImumpehnilled ffoot" -" .
". :... a~ralfooI1.51!>1;andlo ;1)ff(lorarearalfolnllie'R4-1VLionofn r.,

lieu of the maxfmum. ,f,ilio 013:10 1; and" '. ,.,'
. •:.~:~'!; t·l ....' • : _ ..

. - ', •. ·avarianC9lromLoS""gelesMunlci~i·eodaSectlonl2.11.Atopennncommen:;a1 "' .
. -. ......clrculationln iiie R4-1Vl,'zOii~; ana':' , "., .:. . . . .'

Po;'u.ant to lps Angeles MuniCipal Code Seclion 12.2S,I.hereby~;

""'an ildjaSbn.nU';om'lo..,Angeles Monlclpal Cod. Section 12.11~~4:1o permit the
. :lSO'!' unirto'bl> ba~6d"on'~6I}squara' feet of lot area In lieu or:Ih."requlred· 400
. squar8feetln'the~~1\11:ande+.1VL-5N20nes; and'" : . . .

., -; , ' ;:"! -. ;'1:'i r." f -:" •

. , an 'adjUStinen~;ffOm'IiO~l'Ingel9S'Monlcipal Code S.ecUon 12.11.0,3 10 permlt ·a.
Zero-foot side yaT<! along Marshfi"e'ldWay In lieu of the required M.leel iJ> Ihe. R4:
Wt'.:zbh.;' -':' ,,' . . '," .",' ,,; ."

'.\" v-' ".:.;~.~::";!jI':>:'.:..••.(¥!..'I. ••• -;;.J.: ,•. ~ : :::",.. ~·~ii!:o, .'.-::

uponll)e 10ll~~.g addlti~h31 terms and';:~ditions: : "

All other use, helght"arid area regulations "01the MunlcipalCode and-all other
appliCable govemmenUregulatory: agehcles shall be smelly ?>mpll~d wilh In Ihe
developii'li!r1! and'blle tif·tHe property, except as such regulallons are herein
specllicall~ V~rled.or'requlred. ,." ".' , .

The use and development of the pm~erty shall be 1nsubsta~tfaJconformance with
Ihe plot plan submitted with Ihe application and marked Exhibit "S", except as may
be revIsed as a result of thIs action.

The authorized-use shall be conducted at all Urnes with due regarti (erthe"character
of the ~UI'!9'u~t;tjngQI~~ •.an.~~~irghti;s reserv~ to. th~.Zonlng ~dmln~~tralor10
Imposeaddllfonal cOrrecUve':CciriiflUoria,If, m uie Admlnlstratcr's opinion, such
conditions .a~ P~Y!i:!ry.ry.~:s:?ary.ro~ ~~.~rot.ectionof persons if' th~ ne~hborhood .

_or occupants 01 atljacen!'riioperty. .

GrnffiU·removat and deterrence. ADgraffiti on the site shall be removed or paj~ted
over to.match the'Color or the ~u'ritiCe 16 Which It is applied withln:24'h~urs .ofit~
occurrence.

. 5!'~,~:f...fiiJil~~~.lhiS"g",nl.andJIs_comjmons.an.d/or"any:Subsii<Jueniapp~al'ciLIIJIS grant
. and its resultant ccndltlons and/or' letters of clarificaUoh shall oe'lncluded in the

"Notes" portion of the·bulldlng plans'submjtt~a to the Department' of Building and
-.~afety. fer purposes of obtainlng a 'building permit or Use cif land Permit.

2.

4.
VARIANCE FINDINGS

. In order for a varian';" to'begranled,all'five of Ihe legally mandaled ffndlngs delineated-
in City Charter sscuon 562 and Municipal. Code Section 12.27 must" be" made ln Ihe
affinnetive. Following (hlghlfghled) Is a delineation of the findings and the appllcaijon of

. W.'feleV~ln"talits:Uf.lhlf..:ia~~·f<'i'S~me!;:· ,.: '.. :... ;,,;c :='C::. c._".:..:_._ ... "
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-;Floor Area· Ratio:.5. The strict application of the provisions of tho Zoning Orqi~~n~o ~~uld resu1t
in practical difficu.lUes or unnecessary hardships I.nconsistent with the
general purpose and intent of tho'zoplng·regulations.

'd' H~;9~1:
.. : .
'The"s\Jb)ecl site Is inned C4"lVL-5N "and R4-1VL which restricls the height to 45-
feet and three-stories, ·The appncentls requesting e.varence topermlt a height

· ranging from flve-stnrles and 7q-Ieet In the eoujbwestemporuon of the project site.
" .~seven-stories arid ga:.reet on the nonhwestem endsmnheestern portion of·the site.

end elght.,slories-and 'tee-teet on' the northeastern and-eastem-fromege.elcnq La
·Brea Avenue. Numerous community members endure Council Office staff objected
to the requested height variance. The applicant slated that the requested height

~.waa needed 10 build the 179 dwelling units that are permitted on the site-based on
·.the lot area. The apppcantstated that It-was Infeasible to build 179 units in three-
.stories •. The only way it could be achieved was if all of the units were studio units
contaIning 650 square feet of floor space, Studio units are not-as desirable a type

01 housing as larger units because they cannot.be utilized by remules. If the height
variance was denied. The project would also have to eliminate the commercial

.f-". .component.ot iheprolect, There-are buildings located one block away at 7060 and
7080' HoJJyWootJBoulevard which are located in the. C4-2D zone, which are 12-
s~ories.in ~elghl

· lnbalencnp the developer's need to design and build a viable mixed-use project in
an area terpetedlor redevelopment with the requirements althe subject site's
zoning and the objections or some of the community members .over Jhe proposed
height~n'ls apparent that a compromisemusl be reached. As the lot area of Ihe slte
permit5179 units. but has a height limit of 45-feet and three-stories, the developer
is requesting a variance 10 build to a maximum height of 108-feet and eight stories.
The Council Office expressed a desire for Ihe height 10be reduced one story. either
atong the ·La BreaAvenue frontage or in the southern portion of the. project site.
As reducing the height along the southern portion of the project site will not reduce
the overall height of the project, it is hereby. determined that the project shall be
'granted a maximum height of sa-teet and seven-stories along La Brea Avenue, the
other heights· of -the. buildings will remain as proposed. Tho applicant has
determined that reducing the heighl along La Brea Avenue can be done by reducing
some of the unit sizes without reducing the number of units. The strict applicalion
of Ihe provisions of Ihe Zoning Ordinance requiring a maximum height of 45-feet
and three stories would result in practical difficulties or unnecessary hardships

· Inconsistent with the general purpose and intent of the zoning regulations.

The subject site is 'zoned C4"1VL ..SN·and R4-1VL :The C4 zone permits a
maximum floor area ratio (FAR) of 1.5 to 1. and the R4 zone permits a maximum
FAR of 310 1: The applicant is reque!:!ling a variance to permit a 4.1 to 1'FAR in
the C4portion or ihesne and to permit a 3.5 to 1'FAR in the R4 portion of the site•

• The IncreasEHf60t a~ais requested to'pe'rrriit the·devel0p.ment of theallowable 179
units on the:siie based on the lot area and under the grant.of.the height variance.

· .·Without' the granUnQ of the additional Poor area, the project appllcantcould only
achieve 'the 'maximum numtier.·of unlts on .the silo' If;thaY.wecordesJgned,as 650

. "Square feet studio units. The Hollywood Redevelopmenl.Plarrperrnlts-a 3 to 1 FAR
on Ine site and pennits the calculation of density to bebased oh~thB"9ross:lotarea,
The slncl application of the, provisions of the Zoning Ordinance requiring a
maximum FAR of 1.5 to 1 in the C4 portion of the site'and a maximum FAR of 3 to
1 in the. C1 portion of the site would result in practical diJficulUes~.orunnecessary
hardships Inconsisle':lt with the general purpose and Inlent oflbe zoning regulations.

Commercial Parking and Clrculatlon;

The subject site Iszoned R4-1VL and C4·1VL-5N. The proposed mixed-use projecl
consists 01180 ccndomlnium'unitsover 13;700 square.feet-ot-qround'noor retail.
The applicant is requesting 10 permit the 27 commerclel' parking spaces to be
located at-grade directly .behind the commercial uses, in the R4-1VL zone.
Commercial circulation and parking are not permitted in residential zones. The
variance is requested so thai the .cornmerclal parking is ;easily accessible which
helps ensure the commercial viability of the retail uses and it Is-the most efficient
use of the lot area, The strict application of the zoning ordinance ,WOUldrequire tho
applicant to.redesign the parking layout so that the commerclafparklnq Is located
in a subterranean parking structure in the C4 zone. Requiring the parking to be
contained in the C4 zone would be a hardship jnccnsjstent with the general purpose
and Intent of the zoning regulations. and an impediment to providing a mixed use
development.

6. 'Thereare special circumstances applicable to the subject property such as
stee, shapo, topography.focatlon or surroundings that do not apply gonerally
to other property In the same zone and vicinity.

Height FAR and Commercial Parking and Circulation:

There are.special circumstances applicable to the subject property when compared
to surrounding properties in the same zone and vicinity that necessitate a request
for an increase in the maximum height, FAR. and to permit commercial circulation
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-turrentiy;t:ilBtei;'AvenuBIsSatifraiedWitJi'mlnHliu;~h!i:~~other~er
" 'IntensltY i:oihmb~ruseS;'11iEi!ie lOWintenslly rommeidal'USes donal provide an
,'.. , allowanCe fordWe!IiIig' units td oo'provldOd wt>k:I> woUld address bolh1J!bali sprawl .:'

and the ctiticat hiie<l fortiouslng In0,.Olty'Ol los Angeles.'>lne mlxed-usa proJIlCI
, . wnl beneficial to the community and provlilaniuch needed lor-sale housing Within

:,:, ,,' 'HolfYwOOa."The 'Infill'<iavelopmenVpitMdOd by this, projeei l~'!11uch neededand
', """':""WOurdb\\"1l1li~D~reslllal!<l'B9llis-stni!t't\lqUlrem~nt'otlI!EfF1\R'tfjstril:tion1!l. ;~,:' ". ... , ... : ': :'~"J'.: r ,',. ,....,., ,... '.," .... :.', ,.:." :,',

7,' ", suc~ ·\I'i"iiance."ls·'Ii ..cessarj' ....IOr-·lfje"pres.Millbn :artd !MJ()~.nt' of a
"..~.' , , .silbSta'hllalp..operty fIlI!;1 tirUSo'bllhernlly possessed liyllth'llrpt6pally In tile

. 'i:)! '1,» ~~mB.ioiio!.ata.~VJi;triiW~fW~'eH;'tAA:a~t,O~~uch'SpecJal:clri;~mstancosand
,:' ., .. '. pJ'aCtrcal difitculllliS'.bl"\)iVh'ilE\!'ss~IIY;'hai1lShlpS;-''''·d.nl.d!lji> propolly In

';':~~.·',.~'Ue~~~11i: . !:'~~.~'~~;:':~,:.,'", :'\'

..', and parJ<ingfn th.~4;zone. Most pr9pertie~.fn the area tl)a.1 ~~Id be dev~!Opedor
, ,,: -redevelopedara noUocatep lri two dilf!'I1!~!zones, rior.~o",,~ !ots,~,enough
-." '~, lol.area to eccommcqete 180.unlls.-.Th~ large. duel ~r.l"':1,.87netaere site .

, requires special co!)Slperat1or> I~order for a dev~opme:Q~ !~P<l ,\,!=s,s(ul. .
, " -". .., . ': ~, . . ~ ..";. . ;;-..... , ;, ": :,r,:: ',i ; ~···:l"ffE:::: . ...

... :>",," ': The applicant states 'that because,thep,ropp"O<!.ip,pjal'l is mlx~se •.a would
·provlde,.ichance (or a t",nsi~o~lI)at\akes Into ~nsld~lklJ,\tp~"",!I~andlnten~lly

· 01 the hurrounding conimerciai.'{across ,1.3 Brea Avenue and on Hollywood .
•, ';, ,Boul!'Vllnj) and reslden~,al (on, FOIjj1~Ave~~e.),~~s. J.Id.o;I!!i~Jj;!p~ tpelqcatlOn of.

tl)1\,P'ilAA(Iy,with th~HQII»""'1P;,\:O.!)1!)1u~I!¥;i'~!1'YfitQ.:'lJ;I~19.h,bR'!'ood Off'1C.9
·Co,j,~rcialla;'~,used~lgnaH!>~ .p.e.\Wil"!!f~aiqi#1!~9~ ~!llll~m,R,!,!,idenUal (up

· . lb40 ~er gross acre] ~eliinll,~~~\S.i'!!~J'!~!9na!:~!l'.!)1eo;!~lpi'!!~~!~~ up to.
· 4.5 to '1) provides the opportunity to transitlon from the hlgh"!',,9!'!:'\'!.lY01 the

Regional Commercial .Center to thf) lower Me~Ium Residential land uses, The:
design 01 the proposed proJectprovid~'helght.transltion. which are s~n~!IIye to the

· two Iand use deslqnatlons between which trye development Islocated •..

.. <tl~~~:ai.~e~:;.~~~~~nlf:~I~;;th~t"
.,-\.!.:.:::,:Y~J.ti~I:"T1!emost~ff.icient.use,pl:~~it~~
" .~•. ('"retail.uses.s . ' . '"

, ", ,ci~latian In the R4 zone will
.,' . ·'.~,.',unlqu'~'~.hape.~~inQa'nd ~ti~~.i!'nd ".lbce~se.

'.:, several benefits of mixed-use deyelopmenf among , Iland
-«, aod.,'public Infrastructure and ~~crea,~I~Ql~ry~~ita.tiq~ 9.pnO~~~~!~l?rd~r:tomost-

efficiently provide parklng for the ret!3iJ.at grou~d level, a variance is needed for
circulaUon. If all commercial <,:irculatJonIs re,s~~ecf Io.be ,hi t}}e '~zone. jt wou~d
necessitate many more levels of cOmm~rclal ppr.kin~i.{~iih~r subte,~i1ean orabove
g"lde): ' .. ' .

',.Additionally, the proposed project p;o;,ides ~;;~;;,;';' sO,u.itY.a.:.:tsty)e.cil'design that
· .lncreese the height necessary to incorporate, U1~pe.W1Jttegnu~b.e(,l?r,un.~ts. Tho
: open cour:tYard.styl~,is th~ best qeslgn··for ~~, pro)e:~,~e~,,!~e it.a~lqws more
"natural light into all areas of the project. and it also provides the ~PPP:,~~!l;~for the
building to have tranaltlonalhelqhtso thet.it Is sensitive to the surroundl':\9 ~ses~. '

·This style Is necessary to meet the open space requfrem~f'ls:'pf tpe ~M.C.and
to' provide 'a desig~ that relalea to Ih!3street and the pedestrian activity that it will

,.;: :.gene~le. The slope ~r,the.property also creates aunlque ~Uua~on ~ar'!h~
;-:.-,":"'::"::'P1PJ1Q§.~rJ..Rrole_g_ bJ~~I:!~E!.m.e.!J~h.t:C?Lt!:t~...:I?1Ei!C:!}s.2!l.!~E.'!!~!:!~~~t~~J~~t,.

natural grade of the slte. The slope from the nonhem porucn of the site to th~
southern portion of the site results in ~ ten-root difference in th~ measured height
of the building., If the project was located on a.level fat. the height or the bi.J~ding·
would be ten fewer feet.

.. "'le .l·i'~:: ";': •.• ,

':, There ani several- bUildings In thevicinity that exceed the proposed her9ht 01 the'
,;,r' project. These tiuikiliig.;'WhiCll aie"Wllhifi'onB'hall iIiae iliilius of III1i'proposed'
" project,'aii. locaiedln'fhet:4-2l) andwi :zoneS',uw bre·iielghbOnng R3-1'and R4-
«,: Hoiiiis. TIie atlli'dfiedlll";,j~fibros'!i»ow\ii. biJR~ingirlnihe "re"wHichexceed,the

h!ilgh,t';ecjuiieii1\iilt 'iiiiposiilf'tiri' tli'e'·S'i'(h',Bdiltllt·"G":) 'Thii' pfuposed projeCt is
-c;Q,!,patJbleWilhthli"eliis~ng;s!ifi6ii~'iiilig,\>urrlliri!iS (EXhibil"O".) i\s noted (n the
photo 'iooiiiiii; !n61itiirihe'bUITdirtgs'po'trltlil!'our'aie oVer ten stOifeS', Of particUlar

" note is Uie'i>ffl(ie ·bi.JUding'IOciileif'ijrreCiJ'Y'gl!iOss La '!lies'AvenUe from the projllCl
., site whiCh is 12'stOrie!} lro'Tfili~;!6\veSI'!Jrade';and neighbirs'~'R~ ..2 mrie:

As pieviousIY:ri1eiltio';,ed. th',illensl\ypemiifted on'the sitolar exceeds what co~ld'
b. ieasomibly 'piOv'deif!ii'".j'S'feei'iii'tliiee stcnes.: Glven·,the mix Of proposed
dweiling units, only about haff of these units could be accommodated withln'the
current height limits. The height variance is, necessary for the preservation i;mq
enjoYment' of' a' 'substa"!r;;!' property- right'oi 'use generally poss ess &! by other

'''property In'-the "si.i!1e zb'ne ,a';d.vi~11y bui whk:l>, 'b'ecause 01 Such sp'1cial
_,circiJmstances arid"prncHcal diir.e(dtles' o(lJrinecess~i)ihaitlshlps, is deniBd the
property Iii qU,estfon." ' ,

RoOr Area -Ratio:
, ;'-,

',1' ,

The s~bjeC! site ts zoned C4'lVL-SN and R4-1VL.' The 'C4 zone permits a
"h\a~im\irlrflbOfifrM',ratiO:·(F.AR)'of1:5.tO'1, Md:the R4 zona, permits,. maximum
'FAR or ajo 1. The appllcant'js requestlrlg a variance to pe'rinit a 4.1 to 1 FAR in
:the'C4 portionof lhe sfte and tb pe.mli a 3.5 to lFAR iii tti,,'Fl4 portion olthe sue.
'The adjacent property to the south or the subject property is'zoned. C44 and can
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be-built to a 13 to 1 'FAR. while the subject property is limited by. the "1VL"
desIgnation. The neighboring properties are located ,inthe.H~lglJ~ Districts: 1, 4, and

'20 whli:h permit FAR's of 3 to 1. 13 10 1. and 2 to ,1,0' 3 to·1,'The 17!).unils
'permitted by-right on the site exceeds whal could be reasonably provided based on

· the permitted maximum noOrare?The increased FAR would permit the _applicant
to provide larger units with more bedrooms rather than stedlo unlts which cannot

· ~aeoomh1odate'fammes:' The FAR vadancels-necessary'Ior the praservatlon and
enjoyment of a substantial property right or use generally' possessed by other
property In 'the same zone and vicinity but which.···because .ct such special

' ..circumstances and .practlcal difficullles or unnecessary hardships, is denied the
· property in question.

:majorily·of:the surrounding bunding·~·masslng. and, the height transitions are
.~,.deslqned tobe serisitive touhe surroundloq.ases. The tallest bl;lll~lngs will be

located along La Brea 'Avenue "endalong Marshfield Way.:- -LeBrea Ay.enue Is
:designated a Major Highway; The retail uses along the La Breajrontaqe will define
thestreetand'emphaslze the pedestrian.orientation of·the mixed-use project. In,
terms of: floor area distribution. most of the floor area Is located atong La Brea

'., Avenue.' A'higher FARis-'appropriate on a Major'HighwaY"ocated n,e...arpublic
transportation. The project will contribute to the public weltare by p,?vi~ing safe and
attractive new' \:lousing as well as desirable retail -usesln.en area targeted for
redevelopment, The granting of the height and FARvarianceswt1l r:tqt be.meterlally
detrimental to the public'welfaro or injurious to the property or Improvements in the
same zone or vicinity 'n'whlch the property Is located.

, Commercial Parking and Circulation:

.The variance for commercial circulation in the R4 ,zorye is necessary for the
'rpraservalicn and enjoyment or a SUbstantial property rightand,use possessed by
'other, propertlesln the same zone' and vicinity. 'Ihesurroundlnq properties .are
primarily developed for the uses allowed by their zoning as.js. the 'project site.
However, because the project site is- made up at ~different zones, special
circumstances apply that would cause practical difficullies:, if the commercial
circulatldn were not pennilted In the R4 zone. As prevlously" mentioned. the

proposed project is consistent with the uses permitted by its zoning although tile
circulation is ancillary to the commercial parking.

Commercial Parking and CifC!1lation:

The.proposed project-ls not materially detrime~tal to the public wejrere or ,injurious
to-the property or.improvements In the.samezone or vicinity, -The. project exhibits

outstanding design ,qualities and features that will make' it highly desirable and
beneficial to the neighQorhood: Because the project is mixed-use, .tryemost-efficient
design is to provide parking at-grade for the commercial uses. This design provides
more convenient and thus-more practical parking for the commercial portion of the
project.

Section 505.4 or the Hollywood Redevelopment Plan provides for commercial
circulation and parking in residential zones. The Hollywood Redevelopment Plan
states; "the parcel(s) are adjacent to areas designated for commercial use and
support commercial uses in commercially designated areas. This section provides
for the expansion of a commercial development Into a residential area if no street
or alley separates the commercial land use desiqnatlon from the resktenualtand use
designation." The proposed project meets the intent of the Hollywood
Redevelopment Plan policy.

In order to meet the anticipated parking demand, the applicant 'Is providing 2!
parking spaces as required by the LA.M.C~ Providing retail parklngat..grade w.ll
enhance the public welfare and convenfence. The altemative would require all of
the commercial parking to be in the C4 zone, Requiring the commercial parking to
be located in the C4 zone would necessitate either subterranean or above-grade
retail parking which would be Inconven'ient for those shopping at the retail slares.
The proposed project will be an improvement over the current use of the site, which
consists 0' commercial surface parking lots and a small theater ln.the site's R4
district. The' current use consists primarily of parked moving trucks, cam and
vehicles under repair as welt as used vehicle sales. These uses are less compatible

.with the adjacent residential 20ning than the proposed project and the commercial
circulation proposed in the R4 zone.

B. ·Tha granting of such variance will not be materially detrimental to the publlc
welfare or injurious to the property or improvements in the same zone .or
vicinity in which the property is 'located.

Height and FAR:
9, The granting of the variance will not adversely affect any element of the

General Plan."

The applicant states that the proposed project's design qualities and features will
make it highly desirable and beneficial to the neighborhood, 'With the project height
reduced 10a maximum of 98-feel and seven-stories. the buildings shall fit in with the

Height FAR and Commercial Parking and Circulation:

The project is located in the Hollywood Community Plan Area and Ihe Community
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'. .R~evelopment AgencY H~lIyWooo BedeV\l,;'proen£Area -.•:ni~:~ Is d~riated
· . lor N"fghbor!>oOd Office «O'."nierciaHimd use with a. corresponding zone 01 C4.

.- ..... Whlch.peimiliresfdf!!illalU1'J'$.aIlPlNlldJulbl'~4<.Q~e. 'nl!I.I1"1.~\I§~f9Rati?nonhe
:.. ' ··'·.pr:ojecton la:B.ooAvenu",ls.conslstent with.the bloI1ywoqQ1:o1j11l\1l~W,planwh!cI,l
' ..• ,,<states, ':t:J!'velopm.ents·i"lmblnlng rB!!lde~tiabnn<!!,~II:rimerclalUSeS.,q.;·""peclally .

:: .••.",;;:ericooragos·lnthls·CS!'ler.area: (Tpl>;'Qen\e~Alea·.l.Sde!in!'d IQbe In.eluded In the
-;" ..: :':<:HoIIy'iyood'Reilevt!lopmentRrpjec"ara~');I""2 .ft' ......·.:;;:·.c~·_.':.

The iimdamen~1 baslsolthe C'llYsGimaral pj~~~io~;;;;"o;~:i,;;~;i~~in the.C'rty's
· .cenlers and along its transll corridois. Thl~IP.9I1<;Y.'leJV~,~,~iJ;!!gl9)J'-'1y,'!o!:aUng.

. : reSIdents In close proximity.to services and In araas best served by inlmslruelura.
··.;t····:l ~'Jb&.Fra:me~rkEJetnentof,jhe,Gf:!nera~ Plan contains a nUIl)bE;r~l P.Oi.iciesrelated
": .", . lothjs.effort, .'.. . :C" ".' • !-. . . .
!:ii.~ ..':~:.·; ..... '._.', .:~.';:-;.......~:., .•.. ·.ll,.· " .•••,.'. : •

.Frameworlc !=Iemant ppllclas.'Bddres:s-provld/ng B[lrfif!orialcapacity' for new .'
hOI/sing unffs, encoureging pr:oductlon of houslQg for households 0/ ~11 .

,,~~~.:"~J!ri"::·'lnco",9~IfJ..yP~:;il~bne;8tifbq·sam8 ti'!l~pt?~e,yi.f1g I'(iJsl$1.elJf~E.fI:[!orghborhood
·stabffity and promoting 1Iva!J(eneighbp(/1DD\!s,bYl/le,follqwlpg,,,,.asuras: (1)
concentratfngopporlunifles.fornewmuJJj~famiI.Y.resrdef1tla/, ~tBi"cori1mercJal.

·..·f-: .....' ..r.. nd:offii:u,dei!elopment In llie:,C!ty.'s,."elghboThood·dl~s, <P"lmunity,
'.-.', :.",' ..,.;g'ona', ·and.r.downlow.ri ·:cant."..:a.· weil:·.~~· ,,'o.!'Ii~p~,;,aryIIansn .
:.. ,: " ....... ·,'ccilridorSIbiJulavairJ.; .. (2) .:provldipg,.:d.~lopm8nt. :opp.01luniq~s along

'....:..:...' /.'.:'.' .. - boulBvard. along tqat aTfJ locafad ..'near::exlsting·· Pianh~d :maJor IIansl/
••:! facllilles: and: .eie charoclerlzed'·'bB,,'6Y(-1nteTiSity· o"·'irlPlylnally ·.vlable

";' :' .\ ~":'(":l eommorc1aluses·wJlhstructuros-ihetJntegratat.commm"Cial,j;ousiIJY, and or
· public s&rvic:e uses: (3) focusfng mlxed.·commo~allresidf!nfifJiuses arOun~
.utbari· transit' slaUons,. 'while' protectin!r.end. presolVing ~surroun.drng loww
" densilyne/ghboThoods.fftim /h;'·enonJachmeIU 0/ Incompatible land uses.

· i Tht'rliend tJse' Ch~pter: or;'h~ FJa~~ewoik addressed housin~ issues-as-follows;'

, '!"t ... ' " The ~"pOIiCi;s,~:ofj·the. La(Jd' :U~8.:Ch~pto~ proVide. adequato' amounts C?'
.::resfdonUal:land'use.,imd·.density.19·B"ccomm6date.th~,ptojecled:need (or
. .houslngto lmYOnd.lhe.}'f1Bi:.2010,.both citywldo and bycoillmunityplon area,
....:and addiUonally provIde subsIBntlal'oppOTlu'nily for. new'housl~g to be

developed as 8parl,o;mixed~use substan.t/al opportunitY for new ~ousing 19
'. ;b'e·"develdped:a~ it pait:ofmJxed~u~edevelopment,on land'designated for

. 'commercial uses .. Increaslng:the avaqabllitY,'o.rtand suUab/~'(oi residen!ial
:;:':::~~_':::::..:::;;;,·de'v'elop1'lJ"lfri'~·fh1riiJgb:mfi!lsthes::siJl:It:a~tm.8mOnitrg:.anrJ:.'minimizing· the

. '.,". "review process td encourage the :loCatio" 'of new mtilJMar'nJly development
. '1 afohg tommercial coirid6m and in ·nixBtf~IJSedevelopments in designated

·'to)yeted groWth aress 'provides an' opportunity to' bufld housing with
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~....'':.. <.·~.~f~~~~~·8~~~e:,:,f.[.e~·~~,~I:;' :.. : ':,~.".~'}~:J:'~';"~.~.:,~~~,)"~::
'''', The:pltiphSetl'heigfil lIr!d'fAR:Variances:"",!l1!qu.sted.IoJlti.ol.littJie.cOns\r.ucUon

.,Yo". s . nf'180'tOndClmln)Urll'Dniis antft3>.700"quarB'{eet'of·relaR·spa=· ThapropOsed.

.-:1'.;", ,iot:aliOnofthemOOltJ:uSb pmJectbldriga majorhlghway;nearlran~ and fru.n area
.. ' ;-.Illl'lieilld'for raifeveiopmel'lrfs'conslStenl Withtha goals oItha·FreineviOrJ<E1errienl

· 01 tha :Geneml Plan:' ina granUM'br:ilfl!'vati,j);''''''lWm'riill<~(f\IerneljJ,a1feCt any:
elemenl 01 the Gimeral Plan.' .

..:\.: .' L . f/ ",',:'1: ·"!'.:'\":·~·~~:'I:;':;:..'. ,:r,.I~in ' .. ":) ;" . 1;.~::1 p!.~" ..

. '.@JUSTMElfEMAJ'JDi'<IED FINDINGS .. · e.:........ :>', •. ;, .'" :.,ri' .. ·:,C'.· ".' "., .. : .
::.,;,·l;a: M ::;·.:{(,'·1, ~.i':I~!: .::.gl jJ·'trrj.t ., t.:.... . ::::'.:.~.;h,h r1.j:".!:t:llt'..-:.·:

. : !lr/oitJe. (oi3n adjustliienl irom the'zOnlng;rai!ulalloristo ba grantedl'aR'flVe'lli Ui~legally .
mandated findings deilneated In Section 12.18' of !he LoS Angcles Munllli";'l Code mils! .
·be lJ)ade.in the alii,m.live. FollOwing (hlghllghl!!d) Is a dellneatien of the findings a,;tl!he
:ap~licaUDn of.the.ltllevantlacls·bf·the-.caseilo's'iinl>t, . ""',' ;\--!. ";'.,

· ;';; '.' \. :~"~': ' ...•. : .::, -v..: ..... \~~ tIt):·". :. ~,: ;·:";~'·"'''-'''''.~~;~~U.l '...•: .

· '10, ~':'TIli"'ili:inlln-g"oJ ·arN.!ljmiln'lilnt wlll·:'nii;ult! 111'dsv.Il>pinant.l:'ompaliblo and

.•.• r-... : .:'.~~~~~~~~t~.n~~~~~itr.~~:~~~~~~-~,I~~!'.~.~~·~·:'\" '~,\.;.::~'::'.r..~";:::.~:' .
· ..,r,,,.,,: The applidlnt:Is,r€qo~nlitv.'c\'iid)uslrnenlS;·"The·firsl'ISi~nadJUSlmenl t6 perrnll.
· ,i.",!,,!, llle'1ilO~ o~iflo lie based on·1601lquare·feet.'iJrlolarea·ln lieu'of;the required 400

.: .:', ~tjti:;rEi.fe81.ln lha.:R4:lmtl:C4;zDbes: .Tho·subjeCt.sfte Is.71,16Oo.11elsquare feet; .
· whiCh permlts·17g:conuomlriluin".unitir based on ·the net 101area,' ·,Tho·Proposed
,.". '. ·18tRJnil'eOndoritfn'lum1lsislkirll.Q40·S<'jU3refael ortot area \O:p<innRthe.1.BO·. unlt

-". by-righ~ "If'th" appliClin!,was:·.bunding aparlriients; thls.:reque,sl· would nol be
· necessary' because the'densitYof apartmenlS.iS:calculaled,onthe' pre-dedlcatlon

v, "or "gross". t.ot:-area:of the-site-not the post-dedlcatlon'or ..net....lot area which 'the .
,denslty'of condbtnirUums'ls based-eru--The.surruundlnq-uses within a 500-fool

· radIus of the. subject property are zoned R3, R4 and C4. The R3 and R4 properues .
,.'primarily contain multifamily diYe111ngs!Xlnlalnlng'\wo!O·136 uni!i;: -Thera;are three

properties located near the .site that contain single famny residences alth~ugh the
.;, :. ~".:,zoning.is R3". The·Q4 zoned.5!tes'in'the.surrounding;area~are'deyeloped with a

.' .. \ ,'mixture ol·hlgh-rise·office bundings. motels, ·aslngllH.and two-stol)' relaDbulldlnga •
· .~ThesubJect property Is the largest site in the surrounding area-end as such, has the.

greateSt development pOl~nllal,asfar as the·number.of.uni~,is concerned. '

'.,ifhe se~nd ~eguesh;d ~dJust~8nt .ls·.t6' .permlt a.·...~ro-fbbt ~lde 'yard siang
· . Marshfield W.ay In Jleu olfhe-requlredf t-feet ln the R4. portion of the property.

:c~ ~c.:.:.There:ISllo:side.y.atd:re.qul",d.in.tba.C4.por:tion.ol.tha:projecUocaled on Marnhfleld ...
Way, j!lst·on·;P1e·R4 'portion.', The ge;neraJpurpose of the zoning regulatiOns is to

.'proyidaresldential:selbacksjn areas with similar setbacksand to protect adjacent
properties. The app'jca~ti~ providing ell of the. required yards 0(1 the remelndercf
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the property. The applicant Is d.idicaliryg a.17 .iool wlde.stdp along M~,,:hfield Way
which will provide an 18-;loothalf roadway' wldt~ and nlne.-I<?OI.ful~width'sldewalks.
Currently, Marshfi!3!d,YVay resembles ..an~alieY.f!1or~ th?" ~ s.tre~kT~e~ are"no
sidewalks or.curbsand.gul!ers and il fsonly,pertiallY.deqicaIOd .. The propertles 10
the ~orth,o(Marshfield·Way..have.five~(oot'fences built next to tho.pavement. The

ssareetahd sidewalk lmprpvements-provlded by the applicant along Mars.hfleld Way
wi11 provide-a setback from the properties·to the north.-Requlring a sldeyard.selback
in the R4.portfon along MarshfieJd Waywould,result in a reduction in the unit count

.. o(:the prOje~ hod would-cause an ,irregu;larbUildlng.massing"as the C4 portion of
the projecUocated on Marshfield·Way Is not required toobserve sldeyard.setbacks.
Thegranting of the adjustments to permit one ad~illonat unit and zeto-rcot sideyard

.', alo[lgMarshfiel.d W.aywill result In development compatible and,consistent with the
surrounding multifamily and commercial uses.

~11. The,gr.mtl~g of an ·adjustment will bo in conformanco with, tho intont and
purpose of tho General Plan..

The project is tocated In the Hollywbod Community Plan Area and the Community
Redevelopment Agency Hollywood Redevelopment Area. The site is designaled
for,Neighborhood:Office Gommercialland use. The.adjustment ls sought to permit
the 1801h unit of the .tan-unlt condomlnlum.to.he based,on·160 square feet of lot
area in lieu of the required 400 square feet. The 180-unil mixed-use condominium
project Is 'consistent with .an elements of the General Plan, in particular. the
Framework, Housing. and land Use .Elements which address how to meet the
demands of the growing population in the City and the provision of, housing ror all
levels or' income. The granting of the adjustments to pennit one additional
condominium unit and a zero-foot sideyard along Marshfield Way will no! adversely
affect any element of the General Plan and will provide much needed housing.

· Tho'proposed site' plan l~f~olislstei1t with the Intent of the 'Zoning Code. In that it
adh~'res to 'all-of theother required yards. It Is only along the site's R4 fronta'ge
along M.arShfield Way where ·the project is out .of compliance with the L-:A.M.C.·
requirements •.The zoning regulations require setbacks' fro~ respective property

, Iinel:i'ln'order to provide for .buffering dlstance.endcompetlbltlty befween respective
uses as wellas to ensure' access in the event 'ctan emergency. However. the.

•• :"'~regulatlo"s are wrilten·orJ.a·dtywide·basfs·am:t"do not take intrraccount the unique
,-cnaractertsncs of the Hollywood Redevelopment Area. In addition, .the subject

"property encompasses 1;67 net' acres' of" .land and requires Ihat-. special
ccnslderatrons- be granted to' a.llow for a' unified development,

·The Zoning Code permits adlustments.lrom the Code when spectal'crcumstances
exist. provided' that the development does not result in any-adverse impacts. As
demonstrated In the previous ,findings, the proposed building will be compatible with

·"adjacent. uses. and-also consistent with -surrcundlnq development. and .does not
result in any adverse impacts. The granting of the adjustments would· permit the

· applicant to provide much needed housIng in an area designated for multi-family
bulldlngs. .

13; There are-no advorso tmpacts from the proposed adjustment or any adverse
Impacts-have beon 'mitigated;

12; The granti.ng of an adjusbnent is In-conformance with the spirit and intent of
tho Planning and Zoning Code of tho City.

A Mitigaled Negative Declaration \ENV-2005-1846·MND) was prepared for the
proposed project:. The granting of the adjustments to reduce the yard setback and

'/grahr'an additional: unit 'Will not resull in adverse impacts to the surrounding
properties. The project as designed will be consistent with the surrounding
development, ,'both existing and proposed. and will result in an aesthetic
improvement from' the current surface parking lot, used car sales and theater
located at the site. All of the project's environmental impacts will be mitigated to a
less than significant'level by Incorporation of the proposed mitigation measures.

AS stated in findings, 0 and 11. the applicant is seeking adjustments 10 permit the
.density of the 180111 unit of the 180~unit condominium development to be based on
160 square feet of lot area in lieu of the required 400 square feet of lot area, and to

. permit a zero-Ioot slde yard along Marshfield Way in lieu of the required t t-Ieet in
the R4 portion of the property. The zoning regulations establish lot density factors
in order to create a balance between lot size and-the density of development. In

... thhiJ!1~tance..the applicant would be allowed 179,unils u.nd.e(the strjc.1!l1tprprelation
of the zoning regula lions; however; in all other ways, the proposed development
conforms with the zoning requirements ~e.q.. provision 01 required parking. and
open space.

'14. Tho site andlor existing improvements make strict adherence to the zoning
·regulations impractical or infeasible .

The site's irregular shape, dual zoning. and large dedication requirements make
strict adherence to the zoning regulations impractical or infeasible. The shape of
the property with large frontages on Marshfield Way and La Brea Avenue and their
-respecnve dedicalion .requlrernents reduce the amount of developable lot area
which direcUy impacts the setbacks thai can be provided wile maximizing the
development of the site. Partlcutarty. the 17-foot dedication required along
Marshfield Way reduces both the net area of the lot from which the density is
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WlfWJaoIty·or!JIPLNIInd~bn .
calculated, and dlmlnlshes.the 'poSsibilltyof providing a slgnlflcant setback.

:••• ::iJ ,~;...~. ,0-, .'."

15. Rood HaZard- The National Aood InSUrance Program rata maps, Which are-apart .
. of the Flood Hazard Manage.mint Specific Plan adopted' by lhe·CitY eouncl!<by .

.. • .... on)i.11lJ'lYCS N'p: 172;0!l1;'havsteenreJ/!iWOO,!,nilli-hali'beeiPiIe1enninettth3tihls .
'-. projeCt Is'loeaiBd In an area tif mlnlnial flQOding: ". :"':: : .' ",:,. .

:1.6, •..,gE!iiA ~,qnf'!!B 15, 2OO5,!he •.D~pa~M,:·.t,o!.~·· .: .:' •..., .,» ': .'.

. '. N'l!J3liI<ii:D.ectaraliQn ENV-200,,-1.846- ",I);,
• reflects uieiiid~pend,;~tJudgerii"nto( th~ ·lJi.a.. ~n\l.n~a~..,
. .project would not have ,a significant eff~ct uPOI1' the' eiMro . ,
. '." potentJat:lmpaCts'!dentlfied above atil mltl!lated,to.aJ_.than:slgnlfi.:aollevel.·.1

.a·hsrilby'edopf.tliat'actloll.:.:n".iecords upon Whreh,thls declsloq ls baseda re With·
the Enviro'nm~ntal Review SeCUon in Room 750,'200 Noiih'spi:iiig Street ·Tiils
appfl,valis lief! to VTT-62617 which was hea.rd at a coricurTenthearing on' Jun~ 22,
200?Th~·appllcant sli»n C!lmply"w~h ·all.mltlg.i!Oli''l'easuiei. smVc<lnditiom,of
a~provalldenlified iri that case, .' ."'. .. " '. ..· ..,·1:·.:.·

17.' ~Sh and Game; Tha subject pmject,which"ls i~~'i~tcis'Arig~l1iii'q&niy,lYIli
. nQ! have an ,impact on fish or wildlife resources or habitat upon. whfch..:.fi!?p,.p"F)P

. wildlife depend, as 'defined by Callfomia FISh and Game Code Section 71 ~,2.. -.

. Delennlnation' Mamng Date: ~ ..... J",A"N....1~2"-"ZO,,,07,,-_

'CITY COUNCIL
Room 395, Cliy Han

Department 01 Building wid Salaty
201 N. Agueroa Streal
Counler B, Fourth Aoor

Appllcanl: lany Bond

CASE NO. APCC 2006-4763-SPE-ZV-ZAA-
SPP-SPR
Location: 5555 Hollywood Boulevard,

1711,1717,1723 Garfield P1aca
Council District 4 .
Plan A.ea: HoilyWo.od
Aaquest(s): Specl~c Plan Exception-Zone
Variance-Yard AdjUstmanl-Projact permit
Compllance-Slta pt.in Ravlew

Allis meeting on November 14, 2006, the Central Area Plan.ntng Commission:

....:

1. Approved SpaclHc. Plan . Excaptions· Irom !he lollowing secnons of tha
VannonllWestem Transit Oriented Dlstrlcl Specific Plan(Ordinance 173,749):
a secuon6.J (Pubnc Streellmprovemants), 10 not require any .oadway widaning in

conjiJnction with a 7·1001 street dadication raquiremanl along !he Hollywood
Boulevard ITonlage;

b. Section 7.A (Subarea A·Nelghborhood ConVersion) to permll a portion 01 a mixed
gO-unit resldenHaI and commercial development with 43, In lleu 01 tha 23 dwelling
unils permlltedon Subarea A while providing 47, In nauol Ihe 69 dweOlng unlts
pannllted on Subarea C; and 10 permll 43 !!welling unils and accessory
commercial rpechanicaJ and'elec~cal uses on two lots that when tied together'
measure approximately 19,022 square feet of 10' area in lieu of the maXimum
15,000 square leet otharwise permitted;

c. Sactlon 7.0 (Transitional Height), 10 permit an approximalely 61-100t in height
building as measured along Hollywood Boulevard (approxlmately 44- and 52·loot
in height along the northerly property line) In Ueuol the 27-1001 maxlmum height
allowed (15 leal eddltional height as measured lrom the shortest exlstlng building
on·an adjacent lot, a tz-loct in height garaga building) and Ihe 45·loot height llmit
parmltted by Section 12.21.1 01 lhe LAMC; "

d. secuon 7.E (Building Selback), 10 permta 3-1001 setoeck Irom tha Garlleld Place
property line at the ground level and an rt-root, a·lnch setback 01 the. building
lace at levels 2-4 (with 6-loot in depth balcony areasj.jn n~u 01 the 11·loot, a·lnch
satback maintained by Iha adjacenl northerly building; .

a. Section 7.F.1 (Usabla Open Space Above Grade): to permit 100% 01 tha common
and private open space to be located above grade level In lieu of the maximum
50% pennilled;
Section 7.1 (Neighborhood Conversion Development Siandards):
I. Sireet Trees (Sec. IVA) - to permit the required 24·lnch box shade trees to be

located at ae-tcot intervals in lieu 01 every 20-feel of street frontage otherwise
required; .

~:I·Ctin~f;.wnlr:lhe. report prepared by Maya 'Zaitz~~~~:·:p;~~~i~~:S~~~fo~;~e,Offj~; of
Zon~n9Administratl~n, on this a~.~.~~Uon and approve the same,'.-

EGL:ML:MZ
'''!.',',

Maya Zai1zevsky
qty Planner' .
(213)978-1416'. .

cc: C~uncnmember Tom laBc>'ng8. Fourth DlsblCt
Adjoining Property Owners
County-Assessor

Ii. Roof Unes (Sec. IV.13) ~ to penni! a lIal raalin excess of 40-leel in neu of a
roof Iln~ broken through the use 01 gables. dormers. plant-ons, cutouts or
other means;

ill, Privacy (Sec. IV.1S) - to permit windows to face other windows across
property lines or face private outdoor spaces of olher resldenllal units within
Ihe developrneru; .

g. Saellon 9 (~ubarea-C - Community Center)
i. Section 9.A.3 (Mixed Use Regulallons). 10 permit a deviation from the

Pedestrian Orienteflon development standards 01 Sec. 13.07.E.S(a) 01 Ihe
Zoning Code 10 permit Ihe building height above 40·leet to not ba selback
from the tront lot line at a 45·degree angle for a horizontal distance of not less
Ihan 20·leel;

ll, Section 9.C.l (Transitional Heigh!), to permit a maximum at-ioct fn height
building (63·foot height lor roof top mechanical equlprnont and screen) in lieu
01 the maximum 25-fool and 33~foot height otherwise required on Lots 1 and 2
respectively;

iii. Seclion 9.0.1 (Usable Open Space Above Grade), to permit 100% in lieu of
75% ol .the common and private open space to be, located above the grade
level;

Iv. Section 9.E.3 (Commercial p~)fking), to permit 16 in lieu 01 the maximum 12
commercial parking spaces otherwise permitted.

h. Section 9.1 (Community Center Development Standards):
I. Streetscape Elements <Tree Well Covers (Sec. V.3) ~ to permit 4·1001 by 6·

loot tree well covers In lieu of the 4·loot by a-toot tree well covers otherwise
required;

ii. Building Design (Sec. V.6) • to permit-a maximum at-toot in height building in
lieu of a maximum 30-1001 in height bullding within a 15·1001 setback of the
front property line and to allow a zero (0) fool setback 01 the second floor in
lieu 01 the to-toot setback otherwise required along Hollywood Boulevard; and
to permit a flat roof line in excess of forty feel in lieu of a rool line broken
through the use of gables, dormers, ptant-ons, cutouts or other means;

iii. Privacy (Sec. V.16) - 10 permit buildings to be arranged wilh windows lacing
other windows across property lines or face private outdoor space of other
residential unils within the devetopment;

iv. Required Ground Floor Uses (Sec, V.21) ~ to permit a resldenlial use on the
ground lIoor for an approximate as-toot in length portion of the eXisting 250-
foot Garfield Avenue frontage In lieu of the 1000k commercial use otherwise
required.

2. Approved a Zone Variance lor the following:
a. from Section 12.21.A.7(h) 01 the LAMC to permit approximately 790 SQuarefeet of

idenlilicalion sign area, including 190 square leet ·01 building address and
identilicalion signage and 600 square feet of retail tenant wall and prolectinq
blade signage in the IOlAS·l Zone;

b. Irom Section 12.23.B.l.(c}{2) 0' the LAMC to permit vehicular, pedestrian. and
commercial uses to cross from a [OIRS Zone to a R3 Zone; .

3. Approved an Adjuslment 10 permit:
a, O·fool side yards lor the ground level of the building in lieu 01the 8-1001side yard

otherwise required by the LAMC lor properties in the A3 Zone:
b. accessory uses (mechanical and electrical equipment) located in the A3 Zone

serving the commercial uses located in the IOlRS·2 Zone.

4. Approved Prolect Permit Compliance Review with the 'VermonVWestern Transit
Orientad Dlstnct Specific Pian.

5 .: Approved Site Plan Review (or a project constsnnq of more than 50 dwelling units.
6. Cerlll1ed Environmental Impact Aeport No. ENV 2004·3814·EIA.
7. Adopted the attached Andings.
8. Advised the applicant that, pursuant to California State Public Resources Code Section'

21081.6. the' City shall moniloror require evidence that mitigation conditions are
implemented and maintained throughout the life of the project and the City may require
any necessary fees 10 cover the cost of such monitoring.

9. AdvIsed the applicant that pursuant to State Fish and Game Code Section 711.4. a Fish
and <?ame Fee andlor Certificate at fee exemption Is now required to be submitted to
the County Clerk prior to or concurrent with the Environmental Notice of Determination
(NOD) filing.

Fiscal Impact Statement: There is no General Fund Impact as administrative costs are
recovered through fees.

Moved Seconded Central Area Planning CommiSSion Yes .t:!g Absent

0 X Young Kim, President X a 0

X a Franklin Acevedo. Vice P~esidenl X a a
a a Renee Anderson. Commissioner X 0 0
a 0 Chanchanit MartorelJ, Commissioner 0 X a
a a Nancy Whang, Commissioner a a X

Erteclhte Date I Appeals: The Commission's determination will be linal 15 days from the
mailing dato of this determination unless an appeal Is ruod to the City Council within that tlmo.
AU appeals shall be flied on lorms provided at the Planning Oepartmonfs Public Counters at
201 N. F1gueroa Street. Fourth Floor, Los Angeles. or al6262 Van Nuys Boutevard, Suite 251.
Van Nuys.

The limo In whlcn a party may seek judicial reviewal this uetermineflcn Is govemed by Calilomia
Code 0' CivilProcedure Section 1094.6. Under Inal provision, a peutlcner may seek judicial review of
any decision 01 the CUy pursuant .10 Calilornla Code 01 Civil Procedure Section 1094,5. only it the
pennon lor writ 01mandate pursuant to that section is tiled no tater than the 90th day ronawing the date
on which the City's decision becomes final.

Attachments: Condnicns, Findings
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8.

Establishes a clean, safe, a cOmfortable and pedestrian 'orfenlCd cOmmunity
onv1rorunent for residents to shop In and 'usa the pubrlC" community services In the
ne!ghbom?'1'

Guides all development, lncf~cfrng use, location. height and density. 10 assure
compatibility of uses 'and 10 provide 0' the cqnstderaUon of tronsportation ~d public
faci)"itles•.aesthetics. landscaping, open space and economic and Social welJ.betng 01
area residents. .

P";motes Increased llexiblmY In the' '!lliuJaU,?" of the height and bolk 01 bondlngs as
. well as the. design oJ sites and pubrlC streets in order to ensure a well-planned

corpblnatron of comm?rcial ~nd residentlaJ uses Wilh adequate open' space.

The proposed project will take a vacant parcel and tn its place a "oyt mlxed-usa proJect will
.be developed, The new USBwtll contain residential as ~ell as commercial uses In ke~plng
with the pedestrian oriented objective 0' tOe General Plan FrameWOrk,end- the Specillc
Plan. Hollywood Boulevard ~ a major thorougHfare and ~e recent housing shortage has
brought rene~ed demand on uliUzlng·older commercfal corrl!1ors as lnllll s1les for new

· housing, especially in a mlxed-use design.

:Zone Variance. Pursuant to seenon 12.27.0 oJ the Municipal Code Zone Variance
· approvals are requested 10 PSll11It; (1) approximately 790 square feet of IdentiffcaUon slgO

area. ii1cJuding approximalely190 square reet of btIllding address and Id~ntillcatlon
sign age and approximately 600 square feet of r,eiail tenant wall and proJecting. blade
slgnage;ln the [OlR5~1 Zone, in jeu of the maxi~ 20 square foot of surface area lor Dny

· one stgn and a total 30 square feet of surface area lor an signs ot~erwfse permitted In an R
zona pursuant io see, 12.21 A 7 (h) 01 100 LAMC (Slgnal1"); and (2) vehicular, pedestrian
and commercial uses to cross from a {O)fl5-2 to tl}e R3~1 Zone which is, otherwise not .
pennliled,

.a. Thu strict applicatIon. of thB provisions of t~e zoning ordinance will result in practical
difficuUles or unnecessBly·hardshlps Inconsistent· With the general purposes and
intent of the zoning reg.ulations. .

Si9n:i:!ru!. The proposed building Identification slgnage will be totaled at the comer 01
the project 'above the ground floor at Hollywood Boulevard and Garfield Place, whno
aillhe retail tenant slgnage will be located et the ground floor level in Subarea C.
Wan slgn's wl1h channel letters will be jceateo within a decorative panel above the
storefront windows and comply with the SNAP Guidelines. Projecting blade slgnage
wm be pedestrian oriented and figurative sIgns to rellect the silhouette of particular
object (e.g. a key a collee cuP. etc.) will be encouraged by the developer.

WhOe the total 'surface area for all.of the signs exceeds the amount of 1>lgnago
otherwise permitted in an R zone, the proposed signs are reasonable to Jdenllly the
proposed commercial uses of·the property since the signs will only be located on a
portion of !h.e property thai ~nn1t6 commercial uses allowed' in the C4 Zone. Any
commercial use in the C4 Zone would be permitted approximalely 1360 square feel
01 signage (760 square feel of slgnnge along the Hollywood Boulevard lrontageand
approximately 600 square' feel 01 signage along the Garfield Place frontage). The
proposed wall signs wlll contain approximately haH the square feet that would
otherwise be permitted businesses on commercially .aoned property. To not permit
appropriate slgnage would create Q hardship for the retail uses .tc Identify their
location to the general public.

Crossing from a less @stricUVe 20ne J91Rs-2 tQ B mom resttJcUve zone 83=1.
Gmnling the requested vanonce will pannlt !ha proposed buildlng to be constructed
ave, a (Q]R5-2 and R3-1 Zone boundalY line and ls reasonable since the project Is a
unl~ed~ mixed use commerclal and resldenUaJ deveJop~nt with accessory uses,
including peJ1<ing areas end uHrrty !;elVices. While the property Is c1assifled In a
combination of two zonas. the zone boundary fine wl1f be imperceptible to !.he users of
lhe sileo SWct application of the zoning ordinance Wl.?UId limit acc8ssibl6ty or restrict
!he desIgn 01 !he building.
The zoning reg~~Uons .allO:Wcertain~uses'In respective zones in order to ensure
buflering dlstance/compabblnty between reepeewe use s, Such regulations, however,
are wrinen on' a Citywide basts and cannot take Tnto account Individual unique
cherac1tirfstlcs which a specifIC pan:eland ils Intended use may have. In !he Instant
situation. the Code's deslll! to achieve compatibffity between ~peclfve uses and the
eatabllshment 01 the proposed mixed use development can be acrominodated In a
manner COfIsistent WJ1h.tho intent and purpose oJ.the zoning regutatlons because ~e
uses will help stabilize the value of the subject and sunounding property which,

'fro~tJn9 along' the north and south sides of Hollywood' Boulevard, is generally
ccmmerclal In use. The scale and bulk of the project has been designed to be
ccmpatlbte with th~ .bunl. env{ronmenL Denial of lh.e subje",- requests would
compromise the viabnity althe proposed' projeot and Its goal of providing a pedestrian
orfented ground· Hoor .comrnerclat use along a designated Major Highway that is
desJ~ed by the loea! coirymuhity. I~ addlpon,. strict~mpliance' wIth the provislcns 01
the zontng ?>de would result. In a development that Is inconsistent wilh the overall
goals or ine General Plan Fml"1ework, Communlty Plan and the VermontIWestcm
'transit Oriented Dtslrict Spe.cific PJan. Therefore. the strict appfK:atlon 01 the
provisions of the Zoning Ordinance would result in practical difficullies or unnecessary
hardships Inconslste:nt with the general purpose and inlent of th& zoning reguJaUons.

b. 'There am speCial cflGumstances applicable 10 the .subject property such as'size, .
shope, topography, .Iocatkm, .or surroundings that do not apply generally to other
property in the same zone or vlc1nity.

. The·subject property lsen approximately 1.1 acra, sloping, reverse corner; parcel 01
land, compri~ed of rour. record ,ots. with. primary frontage along a designated Major
HIghway. The property Is located In a combination 01 High Densfly·ard Medium
ResldenUalland use deslgnatlons, 'a:'ndclassified In B co"mbTnaUonof (OJRS and R3
zones and a ~mb1naUonof Helghl.OlstrlctNos. 1and 2.

The s1,lbjecl property Is also. located in a combination of Subarea A and C of the
SNAP .: Tho SNAP regulations supercede Zoning Code standards and commercial
uses allowed in'the C4 Zone are permitted in".Subarea C. AddlUonally, ·three 01 the
rour record lots are located within the adopted Hollywood Redevelopment Plan Area
which designates this portion of the property for High DensIty Residential
develop~nt.

The subject property is adjacent to a large development sue proposed along the north
and :south sides 01,Hollywood Boulevard by the Community Redevelopment·Agency.
A Request lor Proposals was Issued on March B. 2004 for a mixed residential and
commercial project that also Includes the hlstorlc SI. Francis Hotel at the northeast
comer of Hollywood Boulevard and Garfield Place and the Mayer Building at the
southwest comer of Hollywood Boulevard and Western Avenue -,
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The combination 01 land use desJgnaUons, zones, heighl dislric1s, SNAP Subareas
and City agencies thal have discretionary authority to review projects on the subject
property create comptedues that contributa 10the specter circumstances applicable to
the subject property, Including size. topography, location and surroundings Ihal do not
apply generally to other property In the same zone and vicinity.

c. The variance Is necessary for the' preservation and enjoyment of a substantial
property right or use generafly possessed by other property in the same zone and
Vidnity but which; becauso of the special circumstances and practicat difrICulties or
unnecessary hardships., is denied to the property in question.

The proposed project requires a variance lor signage similar to other commerclal
projects that are' otherwise permlned in residential zones by either a governing
Specific Plan or other discretionary approval. :rne project also requires a variance
similar to thai granted in Case No. APCC 2003·2145-ZV·SPE-SPP·SPR, for a mixed
commercial and residential building at t516 N. Western Avenue on property classified
In a combinaUon of zones and subareas. Such a variance has beengranled lor other
unified projects on property dassitied in a combination of zones. Therefore. granting
the subject requests Is necessary lor the preservation and enjoyment of a substantial
property right or use generally possessed by other property In Ihe same zone and
viclnlly. but which because of special circumstances and unnecessary hardships as
described In FIndings a and b above, is denied to the property in quesuoo.

d. The granting of the variance wifl not be malerialfy detrimental to /he public welfare. Of

injurious to the property or improvemenrs in the same lone Dr vicinity in whIch the
proporty is located.

The proposed development Implements the goals and purposes 01 the
VelmonlJW'eS1ern Transit Oriented Oistrict Specific Plan to encourage mixed use
projects and pedestrian oriented uses along Hollywood Boulevard. The proposed
slgnage will identity the resldenllal building use and the neighborhood serving retail
uses along Hollywood Boulevard aneta porncnot Garlield Place. Such signage is
typical for these uses and will ensure a successful operation.

The commercial. vehicular and pedestrian uses crosslnq the zone lines will be
Imperceptible to the public. Therefore. the granting of the variances will n01 be
materially detnmentat to the public weuare, or Injurious to the property or
lmprevements in the same lone or vicinity in which the property is located.

lechnlcal circumstance 01 having two dilleronl zones on one site requires the
variance. The crossing 01 the zone boundary is not between two separate sites.

9. Zoning AdmlnlstrolorsAdjustment. Pursuant to Section 12.28.C.4 01 the Municipal
ecce. Zoning Administmtor"s Adjustments are requested to permit (1) a O.·loot side yard
lor the approximate 14--1001In height ground jevel and an B·loot setback 01the building lace
at levels 2wS,ln neu.ct the 8·fool side yard otherwise required by Sec. 12.10 C 2 or the
LAMe along the westerly property boundary lines of Lots 3 and 4 01 Grider and Hammon's
Garfield Place Tract. classified in the R3w1 Zone; and (2) accessory uses (mechanical and
electrical equipment and parking) located In the R3 Zone serving the commercial uses
located In the r01R5-2 Zone. as not otherwise permllted by Sec. 12.21 C 5 (h) of the
LAMe.:

a. The granung ot an adjustment will result In development compatible and consistent
withthe surrounding area.

Skfe yard. An adjustmenl is requested to allow a O·foot westerly side yard setback
between the ground and podium slab level lor an approxlmale 14·100\ height 01 the
proposed building thai is located in Subarea A 01 the SNAP. The portion 01 the
building above Ihe podium in Subarea A, at levels 2w5, will be setback the required 6
teet from the westerly property boundary line.

Pursuantto the SNAP, lots 1 and 2 01the subject property, located In Subarea C, are
not required 10 provide any front. side or rear yards. lots 3 and .4 of the subject
property are located in Subarea A, and since the SNAP is silent regarding the
prcvtslcn 01 inlerior side yards. Ihe a-toot westerly side yard requirement of the R3
Zone is applicable 10the subject Project,

The reduced semacx between the ground and podium slab [evets will be compatible
with Ihe adjacent residential use since there is a parking garage located along the
common westerly property boundary line. Side yard setbacks in residenlial zones are
imposed 10 provide natural light and air circulaton lor the residential uses 01 the
property. In the instant sncanon. there is a parking rather than a residemlat use along
lhis portion of the property; the reduced building setback will allow more pBrki1g
spaces to be provided wllhin Ihe ground floor 01 the building; and. an a-teet setback
provided at Ihe residential levels 2-5 will provide fighl and air to all 01 the unlls of the
properly.

The granting at the variance will nol adversely affect the General Plan.
The proposed e-rect building setback along the westerly property nne is consistent
with tile setbacks 01 other buildings honting along Hollywood Boulevard. Therelore.
the plOject has been designed 10 be compatible with the surrounding built
environment. .The Hollywood Community Plan designates lhe sublect property lor High Density

Residential land uses corresponding 10 the R4 and (alAS Zones; and the norlherly
portion 01 the property is designated lor Medium Residential land uses corresponding
10the R3 Zone. The VermontNVestern Transit Oriented District Specific Plan permits
commercial uses in Subarea C and would generally permit signs. However. the
requested RAS4 Zone does not allow signs and the variance is necessary to provide
the necessary amount ot signs lor the commercial component. Inasmuch as the
ground floor of the mixed-use project is lor commercial uses. the requested variance
is appropriate lor Ihe use and win not adversely euect the General Plan and lts
regulations on signs. The variance 10 pelmit access within the sue hom a less
resrscuve zone 10 a more restrictive zone does not anect the General Plan since the
proposed project is a unified development over the eOlile stte however due to Ihe

Accessory Uses. TIle propcsec project is a unified mixed commercial and residential
development on property ctessined in a combinalion 01 the IOIRS and R3 Zones.
Such milled use developments are encouraqed along major transportation ccrrldora
and in proximity 10 Metro RaU Stauoos. To achieve an integrated design, accessory
uses including mechanical and etecnlcat equipment and parking may be provided on
the R3 zoned portion 01 me property lor the uses 01 the IOIRS zoned portion of the
property. The requirement that prohibils accessory uses on more restrictively zoned
properly was implemented 10 ijmil impact on the use of that portion 01 the property.
and SUrJounding property. In the instanl situation. Ihis proposed building has been
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b.

desfgned to eddress !he'gOals and purposes 01 the SNAP .ndthe conllgurnllon wm
be compatibJo with sunoondlng uses; .

The granting of an acfustment will be In confonnance with the fnlenl and purpose of
tho Genote! Ptan 01 the Cily.

'Tho Hollywood CommUfl11y Plan deslgnales the subJeel property lor High Denslly
ResldonUalland uses correspbndlng to Ihe R4 and (alRS Z<lnes; end the northerly
portlOn oIlhe properly Is deslgnaled lor MeCrlUmResldenUalland uses corresponding
10 the R3 Zone. The request to permit reduced setbacks and pennlt accessory uses
.does nol directly .lIeel the General Plan; The proposed pro/eCt overall comP6es with -,
the fand use deslgna,lon of the site, and adjustmB.nls are technical Issues. which are
not specifically addressed In the COmmunH;i Piancrcther elements or the General
Plan.

e. Tho granting of an adjustment is in conformance with rhe spIrit and intimr of ·tho
Planning and Zoning Cads of tho City.

~ There-are no adverse fmpacts idenUfied in the.' ElR associated with the
proposed O-Ioot setback at ground level lor an approxlmatei 14..foot he1ght of bunding
along the westerly property boundary line. The selbacf< for the building tace above

~:~~~~I~~c:~~~-~~.;"''::~~":'':b~~~~~~e:'~!~f~=;:
adjacent westerty, the~ wUl, be a rnlnlmum ~foot Separation 'between restdentlaJ
uses.. No' adverse impact wilt res,l!lt from a ground level porUon 0' the proposed
building. to be used tor parklng~ since Lot 3 abi.rts a sudace parking area and [ot 4
abuts a one-story parl<lng garage serving tha multl-ramily resldenUaI use 01 the !hal
property. .

Side Va'rd. Tho'zonIng regulations require certain ~tbacks fmm respectbe property
lines in order to provide buffering i:flstancefcompalibmty between respective uses as
wall as to ensure access ifl the event of emergency.. Such regulations, however, are
written on a citywide· basts and cannot take' Into account Individual and unique·
characleristics thai sPecific parcels ~y have. .

, For \his site. both the Los Angeles Municipal Code and the SNAP govern the prcjecrs
. required seibecks, The setbacks fat Lots, 1 and 2 are regulated by Subarea C of the

SNAP~ 'htlfch does not, reqUite front. side or rear yard setbacks. Subarea C also
permits uses allowed-ln the C4 Zone and \he provision requiring no setback Is
consistent with the 'regulations ror commercial uses Tn thIs zona and promotes the
.SNAP's intent to establish projects that incorporate a pedestrian oriented design. '

Subarea A ot jhe SNAP Is Silent :-vith regard 10 the requirements foi' Inlerlor side. yards
, and rear yards. Therefore, (or Lots 3 and 4, the yards requirements as provIded In

Sec. 12.10 C 2 of the Los ArIgeles MunfcipaJ Code, are utilized and in this case, the
requested yards are In' conformance·wl!h!he Inlent and purpose 01 the Los Angeles
MunIcipal Code since there are no residenUal uses al ground level along the west~dy
property boundary', I1n~on tho subject property. and, there Is a one-story garagll
structure 00 the adjacent ownershfp along the easterly p,roperty fine at this locatlon.. lt '
Is noi necessary to provide a buffer since. the two parking uses are compatible by
thelr similar nature.

Accessory Uses. The Los Angeles Municipal Code jmlts accessory uses on more
restrictive property to protect uses of the property hom possible adverse lmpacts of
uses allowed in a less restrictive zone. 1119 prcposed project Is a unified mixed use
development is proposed on a property In a coinbinatkm 01 the R3~1 and (Q1A5~1
Zones. The accessory uses proposed to be tocated'cn the R3 zoned pcrtlcn el the
site, including electrical and other utility services, and parking. would be allowed on
the R3. zoned portion of the site in connection with the proposed residential
condominium use of the property. Therefore, the granting of 'an adjustment would be
in conformance with the intent and purpose of the Planning and, Zoning Coda at the
City .

d. 'Them are no adverse Impacts from the proposed adjustment or any advBrse Impacts
have been mitigated

Accessory Uses. AdverSe impacts as ~ result of ·tho accessory.uses were not
Idenlified In !he pro/ect EIR. Allowing Ullnty services and parking serving both lhe
commercial and residential uses In the less restrictive zone ancllocaled on the more
rostrictively zoned portion" 0'· the property. will have no adVerse rmpact on future
tenants or the proposed development or on the surrounding commercial M.d
resldential neighborhood'since It win neil be no~ceable to ine pubUc.

The site and/or existing Improvel1)ents.maka slrict adhero.nce to zoning regUlatJOOs
impractical or Infeasible. '

e.

Side Yard. The subject property is classified. In a com~lnaUon of two zones and
,located in two dUterent subareas ollhe SNAP~ A requirement 01 thE} SNAP is that

pmiects also conform to the VennonWiestern Station Neighborhood Area Plan
Development Standards and Design Guldelin~.s (-Guldelinesj. ,
As stated above, lots 1 and 2 of the subject property are located in Subarea C an~t
pursuant-to sec. 9.H of the SNAP. prolects located In this subarea are not-required to
provide front, side or rear yards. Lots 3 and 4 are IocateO In Subarea A" which

-. regulates jne setback requir.ement along the Garfield Place frontage of tJ:le,property,
but does not address .rear or'mtelior side yard standards. Therefore. the regulations
0' the A3 Zone govern the setback requirements of the rear and 'Interior side yards.
The zoning regulatio'"!s of the R3' Zona were- intended to apply to Il1l!mple 'amlly
developments for!he purpose 01 providing tight. alt and access at the ground floor for
and between resldenlial uses, but-mere are no residential uses In this area of the
building. For portions oJ the bunding conlalrfmg resldentlal uses, the requfled s~tback
wllf be provided. Therefore. the strict, adherence to the zoning 'regulaUons is
impractical.

Accessory Uses. As noted above, the development is an inlegrated, mJxed
commercial and residential. development 00 'property classified In a comblnaUon or
the [ajRS and R3 Zones. Since there win be no impact on the tenants or. neighbors
by providing accessory utility and parking uses on the R3 zoned portion of the site.
having to provide separate utilities l.or dHferenlly zone~ portlons of the site would
make strict adherence 10 the zoning regulations impractical or Infeasible.

10~ Spocitic Plan ProJect Permit Compliance Review. Pursuant to Section 11:S.7.C of the'
Municipal Code and the VermontMtestem Transit Oriented Spc.cHlc Plan, Ordinance No.
173.749:

1. That rho ploject substantii:tlJy complies with the applicable reguJallons, standatds, lind
provisions at tnts Specific Plan. '


