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DLA Piper US LLP
1999 Avenue of the Stars, Suite 400

Los Angeles, California 90067-6023
www.dlapiper.com

Michael S. Woodward
michael.woodward@dlapiper.com
T 310.595.3072

F 310.595.3372

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-HD-CU-PAB-ZV-ZAA-SPR-SPE-SPP - §929-5945
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.

L. 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.”
| 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 fagade 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]JR4-1VL 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 designation
over the entire site was unwarranted and recommended leaving the dual R and C zoning of the
site in place. The Commission agreed with the Hearing Officer that this unified development

' 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 R/C 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

e 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

e 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

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

Parking-related Variances

o 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

e 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 R and 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:

e recognize that unified developments can include properties with both R and C
zoning,

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

o 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,

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

o 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 LAMC § 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.

L. 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 157).

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

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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- - Conmclt 1d Padlle Borvices
EAREN E. XALFATAN Reow I, ity M)
Bamantiry Oftedr T Axgelen, GA 30011

-  — Cwncl! Pile Intorumtion - (R1Y) #78-304%
. Gumers) tuformution - (X13) #70-)133
Wien making taguisies Pz (X1 752040
elatir to fhde matter i
refer ta¥ia o, o AL DI N
071381 . .

“cp13 :
July31,2007"
Office of the Mayor - . Cotncilmember Garcett,
\gty Planning Department Department of Transportation,

Attn; Mark Lopez (w/ topy of ordinance) . Trafic/Planning Seclions ;

oz Direclorof Planning . Depariment of Bullding and Safety,
etz Geogizphic Information Sectio -¢/o Zonling Coordinalor

Altn: Fae Tsukamoto ct: Resldential Inspection Unlt - |

Bureal'of Engineéing, - Bureau of Stree! Lighling,

Land Dévelopment Group “B".Permit Section .

3 T " See attachment-for additional notification

Fire Department

RE: ZONE VARIANCE, ZONING ADMINISTRATOR'S ADJUSTIMENTS, SITE PLAN REVIEW APPEALS AND -

. ZONE AND HEIGHT DISTRICT, CHANGE AT 1614-1736 ARGYLE AVENUE, 6139-6240 WEST

HOLLYWOOD BOULEVARD, 6140-58 WEST CARLOS AVENUE, 1631-49 NORTH EL CENTRO AVENUE,
" AND 1507-31 VISTA DEL MAR AVENUE .. . . .

,A\ the mesting of the Council held July 17, 2007, the following oction was iaken.

Atactied repart adopted ........ N
Findlrigs adopled - - X .

.- Environmental Impact Report cerlified g . X ~
- Ot adopted ...... - ; . . —
Ordl PUINBRER ovens . . : . =7

" Date posted...... i : : i 072707

- Effeciive dals : - 690507 _,

- s ; : re 12507,

Mayor app

ok S

City Clerk
g
aEe : AW EQUAL ¥ AcTiON EMPLOYER . @
E'S :
W ) 317
TO THE COUNCIL OF THE FILE NO. 07-1381
CITY OF LOS ANGELES .
Your PLANNING AND LAND USE MANAGEMENT Committeo

reports as follows:

ENVIRONMENTAL IMPACT REPORT, STATEMENT OF OVERRIDING CONSIDERATIONS, MITIGATION
MONITORING PROGRAM, PLANNING AND LAND USE MANAGEMENT COMMITTEE REPORT and
ORDINANCE relativa to a Zone Variance, Zoning Administrator’s Adjustments, Site Plan Review appeals and
Zone and Helght District Change al 1614-1736 Argyle Avenue, §139-6240 West Hollywood Boulevard, 6140-6158
West Carlos Avenue, 16311649 North El Cenlro Avenue, and 1607-1631 Vista Del Mar Avenue,

Recommendations far Council action, SUBJECT TO THE APPROVAL OF THE MAYOﬁ;

1 CERTIFY that the Environmental Impact Report (EIR No. 2005-7118 EIR; State Clearing House No. 2005~
121038} has been compleled In compllance with the California Environmental Quality Acl, the State
Guldetines and the City Guidelines and that the City Coundll has reviewed the i
thereln and considered it along with other faclors relatéd to this project; that this determination reflacts the
independent judgmant of the lead agericy in the Clty of Los Angeles; and that the documents constiluting
the record of proceedings In this matter are located in Council file 07-1381 in the custody of the City Clerk
and Inthe files of the Department of City Planning in the custody of the Environmental Review Section; and
ADOPT the Environmental Impact Report.

2. 'ADOPT the FINDINGS made pursuant to and in accordance with Section 21081 of the Public Resources
Code and the of Overriding Consh prepared by the City Planning Depariinent.

3 ADOPT the FINDINGS of the Clty Planning Commission (CPC) as the Findings of the Council as well as
environmental findings and a Miigation MonHtoring and Reporting Program.

4. RESOLVE TO DENY APPEAL filed by James Rajas from part of the delermination of City Planning
Commission, THEREBY APPROVE: (1} a Variance to pemiit a 55-foot maximurm height over 90 percent
of tha {QJR3-1XL parce! at the northeast comer of the site and a 75-foot maximum helght along the south
and west boundaries of the [QJR3-1XL parcel in fieu of the maximum two stories and 30-foot height imit
In the [QJR3-1XL zone; (2) a Variance from existing "Q” Corwdition that imils density to one nil per every
1,200 square feet of buildable lot area 1o penmit approximately one unit per every 300 square feet of lol
buildable lotarea for the entire project site area; (3) a Varfance lo permit Join! Living and Work Quarters
in the [QJR3-1XL zone; (4) a Varlance to pemmill accessary uses in the [Q)JR3-1XL zone where the main
use Is'in the C4 zone; (5) Zoning Administrator's Adjustments to permit a O-foot side yard selbacks in fiey
of the required 8-foot side yard setback réquired in the C4-2D and C4-2D-SN zonés, and 0-fool front yard
and 0-foot eastenrly Side yard selbacks infiev of lhe required 15-fool front yard setback and 9-foot side yard
setbacks requirex in the {QJR3-1XL zone; and (6).a Site Plan, for the proposed construction, use and

of an app 1.3 million square foot mixed I isting of 1,014
apariments, 28 joint iving work quarter units, and 175,000 square fee! of commercial retall uses within
eight buildings, and provide 2,697 on-site parking spaces including 652 spaces reserved for Pantages
Theater palrons on event days, for properly at 1614-1736 Argyle Avenue, 6139-6240 West Hollywood
Boulevard, 6140-6158 Wesl Carlos Avenue, 1631-1649 North El Centro Avenue, and 1687-1631 Vista Del
Mar Avenue, subject to modified Conditions of Approval,

Applicant: Clareit Hollywood, LLC CPé 2006-7301 ZC ZV YV ZAA SPR

~ Los Angeles Comty Assessor T Do
500 W. Temple Street, . .
Kenneih Habin Hall of Administration
YLos Angeles, CA 90012

James Rojns
725 South Spring Street #12
“Log Angeles, CA 90014

Ben Reznik . ' X
* Jeffer, Mangels, Butler: & Marmaro, LLP
. 1900 Avenue of the Stars, 7thFloor ’
. "Los Angeles, CA- 90067 °

David Green |

Pantages Theatre ’
6233 Hollywood Bowulevard
‘Los Angeles, CA 90028

Frank Stephan | .
. ClaréttHollywood, LLC - .
1901 Avesue of the Stars, 20d Floor
- Los Angeles, CA° 90067

3. H. McQuiston
- 6212 Yucca Street :
Los Angeles, CA 90028

John Bowman - . L
‘ Jedfer, Mangels, Butler & Mamnaro, LLP )
- ¥ 1900 Avenue of the Stars, 7th Floor™ |
" Los Angeles, CA 90067 .

* Ronnie Hacket -
Clarett Hollywood, LLC.
1901 Avemus of the Siare, 2nd Floor
Los Angeles, CA 90067

y D

5. PRESENT and ADOPT the accompanying NEW ORDINANCE, approved by the Director of Planning,
+ effecling aZone Change from C4-2D, C4-2D-SN, and [Q]C4-2D-SN to [T]|Q]C4-2D and [TI[Q]C4-2D-8N;
and (2)a Helght District Change to modify existing “D” limitations on site 1o parmit a maximum Floor Area
. Ratio {FAR) of 4.5:1 for property at 1614-1738 Argyle Avenua, 6139-6240 West Hollywood Boutevard,
6140-6158 West Carlos Avenue, 1631-1648 North Ei Cenlro Avenue, and 1607-1631 Vista Del Mar
Avenue, subject o modified Conditions of Approval to [T] Conditions Nos. 1C and 11; {Q] Canditions Nos,

A2, A4, AB, AT and C27; and "D” Developr Umitaticns, as {o Cormimittée repoit.

Said rezoning shall ba subject to.the [Q] Qualified ct ion zona limitati it
the sheel{s) atiached to the Committee report.

‘as shovin on
6. REM:VE the [T} Tenlative dassificalibn as described in detail on the sheet(s) altached to the Commitize
1epo B -

7. ADVISE the applicant of {Q] Qualified ' time firnit as d in the Ci repor.

shali monitor or require evidenca that mitigation condifions are |

8. -ADVISE the applicant that, pursuant to California Stale Public Resources Code Seclion 21081.8, the City
ited and i h h
the life of the project and the City may require any necessary fees to cover the cost of such monitoring,

9. ADVISE the applicant thal, pursuant to State Fish and Game Codo Section 711.4, a Fish and Game Fee
andfor Certificate of Fee Exemption s now required 1o be submitted 1o’ the County Clerk prior to or
!t wilh the Esvi Notice of Di ination filing.

10. 'NOT P7RESENT and ORDER FILED the ordinance approved by Cily Planning Commission on Febrary
'B, 2007. .

Flscal Impact Statement: The CPC reports thal there Is no General Fund Impact, as administrative cosls are
recovered through fees.

TIME LIMIT FIiLE - JULY 30, 2007
{LAST DAY FOR COUNCHL ACTION - JULY. 27, 2007)
Summary:

" Atits meeling held June 26, 2007, the Planning and,Land Use Managoment (PLUM) Commitlee conducled 3

public hearing on an appeal filed by James Rojas from part of the determination of City Planning Commission
relative to: (1) @ Variance to permit a 55-foot maximum height over 90 percent of the [QJR3-1XL parcel at the
northeast comer of the site and a 75-foot maximusm heighl along the south and west boundaries of the [QJR3-1XL
parcel in fieu of the maximum two stories and 30-fool height limit in the [QJR3-1XL zone; (2) a Varance from
existing "Q” Condition that firmils density to one unit per every 1,200 square feet of bulldable lot area to permit
approximalely one unit per every 300 square feet of lot buildable lot area for the enlire project she area; 3a
Variance to permit Joint Living and Work Quarters in the [QJR3-1XL zone; (4} a Variance to permit 2CCes50ry uses
In the [QJR3-1XL zone where the maln use Is In the C4 zone; (5) Zoning Adminfsirator’s Adjustments to permit a
O-foot side yard setbacks in ieu of the required 9-foot side yard setback required in the C4-2D and C4-2D-SN
zones, and 0-foot front yard and 0-foot easlerly side yard setbacks in liew of the required 15-foot frant yard setback
and 8-foot side yard setbacks required in the [QJR3-1XL zone; and {6) a Site Plan, for the proposed construction,
use and malntenance of an approximalely 1.13 million square foot mixed- ] ing of 1,014
apariments, 28 joint fiving work quarter units, and 175,000 square feet of commerdiat retail uses within eight
buildings, and provide 2,697 on-site parking spaces including 652 spaces reserved for Pantages Theatet patrons
on eventdays, for property at 1614-1736 Argyle Avenue, 6139-6240 Wast Hollywood Boulevard, 6140-6158 West

2.
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5. PRESENT and ADOPT the awompanymg NEW- OR.D!NANCE. approved by the Director ol Planning,
* . effectinga Zone Change from C4-2D), C4-2D-SN, and [QJC4-2D-SN 15 [T]]QJC4-20 and [THQ]C4-2D-5N;
and (2) a-Helght District Change to modify existing “D” limitations on site to permita'madmum Floor Area
Ratio (FAR) of 4.5: for property at 1614-1738 Argyle Avenue, 6139-6240 West Hallywood Boulevard,
6140-6158 West Carlos Avenua, 1631-1649 Noﬂh El Centro Aventie, and 1607-1631 Vista Del Mar
. Avenue, subject tomodified Conditlons of Ap
‘A2, A4, A8, AT aiid C27; ard "D Déveloph !.Im'ﬁ%ns,

Sald rezoning shall be subject to.the [Q] Qualified dassifitation b as _"' oW on

the sheet(s) attached to the Commities report.

- B REMOVE!hamTentaﬁva dassil .' f

m‘amnwh h '(s)' ack Htothe G
feport.

7. ADVISE the applicant of [Q] Qualiiled dassmcallon tima imit as dascribed Inthe Commmea report.

o 8.  -ADVISE the applicant that, pursuanl to Californta State Public RBSOU!’OGﬁ Coda Sectlon 21 081 8, the Cuy
- shall monitor-or require evidence that mitigation conditions are | and
“the life of the'project and the City may require any’ neqesmxy fees to cover lhe cost of such monllonng

9, ADVISE the app"mnt that, pursuant m Sta!e Fish and Game Code Section 7114, a Aishand Game Fee’

andlor Certificate of Fee Exemption Is now required to be submitted to the' County Clerk prlcr to or
with lhe i Natlce of r‘ filing.

16, .NOT PRESENT and ORDER FILED the ord!nanua approved by City Plannlng Commlslon on February !

8, 2007,

*Flscal impad! Statement: The CPC reports lhat lhera Is no General Fund lmpac{, as admmlstrahve cosls are
remvered through fees.

TIME IJMITFILE JULY 30 2007
" {LAST DAY FOR COUNCIL AC'HON JULY 27,2007)
’ Sur‘nma[r.
" Allts meeting held June 26, 2007, the Plannlng and, Land Usa {PLUM) C

public hearing on an appeal fled byJames ‘Rojas from part of the detarmination 6f City Planning Ccmmisstan

relative toz (1) a Vardance to permll a 55-foot maximum hefght over S0 percent of the [Q]R3-1XL. parce! at the
northeast comer of the site and a 75-foot helght along thé south and west ies of the [QJR3-1XL

parcel in fleu of the maximum two ‘storles and 30-foot helght fimlt In the [QIR3-1XL 20ne; (2) a Variance from ~
existing “Q" Candition that limits density to one unit per every 1,200 squars feet of buildable lot area to permll. !

approximately one unit per every 300 square feet of lof buildable lot area for the entire project site area; (3} a
Variante to permit Joint Living and Work Quarters n the [QJR3-1XL zone; {4)a Variandeto permitaccessory uses
In the [QJR3-1XL zone where the maln use Is Ty the C4 zone; (5} Zoning Adminlsirator's Adjustments to permita

0-foot side yard selbacks In llew of the required B-fool skda yard selback required In the C4-2D and C4-2D-SN

, zones, and 0-foot fromt yard and 0-foot easterly side l Infieuof the réquired 15-foot front yand Setback
and 8-fool. slde yard setbacks required In e [Q]R3-1XL zone; and (6} a Site Plan, for the proposed constiuction,
* use and malntenance of an approxinately 1.13 million square foot mixed isting of 1,014
apartments, 28 jaint living work quarter units, and 175,000 square feet of commerdial relzif uses within elght
buildings, and provide 2,697 on-slte parking spaces Including 652 spaces raserved for Panfages Thealer patrons:

oneventdays, for property at 1614—1736 Arfjyle Avenue,; 61 38-6240 Wes! Hollywood Boulsvan:l 6140-6158West
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LOS ANGELES CITY PLANNING COMMISSION

200 N. Spring Sireet, Room 5§32, 1.os Angeles; Cafifornia, 90012-4801, (213) 978-1300
www, lacity.orgiPLNfindex.btm

APR 0°8 2007

Determination Mailing Date:

CITY COUNCIL
Room 395, City Halt
Los Angeles, California

CASE NO, CPC 2006-7301-ZC-ZV-YV-ZAA-SPR

Location: 1514-1738 Argyle Avenue, §139-6240 W. Hollywood
Bouvleverd, 6140-6158 W. Gdrlos Avenue, 1631-1649 N. EI
Centro Avenue, and 1615-19731 Vista Del Mar Avenue

Cauncil District: No. 13

Plan Asei: Hollywood

Requests: Zona Change, Height District Change, Zone Vardance-
Yard Vasdiance, Zonlng Administritos’s Adjustments, Site Plan
Review

Agplicont: Clarait Hunywoo.d, e

Atits meeting on February 8, 2007 the following action was taken by the City. Planmng
Commission:

1. Appxovod and Recammended thal the City Council adop! a Zane Change from C4-2D,
C4-20-SN, and [Q}JC4-2D-5N to [TQJC4-2D and [T)|Q)C4-2D-SN; subject to attached

Condilions of Approval,

2 Approved a Height District Change 1o madily existing "D fimitations on site to permit a
maximum Floor Area Ratic (FAR) of 4.5:1, subject to altached Conditions of Approval,

3. Approved a Zone Variance from Section 12.21.1.A.1 1o pemit a 55-focl maximum

height over 90 percent of the [QJR3-1XL Parcel at the northeast comer of the sile and a
* 75-Joot maximum height along the south and west boundaries of the [QIR3-1XL Parcel in
Tiew of the maximum two stories and 30-fool height limit in the [QJR3-IXL Zone, subject
to altached Conditions of Approval.

4, Appraved a Zone Variance from exisling “Q° Condiion No. 3 from Séclion 2 of
Ordinance 165,662 that limits density 1o one unil per every 1,200 square leel of buildable
lot area to permil approximately one unit per every 300 square feet of lot buildable lot

X area lor the entire Project sile area, subject lo the altached Conditions of Approval,

5, Approved Variance to permit Joint Living and Work Quarlers in the {OJR3-1XL Zone,
subject 1o altached Conditions of Approval. .

6. Approved a Variance lo permit y uses {i g parking and dri y access)

in the [QIR3-1XL Zone where the main use is in the C4 Zone, subject to altached
Caonditions of Approval.

7. Denied o Yard Variance without prejudice to allow 53,000 square feet of open space fof
the north black and 48,000 square feet of open space for the south block since the
Project has been lewsed and no longer requires this entillement.

8. pp Zoning A to permil 0-foot side yard sethacks in tiev
of the required 9-faot side yard selhack required in the C4-2D and C4-20-8N zones, and
O-foot front yard and O-foot easterly side yard selbacks in lieu of the required 15-foot
front yard setback and 9-loot side yard setbacks tequired in the JQJR3-1XL Zone;

9. Approved the Site Plan.

10. - Approved and Recommended that the Cily Coundil certily Environmental impact
Report No. ENV-2005-7118-EIR.

11, Adopted the atiached Findings.

12. dod that the be advised that time fimils for eflectuation of a zone in
the 7" Tentalive classification or "Q".Qualified classification are specified in Section

onsNos. 1Ca:vd11 [Q CondmonsNos

" deslgnation nor on removal of the [T} - After the m
- dassification haVe been fulfilled, the brackets surmundlng the Q symbol shall be remaved.

-+ MEMS!
REYES:

-) ’ . h ;_)

Carlos Avenue. 1631-1649 North B Centro Avenue, and 1607-1631 Vista Del Mar Avenus, suh]ed lo Condi! Hons ’

of Appraval. .
Tesﬁmony in support of the project was provided by many sp fives for the af

{One of which requested various modn'wﬂans to the conditions of ; appmva!) "Additional testimony In support of *

the project was the tudio Distrct Ne Nelghborhood Couni L
TUAHS mﬁ‘ﬂd!lywooa'bhayﬁ'b’é“?)!t:o 8 and GUiBrE peakers i GHEndancs. The Coiin D"eﬁiﬁ?’for

. Councit District 13, speaking on behall of Councilmember Eﬁc Garcetti, also spoke In support of the project.

James Rojas, the appellant was not presanl al the meeting. Ona speaker expressed ‘concerns regarding the:

' gram!ng of the variance for this pm}e«i

“The PLUM Commilitee recommendad denlal of the appeal. The PLUM Commiuea also recommended approval
ofaZons arid Helght District Change from C4-2D, C4-2D-8N, and [G]CA-2D-SN to [T}[Q]C4-2D and [1][Q]C4-2D-
SN; (@) s He{gm District Change to modify mdsmug *D fimiiations on sita {o permit 8 maximum Floor Area Ratio

- (FAR) of 4.5:1 forproperty at 1614-1736 Argyle Avenue, 6138-6240 West Hollywood Boulevard, 5140-6158 West -
Carlos Avénue; 1631-1649 Nosth El Centro Avenua, and 18071631 Vista Del Mar Avenus, subject to modified . |

Conditions of A 1. Modifications fedto: “T* Conditions Nos. 1€ and 11;"Q" Conditions Nos.

A2, B4, AB,AT and ©27:*D" Development Limitations; and a miodification to Conditidn No. 7 of the Zone Variance,
- Zoning Administrator's Adjustment and Sita Plan Review Conditions of ‘Approval. The Conditions as modll'ad are

shawn in the attachment lo this Committes repon.

. The Director of Plahning | has reviewad and approved the modlr ed conditions, and lha Ord‘ nance

Asi IR dation No. 7 and |
(IJ\MC), the applicant Is he:eby advised \hal:

1o Section’12.32-G 3 of the' Los Ange!u Munx{:tpaz Code

"..the Councit may dedde o Imjosé.a pemanent "Q" Condition ... . identified nn thie zone change map by the
symbal a In brackets . .'. Thera shall be no time fimit oh removal of the bm\:ke!s around tha [Q] Qualified

Respecﬂu!ly submitted,
PLANN!NG ‘AND LAND USE MANAGEMENT COMMITTEE

. ; Nbl
‘ i W UA/ ‘ ocimwm.:ED

= weataw

HUIZAR: - YES :
wess:  YES msmnacmmmn
BGys ' ' : '
7-10-07 . . . C L-nv:raumcn‘f'»l Lmpact Rcfar'fﬂnpffgl
co13
Allschment: Conditions of Appmwﬂ ‘as Madified - Zane Vardance, Zoding Admintstrator's Adjustment and Site Plan Ravlcw

Ordinances

“Ir Pevelopmont Limitations

Q" and "T" CandiYons nlAupmvnl

£o7138%

-3-

12,326 of the LAM.C. Conditions must be salistied prior lo the issuance of building
permits and, that the "7~ Tentative classification be removed in me manner indicaled on
the attached page.

13.  Advised the applicant that, pursuani to California Stale Public Resources Code Section
21081.6, the City shall monitor of require evid: that are

and g the life of the Project and the City. may require

any necessary rees to cover the cost of such moniloring.

14, Advised the to State Fish and Game Code Section 711.4, a Fish
and Game Fee andlor Cemr cate of Fee Exemplmn is now required to be submmed to
the County Clerk prior lo or with the E: 1 Notice of D
{NOD) filing.

Fiscal 'lmpacl Statement:  There Is no General Fund impact as adminisirative cos!s’ are
recovered through fees.

This action was taken by the foliowing vote:

Moved: Usher |
Seconded:  Hughes
Ayes: Cardasa, Freer, Woo
Nay: Roschen
- Absent: Kay, Kezios
- Vacancy;, *© One

51 -

Wiltiams, Cornmission Execulive Assistant it
City Bfasining Commission

Eftective Date 1. Appeals:

is: i the C ission has PP the. Zone Change sreguest, in whole or in
part, only the applicant may appeal that disapproval to the Council wnhln 20 days after
the malling date of this determination.

Any agarieved party may appenl the Conditional Use, Variance or Site Plan Review to the
Council within 20 days after. the mailing date of Ihis. determination. Any appeal not filed
within the 20-day period shati not be considered by the Council. All appeals shall be filed
on forms provided at the Planning Deg 's Public T at 201 N. Figueroa
Street, Fourth Floor, Los Angeles, or at 6262 Van Nuys Boulevard, Suite 251, Van Nuys.

The time in which a party may seek judicial review of this determination is governed by
Calitornia Cade of Civil Procedure Section 1094.6. Under that provision, a petitioner may
seek judicial review of any decision of the City pursvant to California Code of Civit
Procedure Section 1084.5, only if the pcmlon for writ of mandate pursuant to that section
is filed no Iater than the SGth day follawing the date on which the City's decision
becomas final.

Findings/T Candif i Q¢

© Natification tist

iitions of the lQ] Ouarf' ed
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) 7, Variance Fl'ndmgs. Pursuant to Section 12.27-D of the Municipal Code:

a.

. Center C ial land use d

_That the strict application of tha. pmvisions of the zvnIng ordinance wnuld result

In practical difficullies or in wﬂh tha general
purposes and Intent af the zonlng mgulallons

55‘9}1{ Va!janca In lhe [Q]R3-1XL Zons. Most of the sﬁe s ncrth block ls zoned '

€4-2D-SN and {QJC4-2D-SN. These lots have no height' reshiciions. The

- npriheastem lot Is zoned [QJR3-IXL, with a helght imitation of 30 feet and two
stories. The TQR3IXL parcel Is past of the north block development, which-

prqposas a six-story mixed—use structure on the north block.

“The purpcsa of height districts is to regulate, and restrid height and floor area of
buildings to promole a reasonable scale from one buitding to another. The

- proposed struclure on the nosth block will have the appearaiice of four buildings. « *

However, the developmem Is technically one bullding which shares a common
podiii at the second jevel above grade, and will Include ground level retall, and
subtemanean parking. Proposed Building No. 3; found on the northeast portion
.of the noith’ block, would extend over bulh the (0]04 2D-SN and [QIR:MXL
pamels.

A- practical dn‘f fculty would be created as the Project altempts to include the
[QIR3:1XL lot with the remainder of the C4-ZD—SN and lQ]G4-2D—SN fots.
Proposed Building No. 3 would be disproportionate In heighl and floor area with

the strict application of the “1XL" height district reguidtions. The portion of*

proposad Building No. 3 ‘would be Jimhed to a 30-foot helght fimit and be no
higher that two stores, while the majority of the structure would be over twite lhls
heigm. Uneven portions of this® would. cause

‘and challenges for future residents, to"access different .aréas’ of lhe site.

Furthermore, providing suﬂ'cient fioor area and a practical design would cause
cha"enges since the Pm)ect altempls to.develop-one shucture on the pmposed

north block. * As such, sirict application of the zoning oxdmance would be

lnconslstenl with the general purposes of the zanlng

Density Vatisrice.ln ]0]R3-1XL Zone. - Typlrzlly, R3 zcned lots have a m!nlmuﬁl

fot area requirement of BOO square feet for each unit. The Intent of the exisling .
-*Q" Condition: for the [QJR3-1XL zone Is to prolect the neighboring northeast

residential uses, known as the historic Carlos District. The Q7 Cohdition fimils
density. to one unit per 1,200 square feet lo protect existing Iow-densny
apartments from impacts .crealed by h‘gher Intensity uses.

The: ijec! prop to caloulate ¢ ia) density th the whole site
since the dévelopment crosses the zone boundary between the [QJC4-2D-SN
and [QJRI-1XL lols. Residential density for the entire Project is proposed lo.be
300 square fest for each unil, which Is permitted for lots having & Regionat
ignation, The Project proposes lo use the jot as
part of the noth block development, This would not conflict with the intent of the
"Q" Condition of Ordinance No. 165,662 to pmtect residential homes in the
historic Carlos District,
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That there am special circumstances appl:cable 1o the subject property such as
size, shaps, I phy, location or thal do nol apply generally to

. olherpmperly in the same zone and vicinity.

Height Variance in the [QIR3-1XL Zone. The site is comprised of 16 parcels
zoned-C4-2D; C4-2D-SN;- and [Q]C4-2D-SN. and one parcel zoned [QJRI-1XL.
Since the [Q]REMXL lot Is subject to the “1XL* Helght District limitations of 30
feet or two slories, while there are no height restrictions on the C4-2D, C4-2D-
SN, and [QJC4-2D-SN lols, the Project possesses a circumstance atypical of
other properties In the area, D along Holly fevard does not
have split zoning that restricts helght on one portion of the site. Nor do buildings

along Hollywood Boulevard have disproportionate bullding heights as a resuil of

one portion of the site a ictive helght limitation and the
of the site having none,

Density Variance in IQJR3-1XL_Zone. As discussed previously, the site is

comprised of 18 parcels zoned C4-2D, C4-20-8N, and {Q]C4-2D-SN and one -

parcel zoned [QJR3I-1XL. Since the existing [QJR3-1XL lot-is subject lo Q"
Conditions that restricl densily to 1,200. square feet for each unil, while the
remainder of the C4-2D, C4-2D-SN, and {QJC4-2D-5N lols propose a densily of
300 square feet for each unil, the Project possesses a circumstance atypical of
other properties in the same zone. Development along Hollywood Boulevard
does not have a more restriclive density requirement on dhe portion of their site
and a less restrictive density on the :emalnlng pcmons of the site. Nor do
buildi along Holly J have disprop ilies, which
! lead to disproportit bullding forms.  Therefore, the Project will
require a density variance to the sile’s splil density requirements 1o allow for a
unified development on the north block.

Variance {o Allow tive/Work Unils in [QIR3-1XL Zone. The site’s exnsbng JQJR3-
XL parcel creales a special ¢ not p d by cther
propeities.  The Project proposes the develupmenl lo be built throughout the
entire north block sile with the fiveAwork units on the north and northeast portions
of the site. The [QJR3-1XL fol prohibits joint fiving and work quarters. Uses on
the [QIR3-1XL parcel cannot be determined separalely from the entire Pro]ect
since the intent Is to create 2 unified structure,

Variance lo Allow Commercial Parking and Driveway in [OJR3-1XL. Zone,
Vehicular access from o commercial zone to the R3I zone, a more restrictive
zone, Is prohibited. Since the [QJR3-1XL parce! is proposed to be part of the ore
structure on the north block, it would not be practical to require paring or access
to parking for the entire project to be kmited 1o the location of the [QJR3-1XL
parcel boundaries when subterranean parking levels are continuous throughout
the north block. This circumstance Is atypical, where a variance is required to
access 8 more restiiclive zone that is pant of the same site.

Thot the varisnce is necessery for the preservation and enjoyment ol a
substaniial property righ! or use genarally possessed by other property in the
soame zone and vicinily but which, because of the special circumslances and
practical difficulties or unnecessary hardships, is denied fo the propery in
questions.

. “Projegt-{ront-eficlenty g
. cieated by strict appﬂeaﬂon of the Q" CDndntion while malntaifing the existing
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Shrict Bppﬂwﬂon -of the *Q". Condﬁion would credle practical difficulties and
hardship to .créaté @ unified project Shared _parking, amenlies and |
Interconnection to the second level pedestian walkway, open space and
recrestion areas would not be able-to be provided on this portion of the site as
‘the *Q" Condition wou)d n:nder the Pm]sd to be dlspmpomonate and prevenl the

G

“would - 'anevlata the difficullies

character of the historic Caﬂos District.

Varfance to Pemmit I_ive!Wc[g Unitsinthe ]QES—‘IXL Zons. The R3 zone permits
multi-famlly housing, and accessory and home occupations subject 1o certaln
resﬁcﬂons. Such restridlons include hours of .operation, number of client visits,

- and” t and of, the unit in

order to, profect multi-family rasldbnﬁa! zories. The northem boundary of the
north block along Carlos Avenue and the priva!e street exiension of Carlos
Avenue include joint living. and work quantérs on the gruund tevel and residential
units on the upper floors .

+The rorth porﬂon of the north block proposes ]olnk Tiving and, work quarters on
[Q]Cd—ZD—SN zoned lots and along. the existing JQJR3-1XL-lol. Strict application
of the zoning code would permit Joint Iving and work quarlers on the [Qjca-2D-
SN lots'by-right, but ‘would piohibit such o the [QJR3-1XLIot. Home occupancy
commercial uses would onfy be permiited on the-[@JR3-1XL lot. One of the goals

. of the ijec! is generate emp!oymenl apponuniti&s to the Jocat area and to brmg‘ )

a mix of office/h units into the I home

* uses were developed the unit design would be requured to, maintain a resldent!al

hamcter. The iritent of. Sed!on 1210 of the LAM.C. Is to -allow home
¢y uses in'a - It would be clical tb requlre
*a-friofe “residential® characler for a minor portion’of the development, when all |

. Jolnt living and work quarter uhits ‘along. Caros_ Avente -and the proposed :

NededanderWay have bken deslgned to relate dlrecﬂy to the street, ar]d pmvlde H
clear individual entries to dif; iate these live/work spac&. *

Vatiance to Permit Commercial ParklngICIrculallon in [Q]R3-1XL Zone. The!

!nienl of maintaining residentlal parking in a m‘denbal zone s to protect lhe

* more ithy uses from roial uses. Being more Imenslve‘
* ‘uses, commercial Uses tend 1o a higher fevel of nulse and aes\helic impacts thar' :
¢an affect the privacy a!yesidents . N
Since the Pro}ecl p a ‘unified ent, with tevels |

unning lhroughom the north block, parking for cominercial uses will cross over”
from the [Q)C4-2D-SN zone, allowing for a less restrictive use, to the (Q}R3—1XL

*.zone, sllowing for a more i use, Stnd : of zone

wpuld jead'to practical difficulty and ip as it would sep
parking by residential pnd commercial lols. Thls would create Inefficlencies and”
Inconveniences to residents who wish to access thelr vehicles. Granfing the
“requested variance will provide ease of access for residents of the [Q}R3—1XL fot,
and belter ulilize parklng for this development.
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- Current zoning regulations for the existing lQ]R3-1XL tol deny the applicant the

substantial property right to develop the property in the most economically
efficient manner as a unified with the g parcels zoned
C4-2D, C4-2D-SN, and [QJC4-20-SN on the north block, Requmng 8 different
use, residential densily, parking layoul and a drastically different height

'rr:qmrernent' from -the -rest- -of- Pro]ecl~ would -cresle- unnecessary--hardships,

dlmcumes. and arking, ion, areas, open space,

residential servxcas. and mrculal:on would be separated, and would lead to the
pment to function

To better utilize the site for what is g circulation throughout the

developmen! without the physical Imitations caused by the exisling [QJR3-1XL
regulations would bring efficiencies of scale lo the Pm)ed Parking, amenities,
open space, and circulation will bring much utifity this high-density development.
Disallowing thls variance tha! leads to the best use of a unified development
would dimlnish the value-of the [QIR3-1XL ot as well as the Project ftsell to the
point where efficiencies of scale would be lost. 1t would be economically
infeasible to include the [QJR3-1XL lot within the project site when these practical
difficulties prevent the besl use for the Project,

That the granting of the variance will not be malerially deliments! to the public
welfare, or infurious fo the propedy or improvements in the same zone or vicinity
In which the properly Is located.

Helght Variance in the JQIR3-1XL. Zone, The Project provides an aesthetic and
structural transition from the 85-fool height of the majority of the project to a 75-
foot height on the boundary between the [QJC4-2D-SN and [QJR3-1XL parcels lo
a 55601 height on the private sireet side of the project. The shade and shadow
study referenced In the Final Environmental Impact Report dated August 2006
indicates thal shadow is cast primarily by the 85-foot buildings to the west and
south of the [QJR3-1XL parcel. Therefore, the height on the [QJR3-1XL parcel
will hove a less than significant impact on shadows casting upon surounding
neighbors. The shadow study mentioned in the Final Environmental Impact
Report states that no shadow Impacts would occur lo shadow-sensilive uses
adjacent lo the project site. Also, granting the requested height variance will:
allow for 3 more proportionate street front along the proposed private street
across from the community church, bringing a more proportionate and aesthetic
development,

Density Variance in JQIR3-1XL Zone. Granting the density variance wil allow the
unified development to exiend across the zone boundary between the [QJR3-1XL ~
and the [QJC4-20-SN parcels. As staled above, the unified development
requires the |[QJR3-1XL parcel to be calculated al 300 square feet for each unit
as part of the entire project. Granting lhis request will not be materally

! 1o ing The Project will be conditioned 1o include
several mitigati i in the Final i impact Report,
Including noise and fighting measures, to reduce impacts 1o residentiol uses o a
Iess than significant level,
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Vartance to Allow. JoInt Living and, Work ‘Quader Units [n IQIR3-1X1. Zone,
Zoping regulations for R3 lots curfenlly allow home occupancy uses on the'
[QJR3-1XL parcel. The C4 zone cumrently allows livelwork uses on the [Q)C4-2D- .
SN parcels that are fined along the private road on the northirm boundary of the”
- project. sﬂa. Allowing joint fiving and work quarta;s instead of home omupanm/
. the-[QIR3-1XL: ml whi -
proposed on-the [Q]C4~20$N pamels wm niot be ma!eriany delmnenta! to lha
pubﬂc welfare since such uses will not Inmase traffic, nolse or cause any other
nuisance to adjatent single’ family homes, as’ discussed In* the Final .
Environmenta) impact Report. The joint living and work quarters proposed enthe
[Q]R3-1XL tot would not significantly tmpact lhe residential uses peross Caros © - . -
© % Avénue. .These Jolnt fiving and work quarlers “would be placed on the first two o
o levels. of. ground level, The proposed private driveway would buffer potential *
impacls from these unils 1o the single family homes to the north. A 10:foot buffer
- with planied trees would buffer’ lhesa units with the low-dansity apamnenls !o the
northeas! of the slte.

e R s e e e

Variance to_Allow Commercial Parking and Drivews: ln QIR3-1, Zone. R
Commercial parking and driveway can only be utilized on commercially zonéd . .
Ce parcels.’ Since the Project ;e a unified with
. ) parking “extendiri irig throughout the.entire site, the Project w:ll requlm a variance to
. allow commercial parking to extanq onto'the [QJR3-1XL. lot. Vehicutar access for
residents of the. north block 'to sublemranean parking will be from the proposed -
private street to lhe{Q}%ZD‘SN zoned portion of the development. Vehicular
« access for commercial uses will he from the nonhwes\ comer’on Argyle Avenue
‘and from the ¢ comer on Holly B d on lots zoned [Q]c:é -2D-
SN. T : ’ B

- Providing vehicular access to the development from the [Q]C4-2D—SN lals to the
[QJR3-1XL fot would not be materially detrimental to the public welfare and to the
adjacent residential nefghbors. There would be no aestheticivisual Impacis since
. : Ahe Project proposes a sublemanean garage. Nolse impacts from parking afid-
EEE . - vehicles will be mitigated as the Project has been- conditioried to. incorporate -
! mitigation measures that include-parking ramps belng construcled of concrele

. and interlor ramps belng textured to prevent tire squeah‘ng at tuming aress.

Alsa, on Augusl 29, 2006, the Cuy of Los Angeles Depam'nenl of Clty Plann!ng, . . it
- serving as the lead agency with respect.to the Project,” distibuted a Final . ) :
Environmental Impact Report (FEIR). and issued a recommendation . for, X -
. . Cerlification of the Final Supplemental Impact. Report (State Clearinghouse No. . ! ! : . B
D . 2005121038). The FEIR includes mitigation measures and a mitigation - . i 3
A monitoring program to reduce impacts to a less than significant level. ‘These :
.mitigation measures have been included as pant of the “0" Conditions of this '
report. The Projert will be required to comply with these rmﬂgaﬁcn measures as
the Project’s conditions of approval.

[N That lhe granting of the varisnce will not adversely affact any element ol the

General Plan. .
The- Holly Ci Plan i the subjed property for Regional *
Center C ial land use desit with zones of C2, C4, P,

and PB, and lhe [QIR3-1XL parce! as having a Medium Residential fand use:
ion:with a ponding zone of R3. The Holiywood Communiy Plan




CPC 2006-7301-ZC-ZV-YV-SPR

" ePe zoos-7ao1-zc;zv-§ V:SPR . -

" stalesTs purpose Is inténded to promote an
-+ and services which will snd to the lc, socal and
" physical health, safety, welfare, and conven!ence ol the Commun’rty. within ms ’

.. The. proposed.. projec% would..be..const
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of land use, ci i

!arger framework ui the City.

poﬂdes of the Hollywood c«:mmumty Plan:

needs and desios of all
opportunily for Individual cholce, -

'Ob[edrva : To make provision Ior the housling- mqulmd to sallsfy Ihe ve:ytng' :
Irthe 8

To encoumge the praservallnn and enhnncemonl of the varied and distinctive
of the and la prolect the Iower densiry houstng

from-the n!

‘The Fuamewcm Elemenl of the Genéral Plan contalns a number of* polldes ’

relatingto the promotion of housing in the City's centers and along its fransit
comidors, “The Land Use’ Chapter of the Framework Element alsopresents

policies relating to the-promolion of housing In the Clty. The proposed praject -

would also be’ cons with the and po!‘des of the City's
General Plan: ! .
‘Object 3.2' Provids for the spatjel

that p
lmpmvad quality of fife: by Iaclhlatlng a mdur:lian of vehieular trips, vahrcle mﬂes
lmvaled ‘aid air pollution, -

Pollcy. 3.2.4:  Provide for the- smlng and design of new development that
malnlains lhe prevaihng scala and chamc]er of the City’s stsble residenlial
and of and trial districts.

Oblective 3.4; ¢ pew mulllh ily fantiol, retai and

" office, deVEIopmenl inthe Cily’s nelghborhood districts, regional, and

dovwntown centers, as well as along gnmory transit conidors/boulevards, while at -

the sama time g existing and related districls.
Eollgz 4 5 Conserve exlsllng sfable msldanflal nelghborhoods *and =

-.Iowerlnlensfty commerclal districts “and oncuwage the: majonly of new

d rixed- and
fobe located (a) In a ne!wark of nei rhood districts, mgional and
‘downiown centers, (b) In proximity to roil end bus banslt stations end corridors,
and (c) slong the Cily’s major boilevards, referred to ss districts, cenlers, and
lmxed‘use boulpvards.

Objective 3.7: Provida for slubﬂ/ly and enhancement of muit-family residentisl
neighborhioods and ellow for growth in areas where thers Is sulficient public
infrastruclure and services and the resldenls quality of life can be malnteined or
improved.

- Policy 3.7.4: Improve the quallly of new multi-family dwelling units.
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Zoning Administrator's Adjustment Findings (for front and side yard su\bacls).
Pursuant to Sectlon 12.28.C.4 of the Municipal Code: The proposed project is a mixed-
use projec! divided inlo a north and south block development with ground floor retafl,

residential unils, and jo&nt living and work quarter unfts. For yard determination, the

[QIR3-1XL zone requires a 15-foot front-and rear yard setback, and 8-foot side yard

-setbacks from the property fing to the side of the strugture; fora six-story building-in the

[QIR3-1XL zone. The C4 zone requires 9-foot side yard setbacks and 18-foot rear yard
setbacks from the property line to the side and rear of the structure for a 6-story mixed
use and fivedwork bullding in the C4 zone. As defined in the LAM.C,, in the case of an
inferior lot; the line separating the lot from the street is specified as the fmm lot fine. Any
fot fine not a front or rear Jot line is a side lot line.

A

The l will result in and istent with the

surmundlng uses.

The Project requires Zoning Administralors Adjustments to allow for the
following: a O-foot front yard for the [QJR3-1XL lol, which faces Carlos Avenue; a
0-foot easterly side yard for the [QJR3-1XL lot; a O-foot easterly side yard for the
C4-2D-SN iot on the north block; and O-oot side yards for the southery "U"
poriion of the soith block not fronting a right-of-way.

Granting the requested front and easlerly side yard adjustments for the [QJR3-
1XL. and requested side yard adjustments for lots In the C4-2D, and C4-2D-SN
zones of the north and south blocks, respectively, will allow for a unified
development that will bring a high-density, transit-oriented, affordable, green
development that provides much needed housing and retait uses. The site is
presently developed with surface parking lots and five commercial buildings
ranging from one- to two-stories in height.

In general, the Project provides no setback along potions of Hollywood
Boulevard Argyle Avenue, Vista Del Mar Avenue, and E Centro Avenue, which
is t with the The Project p @a variable
westerly side yard setback of 0-feet to 5-feel along Amgyle Avenue on the north
block. Also, the northeast portion of the building near the apariments would be
sel back at 10-feet, 10-inches from the property line of the adjoining [QJR3-1XL-
zoned fot to the east.

Just west of the project site auuss Argyle Avenve is the HollywaodMne Redline
Station. g the would allow for development of this

sizetobiings hlgh density development to the area. The Pianning Depariment’s

Communily Planning Bureau is curently in the process of updaling the
Hollywood Community Plan, and has stated the plan will include an objective lo
encourage high-density development near public transit stations. Also, the
amourit of retall 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 intersechon of Hollywood Boulevard and Vine Street is the
historic Holly s C ial and District.  This
district includes commerciat uses that provide pedestrian friendly elements.
Commercial buildings in this distiict are built up to the property fine, and include
display windows, These elemenls promole strong inleraction between the
commercial. uses, the Walk of Fame, and Hollywood Boulevard. New projects
between the subject site and lhe Holly and Vine § ion are also

with .the. '__" and, ...
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Varianees are’ technical issues, vfhlch are not speafmuy addressed In the
Communlty Plan of in cl:’\her e{emenls of-itie General Plan. As discussed; the

the preservaﬁon and ent it of quality

City and Increases the hous!ng stock.
‘Tha Pm]ed wm cnaa!e a hlghquamy n:s!denhal deve)opment lha! oﬂers much- "

needed housing to the ,p safély by crime through
architectural features (to., wi 7 and p ) , better uliizes Iga

wx‘th the Housing E!emem 88 it . encourages «
‘in the

project Ste by improving the. land -use and character of the- existing ©

-Ane!ghborhood provides a 24-hour lfveﬁhocd for, the area,- ullimotely,
g urban e, 5nd creating”

the area wilh ped activity,
strong Interaclion and vilality to the existing nelghborhood Furmermme, the

pm]ecfs proximity. to the Hollywodd and Vine Red Line Station ‘and Hollywood

create forits and employees lo lake adh
of transit iies while duc fon and parking lssues inthe area.
. Utilizing evallabla transxl will fosicr acxmty, while the
-area to create I with sreas hding the' . .

Height Variants in the lO]R3-1XL Zone, Gmnﬂng the requested helghl vananee..

will not adversely affect any element of the General Plan since the [QIR3-1XL: lot
has been assembled with the other C4-2D, C4-2D-SN, and [Q} C4-2D-SN lots as
a unified developmenl thal will rneel the goals of e Hollywood Conmunity Plan,

Denslty Variance in |Ql§3-1XL Zons. Granting the requested density varianm

. will not adversely affect any elemen! of the General Plan since the {QJR3-1XL Jot
tha) will cover-the entire north block. Since -

Is.included as'part of 2
the Project proposes to inclid this residential lot, and since the majority of the
site provides for a denslly that conforms o the LAM.C;, granting the mquested
density variance would not be defrimental to the General Plan

-Varanee o Al!ow JJoint Living and Work Quarter Units In JQIR3-1XL Zone. The
- existing. [QJR3-1XL parcel- has a Medium Density Residenial land use

?

desfgnaﬂon However, since the Project will be one sbucture and will be

. developed over the entire slle, where the'majanity of the site is In the C4-2D, C4-.

2D-SN, [Q)C4-2D-SN zones, the. Project would riol be delimental to General

Plan. The [QJC4-2D-SN zone allows for jomt fiving and work quarlers by-right.. "+ -

The Project Is merely requesting e variance as a fechnical matter 1o include

these same uses o the [QJR3-1XL lot. The Hollywood Community Plan does *

not specifically prohibit joint living. and work quarters, Therefore, a variance to

* allow' Joint Iving and work quarers. would not conflict with the- Hollywood

Cominunity Plan, and would not adversely aﬂed the Intent of the Gene:al Plan.

V-dance to Allow Commercial Parkmg and Driveway in JQIR3-AXL: Zone., The

existing. [QJR3-1XL " parcel has @ Medium Density Residential fand use

. designation, which aliows higher density residenfial and accessory Uses.
* Granting the requested vaiiance to aliow commercial parking ‘uses within the

JQJR3-1XL zone would allow for the developiment to connect over the [QJR3-1XL -

. lot'by subterranean parking levels, This would lead to a development that would
. be In conformance with the objectives of the General Plari.
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proposed lo.include similar pedestian-friendly elements. By granling the
adjustment requesls for the front yard of the [QJR3-1XL fot, and the remalning
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 norh and south on Argyle Avenue, Ground level retall uses
will extend further east from-the-historic distict. Also, public plazas on both.the
north and south blocks will extend pedestrian activily into the development and
allow: for gatherings, public meelmg areas, and outdoor dining.

The Pro)ecl will also be compalible with the Pantages Theater. Granting the
requested adjustments will not only lead to development thal will provide

sufficient parking {or on-site uses and for patrons of the Pantages Thealer, but
- owill its h

The Project will have a stepped

. increase in height for proposed Building No. 1, which faces the Pantages

Theater. Also, the Pro;gcl will include a curb cul similar to that found on the

comer of Holly and Argyle Avenue, Finally, proposed
Building No. 1 will include delails of the Pantages Theater's marquee on the
building's fagade.

The Project pi itigati to ensure ility  with

‘surrouniding uses.  The Project includes ‘a transilional height on the northeast

portion of the north block, adjacent to the residential uses. Vehicle enlry points

are to svold pedestrian circulation on Argyle Avenue. The Pto{ect has been

scaled down from previous designs, and prcvxded vananun in height and
1

architectural design fo avoid the app of a "
As such, granting the requested ad;uslmenl requests for front, side, and rear
yards would Jead to d 1 with ing uses.

- The adji will be in with the intent and purpose of the General

Plan of the City.

the i to the yard setback provisions would be in
conformance with the intent and purpose of the General Plan, The Hollywood
Community Plan designates the project site as Regional Center Commercial for
the C4-2D, C4-2D-SN and JQJC4-2D-SN zoned lots and Multiple Family, Medium
Residential Denslty for the [QJR3-1XL lot. These land use designations permit
high-density mult-family resldential uses by-right.

The Housing Element of the Genera) Plan alse slates thal yard setbacks are
required for the public health and safety, such as providing sufficient light and air
tor residential developmenls The Pm}ecl will provide sufficien! light and air
without the ial uses located on the second
1hrough sixth floors will be able \o lake advantage of the Project's large interior
courtyards,  Also, open air p ys, a large swimming pool, and
deck areas are localed at the second level podium,

The pm;ect sne is sunounded by Argyle Avenue lo the wes!, bisected by

lly a prop! private street to the north, £1 Cenlio Avenue lo
lhe east on the sculh block, and Vista'Del Mar to the south on the south blotk.
Residentiat units abut the northeas! portion of the project site, while commercial
uses abut the project sile to the east and 1o the south. Most of the site abuls
public rights-of-way, which allows for sufficien! light and air. T it height is
provided alang 3 10-foot, 10-inch buffer with trees trom the residential units lo the
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hesst. An nils

for this portion of the sﬂe since’ the site's

grading causes a portion of the sublerranean garage to protrude into the required -

selback,” This protrusion will not affect the Tight ‘or alr for residents of the subject

projector. ne!ghbors abutting the site, © For portions of the sits .that abut’ '

commercial \ises, a 0-foot side yard setback wil not impact light and 'alr for these

+ less sensitive uses. Therefore, the Project. will conform.ta.tha general intent of . ’

promoting hesith end- aafety of the General Plan wnh thie granting of these
adjustments.

The atﬁuslmenf Isin oon[onnanoa wrth the spInT and Intent of the Plenn[ng and
Zoning Code of the Clty.

‘The pAmary purpose of yard requlnzments is to provide a buﬁermg

ibffity be uses or frum the’public’ ﬁgh(—cf—way

i uses, if

one of the uses ks considered more sensitive. While the Project does not Include

traditional minimum front, side, and rear yard sétbacks, the Intént of the Plannlng
and Zoning Code are not compromised.

Section 12.22-C,18{(c) of the LAMC. provides an excepucn fo the setback-

requirements; and requires fio front, side or rear yard for mixed-use projects with
ground floor commerdial uses in the € zone for the paition of the building that
abuls a street, private street or alley.- This exception daes not technically apply
to thé Project, since a portion of the Project localed along.1 the-north bbundary of

the Project Site contains livelwork unils on the ground level. However, the.
eéxception shows the Intent of the Zoning Code to eliminate the yard setback ~
Ught and alr, and where. ..

where the unils have
gmund Iavel is used for. commercial purposes. *

g the i ad]
1o ensure ing bety uses. The most

for 0-foot front and side adjustments would
Hive uses abutting the

site, are residentidl uses nodh and northeast of the site. Shagle-family homes are .

tocated north ‘of the site across Carlos Avenue. However, Carlos Avenue
provides adequate separation from the Project and these homes. Since: the
Project proposes restricted access from the tenminus: of Vista Del Mar Avenue
and’ Carlos Avenue.extending Into the proposéd private street, granting the

T adjustment wil, have no impact on these slngle—lamTy homes.  Adequate

d from the h of the sile.
The ijed pmposes @ 10-foot, 10-nch setback wllh !rees planted in this area.
A small portion of the garage will p abnve gmund fevelas a
result ‘of |ha site’s slope, necessitating the “side yard” adjustment request.
will not conflict Withr the spirit arid intent of the
Planrdng Code since bur!enng is provided. The French General Buikiing located
south of the project site, would be. nearly

the
However, the French’ Geferal building is a commerual use, which is ndt. -

cons!dered 2 sensitive use.

While IIghl and air are not provided uadmnnal!y !rom minimum front, side, and
. rear yards, sufficiént light and alr are provided to this high-density development in
a different form. By eliminating the required yard Setbacks, and pushing the
individual building clusters to.the perimeler of !he de'velapmen!, a, ‘shared
communal open space within the p and ion areas

xnc:ease By ehmmatmg the front and side yard tequfremenls {he Project will be
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The project site is located on 'a 7.46 net acre site, bounded by secondary
highways and mafor second class highways, incuding Argyle Avenue and
Hollywood Boulevard, as well as local streels including Carlos Avenue, Vista Del
Mar Avenue, and El Centro Avenue, These streets, with the exception of Carlos
Avenue, have high i and i adxvxty gl the day and
evening. Combined with-the ‘mix-of uses; including-commercial and-surface
parking, the site’s physical and environmental setling attracts residents who have
welghed options to be In close proximity to transit and nelighborhood-serving
setail, higher density, jobs, and amenities versus large front, side, and rear yards.

The project site Is ane of the largest sites near lhe Hollywood and Vine Metro
Red Line Station. The type of I the Project prop: with its
proximity to transit will be in with the ives of the updated
Haliywood Commumty Pian Update, The Planning Department's Community
Planning Bureau is currenfly in the process of updaling the Hollywood
Community Plan, and has stated the plan will include an objective to’encourage
" high-denslly development near public transit stations. Adhering to strict zoning
segulations of providing required yard -setbacks would prevent high-density
transit-oriented development, allowing for a less dense developmen! Utilizing 2
site that has-the capacity to nits and 175,000
square feet of ground level retall would prnv!de a great opportunity to bring high
density near a ransit station.

Also, the sile’s slope resulls in the Pm}ec{s requeé! for a 0-foot eastedy side

yard in the [QJR3-1XL fot. The proposed subterranean parking extends into the

required selback as a result of the-rising slope, causing a portion of the

subterranean garage to protrude above ground level, and encroaching onto the

required side yard selback As such, existing improvemenls make shict
to zoning
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e . The site andfor exlstlng improvamenls moke strict “sdherence lo zoning
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abla to better allocate open space wllhin the Pro}ed as a hrger shared area to
the

allow for a wider range of ouldoor and

" requested adjustments-would not lead to the 1dss of alr and fight, but would allow
for better outdoor circulation and common open areas for residents to enjoy. As
- such, granting the front, side, and rear yard wotld contl

[PPSR Y mee%—the Intent-and spirit of.the Plann!ng and - Zoning Code. )

Them an na adverse Impacts Imm the pmposed adjustment orany adverse
: lmpads have been mitigaled

The Project has been designed !u mln!mlzs polenhal lmpads to neighboring
fer is p the .

uses. - A minimum 10-foat, 10-inch b

portion of the sita and the low—densrty spartments. - The Project includes an

. adjustment request for @ G-foot side yard.! setback beaause of.a technical matler.

A potition of the Projact’s sublerranean garage prutxudas into the requlred side.

yard setback as a result of tha slte's grade. The plans
show a small wall bullt up to the pmpeny fine, having a height.of nppmx!makeiy‘
three feel.

. The design.of the Project shows residential uses placed-on the second level and
higher all above grade, except for the joint lfvlng and work quasters along Carlos
Avenue and the -private. driveway, El Centro Avenue and on Vista Del Mar
Avenue in the south block. Yard-setbacks at the second level could be used as
small privale patio space ’for inu‘rvldual apanmenl units. As stated in the previous

d yard

finding, by the req i selbacks, and pushing the Individual
building clisters to'the tar of the P a shared “apen
. space within the ian paths and dreas ‘The Project will

be able to better allocate open.space within the Profect as a farger shared area
1o allow for & wider range of outdoor and recréational aclivities. Granting the
. requested adjustments would not lead o the 1oss of aif and light, but would allow
for better ou\door circulation and common open areas for residents to enjoy. As

such, there would be no impacts to residential tenants as open space wuuld_

conlinue to be provided.

;- The Final EIR has provided mrllganon v noise, traffic, air
quality, among others, to mitigate impacts created from these adjustments and

from the Project. Also, the Project concept has been refined over the past years, .
‘where communfly outreach Includes several ne!ghbcrhood organizations,

- residents, and pub!’c agendes These mestings have resulted in 8 projed \hat
will not ba to' the’ of the

The proposed pmjec! will replace Onsightly surface parkmg tots. and underutilized

oommercial uses with a vibrant mixed-use developmem that includes of intemal

paths and Y to provide fight and air to all

individual units. The Project will have sufficient exterior recreation and pool

areas’ as well as Interfor recrealion fooms and ﬁlness facilitiés to allow tenants

access to these amenitles: Also, the p are g towards’

the interior lots so as to. direct noise away fmm surrounding uses.

Attn: Mark Lopez (w/copy of ordiniance)

cc: Director of Planning Councilmember Garcetti
cc: Geographic Informalion Section Councilmember Hahn
Attn: Fae Tsukamolo Countcitmember Greuel
cc: Zoning Administration Bureau of Engineering,
Department of Transportation, L.and Developiment Group
Traffic/Planning Seclions Department of Building and Salety
Bureau of Street Lighting, clo Zening Coordinator

“B" Penmil Section

Fire Department

ce: Residential Inspection Unit
Mall Stop 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 1), 5445 WEST VIRGINIA AVENUE

9. Site Plan Review Findings. Pursuant lo Section 16.05F of the Municipal Code: (SITE i), AND 5542 WEST VIRGINIA AVENUE (SITE 111}

a. That the project ies with all
applicable specific plan.

of this Code and any . .
At the meeting of the Councll held _August 17, 2007 , the following action was taken:
The Project, as pmposed, requires a zone change, height- district change,

y tachs i
adjustments and zone variances from the Los Angeles Municipal Code. With the s ed reaohut (G;iﬁ:led)iahn) 2dopled, s § X
granting of the requested entitlements, the Project, as conditioned, complies with To the Mayor FORTHWITH X
the and provisions of the Municipal Code. The om.nunce adopted X
site is not located within a Specific Plan, di number 179167 :
dat 090567
b That the project Is consistent with the General Plan, Po'slef:? :j:le %‘g—
. - Ma; 98310 _._;
As staled in Findings Nos. 2, 7e, and 8b, the Project will be consistent with the Fmgfngs adopted _0.3-____.3)1( -
General Plan. EIR Certified S S
i i dopted
The Land Use chapler of the Framework Elemen! idenlifies objectivés and otlon Grouel)adopte : . :
suppumng policies retevant to the project site. Those objectives and policies )7
seek m pan to provide for the stability and enhancement of munrlamﬂy
and to ge the of
uses and structures that mlegrale housing units with commercial uses. City Clerk
et

@ AN LQUAL EMPLOYMENT OPFORTUNITY - AEFIRMATIVE AGTION EMPLOYER @
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ADOPTED
0:\Duew\Counc)} Agendaa\beiantir-13e mat.vpd 17 , P
10S ANGELES CIY COUNCI
.10 THE MAYOR FORTHWAI

§15 South Figusroa Strest
Los Angeles, CA 90071

L . RobertSiversten. .. ...
+ The Sitversten Law Firm
.o . 215 Norih Marengo Avenue, 3" Floor
- . Pasad&na, CA 91101

B . Doug Halnes
P.0. Box 83588 .
Los Angslw, CA 90093 -

N t K SLAndraws Sanla Mcnlw. LLC
- g Juri Riplns|
. 3851 Ovadand Avenus, #8, 2% Floor
.- Culver City, CA 80232

Cr.slg I.awson .

Cralg Lawson & Co., LLC
8758 Venice Bau!evard #200
Los Angeles, CA 80034 -

)

ADVISE the applicant of "Q" Qualified classification time Hmit as Indicated pursuant lo.

Section 12.32-J of the Les Angeles Municpal Code; the applicant is hereby advised that:

... whenever property femalns in a "Q” Qualified classification for six years . . . after the -
.- effective date of the ordinance creating same without substantial physical development

thereof for one or more of the uses first permitied hereln having taken place within such
time or if the Director of Planning ines that such P is not

continuously and expeditiously éarried on to Complélion, of if fo physical devélopment Is
necessary, withaut having been need for one or more of the purpose first permllled thereby,

such Qualified and the Y ined therein shall become nuft and void,
the shall be and the property thereafter may only be
utiized for those purposes permitted prior to the of such 9
proceedings.” )

ADVISE theapplicant thal, pursuant to California State Public Resources Code Seclion
21081.6, the City sha!l monitor or sequire evidence thal mitigation condilions are

and mai g the fife of the project and the City may require any
necessary fees 1o cover the-cost of such monitoring.

ADVIS.E the applican! that, pursuant to State Fish and Game Code Seclion 711.4, a Fish
and Game Fee and/or Certificate of Fee Exemnption Is now required to be submitted to the
County Clerk prior.to or with the Notice of D ion filing.

APPROVE, as recommended by. the City Planning C ission: {a) a Zone

granting eary issuance ‘of demolition, gmdlng. and excavation’ permits prior to the
effectuation of the Zone Change Ordi ing vacated alley square
footage (11,373 square feet) to be added fo the bundable area used lo calculate floor area

on Site 1 prior to tion of the alley ; (¢} a Var: allowing €0 ial uses
below and above lhe ground fioor in fleu of only belng permitted on the ground floor on Site
L{d)anA to permit foot yard along the street frontages of Sanla

Monica Boulevard, Willon Place and Si. Andrews Place in fieu of the minimum five-fool
required setbacks otherwise required on Site; (8) a Delermination to permil a department
store use or several relail uses below ground on Site ) and the continued department store
use on the southeast comer of Site Hn the RAS4 Zone; and {f) Site Plan Review findings
for the p fon of a mixed-use project of up to 375 residential
condominium units and 377,900 square !elal ul commerdal space an Site 1 located at 5661
Weslt Santa Manica 24 infum units on Site Nocated at 5546
Wes! Virginia Avenue, and 38 residential condominium unilts on S;te 1] Iocaled at 5542
West Virginia Avenue, subject to Condilions of ppi , subjectio

T as appmvad by the City Planning Comrmission and altached to Councxl File No 07-1 824.

PRESENTED BY,

ERIC GARCETTH
Councilmember, 13™ District

SECONDED BY.

JANICE HAMN
Councilmember, 15™ District

=R LeRTIFED

Fitas, Ressl, ord
W Ardine

Co

VERBAL MOTION
l HERBY MOVE that CoundIADOPT the following recommendations of lhe C‘.Oty Planning

o zon o General Plan Amiendment; Zone and Helght Distrit Changs,

and Site Plan Review for rty ot

ng prope
5661 West Santa Monlta Boulevard (Sita 1), 5545 West Virginia Avenus (Site It), and 5542 W&st
Vlrginla Avenue (Si!a 1), SUBJECT TO THEAPPROVAL OF THE MAYOR:

N

CER‘HFY that he Envimnmental Impad Repmt (E!R No. 2005—7720—EIR, Stala Clearing
House No. 2005111018) has. been completed In compiiance with the. Califomla
Environmental Qual‘ryAc!, the State Guidelines and the City and that the Cily

Council has tah ‘Mera!nand ualohgmlhoﬁner
faclors related to this pra]ed; that this detammi refiects the Indepe of
the lead agency, City of Los Angeles; and that the documents constituting the record of
procesdings i this matler are located In Council File No. 07-1824 In the cuslody of the City
Clerkand inthefiles of the Depaxhnento! City Planningin the custody of Ihe Environmenlal
Review Sedlon, and ADOPT the Env]mnmen!al Impact Reporl.

ADORT FlNDINGS made pursuant to and ln acwmanee with Section 21081-of Ihe Pub)lc'

Resources Code and the

by the cny
Planning Department.

Y prep:

" ADOPT FINDINGS of the City Plannihg Commls'sh;n. as the Findings of the Council.
ADOPT the accompanylng RESOLUTION as recommended by thé Mayor, the Clty -

Planning Commission and the Director of Planning APPROVING the proposed Genaral

. Plap Amendment lo the Honywood Communlly Fian addlng a (ootno!s increasing the
the

loor area ratk

floor .
_entire site for propeity {Site 1), bounded by Virginia Avenue SL Andrews Place, Santa

Manlea Boulevard, and Wilton Place, from the cument 1,5:1 to 3.84:1 for the proposed

. of a mixed-use project of up 1o 375 résldent; units
and 377,800 square faet of commercial space for properly located at 5661 Weist Santa
Monica Boulevard, subject to Conditions of Approval, as appmved by the Cily Planning
Ccrnmlss!on and-altached to Councll File No, 07-1824.

DIRECI' City Planning D staff torevise the G
appmpna!a zonlng maps In accordarice with this action.’

PRESENTand ADOPT the aeuompanying ORDINANCE Iora conturrent Zone Change and

. Helght District Change from R4-1VL. and C4-1VL lo (T){Q) RAS4-2D on Site 1 for the

proposed uonstmcbon of @ mixed-use project consisting” of up to 375 residential,
377, ul feetof

Planning Commission and attactied to Cc,)uncii File No. 07-1824.

* Sald reznnlng ‘shall be subject to the Q" Qualified dassmmﬂon zone limitations

substahlfally as shown in the City Planning Ccmmlssvon Detenmination letter dated May 10,

. 2007, attached to Councit File No. 07- 1824

REMOVE the {T) Tentative dassificaion as described in detall In the City P!annlng.
Commission Determination letler dated May 10, 2007 attached to Co\mu'l File No. 07--

B24.

i

Report, St of O

ITEM 60-D

MOTION

I MOVE that the matter nf the Connnued Consxdcrauon of Environmental Impact
*Consid, ion from the Mayor, Cuy

12
Planning Coromission, Director of Planning, ion and Ordi First C:

xclnnvc twap

d General Plun A zone and height district change, variances,

zomng ion and site plan review for property at 5661 West

Santa Monica Boulevard (Site I), 5545 West Virginia Avenue (Site 1T}, and 5542 West Virginia
Avenue (Site TT), Item 60 on today's Council Agenda (CF 07-1824), BE AMENDED 1o
approve the attached{Q) Condition (16 (f) MM-37 in VTT-66044) in licu of the (Q) Condition
{16 (f) MM-37 in VTT-66044) attached to the file, :

August 17, 2007
D3

"

- :

ERIC GARCETTI
Councilman, 13® District

SECONDED BY: (_1 Zz M

AW“}/
ADOPTED

AG 1T ot

PRESENTED BY:

10S ANGELES CITY COUNCIL

FORTHWITH

(il PJan Map and updata the

forpropestyal 5661 West
Santa ‘Monica: Boulevard, subject to Conditions of Appmval as approved by the CRy



CITY CAUNGIL
Roam 398, Cily Hall,

. _Dépariment of Buird'ng and Safety-
201 N. Figueroa Street
Counter B, Fourth Floor

" Applitant:
* Ripinsky

At the C;ly Planning Cnmmlsston meeting on March 8,:2007, the Applicant submittéda vrritten request to
Withdriw Case No: CPC- 2006.4401-GPA-ZC-ZV-ZARSPR and th ds shall b y

. CPC action. The following actian was taken by the City Plannlng Comrms
ZV-HD-ZAA-ZARSPR: . S

1.

; tyPIannmg omm:ssnon
200 North Spring Slteel. Room 532 Gy Hg'llyl;ns Ahgélas

a CASE NO. CPC 2006—4392-GPA-ZGZV HD-ZAA~
' ZAKSPR CPCZDDG—MM-GPA-ZO-ZV ZA!GPR

‘Santa Mumw Boulevard 5539-

- . Virginia Avenue
: Cuunc:l District: No. 13
‘Plan Asea: Hallywood  ©°
Request{s): General Plan Amendment, Zone and
Height District Change, Zone Variance,
Zone Adjustment, Delermmahun and sue
Plan Review

St Andrews‘ Sinla Monica, LLG~ Jun

dfiled withno
3 ‘c‘Pczoosasez GPAZC-

Approved a General Plan d lo Ihe Holly d C:
. fioorarea ratip (FAR) permitledin the i
" maps) from the curent 1.5:1 lo 3.84; §Ub]ECl to Conditions ahd Limi
Denied the requested Zorie Change' frasi R4 and C4 1o RAS4 6n Site'1 35 ﬁledA
Approved dnd Recommended that the City Council Adopt a Zone and Helght District Change fromy
. R4-1VL and C4:1VL 1o (T)(Q)RA54 ZD on Site } (see allached maps) sub}ecl (o the auached
“Conditions af Appro\?al-
Appioved the ¥ 10 allow rciat visel
tiew of only being permuled on \he ground floof on Site 1.
He to permit 11, 373 squdre feeror ‘alleys 16 be vacaled o be added
to me buildable aréa used lo calculate floor area on Site | pnor o complelmn of ihe alley vacalion.
Denied the requested Variance lo permil "early stant” of
in hé existing R4~1VL and C4-1VL Zories. Stch denial shall not preclude a finding or condition in
- the'rai:t map allowing for the issuarice of a buiiding permil prir o the scordation of a finalmap.
Approved a Variance perSection 12.27 to permil early issuance of dernolmon grading, and.
exmvahon permns pnor o me effectuation of the-zohe, change ordinante.” .
1o permit 1 rd cks along the sl of
Sanla Momca Boulevard, Wilton Place and St. Anmews Placein )u:u of the' minimum 5 foot requued
yard selhacks olherwxse requnred on Site ).

PP to pennit a dep store use or several retail uses
below gmund onSite ! and the continued depanmenl store use onthe southeas corer of Site lin
the RAS4 Zone.

Approved Whe requested Site Pian Review lindings.

Dw and above the ground lloor in
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Incidental ta the request for a Zone Change, the applicantis requesling a Height Disirict Change
from -1V o -20 for Sile 1. Height District -2D is proposed lo limil the maximum number of
stories on Site o Bstories and Ihe height to 2 maximum.of 113 [eel, which includes unoccupied
space.

" Alttiough’ the maximum height of Ihe building is propesed ta reach 94 feel ol ‘occupied spate
and, 19 additional feet (up to a height of 113 leet} of unoccupied . architectural Iemures

of the Project, as it i
“wedding-cake” design with varynng selbacks and heighls for the commercial and 1es|denual
uses throughout the Project. Die o the complexity of the proposed project and the intricacy of
the design, the Applicanl prepared a Height Diagram lor Site 1 with § Tiers, which define the
ploposed hmghl imits of 5 speul‘c areas ‘within the Project {Site ). (See Height D;agram
in the archi 3

The main pedesuian access o the commercial portion of the Proposed Project is ofl of Sanla
Monica Boulevard. Fronting along Virginia Avenue are residential usgs, with no commaercial
uses on the ground floor, Simitary, the front yard setbacks are proposed lo be § ieel for the
residential portion of the project and O feet for the first and second staries of exclusively
commercial uses facing Santa Monica Boulevard.

. The foor area zmd helghl gamed by !he (equesled ZonelHeight Dnslnc! Change with D
will b

8.

uses. Without such
of this Project would - not be

s the. b " ol and

- possible; the sile is large enaugh o suppont the residential density requested or most of the

commercial square loolage, however the current zoning limils the height and the Roor area
necessary to supportil, The proposed Zone Change and Height District Change are, therelore,
necessary la facititale the ion of the y lized site inlo a vibrant mixed-
use communily.

Zorie Variance Findings

A Thal lhe s!ncl application of the prawslons ul the zoning ordinance would result in practical

ip. with the general purpose and intent of the
2oning regulallans.

Below and Above Grade C
Strict application of the provisions of the RAS4~20 zone allowing cummeroal uses only on

the ground floor would result in i and y hatdships 1o the
property. Thesileis cuuenliy pamally znned Ca whrch perm:ls cammetaal usesan mumple
fevels. The RAS4 zoning dt and

declined or 2 i The to fisst floor commercial

is i fo pi it ixed in which most of he shucture is
residentiat and only the p i is The Pm;ec) is
i with this i i most of the de is residential, Howe:
applying the strict first floos’ commercial fimit to this may be inappropri
because lhe exisling sheelscape along Sanla Monica B is enulti-st
Below grade is i with the m!enl olthe RASA zone solong
as most of the develk is resi iat and the ab g is
with exisling adjacent i Further, bel o fal uses
would complement and be cansistént with the existing subleuanean lavel of the exisling
store y d by Sears. Below-gradi 3al uses will not add lo

the appearance ol bulk or mass of the buitdings.

A stict appficalion of the RAS4-20 zoning provisions would resull in a Project that is

Vifginia Avenue, and 55365542 W-

{the d-use projecton Sitef = -

in lha Draft and Final

-
Tentaliva dassification or*"Q° Qualified Classification are spedt‘ed in ‘Seclion 12:32.G.of the .

LAMGC. Conditions must be satisfied prior lothe issuance of building permils and, that the b
Tentative dassification be removed In the manner indicaled on'the altached pages. ..
Advised the applicant that, pursuanl to Califomia Stato Pubﬁc Resources Coda Sechon,zmm 8,
the City shalt monilof or require hoe that the ion'conditions, identified as "(MM)” on
-'€ondition pages;are nted and d the ife of the p ‘lha&’!ymy
«require any ngcessary fees, Q cover’ lhe cost of such moniloring, - .
Advised the applicant thal, pursuani to State Fish and Game Code Section 711. 4 aFlshand

1 Notice of %

inalion (NOD) nm

i costs ar,e through fees. -
Freer, Kezios, Ushes, Woo:
Cardoso, Raschen
s di: appre d thn Zone Chande, regues[ in whole or i pan on!! the
ggllwnl may appeal ‘that, disappmva! to the Council’ within 20 days after the ma!llng date of this

determination. -

-considered by lhe Council. All appeals shaitbe fi led on forms g "'lhe f 's Public

Countors;at 201 N. Fgueroa Street, Founh Flonf Los Angeles or, at 6262 Van Nuys Bou'evard Suite 251,

Van Nuys.

Tk; ) hma inwhichaparty may seek;udxcml review of this determi is gover
Civil Procedure Section 1094.6. Under that provision, a petitioner ma_y seek]

icial review olany decision

of:the City pursyant to California Code of Civil Procedure Section 1094.5, only i if the pelluon {or writ of

mandate pursuanl to that se

n is filed no laler than the 90th day lnllowlng the dmu on which the City's
finat .

"FINAL DATE TO aPPEAL;_MAY 30 2007 -

Findings! Conditians / Orinance / Mop

cc: Nolification

Kevin Jones, Hearing Olficer
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[l “with adj; i . The portion of the proposed

* eommercial corridor along Santa Mcmca

®

Project is one level below grade and two levels above grade, and Is oriented lowards Sanla
Monica Boulevard to compliment the exisling commercial uses along that commercial
comdor As conlemp!a!ed by the RA84 zone.the ijec\ as pmposed will enhance and
it the ial services in a contemparary. shopping
center thal’ blends with the lmnlage along Santa.Monica Boulevard; will maintain the
character of the exlslmg compmercial comdm andis wmpahble with exlslmg sublerranean
commerclal uses. " Most of the on Santa Monica
Boulevard are commercially zaned C2-10; CA-1VL, or CM- VL. Thereis a five story mixed
use commercial and residentiat ceater on the southeast comer of Santa Monica Boulevard
ang Willan Place, and lhere are many nexghbarhood retail stores and shopping centers
along Sanla Monica Boulevard up u) rwo slodes in he:gm above grade. These commercial
ies creale a Y mnlage and are part of the greater
levard, ial zones on

Santa Monica Boulevard do nol prohibit mulliple level commercial developments.

Atea ol Alley 1o be Vacaled added to Buildable Area for Floor Area Calculation

Thé owner requesls refie! from the regulation thal does not allow the addilion of alleys lo be
vacaled o the buildable area when calculating floor area. The applicant desires lo use the
exisling alley 16 he vacated as part of the buildable area in order to develop the project as
requested prior lo mcoldanon ol the tract map which would complete the alley vacation.

The existing alley has an area of 11,373 square leet. i ihe atea of the exﬂshng alley to be
vacaled were in the buildable area, the floor atea would increase by
. 43,672 square feet {11,373 square feel x 3.84 FAR)

While Vesting Tentative Tract Map No. 66044 proposes to vacale and merge lhe existing
aliey, lechnically, the area cannot be used as buildable area until the Finat Map has been
recorded. .Since the recordation of the Final Map happens alier the Tract Map conditions
are cleared which is monihs after the decision letter is issuad, the applicant has requested
that the area be included in the buildable area rathes than walling lor several months, Since
the condominiums cannol be sold until the Final Map is recorded, the alley vacationwhichis
part of the Vesting Tracl Map application wilt occur during construction.

The Project site, located in the Hollywood Communily Plan area of Los Angeles, is
pioposed to be zoned RAS4.2D. The zoning as condilioned permils a floor area ralio
(FAR) of 3.84:1. If the alley lo be vacated is not included in the buildable are when

ing the Hoor area, the d FAR would i to 4.1:1 and the
project would have to be redesigned to kcep the existing alley open even thaugh the tract
map when recorded would remove them.

That there are special circumstances applicable to the subject properly such as size,
location or ings that do not apply to other properties in the same zone
and vicinity.

Below and Above Grade Commercial

There are specm! circurnstances applicable lo the subject pmperty(haldc nolapply o other
propedties in the same zone and.wcxm!y This Projecl is an urban mhﬂ ledevelopmenl
project located in the heart ol an ial district and resk

Due to the residential and commelcual density in the Project vicinily, there is little space lo
build o de p amultitude of services ond communily benefits. The intent of
the Project lherclme isto creale as many Denems 1o the commumly as possible, induding
much needed housing opp ies, neighl services for daily or weekly

5
. wleaand IotCemI}gne of Fee Exempbun is now réquired 1o be submilled to the Counly Clerk pncr to:
s or ith the En )
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use, commion open space, and a reduction i traffic through a pedestrian fiendly Project
design which would reduce traffic due to the residential densily of the project and.the large
scale commercial square foolage. The sile fronts alohg a dense-commercia) corridor —
Sanla Moriica Boulevard, while lhe rear of the property Is primprily residential. The property
4 s!raddl% !he transition between larger saale sinp onmmelual -uses and: high medium

:*+Thls ial-density-where R s most -
tt i °=n'=- Monica Thé RAS4 zvne however.ﬁrmzs commercial |
developmml!olhegmund tevel of a mixed: onSite .

residential uses as tha entire sile.is planned. for rcial use but is spn b
residential and -commercial uses. The RAS4 zone.is the appmpnale one lo( a
Eommercialresidential banssban prope:ty bul Ihe first-floor

slte from along the” Sanla :

- Momm Boulevard !mnlage while presemng (heresldenhal faca of Vrglnia Avenue thereby
" pnzsenmglhe residential area.
The Project's des!gn P an apen-air wim i: onenled lowards
Santa Monica Boulevard, a focal point clock tower for i
. pedes\ﬂan passage between \Iixgmia Avenue and Santa Monica Bomevard !or the
access of. to the. Pm;ect.. i conlmsL the exisling and
. ial yses do not tivily, are aging.
. s!mclutes, are unrelated uses, and: are onanled toward veh:wlar use 1o access the
. comme!craluses . -

Addshonaﬂy. !he sub}ecl siteis zoned Raand 04 T‘- itidavel iali:

: pruposed over the existing comimercially zoned portion o! the s:re. The 04 zone pennils
‘commercial levels on mulliple Jevels. ‘The
‘the mixed use project provides'lhe Ty ) servmg

sencouraged through !he RAS zone, and also provid

much needed in this area. Therd ars various commeraa! cumplexesm the area lhal provide
mast nolably the exisling Sears store which is included
n lhe zone change but would be made a non-conforming use without the variance.

1. uses. whlch is

Avea ol Alleylobe \lawled added to Buildable Area lor F!our Area Calwlah n
The dose proximity 1o the subway, lo a number of bus lines and to the o!hernelghbmhoods
< ‘inLios Angeles,and the fact that thisis ap urb make the sil pAme location
to-allow:the” subject requests Apprwal of.this requesl will i |nuease lhe tolal nom area
¥ permolled forthe 5»le and the
9

uses in the H

Thealley to be v'acalei! is'whally within the project site and wil not be needed for access

-} is the logation, as the property ‘straddles the transilion between. commercial uses and |

once the project is oomp!eled The design-of he project provides a pedesirian walkway -

Jrom Santa Monica Boulevard 16 vamia Avenue and throughout the project. The intent.of
the mixed-use project is lo encourage paople to get oul.of thelr cars and walk. Maintaining

lhe alleys would not allow the pm)ecl to be bmﬂ as ly d which
ian activity and The ing an alley
vacalion lo achieve L lnendty ixed |hlough the recordalmn of

the ract map which includes the alley vacation,. Notallowing the project 1o add the area of
~.the alley would limit the potential {o provide peeded housing arid commercial faciliies in this
“-area of Hollywood because the projéct would have to be redesigned to account o the alleys
‘even Ihough Ihey are.| bemg eliminated.’

‘That such variance is necessary for the preservalmn and ‘enjoyment al a subs!anlral

C.
‘property right oruse by olher p ies in the same zone and vicinily,
CPC-2006-4392-GPA-ZC-HD-2V-ZAA-ZAL-SPR F-10

longer required for access.

The granting of the variance will not adversely aflect any element of the General Plan,

. m

Below and Above Grade Commeicial

Plan, The t Plan does not restrict commercial uses in
mixed use development to the first floor. Rather, the Plan establishes broad policy goals
and land use designalions which would be served by the proposed Project. The variance
requested herein allows for the Project lo meel lhe goals expressly stotedin the Commumty
Pian; Commerce policies mdude ‘hat lulule is with

existing di and The

vasriance

and the proposed Project are wnstslenl with this gnal as the Project is compatible with *

existing developments along Santa Monica Boulevald while preservmg Ihe residential
fronlage along Virginia Avenue. Most of the nei ies on Santa

* Monica Boulevard are zoned C2-10, C4-1VL, or CM- 1VL. Commeraa! propemes along
Santa Monica 1! are {o provide icial services to o height
of 45 feel.or three slories. With commercial services only one story above grade in height.
the Project would [herefore mainlain the integrily of the commetcial corridor by pmwdmg a
consisiénl frontage along Sants Monica Boulevard,

The Project will also be  with the 3 H alon

Virginia Avenue between Willon Place and Western Avenue and along S\ Andrews Place
between Santa Monica and Lexi Avenue n The
Project wilt preserve well defined resident h in Hath Further, along

Virginia Avenue, Ihe Froject Wil be selback and landscaped o preserve the residential
atmosphete of the'sireel. Separate parking for the residential portion of the Project on
Virginia Avenue will alse maintain the distinct characlet ol the slmcl for resldenha! uses.
The Project will maintain the integrity of the
design and development features that blend with ad;acent residences.

Dy pi g

Area of Alley to be Vacaled added to Buildable Atea lor Floor Area Cateulation

Granling the variance will not adversely allect any element of the General Plan as it is

i with the Holly Plan and the Housing Elemenl. Alleys are nota
part of either the C Pl:.m or the Circulation elfement of the General Plan and theic
vacation will have no e"ecl an dirculation as they are no Icnge' needed {or access to the
sile,

9. Zone Variance Findings “Early Start” (Denaial). Pursuant lo Seclion 12.27.0 of the
Municipal Code;

A The slnd application of the pmwsmns ol the zomng ordinance wauld NOT result in practical
or 54 with the general andintent ol the
zoning requlations.

The app has a Zane Vari {o stan on the project with City
Planning Commission approval of the zone change and varance (or if appealed by City
Council approvat), and priot 1o the tecordation of a Final Tract Map (Vesling Tenlalive Tract
Maps No. 66044). The renson for e request is to start construction on the building 3s soon
as possible without the full processing of Ihe zone change ordinance and prior to completing
altof Ihe it of the tract map {; ired for a Final Trac\ Map). Typically the apphicant
agrees to abide by the itions of app by 0 a and agr

However, in this case there is a concurrent zone change being requested as part of um

"The Granting ol We-viriancg wm not advelsely dieet dny efement “of* the " Hollywood ’
i d C

CP¢2006-4392vGPl\;Z(>&§D—ZV-ZM-ZALSPR : . Fg

“but which; bemusa of such specl’al circumstances and, praclfcal difficulties orunneoessary
hardships, is denied lo lhe property in quesllcn.

‘The vasi ted hesein Are éssary fos the p i ! of a
b ial ﬁ htoruse gt poss byatherpmpemes in lhes%me zones

- ‘andvnumty‘bulwhld\. the Propetty) f diff
~and T hips, is denied tothe The right to economic use.

. oy
of the pmpeny is cumently” en;oyed hy lhe surmund‘ ing properties on Santa Mcm(z

Boulevard, which are able 1o usa of the.p
+ . within thelr floor area Fmilations. Unlike lhosa pmpe'ﬁw, me Projectsileisa lmnsxuonal sits

-, valh  a spﬁl zone and: aneys vehich p clude ils full 1o-the | n ! and

D Tha!lhegranllngalsuch ariai willlnof.bé

- mixed use ings is

G gxy its Plan designatio
Restricting commercial.uses 1o. on\y the ground level of the Project makes itinfeasible lo
develop the mixed-use, developmenl with 263,780 square feet of commercial space, onthe *
Santa Monu:x v 3o frontage and ining the Virginia Avenua frontage
or uses i vith existifig Risalsp! !hete!om difficult
o develop 4 uniqué and.cohesive. Pto]ecl that will serve the neighbothood commercial
. neetis of the communiy if commercial uses on‘the properly‘are limiled. vasdmg ihe
" proposed commerciat uses below and’ ahove the ground level will atiow the new commercial
uses lo.be consistent with the exisling department slore, which Is currently located below-,
*at--and above-ground level. The subject site is:an appropnale location lor the proposad
‘Project as itis Jocaled on an existing near ppol
a variely- 6f employment centers, and jt i ‘sewmg
+ chmmerdial establishments. L s

{o the propert iy orimp the same.zone or vicinily in which the property is
localed, ) o ) I

Below and Above Grade g;ommerual .
The granting of the. for, ial uses above and below gmund fevel
will nal be malenally delrimental to the ‘piblic ‘welfare or injurious 1o the property or
improvements in the same zone orvicinily in which lhe propesty Is localed: The project is
- sequesting a Zone and- -Height District change o the RAS4-20 zone .in order lo -
accommodale a proper FAR lorsuch a pm‘ecl. The use of basements;and upper Toors of

. sile is proposed for the RAS znna wnhnul Ihis variance, the existing Sears building would
become a non-conforming use and the project coutd not be buill in such a manner as lo
propeilyintegrate the Sears building into the new developmen\. in addilion, piher pmperﬁes
proposed for the RAS zone have had vari fal uses on mulliple
Toors whi hprojects were uvermuluple blswuh FAR's exceeding the normal

-+ 31 of the RAS zone. .Approval of mulliple floors of commércial uses would also resultin

. compressing the commercial portion of the project to the Santa Monica Boulevard frontage
while maintaining the residential lmnlage of Virginia Avenue in conformance with exisling
developmenl pallerns.

Areaof Alley 10 be Va: ed lo Buildable Area for Floor Area Calculation .
. Because the owner is going lo busld residential units and commercial facililies logether, itis
- obfigalory that the Final Map be reforded belore any.unils are sold. Thealley vacation is
included as a portion of the traci map. Denying the Applicant to abilily to mp}ugle the arca of
Ihe alleys Ihat will be vacated.unlil aller the Map is recorded is would require a redesign of
the building 1o nol include the area of the alleys which are being vacaled to accommodale
- Ihe project. This would be injurious to bath the pm}ecl and the pmper!yas the alleys are no
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o

overall projecl entittement procedures that may aller Ihe final zone change ordinance and
the Final Tracl Map condilions of approval whichrmay creale an inconsistency between the
“O' condilions of approva! and the tract map conditions.

. There are NO special c:rcumslances applicatile to the sub]ecl property such as size, shape,

fo alion, or gs thal-do not apply to-other property in the
same zone or vicinily.

The reques!ed variance is requested by the desire 1o slant eady construction prior 1o the
zone change ordinance and recordation of a Final Tract Map and is a sell-imposed special
circumstance, By wailing for the zone change (o become effeclive, Ihe Final Tract Map can
be recorded and the project built without a zone variance. The structures on the site can be

. demolished prior lo complelion of the zone change and grading of the site can also’oceur.

‘There are no special circumstances about the subject property.

. C.Theveriance is NOT necessary for the preservahon and enjoyment ol a substantial property

o

m

‘nghl or use generally possessed by other property in the same zone and vicinily but which,
ol the special ci and practical dil ies or 'y ips, is
_denlcd {o the property in question,” :

The sequested variance is not o result of speciat of p
encountered on sile; falher the vanance is o reques! to jump start a pvojecl prior lo full

ing ol Planning D in Ihis respect theére is no hardship or
iaking ol priperty rights since Ihe applican! has apphed for the zane change and Tentalive
Tracl Map and the requesls are being processed in a imely manher,

. The granling of the variance WILL BE malerially deirimental io the public wellare, or

injurious to the properly or improvements in the same zone or vicinily in which the property is
located.

Allowing a mixed-use structure fo be buill under the current 2oning regulations which do not
permil the proposed lloor area or height priof to the final recordation of a Tract Map and
adoption of a concurrent zone change forthe convenience ol the property owner negates
the purpese of the dlscrelionary review process, Tracl Map conditions as-well as zone
.change conditions require cumplranoe wilh certain public improvements and project
condifions of appmval thatare in place (o prolecl public wellare of both project sesidents and
adjacent residents.” Allowing s projéct’lo be built without these coridilions in place could
compromise the ability of the city lo enforce the pending zone change condilions of approval.

. The granting of the variance WILL adversely affect any element of the General Plan,

Zone varia are i o granl reliel when cenam hards’ups and whele
silei icality makes with the zoning The

has shown only thal the variance is necessary o siart early construction on a project. The
General Plan has eslablished certain land uses and crileria lor implementing zone changes
and granling an instant variance for a project that is siill being processed could potentially
cause conflicls between lhe other actions. Since the concurrent zone change procedureis a
moie permanent action implementing the Generat Plan, this approval requires compliance
with the tract map as a condiion of-the zone change.

10. Adjustment Findings. Pursuant to Section 12.28 of the Municipal Code

A

That the granting ol an will result in ible and 2 with

ihe surrounding uses,

lathe p}lblic ﬁrellare or’

) zones biut not The RAS zone. Astheenlire
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The Ap, ; ing to pma(rde a‘o-lool lrom yaxd ‘setback
a!ong Sanla Monkz Bou!ev:ud. Witton. Piace and Si: Andrews Place. The,
requires a 5-foot front yard setback of the = avemge of the adjoining buxldmgs

j;,:ﬂmmpmmn{gg maulatibns is to gmvnda selhacksTn ateas with s&mxlar
setbacks. Other buildings in the area, both ex existing and new, obsefva frontand ntheryard~
setbacks smﬂar {0 the sethacks \propused by-the Project. For ‘exaniple. the existing.

ard, facated to. the east and wesl of the ,

. \? an.a.Momm ;]
* .. subjact sile, observe. 0-foqt selbacks. Thus, the 6 selback.of 0 feel.in the yards
gSanla Mumz Bou!evard W1 nn P‘ace and SLAndrews Place wi!l prowde abuilding
[( Ipnnr w]lh s

“The nonheriy sida of the' pm;ec( along Vrgnma Avénue will prow e a 5-oot front yard
selback (5 feetoverwhialis 1 nilidings across
Virginka Avenug..On Sanla, Monica Boulevard, the, Pro:ed proposes to provide a (oot qu

. salbadg alqng lhe. enlna stiegl, (wn\age, . However the: Project’ ‘alsq. roppdes a large
ca Boulavald and therefore the

“entire pro}ecl will not ba h\.ﬂt 16 the pmpeny fine !ara significant porfion of the site algng

Santa Monica Boulevard. Also, tha Applicant a 0-foo! front yard setback along

lpmvnde -foot fromt yard
tial, 2 e proposed lobe,

1 along Witton Place ang’ SL An iews Wil
whi

I additic ea.sshng4 P nenmt sto
“located on the southeast comer of Site [ cuirently provids
Monica Boulevand and SL Andrews Place.’

varying
residential uses mmughoul the pro;ecl. (See the table below., ) 1h add‘ tion, the selbacks al
lhe streetdevel will reduce mas Forex e, e mnlyan:l
Vi 3 d
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Monica Boulevard and thal the lirst two levels are commercial uses, the request to maintain
zero-foot selbacks along the yards is in conlosmance with the inlent of the Generat Plan..

o

That the granting of an adjuslmenl is in copformance wilh the spirit and intent of the
Planning and anng Code ol the Cify.

The it isin tent of the Planning and
Zoning Code of lhe Cily. The RAS4 zone is a zone aealed relatively recently by the City fo
The suhject sile is tommercially zoned along Santa
Monica Boulevard and would not require afront yard setback if the project were pmposmg a
commercial use. The RASY setback requirements are citywide and do noliake into account
the unique characleristics of the urban area which lypu:al!y has a dense building pattern wnm
reduced yard ks, The zoning i require cenam backs from

praperly lines In order to provide for buffering di peclive uses
as well as (o ensure access in the eventof an emquency._Such regulations, however; are
wrilten on a citywide basis and cannot lake into account the unique characleristics of a
spedific site. The proposed project occupies an entire olyblock thus the code requirements
for side yard setbacks between buildings to ensure light and air circulation hetween adjacent
buﬂdmgs is not needed in this case.

The Zaning Code allows adjuslmenls rom the Code when special circumstances exist,
provided that the development does nol resull in any adverse impacls. The proposed
building will be compatible with adjacent uses and also cnnsnslenl with. surrounding
develapmen!

D. That there are no adverse impacts fram the proposed ad]uslmenl or any adverse impacis
have been mitigated.

The granting of the Adjustment (o reduce the yard sethacks along Santa Monica Bouleverd,
Wilton Place, and St, Andrews Place will nol resull in adverse \mpacls o the sum)undmg
properties or lo the subject property as the surrounding buildings in the orea and many
buitdings in the Hollywood area have reduced yard setbacks,

Thete are no advelse ympacls lrom the proposed adjustment 1o reduce the yard setbacks of

the doing so to the P and land uses
mal suuound the project site and provides for the habnabxmy needs of the proposed
and ial patrons. The granting of the reques! to reduce he

yard selbad\s will sat sesult in adverse impacts fo the surrounding pmpemes or jo the
subject properly.

. An Environmental tmpacl Report {EAF-2005-7720-EIR, Siale Clearinghouse No.~

2005111018) has been prepared lo¢ this project. Polential environmental impacts from the
pmposed Project were identified, analyzed and, mmgaled to me exlem feasible, as anniyzed
in the project's EIR The EIR contains app

g . ant of ives that ace partol lhe.cage file.

E. The site andfor exisling improvements make stricl adhesence 1o the zoning regulations
impractical or infeasible,

The subject site is located in a higi\,vdensi!y wban area where real estate is at a premium.
Selbacks in o mixed-use project on o sile thal is cunenuycomme:aaﬂy zoned, in addition lo
slreet dedications, make it a hardship to build well-design residential projects in usban aieas.
F on the Subject Site would be incongruent W:(h

sutrounding property, most ot whichis d with iercial uses with

RAS4 Zong

- Wilton Place and S}, Andrews Place. Howaver,, only 3 pattion of-the. ground. ﬂoor and

(
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REQUIRED YARDS - : = T

Front Yards 5 {eel or average ol ad’;oxmng Santa Monica Boulevar®:
buildings less'than 5 feet 1% story-{commercialk None -

: [ teot story (commercial): None: -

3 story (residenbal): 5 feeL

Virginia Avenun
1“ story (m;danbai): 5feat

W‘llon P!acex v
1* story {commercial): Nene
2% stoty {commercial): None -
3" slory (residentialk 5 feel -
- 1" story oln:sndemla!: 5 leet

St. Andrews Place: }
3 slory existing mmmerc:at None

1 sloﬂ (r&s:denhalL 5 feel

Side Yards S leetTor residential/ None {or

NIA

Rear Yards
The main pedestian accéss to the commercial portion of the Propased Project is off of
Santa Monica, Boulevard, Fronting along Virginia Avenue are residentia) uses, with no
wmmerc!a!un the round floor. Sxmnlany, the' yard setbacKs are proposed lo be 5 feet lor-

* e resideritial pomon of the pm(ecl and O feel for the firstdnd secnnd slnnes ol exclusxvely
oommemal uses (se¢ He
below table).

to ppb!m Y alion and jobs, the
In-ﬂar acks whith are cong with the 't

ha
paltern of any urban area in’ prox rmly ku malor lransportation roules.

-B. Thatthe granting ol an m.u lhe mlent and 1 purpose ofthe

General Plan 6f 1H'Ci

The General Plasn designales’ ‘he subject site as Neighiborhood commercial wilh

correspond’ ing zones of CI C4,C2, RAS3,RAS4, Pand PB. Therequcs(edzone o!RA54 :

antlis itted within the ¢
designation. The intenit of the RAS‘Zone i5 to take'advantage of the il
* and allow glealer oor ared’ rm bullﬂmgs lhax contain 3@ mix urmmmerc:a! arid' resTdenhaI

frotm adj uses] C ing that” the
ial zone would niot y require tor 731 b alang Sanla
.
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The lact that the project site includes an entire cily block make strict adherence to the zoning
regulation impraclical as there are no.other buildings to be set back from except the original
Sears building which is being miegraled into the whole pro1ecL

11 Use ination, The Appli aD inalion to permit a di slore use

12,

N

or several relail uses below ground on Site [ and ih th
southeast comer of Site 1in the RAS4-20 Zone. The mixed-use Prolecl plopos&ﬁ ta provide
ane jevel of below-ground retail, and w!evels of above-ground retail with housing dbove the
proposed two-level retail along Santa Monica and housing on the ground level along Virgima
Avenue. There is an existing 114,120 square loal depariment slore en-site. The exisling
department slore is four Jevels, with-3 levels abave ground and 1 level below ground,” The
Project on Site | proposes 16 provide a new depariment store use or several relall uses below-
grade to compliment and mlerconnecl with the exisling d 1 store ly by
Sears,

The propeny is currently zoned R4 and C4. The C4 zoned poriion ol the subjecl site pernits

uses below-grade and on a second Ieve) The RASzone is @ relalively recent
zone created by Ihe City of Los Angeles to The intent arid
putpose of the RAS zone is to pramote the l it housmg ities near
neighborhood retail serving vses wilhin a pedes\nan friendly design. The ‘proposed Project
meels the purpase and intenl of the RAS zone and is a deve]opmenl thal is compatible and
consisient with the surroundmg uses,

The existing retail store on site, y by Sears, is a mulli-level d stare
which has exisled on the sile since 1928, and has served the communily, pmvuf ng lypical retail
services of a department sfore and will be retained as par of this development. Development of
the propased Project involves ition of the six retait buildings on Sile I, which
consists of 47,430 square leel of retail, and the existing 335 surface parking stalls. The
proposed Project will provide neighborhood serving retall uses on the ground floor and the
second level of the proposed project and will replace the exisling 335 surface parding stalls
within a sublerranean parking garage.

Providing a below-ground depariment slore use or several retait uses whu:h mmpbmenl Iha
exlslmg department slore serves Ihe needs of the and is hidd
view at the ground fevel. Since lhe proposed depariment store use or several retatl uses are
proposed below ground, the proposed project will serve Ihe relail needs ol the mmmumly and
a feeito the ity by providing lypical neighborhood sesving retal
above ground to encourage pedestrian aclivity. Therelore the proposed depadment stoce use of
several retail uses belaw ground are similar to and no more objeclionable to the publ‘xc wellare
than those fisted in the RA54 zone.

Site Plan Review Findings.

The lottowing Findings can be made lor he projecl and allow for the submiltal of updated plans
for ‘Shie 1l and Site W that require more detail mc!udmg Full elevalion delail, Parking

conliguration, Open Space location, .:md' itit of App! | have
been added as part of tms i ing the ,,‘ 1o provide updaled
i plans (i ion detait, parkmg . open space localion, and

landscape information) for Site 1l and Site 11 which show adequale detail shall be subject o
review by the City Planning Deparimeht, Council Office, and the Hollywood Studie District
Neighborhood Council in order to oblain Site Plan Review Approval of Site If and Site il to the
salistaction of the Direclor of Planning prior.to the issuance of any permits on those sites at &
future date. This condition was included because Site H and il are integral pars of he project
as they are lots identified in VTT-66044.

RAS Zone Rbguired Setha ks __Proposed Sethacks .

: :agmm  within lhe ) and the '
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8758 Venjce Boulevard, Suite 200 -

- Fish-and Game: -Exempt .
Los Angeles, CA 80034

Legal Description: Lot Nos. 5 through12
and Lot 14 of tract 5011~

De;;a;jmenl of Bullding and Safety

Pursuant o Chaner Section 5623nd tos Angeles Municipal Code Secﬁon 12 27, I hereby
APPROV

avarldnce !rom Sechon 12,21 AA(a) of the LA/ M C to pemm 1 35 parklng
spaces per one-bedioom unit and 2 parkfng spaces per two-bedroom or. greater
- unitin lie of the.required 1 parking space per unit of less than 3 hébitable
. . rooms, 1.5 parking spaces per-unit of 3 habliable rooms and 2 parking spaces_ .-
per unit of more than 3 habllab!e rooms

a vanance from Section 12.21 AB of the LAM C. to: 1) permit parklng statl
widlhs.at the required 88" In liew of the 10-Inch clearspate required.at-each
. side-of an obstruction; and 2) permit’; all the drive-alslestp be 256% in-width in

an adjustment fmm L.A,M.C ‘Sections 12.14 C.2 angd, 12 .16.G.2to-permit o-fdot.’
side yards in fiet:of the 16-foot required side yards and-a-0-4o0t rear yafd-infieu”
of the 20 foot rear yard required-In the C2 and C4 Zones,

an adjuslmenl to pen‘nli an encroachment within Ihe bun!dmg hne {established by

Ordinange No.  59,577) located ajong the Wilshire Boulevard frontage of the

proposed praject to provide a 0-foot Bullding Line in heu of the required- 3 foot
. Bullding Line aﬁer thie.required 2-foot street dedication. *

' 'Pursuant lo Los Angales Mumclpal Code Section 16.05, | hereby AEEROVE:

Snte P!an Revlew

upon the: fojlow!ng iérms and condmons

) 1. Ali olher use, heighl and area regulahons of the Municipal Code and afl-other

Ty shall be stiictly complied with in the
Idevelopmenl ‘and-use of the propeﬁy, _except as such regulabons dfe hefein

P specifically ﬂed or requlred
é liew of the.redquired 26'-8" for 8-8" wide sla!ls at al 90 degree angle with double = Tt N

loaded alsles with two- way traffic; 2. The useand development of the propeny shallbein subslahtlal conformance with
3 the plot plan submilted with the application end marked Exh‘mt "A", exceptas may be
ki a variance from Seclions 12 14.C.3 and 12.16 C.3 of the LAMC lopermlk an revzsed as arésultof this dction.

Comaly

[REPN

increase in density from 400 SF of ot area per unitto 185 SF of lot area per
dwemng unit; a variance from Section LAMC Section 12.21 G.2 to: 1) penmt a
_ reduction in the required open space to provide 34,000 s.f. (30 000s.f.of

B AN EQUAL EMPLOYMENT DFPORTUNITY - AFFINMATIVE ACTION EMPLOYVER

CASE NO. ZA-2006-2356-ZV-ZAA-SPR ’ Page 5

include clarification, .verification of condition compliance and plans or building permit
applications, etc., and shallbe accomplished BY APPOINTMENT ONLY, i order lo assure
that you receive semce with a.minimum. amount of wailing.. You.should advise any. .
ling you of this req as well

i

FINDINGS OF FAGT

After thorough Z ion of the contained in the application, the plans
submitled therewith, the statements made at the public hearing on August 30, 2008, all of

. which are by reference made a part hereof, as well as know!edge o! the pxoperty and

surrounding district, | find that the five req and p for
variance as enumerated in Section 562 of the Cily Charter and Section 12 27 of Ihe
Municipal Code have been established by the following facts:

BACKGROUND

The project sile is an ineguler 'F-shaped lot located on the south side of Wilshire
Boulevard between Vermont Avenue and Shano Piace with approxsmalaly 329 feet of
frontage on Wilshiré Boul i, appr ly 350 feet of ge on Vermont Avenue
and intermittent frontage of appruxlmately 150 feet and 65 feet on Shalto Place. The
project site is located directly across lhe Wilshire/Vermont Red Line Station and is located
within the Wilshire Center/K own R lopment Project Area,

The sxte conains approximately 86,151 nel square feel after requiréd dedications and is
improved with an approximately 54,000 square-foot, two-story commercial building with
restaurant and office space and is mproved with surface park!ng fols. The sile is zoned
C4-2 and C2-2 in Height District 2 and Is desi d for R Center Ci falfand
uses in the Wilshire Communjty Plan. The Height District 2 permils a Floor Area Ratio
{FAR) of 6:1 with no height limit.

The propiosed developmenl is @ mixed-use project with approximately 600,000 square feet
-of floor area consisting of 41,000 square feel of ground floor commexrcial space and 464
residential condominium units. The project is designed with two residential high-rise towers
over a 5-level podium structure consisting of giound floor retail and 4 levels of above grade
parking with 700 parking spaces for the residential condominiums and one level of
sublerranean parking with 150 parking spaces for the commercial condominium.

The residential high-tise towers contain a total of 23-stories and 15-stories mc!udmg the 5-
tevet podium structure with a maximum height of 285 feet. The 23-slory tower is oriented
toward Wilshire Boulevard and contains 287 units and the 15-story lower is orienled toward
Vermont Avenue and contains 177 units. The unit mix for the residential condominiums
consists of 390 one-bedroom units and 74 two bedroom unils or greater (nole: two units
are proposed for three-bedroom units). The commercial condominium consists of retail
and restaurant space.

In order for a variance lo be granted, al

3 A max:mum of 464 dweliing units are permitied on \he slte

" GASE NO. ZA-2006-2356-2V-ZAA-SPR Page 6

’ Vehigular access to the site is pmvsded al two localions. Ingress and egress for the

above ground residential parking is provided on’ Shatto Place, and ingress and
egress tothe: it parking is'p ‘'on Vermont Avenue,
Access to the commercial parking is fimited_to a right-turn in and right-tum out only on
Vermont Avenue. Access o the loading area is provided on Vermont Averiue and the
loading turn-around is completely on-site so thal no back-up is required onto Vermonl
Avenue. -

The appli ted several and zoning administrator adjustments from the
LAMC, to perm;t reduced parkmg’ reduced parking stall and parking aisle’ widilh;
increased F.AR. and dansity { Jot area per g unit); reduced open space;
reduced yards and an encroachment inlo the 3-foot buﬂdmg fine, The applicant also
requested a variance from Section 17.15.C to permit early start conslruchon prior to the
recordation of refated Vesting Tentative Tract No. 66283.

. With respect to lhxs latier request, neither the city charter nor the L.A.M.C. establish a

procedure to allow relief from any pari of Seclion 17.00 of Ihe L.AM.C. Moreover, Section
17.15.C pertains in general to vesled rights conferred upon the approvat of a vesling
tentative map.and the expiration of such rights i a final'map is not recorded prior to the
expiration of llie vesting‘tentative map. The existing C4 and C2 zone on the site permils
the ‘proposed uses. Condition No. 7 of this. Determination requires that the proposed
development conform to all conditions contained in related Vesting Tentative Tract No.
86283, However, construction of the proposed development is not contingent on or ed 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 parl of this

action.

‘MANDATED FINDINGS-VARIANCE

e of lhe legally mandated ﬁndlngs delineated in
h {hé affirmative. Followlng (highlighted) is a
Jings and the application of the facls of the case lo same:

C{!y Charle Settion 562 'must be ma
tion ot the

Reduced Qarklng, reduced garking stall_width, reduced drive aisle width and
additional density:

1. The strict application of the pr of the zoning
practical difficulties or y hardships
purposes and intent of the zoning regulations.

would resultin
i with the g 1

The'strict appllcat:on of the zoning ordinance would result in a practical difficullies
inconsistent with the general purposes and intent of the zoning regulations because
providing the code required parking and lhe basic stall widlh, including the
prescriptive design standards for obstructions, would result in adding an additional

Y IATE LOGRANDE i . . . N
) f’f / [ gaintis CALIFORNIA Y PATING .o . b ' B T B A .
. ASSOOITIIONNC AODESTRATONS 5CAR COLDOTRG, AC . . . . - . E TN ;
l’ ® RHCOIS bR omcor ] CASE NO. ZA-2008-2356-ZV-ZAA-SPR Page2 . !
i s si—— '
A lmv).mu-mwv | 108 et O 2011 -
r? i S i : o wSarE Common Open Space and 4, 000 5.f.of Private Open Space) in lieu of lhe B
; ol L0 - ANTONIGR VLLARAIGOSA. T e h by - requifed 48,250 s.f.; nd 2) llow \ha TeqUTed S1dé yards along the perimétr oF
i - .ot : By . . the proposed park (approxlmalely 5,338 square feet) to count lowards the
i . B . . . . ** required open space; AND, ..
+ Seplember 28,2006 - . L. i
o P . 1 hereby DISMISS,
ﬁ + Kelly T. Salto (A) . CASENO. ZA 2008-2356-ZV-ZAA-SPR .a varance from Secﬂon 17.15 C of the LAM.C; lo permit conslruclxon !o
{ Wilshire Urban Propertles, LLC . ZONE VARIANCE, ZONING - commence (early.starf) for the p d-use project In conjunctior with an
1 1120.NW Couch Street, Suite 600 ADMINISTRATOR'S ADJUSTMENT SITE -approval-of Vesbng Teniabva Fract No. 66283 prior to the recordation. of & Final
[’ Porland, OR, 97209 PLAN REVIEW Map:
: g Site Address: 3150 West Wilshlre Boulevard
T Mark Bolour. (@) - : - Related Case: Vesting Tentative Tract~ Porsuant toLas Angeles Mumc:pal Code Section 12_2&A, | hereby APPROVE-
tf Bolour & Assoclates 662683
H 5757 Wilshire Boulevard, Sulte 448 © Wilshire Planning Area an adjustment fromrLAM. C. -Section 12.21.1 A2 fo; pemut 2-16.2%: {nc:ease In i
i Los Angelss, GA 90038 . : - Zone: C2-2&C4-2 Floor Area Ralip: {FAR).in Hefght District 2 from the maximum-6:1 (516,908 ;
E - DM, 1328187 square feet of floor area) to 8.97:1 (600,000 square feet of floor area) assum!ng i
. Cl]aska Berger (R) + C.D. 10 : anetlot area of 88; 151 ‘square feet. '
Craig Lawson and Co,, LLC CEQA: ENV-2005-8703—EIR
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* parking.level and increasing the projéct's fated envi 1 i , of,

would result I the displacement ‘of the proposed paik in order fo, aop_o?nmbdate
narking and eliminating 2 sighificant public benefit. In-dddition, the-"
sity would befess tharr pertittet if the'project Wars conyhutted-as an

partnierit dwelling, consistent with g multiple-family

ot

The zoning regulations requlre a

of 733 parking spacks ‘for the 464

dwelling units and.require the size.of standard parking stalls p have an 88" width. .
tto iral

with 8n additional 10" for stalls ad} o forthé corresponding
28'-8"drive alsle for double loadad two-way parking.configurations. The applicant

proposes to provide 1.35 parking spaces for each 1 bedroom unit and 2 parking

- spaces for each two-bedroom unit or gréater'plus 0.05 glie$t parking spaces per’

‘dwelling unit (approximately 700 parking spaces) and proposes to provide 88" wide
parking stalls for all the dard stalfs, including the stalls adjacent to o i
antl+equests areduction In drive aisles to 256", The parking area for the proposed

- project typically wiuld locate three parkinig spaces between two structural columns

- in distarice tHan 30:fect betwe

so{hat two-thirds of the parking spaces have only one column on one side.’ The
praposed parking bay width of 81°-6" far double loaded alsles will include 180" fong’
parking spack . . S .

The: construction of the proposed project garage Is post-tension concrete, which
allows @ maximum span of 30 fest from centerline to centeriine of each column. If
the’ centers of the columns are more-than 30 feet apait, a.thicker concrete floor -
would be necessary in.crder to provide the further distance.” More than 30 feet
beheen the cofumns-would résuit in a'loss of ‘space to provide parking spaces
because the columns neéed to be wider. Additionally, if the columns were further
apart than 30 feet, then the columns would need'to be thicker and the floor.sfab
would effectively nietéd tobe thicker. Therefofe, in'ofder 10 provide a space greater

] edehcolumin; & greater distafice bétiveen each
floaf slab would rieed ta be provided in orderto suppoit the buildinig. The proposed
30-foot maximum distance between the collimns is a standard for this construction
type."A total of three 8'-8" standard pailiing Spaces can it between each column,

‘spaced:27"25" from centerfine to centerline and two 8'-8" parking stalls can fit

between each column spaces 18'10™ fromycenterline. “Therefore, the Applicant has.
designed three 8%8? widih stalls- per:bay under the Wilshire Tower and two 8-8"
width stalls per bay under the Vermont Tower In order to maximize the number of
parking. stalls.that the Imegularly-shaped parking garage can acépmmbda!e‘

The Intent of the-Zoning Code Is to provide adequate space fér cars to park and

- maneuver within a parking area and to allow-people to enter and exit safely from

CASE NO, ZA-2006-2356-ZV-ZAA-SPR

thelr vehicles! Itis possible 1o do so within the proposed parking stall and drive alsle
widths.. To deny-the variance would create a practical- difficulty due to the
aferementionet! technical structural design Issues. - T :

ability to provide the required parking spaces, parking stall and aisle width. The
strict application-of the Code would- requiré larger drive aisle widths and Jarger
parking stall widths for stalls focated adj fo st I colusring, Which would
slgnificantly redute thE AuMBar of parking-§paces hat colld bé provid

With respect {o the densily, the granting of the variance permils the same density’
permitted:by-right for apartments. ‘With respectto the reduced parking, the project
site is located direcily across from the Wilshire/Vermont Red Line Metro Station and
has convenignt -sccess lo public transportation, reducing the project residents
dependency on vehicles and need for parking. Moreover, the architectural design of
the proposed development promotes good urban désign by addressing the stregt
- with stepped-back ing and king the parking from sight, all of which are
desirable fealures but constrainthe parking area and create special circumstances
particular to the project site. These wartrant deviating from the
iptive design requi and allowing an alteinative functional design.

P P

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 ci ¥ ses and practical
difficulti y h hips, is denied to the property in question.

Denying the request lo permit reduced parking, reduced

d stali widths, clear

" space at structural elements, and drive aisles creates practical difficulties and
hardships b

an,

yh ps by. 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 will provide dedication that feduces the site’s net area and will
provide a public park on-site. In addition, relaled Vesting Tentative Tract 66283
requires substantial off-site public imp ts that will imp destrian and
hicular ¢l ion jing the project site. While these requirements will
result in significanl public benefits, these requirements do not apply o existing
development on surrounding sites. The granting of the variance provides the
subject property parity with surrounding properties and is a reasonable concession
in for the sub fal public impr and public benefits to he
provided by the project.” In addition, the granfing of the variance provides the
subject property parily similar mid to high-rise d located adj to
major transit cenlers that have been granted relief from the same requirements.

As noted above, the variance requested would permit the same density on the site
that is permitted by-right for priot to dedication i i
with surrounding multiple-family uses.

q
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4,

. There are special ci

: Page 8
. The subject: site is zoned C4. and’ C2.and is de’s}gha[e_d- Reglonal "Center
. \ lan. Tha C4 and C2 zone permitR4.

density by-Fight. (400 square féetaf ot :
“Bection 12.22 A.18 of the LAM.C, deyelopments locatéd on sites designated
Regional Center Commercial that combine residential- and commerclal uses are
permitted an R5 density by-right (200 square feet of lot area per unlt).

Prior to dedication, the sile is, permilied 464 dwelling units. Afler the required * *

dedications, the-site.is permitted a maximum density. of 431 unils (based on the
site’s area of 86,151 square feet). The Applicant Is requesting to be perpiitteda .
density of 185 squake feet of lot area per dwelling unit to provide 464. units, an
increase of slightly more, than 7%: . . e .
Howeler, betause LAM.C. Section 12.22 A.18 is-an "Exception”in the Code, the.
Applicant cannat request a Variance.from an Exception. Therefore; the variance
Fequests relief from the 400.square feet Iot area per dwelling unit (215°dwelling

‘unils) even though the site is permitted.a density of 200 square feet of Jot area per -

. dwelling by-right. Because the proposed dwelling units are for-sale condorinium’
- units, the maximum permitied density is based on the site’s net area, after required
dedications.. : . : : .

. The piroject site is localed in an-area where,97% of residents are renters. The
3sentially pRomits the site A den: sistant with an apdrimentuse:and

‘project . /| wnership opporunities in.an area where

ownérship housing is critical . . .

licable to the-subject property such as

" size; shdpe, topography, Jocation or 3i) L‘:_{dqnokapglygeneral'ly

© to other praperty In the same zone.and viciity.

wraps around two existing apartment buildings on.Shatlo Place. ‘DuetotheTsite’s
. iégutar shapa, devéloping the portion of the site fronting on Shatto Place Is not
.. practical and grading and construction activities on this portion of l‘rle sita.would

" “Fhe §iisis aniregular, F-shaped siie

have significant impacts on the adjoining-apart € ﬂ]is
poition of the sité is.not practical for devel opment and instead will be:cgavg!o‘riedyvdh
an approximately 10,000 square foot park that willbie open lo, the public.

‘ lnéx}diﬁén; Underrelated case-\/e#lin;i Tentative Tract 66283, thepropo;

sed project

. isrequired de 5| tipnsthat plislly reduce thersife's bulldabl
-afeaby 1 along t Augnue and 2'-07 along Wilshire Boutevard. Thearea
Jast due t6 the substantial sireet dedjcations:is imately :6;798: square feet,

resulting in a narrower building footprint. Thus.b’ihrer, site’s irregular shape together -

with the required dedication create a constraint that signiﬁcanuy‘redu{:gs the site's

Page 107

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 located, =~ .= oo T

Granting the requested will not be iall i to (hg .pl.:bl}(:
welfare o injurious o the property or improvements in the same zone or vicinity in
which the property is located because the parking.garage is not viscb}e from the
. sireet and will be used exclusively by the building’s residents. The site's design
- ordents ane high-rise tower along Wilshire Boulevard and the tower along Vem}Or}t
. Avenue. The approved densily and reduction.in parking is appropriate for site’s
location adjacent to a major public transit center/corridor, which reduces the need
for parking. Since the parking will be used only by the residents, then the small
reductions-in parking stall size for stall near obstruction's and clearance will have a
negligible effect as the residents will be familiar with their parking space and will
travel direclly to and from their assigned parking spaces. The requested
dimensions for parking spaces and aceess aisles have been proven practical and
functional for similar projects that have been approved in the city. The proposed
patk on Shatto Place provides a transilion.and. a buffer between-the pmposg_d
_project and the existing adjoini ts and red the projects het;

impacis-as viewed from adiacen\ residential uses along Shatto Place.

‘o{'the

The grgnting'ol the variance will not ad ly affect any
General Plan. ' :

Granting the requested Variance will not adversely affect any element of the
General Plan. The proposed project s consistent with the Wilshire Community
Plan, the Housing Elen and the Transportation El t, all of which aim to
promote mixed-use high-densily developments close to publictransit hubs.

The proposed devel is consistent with the foll

0 lopmy consisf ing goals and objectivés of
the Housing Element and the Transportation Element:
« Policy 2.3.1: Encourage and plan for high-intensity residentis! and commercial
- development in cenlers, distrcts, and along lransit corridors, as
fesit i in the C ity Plans and the Transportation
Element of the General Flan, and provide for lhe spatial
distribution of devell t, that p tes an improved qualily of
life by facilitaling a reduction of vehicular trips, vehicle miles
traveled in order lo mitigate traffic congestion, air pellution, and

urban sprawl.

« Policy 1-2.1: Encourage higher densily tesidenlial uses near major public
transportation centers.

dwelling): However, piisuant1s’ *

ﬁﬁinen!»froﬁlagg O_'I’l ShattoPlace and
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. ..story, medium density or high medlum density rnulhpl&lamxly devel
- notpractical for high dénsity, hrgh- rise
. Is required at the same mﬁo ) A '

. . . .l
Page 1,

» Policy 1.4-2: Ensure that new housing appariunmes mfnlmtze dIspIacement of
R . residerils.

e Pollcy-m:a Enczmragv mulllpla'ramﬂy /esldéhﬁaTéizdmﬁﬁause developitient ' -

in comrnerc/al zones.

Reduced open sgacellocaﬁng open space in ‘the required sido yard:-

The strict app)icaﬁnn of the provisions of: thezohlng ordinance would resultin
pmcﬁcat difficulties.or unnetessary hardshilps !nconsistantwuh the general
purposes, and Intent of thn zoning- regulauons.

The apphcam requests a vaﬂam» 1o reduce the required open space fmm the
required 48,250 square feetto 34,000 square feet'(an approximaté decrease of
29.5%), and; to permil the required side yards adjoining the proposed park fo be
included in the open.space calgulation. The strict applfcaﬂon o{ the”.
ordinance would resultinp difficuitfes orur
with the general pumcse ofthe zonlng regulations, The open space provisionsin
the Zoning Code areé a citywid thatare (ortypmnhree(o five
O ‘énls bu(are
p whergopen $pace.

The zon!ng provisions requue a fixed amount of open space per dwemng unitbased
onthe habitable roém mix for gach unit; regardless of thé nimber of dWe Ting um!s
The.calculation does’ nol‘allow for a marginal decrease in the requiré 5
as lhe denslty ofa project lncreases. Therefore, iIn'the case of high-dehsity; high-

sites des ! Center Ca -the site's ability lo
achleveihe high densntypermmed by the planned land use and to alsorprovide the

required .opep spacae, in this case 48,250 square feel,'is not p;a;bcai and s~

Snconsv;lent w:th the purpose and mlem of the zon!ng pmvrsions,

" Al open areas not devoled: to" burldmgs are landscaped and utlhzed ln pmvlde the

required opens space. The project provides 34,000" sqiraie feel of bpen space, a
deficit of 14,250 square feet from Code requlrements The stnct apphcabon of the
tode p an ip Incc with the R I Center
Commercial planned land use that permits and. contemplates high residential
density forthe project site, 40% of site’s area is devoted to open space, 62% of the
total required-open- spaoe,w‘lkbe £ -open spate including 4 10,840 sgliare
fdot park alon ng Shatto- Place that will be open to the public and an exlenor plaza
level on the 6 ﬂoor podem Ievel between. the two towets, g

-In addmon, pnvate upen space -will be provided wilhin balcomes for many of the
‘units with a wndth of,; appmxnmalety § feet, one footless than the minlmum 6 feet

Page 13

luncﬂonally contribute to the useable private open space available !o the tenants of
the proposed project.

These are all unique circumstances that are not applicable to other sites in the
same zone and vicinity. Funhermore, the proposed park provided as part of the
required open space will be open and accessible {o the public during day-light
hours, a unique fealure that provides a substantial public benefit. The 34,000
square feet of open space provided is appropriate for the projéct's design and
location in a dense neighborhood and adjacent to public transit. R

The varfance 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 pmperty in question.

The LAMC open space requirements are extremely difficult lo comply with for the
high-rise, mixed-use nature of the proposed project, Wilshire Boulevard is improved
with mid to high rise slructures similar to the proposed pro;ecl however, these

are ial office buildings. Existing multi-family uses ling
the project site are not high-rise or mixed-use piojects, similar to the proposed
project, o7 were not subject to the same zoning regulations applicable to the subject
property-al the time they were constructed.

The proposed project incorporales commercial space along Wilshire Boulevard and
Vermont Avenue hat utilizes lot area that would otherwise become open space.
The high-fise, mixed-use nalure of the 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
dedicalions along Wilshire Boulevard and Vermon! Avenue create praciical
difficulties that reduce the pm;ecl site's ability to provide all ol the requued open
space. Th L the g g of the vark; permits 1 of
the site on parity wnh sunound;ng properties.

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 located.

The requested devialion from the open space feq i is not i
detrimental to the public wellare or injurious to the property of improvements in the
same zone or vicinily in which the property is located. All open space issues are
confined to the project site, having no impact whatsoever on surrounding propenties
in the same zone and vicinity. The project, as proposed, wilt help fullill some of the

" CASEND. ZA-2006-2356-ZV-ZAA-SPR
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. required 'per bode in erder.to be counted towards the required private open space.

If the balconles were Included In the open space calculation, the project would
-provide well-over the 34,008 squate feetof totakopen-spacex:Moreover; the site-s

“siluated ‘nearby existing public spaces and' parks,- which are located within
approximately one mile of the sub;ed sitesuchas MarAﬂhur Park, MacArthur Lake
-andla Fayeua Park.

The portion of the site where the park willbe located abuls the'side lot ines of. two
existing spariment buildings on each side of the:park.- The:parkwill be constructed
fiom lottine to fot fine and the requued side yards arefunctionally integrated intothe
;- park. The park is designed-for passive uses and there will be no structures or active
" recreation uses located in the park. The required side,yard for the proposed project
Is 16 feet which would exclude approximately 5,338 square feel from the park and
.. from 'the 1o1a) open spage calculation {16 ft side yard x 166 foot lot lengih x 2 lot

bnes) Yet, the required slde yards would remain a useable and signiflcant portion

of e park.and, there are no.structures proposed on the park.

)n view of the pro]gcls high dénsity and hlgh-nse design; the project’s location ln a
_derse,’ u area.and it's proximity to other parks. the Zoning. Administrator
delermlned that:the provided open- space-is appropnate and tompatible with
surmundlng uses and strict application of the Zoning code would pose a hardship

" Inconsistent with !he general purpose of the Zonmg Code

.: of the site. In addition, the prop

- 'would.exceed-the floor

Tharexargs ecial i t pplicable, totha hject property such as
sim shapa,_ pography, loatlo or difgs thatdo notapplygenemﬂy

er. property in iha same zoneand vicimty

As vscussed above, the s’le has anirregular F- shapa lhat o ins efficient use
-project is d'to-provide bl

slreet dedlcalions {under related case VestingiTentative: Tract 66283 which further
reduce the site's areato pmvnda the requiired open space. In addition, the project’s
hlgh~nse design-and the amouit'of required openrspace -due to the hngh densny

" scope of the pro;ect are also unique fea!ures

The pm}ect wﬂl Provide 5-{oo! wide balcumes (or the majmity of the units that
promde pmject residents with pivate open space. in orderto be included as part of
the required open space, .muithavea width of 6 feet. However,
- balconies wnlh awidth 01 5] feel or greatar arencluded: asﬂoor area’ andthe project
b “dre than'already
‘propesed on the sfte.” Thus, the proposed development is subject to confiicting
zoning regulations that are not apphcable to surounding propertles most of which
were constructed prior to the-current zoning fegulations. Although the pruposed &
-foot bal are not-reflected.in the {otal calculation of Open Space, they *

Page 14

main goals of the Wilshire CenlerlKolealown Recovery Redevelopment Pl’O]BCl in
Wwhich the pro}ecl sité is focated.

The proposgd park will be located bety two existing ap andis
‘located adjacent to residential properties along Shatto Place. The park is designed
for passive uses and does not contain any struclures. Therefore, eliminaling the
. required sideyards along the penmeler of the park does not generale any physical
impacts to the adjoini ing He required yards with the park
provides a transition and buffer between the proposed project and the existing
apartments., The park also minimizes the project aesthetic impacts and visually
enhances the streetscape as viewed from adjacent residential and commercial
. properties.

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

The ting of the will not adh ly affect any element of the Generat
Plan. The proposed project is consistent with the following goals of the Wilshire
Community Plan:

» Enhancing the positive characleristics of residential neighborhoods while
providing a variety of housing opporiunities,

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

» Maximizing development opportunities around existing and future lransn
Y while minimizing adverse i 5

p

MANDATED FINDINGS-ADJUSTMENT

11.

The grannng of an adjustment will resull in development compatible and
with the sur ding uses, (I § FAR, Reduced Side and Rear

Yards, Encroachment into the bu'ldung ling)

The gmnling of an adjusiment will result in develcpmenl compatible and consistent
with the surrounding uses. The site consists of two zoning designations: C2-2 and
C4-2. The sile has a General Plan Land Use designation of Regional Center
C ial, which corresponds 1o the C2, C4, P, and PB zones.

Increase in allowable Floor Area (FAR)

The Height District 2 permits a fioor area ratio (FAR) of 6:1. The Applicant requests
permission 1o increase the alowable FAR from 6:1 10 6.97:1, which is only 8 16.2%
increase. The granting of the adjustment to increase the FAR results in development
that is compatible and consistent with the surrounding uses. This request is only a
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minor variation from deve[apmen! thatls a\lowed by righton lhe pmposed site and
on surmundxng Sites, .

Reduced Side Xa Is and Rear Yard

Simitar to surroundmg pmperﬂes, the pm)em sitels zoned cz and 04. The ma]orlty
of surounding propéities are Improved with o«
and do not malntain slde or. rear yards. The pmposed pro]ect is mixed-tise with.-
grotnd floor commercial four levels of parking above the cormmiercial and. two’

- 1esidential towers above the parking. The C4 and C2 Zone require’a 16-foot side
yard and a 20-foot rear yard for the proposed bulldings. Section’” 12.22A18 proyides

- an exception from the required yard areas for the vesidential pomons of buildirigs

. used for combined commercialand residential yses, if such portions uséd exclusively
for pesidential uses abut a stteet, privale street or aliey, and the first floor of Such

buudmgs atthe ground ‘Tevél is used exc!uslvety ‘for commercial uses, A)Ihough the

project has three street frontages on all sides, the variarice Is requested to permit 0
slde and rear yards for those portions of the res;denhal use that donot dxrchy abuta
 strest.

A pumen of the 'F'-shaped site is being perDSEd as an’ open’ space park.
fing o cbserve zero yard argas. i the sile were
developed for retail uses only, no setbacks would be required. There are two
. existing residential apartment buildings to the east and south of the subject site, The
Appr icant proposes to provide an open space pask.in between these two existing
apartmen! bulldlngs. Souih of the project is an existing surface: parking fot.
Therefare, ihe proposed zero side and rear yards will provide a bulldihg fdotprint and
‘dessgn consistent arid wmpatfhle with surrounding, existing deva!opmenlse )

.Surmunding properties consfstof a varlely of regional cummercaa! cemer uses (le.

mid-fo high- rise- offi ui[dlngs retall uses, mulbp]&lemﬁy residentiat structures,
institutional uses, and parkiri Iots). The majority of these struglures are byjlt to the
pmperty Jiries and do not pmwde semacks The Propused Pro‘ect Site Js directly
‘across Wilshire Boulé from the Wils 7 t Melro Red Line Sta\wn

Portions ‘of lhe resldentlal oomponenl of the pmposed pro[ect abut a street and
portions may not. Providing the Code required residential setbacks for onl’y those
portions that do not direclly abut a street would result In an awkward design and
wouild further reduce the Bullding foolpnntarea beyond the area lost to'the requnred
street dedlcatluns {a loss 0f 6;807 s.£.). The reduction of lotarea creates & hardshnp
.that makes it # o construct a high-density resxdenﬁal deveropmem inan
area where Surro! pertie provnde zevo

The design, hetght and masslng of the W’lshne and Vermont towers, would be
- consistent w:th exnsung devalopmem in the area.’ The Pwposed 1&and 23—slory

Page 17
adj is in confo with the inten: and purpose of the General Plan of
the City regarding along Wilshire Boulevard be the proposed

project helps meel several of the goals, objectives, and ‘policies set out in the
Wilshire Commumty Pian, such'as the following:

Pollcy 1-1.4: Provide for housxng along mixed-use boulevatds where appropriate.

Pohcy 1-2.1: Encourage higher densily residential uses near major pubhc
transportation centers.

- Policy 1.4-2: Ensure that new housing opportunities minimize d,lsplabemenl of
residents,

The project site b of retail and cor
the praposed project will nol displace any residents,

uses only, and therefore

.

Policy 1.4-3: Encourage mulliple family residential and mixed-use developmem in
commercial zones.

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

Objective 1.1: Encaurage production and preservation of an adequale supply of
rental and homeownership housing to meet the identified needs of persons of all
lncome Ievels and special needs.

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

Policy 2.3.1: Encourage and plan for high-intensily residential and commercial
development in centers, districts, and along transit corridors, as des»gnaled in the
Communnly Pldns and the Transportation Element of the General Pian, and provide
for the spatial distibulion of development, thal promoes an improved quality oflife
by facilitating a reduction of vehicular rips, vehicle miles traveled in o:derto miligate
iraffic conge'stion, air pollution, and urban sprawl,

The Transportation Element of the General Plan designates the project site areaas an
Urban Complex, which shares many characteristics with Major Urban Centers, such as
downtown LA.

GASE NO. ZA-2006-23_56-ZV—ZAA—SPR‘

CASE NO. ZA-2006-2356-ZV-ZAA-SPR

13.

14,

15.

‘The subject site's propused |mprovemems make stricl adh

- structures {including ground floor’and parklng usés) are compatible wnh the
sunounding 2- to 22-story commercial and multi-family residential buildings.

- Although ohe of the project’s fowsrs Vibuld be amiong the' htgﬁest s!ruqure Tn fts

Immediate vicinity, it would be app mils atiorrata p

at the comer of two major h I f the Proposed Projetts

lomﬂon diréctly. eross from the Metro' Red Lirie..Station would- make t an

appwpnate place for a high, densrty‘ m:xad—use project. “Thus; .grasiting nf an
niwill result in d pat haancl st wun!he

",'lisée.

: oac'hm 20t into the Buliing Line’

The bu‘ldfng line on the subject property was esfabl!shed i 1927 by Ordmance No..
£9,577. There Is & 2-foot street ded d alo ong j, and
therefore the Bullding Li_ne reduiremierit ] s 3feet 16} feet minis a 2-fool dadmﬁon)

The Applicant wil dedic Z-fe'éfofthe foperty as per!heBureau of Engineering's

ticipated requl i pi osesto provide a 0-foat Building Line In lieu
of the 3-foot requ!red The project propeses o provide a. mixed-use project with
" retail uses on the grcund ﬂoor with deslnan aocess to the retail uses- along'

"Wilshire Boulevard and Vermont Aven

The -existing retall bu'lding along Wllshfre Boulevanﬂ has no_sétback, which
represents a 100% é& fito the’ buildin line area. Also, the,easterly
- portion. of. the site Is Improved with surface parking. Thefe is cumently a-wall.
surounding'the surface parklng Intluding along W}shlre Boulevard withno setback
from the property line.

“The propgsed encro chments are de
apphcan( indicales th 2 higl Wi )
window elong 1 ground flof wm b g the nelghborhqo g rela;l ses doser
"o the stréet and creates g pedesld Scale and.rieighborhiood retail a!mosphere
along Wilshite . Boulavard " thiat* wi age gedestidn attivity.. Thefefore,
permlmng an encre .ling area will result in development
compatible.with surr din nén : .

! 'W[gh the iritf_zm.;and

T'he; il

g of the adjustménts to incre & the allowable FAR from 6: 1o 697 1
and to decrease the requ:red side and rea¥ yards and permit encroachment into the
building line is in conformanCe with the Mentand purpose of the General Plan and
the City. Thé project's location on Wils , a major
corridor, 1§ a suilable location for the proposed pro;ec( The granting of the
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The granting of an adjustmant is in conformance with the spirit and intent of the
Planning and Zoning Code of the Cxty

The site is localed within the sthsre Commumly Plan Area Theplan des:gnates the
subject sile for Regional Center C: inluses with sponding zonesof CR,
C1.5,C2, C4, R3 and R4- and Helght District No. 2. The granting of the ad;ustments
is not inconsistent with the intent and purpose of the Community Plan. The Wilshire
Communily Plan does not specifically address adjustments.

from the p| d adjust

There are no adverse i
impacts have been mitigated.

or any adverse

There are no adverse impacts 'fqu the proposed adjustments to reduce the side yards
and rear yard setbacks or to Increase the allowable FAR by 16%. The proposed
development conforms lo the development and land uses surrounding the project site
and provides for the habiability needs of the proposed development's residents, The
granting of the sequest to reduce the yard setbacks and to'encroach into the building
tine will not result in adverse impacts 1o the surrounding properties or to the subject
property as the surroundmg buildings.

The site andfor existing improvements make strict adherence to zoning
regulations impractical or infeasible.

'Fg-shaped
ihat make strict adherence to the zoning

to zoning
xmpra.cbcal or Infeasible. As previously stated the project sile is an

g lot that p
regulations mprachcat.

* Ingrease in Allowable Floor Area

- The required streel dedicatiois substantially reduces the site's potential floor area.

The site's lot area prior to deducung lhe antxcxpaled street dedicahons is 92,852 square

{feet, and the lo! area after dedi e

d street di

ions is 86,151 square

{éet, for a loss of 6,801 square feet for street ded!calmns. The allowable floor area would
be 557,712 5.1. (92,952 s.1. X 6) if the FAR were calculated based on the lot area prior to
dedications. The lot area after dedications would permil 516,806 5.1, of floor area (86,151
s.f. X6): Theapplicant proposes a FAR of 6.97:1 based on the lot area after dedications,
or 600,000 s.1. of floor area.

Additionally, the proposed project offers a variety of condominium unit sizes for sale, which
will benefit the community by providing the housing market with a variety of condominium
prices, something made possible only through an increase in FAR. Some of the FAR in the
proposed developmenl has also been allocated lo create the transit-orienled retail space
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nly on the ground ﬂoor and Jhe .
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on the ground floor of the proposed project. Thus, strict adh y to d

the .
driven objectives of the FAR lImrlanns would make this ‘mixed- -use, lrans“!—oﬁenleﬁ

deve!opmenﬂnfeaslble.

Reducﬂon of Side and Rear Yards

- Stict adh to zonmg if is ical and. infeasibile Ibemuse théy
reduce thelol's usable space ina manner not applicable to G 2
Located In C4 and C2 Commercal Zones and jed by ¢o i
sir 1o the sethack req| (whichare
et nature of the pioject), would:not alkxw the project to
fal manner for the y aslsp . The,
pr 11,840 square foot open space park in between| thd two axisUng :
apartrhenl buildings. . If the applicant were required ' provide the required side’yards,
the proposed open space park could decrease by 5,338 square feet. Also, the reduced
slde yards and rear yard setbacks allows for greater common opef 'sfaace within the
mixediise project. Thus, redtcing the side yalds and rear yard setbacks necessarily
Increases lhe amount of open space thal can be pmvlded {or the r&cldents 0! the
Py b an

=Nting F

i) t Inc!udes 41 000 square feel of gmund flor pedestrlan
ail s’ along Wilshife' Bnulevard and Vermont Avenue: Setling the bu1dmg
backfrom the publnc right-of-way by 3 feet alorig Wilshire Boulevard to coincide with the
curreny Jocatlon of the Building Line would reduce the space available for the setall
portion of the project and detract from direct pedestrian aceess along the sidewalks, A
0-foo! sethack from the sidewalk would funclion as a barrier between tHe Tetall uskraiid *
the| pedestrians that the' rela1 spaces are Iiténded to attract, Losing the pedesinan—
oriented element of tha projecl would rendes the mixed-use aspect Ineﬁ‘ecifve and
con!mdmwryr tothe B

18 That lhe pro;ect with all plicable | srovish of the Los- Angeles

Municnpal Code, Plannlhg and Zoning Secﬁon and any appllcable spechic plan.

The site ;s Iocaled withm the Wilshiré Community Plan area and within the

* Wilshire Center/Koreatdwn Redeve}apment Project Area, With the exception of the -

deviations from the LAM.C, granted as part of this action, the projectwill conform to all -
applmble provisiohs of the LAM.C. The profect Is also fargeted jo mee! the Goid
level of the US Green Building Council's. Leadershvp in Energy and Environmental
Deslgn (’LEED) system
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a variance from.Section 12'14~C 3 of IRé:Los Angeles Municipal Code to permit
the 304 unit through the 549” unitIotald iri the C2 portion of the site to bg based

on zero square fee! of lot area in fiew “(h requned 200 feet of lot area in | lhe c2
zone;

a variance from Section 12.21-G,2 of the Los Angeles Municipal Code lo-;:iémiit
39,208 square feet of open space in lieu of the required 62,900 square feet and to
permit the open space to be located in a more restrictive zone,

a variance from Secﬁon 12.21-G,2(a}(3) to permit 20 tees in lieu of the iequlred
157 lyees requlred for 629 resxdenﬁal units;

avariancé from Section 12 21-C,5(h) of the Los Angeles Municipal Code to permit
the residential parking, trash; access (including emergency) and the open spate
far the G2 zaned uses’in: the R5 zone;

a variance from Secttion 12: 21-4 (a) of the Los Angeles Municipal-Code lu'per}nix
the project’s parking 1o be located on abutting Iols within the tract;

a variance frorn Section 12.21-A,5 (a){1){ii} of the Los Angeles Munncnpa! Code to
permit 7 parking spaces-located next to obstructions 1o provide zero additional
inches in heu of ihe 10 ddditional inches required;

Pursuant to Los Angeles Muricipal Code Seclion 12.28, | hereby APPROVE:

a Zoning Administrator's Adjustment from Section 12.12-C,2 of the Los Angeles
Municipal Code o permit a zero-foot yard along the site's internal zone boundary
and intemat side yards in lieu of the required 16-fool yards in the R5 zone;

8 Zoning Administrator's Adjustment from Section 12.21-C,3 of the Los Angeles
Municipal Code 10 permit-a zero-fool rear yard in lieu of the required 20-foot rear
yard in the R5 zone.

"a Zoning Administralor's Adjustment from Section 12.14-C,2 of the Los Angeles
Municipal Code to permit a zero-fool yards along the sile's intemat zone boundary
and internal side yards in lieu of the required 16-foot yards in the C2 zone and to
permil a zero-loot rear yard in lieu of the required 20-foot yard required for
buildings located in the C2 zone;

Pursuant to Las Angeles Municipal Code Section 16.05-F, ! hereby APPROVE:

site plan review lor the proposed project;

[
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Pursuant o Ghaner Section 562 and Los Angeles Mummpal Code-Section 12:27, Fhereby

a variance from Section' 12, 12—C 1;12.12.C.2; 12 12-C,3; '12_12—0 4;12.14-C.1;.
12.14:C,2; 12.14-C 3; 12.14-C 4, and 1237 of the Los Angeles Municipal Code to
'pemm the calculation of the bufldable area of the Jots.in he.C2 zone to Indlude the
areas of proposed street dedications and the reguired yard setbacks In lieu of the
deduction of these areas from the buildable area Df the lots'

i " a vanance from Section 12.21-1,A- of the Los Angeles Munxapa! Code to permil
- the realiocation ol he project’s floor area on the entire siteTather than interal zone
andiotboundaries; | .

a variance from the "D" imitations of Ordinance 164,307 to pervml ‘the commercia)
and residential uses on the subject property a noor area ratio (FAR) of 7.44:1 in
fieu of the maximum permitted of 6 01 FAR;

a@e © M RQUAL EMPLOYMENT DPPORTUNITY — AFFIRMATIVE ACTION EMPLOYER @
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Agency approved Mo varialidns 0f 49,899 square feet of floor area for the first two Phases
of the project, and on August 4, 2005 approved the third variation of 45,188 square feet
for the third Phase.

MENDATED VARTANCE FINDINGS .~

In order for a variance to be gran\ed all five of the legally mandated findings defineated
in City Charter Section 562 must be made in the affirmative. Following (highlighted) is a
delingation of the findings and the appbhon of the relevant facls of the case to same:

1. The strict application of the provxsions of lhe Zomng Ordinance would result
in practical difficuities or i t with the
general purpose and inlent of the zoning mgu!auons.

ensr a dFluor aCalculahons:

Pursuani toL-AM.C. Sechon 17.1 05-H .9, when calculating the permitted density 6f
a ision for condomi P the area contained wilhin public streets
shal'be deducted from the gmss area of the subdivislon. The resulting area is
conslidered the net square footage of the subdivision. The buildable area of the jot
for floor atea ‘calculation purposes axcludes those pomons of the lot used for yards
or bulldmg line purposes

The €2 portion of the-subject site is approx:malely 60,521 gross square feet, and
56,058 net square féet. The RS portion of the site is both 40,433 gross and.net
square feet. The required dedications in the €2 portion of the site reduce the lot
size by-approximately by 4,463 square feel. The applicant Is requesting to utilize
the approximately 4,463 net square feet of Iol area lost o street dedications and
approximalely 3,700 square feel of RS yard area when calculating the site density
and floor area.

# the project ware to be builtas a rental apariment profect instead of condosminiums,
the density calculation would be based on the gross square footage of the site. The
requesl variances for calculating the density based on the pre-dedication or gross
square footage of the project site,-and to include the RS yards in the calculation of
the buildable area for floor area purposes will permit the applicant to provide more
units on the site.

On June 7, 2005, the City Planning Commission recommended approval of
proposed amendment of the Planning and Zoning Code (CPC-2005-361-CA) for
residentia! projects Iocaled m the Redevelupmenl ijeci Areas of the Central City
Area. The prop and yards, and

- -
ZONINGADMINISTRARON

Crve———e
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pemﬂs the (z)eulaﬁon of bundable area to be prior to required dedications. The
. Central City Area has been targeted for high density residential development

because of i!s pmximity o hanspamﬁon and jobs, and re!auvely Isolated location
frb gl ily fences. The strict ,." ation of the Zoning Om:nancewould

ich redevelopmen: which would be inconststen! with the general purpose and.
“jntent of the zoning regu\aﬁuns. L S

Floor Area !nc[gase and Beangmugg: TR . . . .

. With ing of the requested variance to mduda the yard solbacks m the floor
- area caloulation, the-permitted floor area for the RS, portjon of the sitg is 242,598
squarg feet. The pre-dedication pemuhed floor area for tle €2 pomon of the site

*. is 363,126 square feet The Commumty Redevslopment Agency approved a .

varation to permit an’ addmonal 145,185 square feet of foor. area to be divided

:hetween each-of the. three. project phages.  The, total proposed floor area-for the

project is 750, 910 square feel. The L.AM.C..requires that the floor area be

-.constructedin the mrrespondmg zone. The appllcanl is reques\ing to reallocatethe

ﬂoor area asfollows;. . PR

Lot 1 97 934 square feet (RB zons).

Lc! 2: 325 425 square feet (C2 zone).
. Lot 3 327, 551 square reez (CZ 2one)’

The apphcant has des:gned the ;pmjec( 's-scale; massing,and location of the

buildings to.raspond to the site.. Tha two towerswere placed inthe hlgher.densily
- G2, zone and comespondlng Regional Center-Commercial Jand .use designation
wnlh!n the block that is border hy.s"‘ Strest ang: Figueroa Street. .The low-rise ot
buildlng is located. In the R5. pomun of the:sita In response.to thie,scale of the.
developing d ity or Flower, Stregl.. .Strict.application. of Zonlng
Ordiniance would require the appﬂcanl 1o redesign the project, and move more of
the projeet's masing to the RS portion of the site which-would be Incoas:stenl with
the géneral purposes and mtent of the zonlng regulat;cns.

"D' leltaﬂon B

The pmpeny Is located in Helghl stma 4 which penpﬂsunhmxled heigm and atld .
to 1 maximum floor area ratio (FARS However, the. "D limitations (Ordinance No.

164,307)-placed on-the site reduce the maximum allowable FARto 6101. The
- maximum floor area pennlxted under the"D"limitationsIsbased ona pre-d dication
and pre-yard lot area is 605,724, square {eet .As noted above, the apphcant was
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number.of trees may include the required street trees in the parkway. The applicant
is requesling a vasiance to provide 20 trees in lieu of the required 157,

The applicant contends that the open space requirements make it difficult to build
a high-density.residential project in Downtown. ' In.addition, the.development has
incorporated unique open Jandscaped areas thatwill serve the fulure residents and
existing neighborhoods. The subject site is located In the South Park area of
Downtown where real estate is priced at 3 premium. Providing the required open
space will resuit in a loss of residential units and/or ground floor commercial space
which would cause a financia! ip for the apph The projectis located in
close proximily to several existing and proposed fulure public recreation areas. The
Grand Hope Park'is located on Hope Street beiween 9™ Street and Olympic
Boulevard, approximately two blocks away from the subject property; and the future
L.A. Live project will be located across Olympic Boulevard and will include a central
plaza designed to provide a place for open space and entertainment to South Park
residents and visitors. Other.nearby public open spaces include the Gilbert Lindsay
Plaza at 12" Street and Figueroa Street and Pershing Square located at Ofive
Street and 6 Streel. Strict application of the zoning ordinance to require 62,900
square feet of open space would resull in practical difficullies and unnecessary
hardships inconsistent with the general purpose of the zoning reguiations.

in-addition to recreation facilities, the project site proposes a landscaped pedestrian
crossing-and yir g the lot from Flower Street to Figueroa Street,
thus adding an aurac(we amenity for the project residents and the community as
well. Trees will be located within the pre-dedication property lines along Figueroa
Street, ™ Street and Flower Streets, as well as along the pedeslrian passageway
traversing the lol. In order to provide the required 157 trees on the site, the vast
majority of the openspace area would need to be dedicated to tree planting. While
trees have many thetic and enviro i benefits, it is fistic for a
downtown high denslty. project to achieve consistency with a Code provision
.designed for a more suburban and less dense developmienl. The project's
proposed open space the area ilable to the d to enjoy
passive recreational uses such as volleyball and croquet.. One of the benefits of
trees is the shade they produce, but in.this. environment 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 creales an unnecessary
hardship by forcing the project ta reduce units in order to achieve a standard design
for a ditferent buliding type.

Accessory Uses:

According to the LAM.C., parking, access, open space, Wrash enclosures and
emergency access are required to be on the same zone or a Jess restrictive zone.
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- granted a varation from ma Comimunity’ Redevelopment Agancy to pemut an
additional 145,188 squaré feet of floar area divided between the three propased
- phases of the development: The applicant carinot utilize this vatiation without the
B ing of the variance to incréase the FAR. Many buildings inthe Downtown have

I "‘“‘Beén BOIr & mwamwmmommm Vs st convenet 1o’ resideritial

i use under the Adaptive Reuse;Ordinance. The scope of the proposed, projectis
consistent with its location in the South Park . community.of Downlown LosAngeles

' vhich is'designated for high density residential d Strict & ion of
. tha Zoning Ordinance I‘mmng the FAR -on the: slte: 1 6 to 1 would nol pemut the |
- project to be developed in as beneficial mannér as bemg pmposed. :
: Density Ineregse

T " “The permmad pre—dedlcahoh density-of the sife is 202 unrzs in u-xa R5 porﬁon and
. " . 303 unlts in the C2-portion for a total of 505 uits.: ThIs is based on one unit per

200 square feet of ot area'(pirs 1o the Z Lulllln_.‘ A ’s |
issued on May 18 2000.) *The ‘applicant 15 pr posing 6" develo ‘629 Joint
" Liva/Wark uhitsn o towers and one five-story bulkling; with 80 i

bemg located inthe RS porﬁon ofthesiteand the rematnmg549unfis being located
in the C2 portion of the site, With the granhng of the vasiance to permit the density
* of the, C2 portion of the site to be calctilated based on the.gioss or pre-dedication
- square footage of the site, the first’ 303 units requested ars by-right based on orle
unit per 200 square feet of lot area. The 304" unit thrsugh the 549 urittlocated in
the C2 portion of the site are baséd on zero square feet of lot afeh in lie of the
required 200 square feet. The applicantls ing this vari: to maximize the
number of units that can be buiit on tha sﬂe w:lh!n lhe permitied FAR as well asthe
variation granted by the Comr Agency. Stictapplication of

the Zoning Ordlnanoewourd requtra"'ﬂ' theiapy redesign the projectsa that

have'a maximim of 505 units Instead of the 629° Uoint Live/Work condominlum |
* units whicharé proposed which wouldbe Inconsls!em w;lh the generai purpose and
lenl of the, znning regulaﬁons. .

' Open Space requirements:’ < .0
The L.AM.C. requires 100 square feet of open space perunit with Jess than three
"habitable rooms, 125 square feetofopen space pér unitwith threé habitable rooms, -
‘and 175 square feeY of open spece par unit with more than three habitable rooms.

- Alofthe pmjects proposed 629-doint LivalWork units will contairi less thanthree
_habilable rooms. Thé'required opén space for those 629 uriits i is 62 900 square
“feet. The applicantis proposing to provide'39,208 square! foet of opénspace. The
* LAM.C.requires al least one 24-inchi box tree for every four dweliing 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 these uses within the same 2one. For this
reason, the project proposes 1o develop the site ‘as one funclionally ‘nlegn—iled
o achieve this goal the project must utilize the entire site without
Gundary. There is no publiic Behefitlo bé" gafned by requlnng
dual zoned sites to respect zone boundaries intémalto the sxle

Once a pedéstrian or vehicle en\ers the site they will he unable»lo differentiate
between the dual 2oned areas of the site. Once an automobile enters the site, itis .
no longer visible to the general public, and where it eventually parks, in the RS or
€2 zone will generate no impact to'the community. This is also-the case with the
" “focation of the open space, trash and access. The L.A.M.C. would require all of the
project units located Ihvthe C2 zone to have the required parking, trash, access and
* open’space within the boundaries of the C2 zane. The structural cost of building
additional subterranean parking in the C2 zone or elimination of units to'meet the
i ly impact

open space req is an hip thatwould r
the applicant’s sbility to construct the' pmjecL . '

Much of the open space requirement is generated by the loft units located inthe C2
zone, while less thah 10% of the open space req is gent d by the Joft
units located in the RS zone. A significant portion of the open space must be
provided in the more restiiclivé zone since the project is being developed as a
single site and it would be an unnecessary hardshipto.provide the open space In
the least restrictive zone.

arkin Staﬂ :

The LAM.C. requires that parkmg stalis provide ten inches clear between lhe stall
and any ob ions. The app Isr i -a t to permit seven of the
site’s 977 parking stalls to deviate from this requi due o the.ex oftwo

structural columns-focated on the four below grade parking levels. The.applicant
states thal the seven substandard stalls meet the spirit of the L.AM.C. requirement
which is to allow access In and out of vehicles once they are parked. The column
is located at the rear of the stall and only takes up one and ‘ane’ half feel of the
compact stall’s required 15-fool depth. Regardless of whether the car backs in or
pulls in head fist, the location of the column will not slop the doors fiom.opening and
the intent of the LAM.C. is-achieved. Meeting the stiict interp of the .
LA M C. parklng stall requirement would mean either losing seven parking stalls or
red g the ! cob bath of which would result in practical difficulties
ar unr y h ips incons with the general purpose and intent of the
zoning regulations.

‘more of the units are loéatél’ inthe! RS podtion oMHes;te and thatthe pmject would -
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2: - There are sp '_‘; to the subj ;, perty such as

size, shape,topogray that donot applygenerally
to other property In- lhe same zone ‘and vicln)ty “

‘The site’s size, dual zonmg, and ab"my to appmpnalety locate htg?ldeﬁsvtyﬁbusmg
near transit-combine to cneata a special circumstance not applicable to other
-"propetty in the same zone: orv;eimty The 100,954 square foc: site accommodates

629 for sala uml.s nesr a }ob-uw Wil wnhout isplacing existing units,

AL2.2 netdcres, this site encomp 41 lots.and cont -significantly more- ot
area than the vast majonty of.the surrounding developmenl sites. This larga iot
g -a- specva) b it is capableof o ing & large

[ amount of dwelling units. Through aseries of entitlement requests, the project sile
*. . “can contain.629 condominium units within 755,000 ‘'square fest of floor area.  The
' sife-of the site allows for the-design of, an integraled site plan’ that ln!erfaces
appmpﬁatelywﬂh the h)gh vise offi ceto lhe nodh and !he rmd rise Soulh Park area.

The vasl majority of tha projects ln the area wnll -occur on subslanhatly smaller

“propésing 128 units on a 37 ;789.5quare fool.lot in.the {Q]RMDO zone. The
aliover prdjeut located at'950 South Figuerod, Street: proposes¥156. units on a
,623F syjuare fooln!ot inthe €2-4D zone. The Lot 114 projectlocated at 1955 S.
+Grand:Avenue proposes 316.unitson a 50,622 squdre foot ol in'the [Q]R5-40—O
The large size.of the site and" lhe development potential - creates .8 special
*that is not do uux y apply- to olher perty in the same zone

Awoxdxng to lha zomng maps avallab on tha Cny’s Z'mas websne, there are no

. othenﬂual zoned sites on the immedialé area.: The existing! lot51were developed

* iinthelale 19™ cefitury and eanly: 207 century with residential buitding, which were
mostly demolished by 1948 and replaced with surface parking lots.. By:1969, the
last non-parkinguse, a gas stabon. had been demolished. . Since then this site has
existed in the community's mind as a single surface parking lof, and es.such, the

applicant would like it to be planned as a smgle site without regard to the spit-

zoning the resk and o ! poriions. The intemnal, zoning
botindaries of the unified slite are illogical and arbiirary for the purpose of locating
‘densily and ﬂoor area. Strict.application of.the zoning ordinance would result in
) ry o by mpo: - two, sels: of. regulahons that prohibit the

ZA-2005-1673(ZV)ZAANSPR) PAGE 15 -

generally posseésed by other property in the vicinity. Curently, there is a greater
incentive to build apariments inthe City than there is to build for-sale condominiums

because the Code does not require apariment projects to exclude dedicated lot’

area from its buildable area. In addition, the parking requirements for apariments

" afe'alsoless than for condominium develdpments. However this does not improve
"Los Angeles low homeownership rate, whichis more lhan 36% percent lower than
the nahona! average of 66%, This project is one of-the first large-scale new

d develop in many years 1o be jocated in the Centra)

City Commuinity Plan area. Strict Zoning Code requirements relating to FAR and ,
residential density have made it financlally infeasible for properties in the South

Park area lo be developed with high density housing developments. Denying the
* calculation of the bulldable area to include street dedication areas would resull in

practical difficulties and t y ¥ ips 1o the propesty in g
Condominiums Apantments (No
{Subdivision) Subdivision)
Lot Area 96,491 s.1. 100,954 5.{
See Note (1) See Note (2)
Buildable Area 96,491 s.f. 100,954 s.f.
| Maximum Allowable 556,746 5.1, 605,724 5.1,
Floor Area {96,491 s xB6FAR) | (100954 s.0x6
FAR)

Note 1: The strest dedication is subtracled from the ot area for subdivisions.
Note 2:-The street dedication Is included in the ot ares for apartments.

if the proposed project were to be developed without a Vesting Tentalive Tract Map,
. the maximum allowable buildable area would be increased by 4,463 square feet.
As shown'h ‘in the table above the allowable floor area 'for apariments is much
grea!erw:\houlan panying than forap with a subdivision,

" The apy quests that the ion of buildable area 1o be the same for both
‘condominiums and apariments, paricularly for an urban site in downtown Los
Angeles. The Los Angeles Depariment of City Planning is currently promoting an
ordinance change thal would revise the definition of “buildable area” to make it
consistent with the definition of ot area,” thereby eliminating the distinction
between condominiums and apartiments in the calculation of aliowable floor area.
The proposed Ordinance was approved by the City Planning Commission on June
7,2005. .

deve!upment sites. The Glass Tower project Jocated at 1050 South Grand s -
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» - ~commingling of the: project’s ing. A spedal ircumstance is § by
« * impobing two conflicting-sats of development standards:on one site that does not
+ typically apply to other property in.the same’zone and vichity. . .

+ #. Thespedial circumstance bf the sitels i!;; abllitytolocate high—cien's'ty condominium’

units within walking di ofthe Di is multitude of fobs and rafisit without
-eliminating arnly existing residential units. Most redevelopment pmjec!s Tncluder the °,
d;splacemen! of sxishngunils many of which are affordable. The conversion of the i
existing surface parking lot will not resull in the dlsp!acemen! of any hous!ng units.
By locating-the project on the'periphery of the offi T alsonp 629 units
for residents to five within wa)klng distance of their.jobs. Thls«,pmject provides an
Mg Inity to enhznce the Jobs to housing bal Inthe Gity of Los:Angeles. The
.. ostais lomled near a seiies:of mass- trafsit altematives including the;Blye Line
. Metro'Rail Station.at 12™.Street and. Flawer Street; and the Red:Line.Station at7®
Street and.Figueroa Stret’: This proximity to rail stations, to.2 number of hys lines,
arid-to the other nelghborhoods-in Powntown Los ‘Angeles makes the subject
. property a prime | for d density that can be suppcrled by lhe public
,tmnsxt jbbs, and semces ln lhe drea, .-

A "a‘m,g;,p ath 'ﬂn!a .’ jed by the lrafﬁr ol »The.Mob‘liU
Grotip, theprop e pro;ect wou!d thi hermore
Intense by-right pmje!:ts that: could-be constructed amheslle ,A pmje,d could be
Built on the site comaln!ng -approximately -302,098-sgquare feet.of office and
[ .approx:malely 60,452 square Teet of ground floor-retait In the C2 portion of the site,
-+ and 202 units insthe RS portion wf-the. sitew This.comblination.of:uses, would
generate | appmx!ma!ely 4,338 daily trips, Another option would- be fo.construct
362,550 square feet of office floor area in-the CZ pomon and 202 units In the RS

portion of the site. This rio would ge e i ly 3,669,daily trips.
* The prope prcuact wdl PProXi 2624 daily b1ps
. B St ey aine v
:Such varianco 4+ neCessary for lhexpmservauon -andienjoyment of o
ial yrightoruse g y p 1 by othier propesty inthe
L samazoneanﬂvic!nxlybutwh!rh b of such fal.ch and
pracﬂcal difficulties or. unnecessary hardshlps, is demed ﬂ:emproperty in

- qunsﬂon.

: Vériancefmmﬁ;ec:‘a!wlalionoﬂhabui'ldableateé'-{' tude street dedication areas

is necéssary for'the préservation and enjoy of.a su ial property right
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Floor Areg Increase and Realiocation:

Owners of property in a single zone are not faced with similar impediments to
developing their property as property owners with dual zoning. Often dual zoned
sifes are conhstrained by- conflicling density, -floor area, - yards -and height
requirements. Itis not logical or practical for one project site to negoliate between
multiple code requi Inthis parti case the entire site is govemned by the
same floor area and density requaremenls similar to other sites in the area.

. Unfortunately, unlike other siles in the area the split zoning prohibits the floor area
and dens:ly from belng planned based on proper sile planning techniques. It
requires. speuf ic amounts of density and floor area within each the RS and C2 .

- zoned lots within the site. This limitalion creates a $pecial circumstance that is not-
applicable to other area sites and justifies the requested variances to reallocate
Density and Floor Area.

Many structures built in the area were built at a time when the Code requirements
for density and floor area ratios were not as stringent. Now, many of these older

are being ped under the Adaptive Reuse Ordinance, which does
not subject dwelling units lo the lot area requirements of the zone ar height district.
Further, the underlying zoning .on the property permitled the development of
buildings with a FAR of 13 to 1, far in excess of the current 6 1o 1 FAR in the Code.
The Applicant should be able-to continueto preserve and-enjoy the substantial
property fight to utilize the land and to address the housing needs of the City and
inthe area, lwould be a hardship on the Applicant and the Cny il the increase in
FAR is not allowed to provide the needed housing within the City.

:D" Limitations:

There are a number of exisling residential in the jiate area which
were constructed prior 1o the enactment of Ordmance No. 164,307 which were able
1o take advantage of the underying FAR of up to 13 to 1. Residential projects
include’ the Skyline project focated at 600 W. 8" Street and the Metropolitan
Apartments focated al 950 S. Flower Street. Numerous office bulldings constructed
in the Downlown area are being converted to residential use via the Adaphve Reuse
Ordinance which waives lo! area and density requi for qualify ’
These projects include the Eastern Columbia bullding localed at 849 S. Broadway.
the Library Court bullding located at 648 W. 6™ Street, the Pegasus building Jocated
at 512 S. Flower Street, and the Packard Lofts building focated at 1000 South Hope
Street to name a few.

Strict application of the zoning ordi il the "D" limitation of
Ordinance No. 164,307, would result in pmchca! difficulties and unnecessary
hardships for the project inconsistent with the general purpose of the zoning
regulations. An unnecessary burden is imposed on the project if it is denied the
right to utilize the floor area. The "D" limitations of Ordinance No. 164,307, fimits the

sile’s floor area to 6 to 1 instead of 13 to 1. While the same Ordw%_
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lhatinu'easedFAR»spermRed ‘mad imunity Redevel pment Agericy
. (CRAyvarfation and fDévelof " =

T
. thiee variations from the CRA totalling 145, 1865quare feetof floor area, Appwva! -
- of these vananons created a FAR on the.site of 7.44 1o 1, Case number ZA-2003-

£,

prejectin-the-area -that wasgranleuha.dgmm
build uhhzmg the iﬁonal ﬂour prea granted by the CRA. A den!al of these
ts, contradicts City goalsto achieve In the South Park “high

. densny housing whiere compatible with existing and proposed davalopmen!' and

"+ does not allow the appnmnt to en}ay a property right posmsed by mhers in the

Los ot

.density. increases above the Code

* area.

Densa ncrease'

Reoent!y, the Crtyhas acknow]edged malcommlf ing thasmla ofthe pm}ect ismore

- appropriate in the downlown wiban environimenls via the tse of the site floor area

ratiathan through densitylirmitations. Twmecen!appmvals(ZA +2003-9146-ZV-ZAA

tocated at 1111 Grand Avenug.and ZA-2004-7070-2V-YV.ZAA-SPR localed at 950

S. Figuaroa Street) are examples of new oonstruchon pmjects whfch were granled

Mori iy, the City is
currently considéring CPC-2005-0362-CA which would ehmina!a ‘the density
requirement within the Central Clty:area.” In !he Staff Report prepared to update

. standiids lorresidentia} deve!opment inthe Canual CutyAxea the Deparimentof . )

City Planning iz Zoning thatare ble 1o the
.City:as a whole:are designed for densities and development: standards of a more

. submban city.even In the higher. dens!tyzones. Understanding thatthe Cemral City
- -area.isparticulady- -sultable for high densxty residential devalopmen!, the Director
- of Planining has initiated amendments to the zoning code which will “both recognize

the unique nature of downtown and incentivize the production of new housing units

in the Centval City.” By eliminating the lot area provision, the remalning control of *

the fntensity of development is the Floor Area Ratio regulation..:The effect of this
change would increase the number of dwelling units allowed on each sita. The
‘Department notes that bulk regulations are-a:"common’ means, of, ‘controliing “the

~ intensity-of development in.the downtown. area.of other.large.metropolitan areas

:the:nation and are suitable here to-ensure development consistent in size

. '. with thatof o!harbuildmgs inthe area.” Thus, the proposed increased density inthe
- . proposed pmject would resultin development of bulldings that are eonslslent insize

E

with 1hal af other! bu“ldlngs in !he South Park area. o

gg«méLac_gﬁggmmm.

" “The subject site is localed in the Soulh Park area of downlown; an urban arsa

planned for high density uses. The L.A.M.C. was written for primarily suburban type

- developments and Is not responsive o the issues facing high-rise urban

‘development. Providing L.AM.C. required open space, including one tree per four

dwelling units would result in aJoss of residential units which is contrary to the City'’s
goal of achieving a hetter Jobs to housing balance In the City and in the downtown
in pamcular.
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4.

Tho of such vari will not be fally detri) ! to the public
welfare or injurlous to the property or Improvements in the same zone or
vicinity in which the property is located.

The granting of these variances will permit the cc ion-of-a project
beneficial to the public welfare. The project helps create a critical mass of residents
requiredto create the urban environment envisioned by the City for the South Park
area. By focusing the majority of its square {oolage on housing it addresses one the
City's urgent needs, the creation of housing. It also creates less traffic than many
by-right ailternatives. The high quality archilectural design includes many
sustainable ("Green”) design aspects including two separate public open.spaces
which further promotes the public welfare,

Critical Mass

The proposed project will not be materially detrimental to the public welfare or
injurious to the property or improvements in the same zone or vicinity because the
praject is designed to achieve a synergy for bolh residents of the project and
neighbors in the community. The creation of the two high-rise residential tower s
on Figueroa and 8% Streets is designed to achieve the critical mass residents in the
area. The i fation In the area will in tun spur more retail
usesinthe area. The combination of the two will increase the street activation and
the"goal-of creating a walk able community. By providing for ground:floor retail
“ppportunities in each building the project further promotes the City's desire to create
4 high density urban environment where individuals can watk from thelr home to the

+'-‘job and then to buy goods and services.  To make the streets of Figueroa and

Flower more accessible to the general neighborhood population, the project
proposes a pedestrian walkway, designed as an attractive landscaped open space,
“to-connect both streets mid-block at the southem end of the project site. The site
plan of this project is designed to achieve a critical mass of residents who can
activate the streets and promote the ground floor retail uses. As currently designed,
lhe project shuuld pmve henefcsal to the nezghborhood

Fu)rlllng Hausmg Need

South Park is an area particulardy in need of additional and newly constructed
housing units. The proposed project will provide a total of 629 residential units,
which is g 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 citywide basis. The downtown area is an area that can sustain more
growth in housing units because the area is rich in jobs and mass transit
opportunities. Residents of the area are more likely to use public transit or to walk
to their jobs in the Downtown area. The project proposes o add a significant
amount of new fetail uses on the ground floor of four separate buildings, and the
availability of these shopping opporiunities will be beneficial to both new residents
of the praject and those already residing in the South Park area. The new residents
of this project will be homeowners, and thus their interest in maintaining the property

' 2A—2005—1673(ZV)(ZAA)(SPR) } - © 7 eacets

" The LAM.C. requires the project o provide 62,900 square feet: ol‘npeu space,
* whichis approximately 65%ofthe lol area, The LAMC: alsp requiresttié planting
of 157 trees. Boththe requlred open space and the number-of required trees are
mggened by lhe posed number of resid funils. These LA.M C open space

! d:fﬁwlltzmomp)y-mlh rrproper

-.whfch pem'm R5 densxty. ‘1t fotees developers o either; request'a: vaﬂance to

deviata from the standands, build-below the permitted residential density, or bulld -
commercial uses which'do not hava these opén space requirements.: Existing

* building being ted to resid f uses downtown under the Adaptive Reuse
Ordinance are not required to comply with open space requirements. Recentiythe 5 .

Grand Avenue Lofts, located al 1100 5. Grand Avenue receivied approval to provide
zero open space for thelr new construction units (ZA-2003—2656—ZV [-ZAA-ZAD).
The applicant Is not requesting to provide zero open space or zeso trees, as has |

been gramed to-other developments in tie:same zone and. vicinity, but rathera _ -

duction in both requil
preservation and ‘erijoymient of 'a“
possessed by other pmperty in the samé  zone of vicmﬂy

The gmnhng oi this vsnance Is necessary for the
ry right or use generaliy

'A sog(USES' ': t

‘The’applicant stales that he needs !he apprnval of this teques( tn design.a well-

. coo;ﬂlnated functional pm]ect. Requlring the project: dalgmo abide by intemal

zone t Jary lines:provides.no added: protéction. to. the ity.: JLinstead

‘impbses aryﬂurinecessaryhhrdshlp that conslralns:pro]ed das!gn inaway thiatis not .

applicable to.many of the slngla zoned sites Inthe area. The project parfdng, trash
enclosures; accesses: anid.open spacé will be concealed within the design of the
project ‘ardwill'fiot be visible'to the community. Once conslmc!ed this projeet will

. appear lo ba ong mtegrated development site. *

' Denymg\hs appm:anl 5’ mquesbtopenmt seven of the sntes 977 paddng stalls to be

inthatit the. arnount of
paridng that can be providad forlhe pmject. More: importanily,” these seven stalls
are designed 1o meet the: splritof the LA M.C.. The obstruction Is located In the

*. firstone'and'one half featofthe stall's depth. The obstruction should notaffect the

opening and dlosing of cardoors:’ Thevastmajority of Adaptive Reuse pmleds in .
the area don’t meet the spirit of the LAM.C. and have been extremely successful,
while at least one of the' recently approved-new construction projects. (The Elleven
located at 1111 Grand Avenue) wasg appmved with narrower than requifed parking:

~stalls (ZA-2003-9146-ZV-ZAA) The denial of this requestwill prevém the applicant

from enjoymg a pmperty right pmessed by others ln iha surmundmg araa.
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values of the area will lead to greater interest in combating blight and crime; leading
to a safer community for the area residents. By localing housing in this-area, (he
project will not be materially detrimental 1o the public welfare: .

~TrafficCongestin - - -+ ¢ e wEe s st s e e oo

The proposed project offers both residential units and ground floor retail uses. As
Hustrated in Variance finding 3, mixed-use projects generale less trips than 100%
sommercial projects. The residents of these new.buiidings will be atiracted to the
Downtown area because of easy access to jobs in the area. Residents are more
likely to' be walking to their jobs, thus reducing traffic congestion. 1Likewise,
residents will find many shopping and entertainment opportunities within easy
walking distance. Residents who need transporiation wili find that thelr adjacency
to 3 wide array of public transit options will include MTA buses.and subway lines,
sail lines, DASH, and other shutlie. services. The proximity to public transit will
increase the use ot public transponiation, resulting in much less traffic congesuon
Easy access lo jobs and shopping eilther by walking or public transit is the type of .
development that wilt be materially beneficial to the public welfare.

Parking Stalls

According o the L.A.M.C., parking and other accessory uses are required to be on
the same or a less restriclive zone, Addmanalty. the Code’ requlres that (he parking

spaces must be on the same lol as lhe unns ing: a ; lo
deviate ffO"? tf.lese requi 1t w»ll nolt be i to the public
welfare or to lh ts in the same zone or vicinily in

which the property is lucaled The dua| zomng of lh;s site does not generally apply
{0 other integrated that create idential buildings with a
separate parkmg structure. As a fully inlegrated development site, the property in
question is not materially detrimental to a pubfic that will be unaware of the iregular
Iot tine boundaries that create artificial divisions. Nor will this integrated site prove
injurious to other property'in the same vncimky. paiticularly when ofher. ne:ghbonng
residential projects have not faced the limitati of similar irregul

of internal lot 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 general public that will view this development as ona integrated unit
without visible divisions of lols and zones.

Urban Open Space

The granting of the vari will not ad: ly affect the resit ofthe p

project or the surounding property as the apphcanl plans to provide 39, 208 square
feet of open space instead of the 69,700 square feet required. This amountof open
space Is more than-adequate on this particular site to provide a number of
recreational amenities for the residents, While it is true a majority of the open space

is internal to the site, the project does provide two key apen space elements that
available to the general public during the day. An urban park on Flower Streetnear
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the comer of 8™ Strest will serve as:a, buffer between the Loft Building on Flower X T . i reslden‘l!a) roperbies on Flower Streat. The 28«5(0 towers williave a .
. and the th!Hlsa bu1dlng lpcated on 5" Street. Additionally, the project proposes . " oL ?;r;‘t’geng pmgdem gihe feside Y Harge windows to
crossing the Jot mid-block from Flower Streetto * = I: .. - takeadvantage ofthelocal and long distantviews, and the groimd level spaces wil

Flguema Stieet, that will be .open to residents and the community afike. This
y will prove benefick: ‘(olhepubnc.we!fanelucreaﬂnganopenspacemmdor .

nthe

v . thatwil ancw easier access {o.the community for public amenities n the vicinity. o [ .
 The! ided by the be Jn confc with an adopted- : - The towers take advanlage of the ex‘lshngglh Sbeel c"set and -are jmdaposed o

plan 9"5 ppropri [or this WPG of dowritown developmenL S T " creale an urban scalk entry into downtown from the freeway: The signature
L . . ' . ildings, which are simple hapes, tum and bend gently as they rise up

: ﬂigh Qualmc Deslan - oo 4 2 : '. '+ torespond both to the site and to the markel conditions by.providing larger floors,
: The mixed-use develapment w'll mnsm of two hlgb—nse residenual bu’ldmgs and ) . . -g;,‘:: s‘;‘a)c‘;f :t‘ ?;,g“g:;& ?,;3 :‘,fgzam’f: ce’:la?; t«t]‘:w?;:;:ngoggn wal?:?ezg
. one mid-rise residential building located aver sireet level retail space. The parking .t -against ihie beckdiop of the city. The grolind fibot cormiér s anchored by 3 retail
-+ structure will exist four levels below grade and will also.extend three levels above . © s 7 iilding, whichs properly scatéd for the streetand sérvésas ani Introduction 1o the
" grade /tha three residential bulidings. A centralcourtyard ks created on the o R g éated bitween ffi lowers abiove. The twin high-ise towers.and the

-roofof the parking: strutture providing amenities tothe residential uses. Thesttewill -
iriclude 27,000 squara feet of retall space In total. The scals, massing and location
of the buildinigs ori the sita respond to the unique shape of the site, the site zoning L.
--and the urban context. The two towers-are placed.on the higher density zoning. . L .
willinthe block that Is bordered by SihStreet and Figuejoa Street. The low-riseloft ' L e ‘altract pedestiiafidtivity at the street !evel of Figueroa; 9" Street-and Flower
s bu’ldmg i located on Flower: Streét in the RS zone-and responds In scale to the . les'a [ fas sn
R of Flower Street. The mass of.he.project is s : operi space; tHat serves asa mid»bk:ck cormidorbetween Figueroa and
~cons:slenl with surroundmg propemes and ‘'uses,. with - the Sjte’s location in' & . Flower SUEetE onct and i ahke o eas?y ceess other
transitional zone between.high-tise office bulldings to. the north and .mid-rise . bu’bhc améniﬁes T ﬂi&'é‘é‘mmumty k =
residential bundings to the south. The two high-rise 28-story’ residentla! buﬂdlngs

ol Itleswill establish a s»ghifmm place at Y pmmment lntersecﬁon
tes

willbe lml.ed on the ng(lllem partion of the site In the C2 zone, which is an : . . : The overal design of thi ect brinds ssgmﬁmnl archnedmal Innovations lo the
. Torahigl y use. “The mid-rise residential buﬂdmg with . area that seve to enhance & livability of the expanding residential community in
loft units wil b2 & less intensive'use Togated. inthe R5zone.. - | N Co i the South-Park area’ As'a restlt, the design of the. pmjecl Wil not-be materially
. . -~ L delnmenlal to lha pubﬂc we!!are‘
- While the project is primarily re;ldenﬁal. the' design recognizes that by providing - . B o~
. complimentary facilities to the 629 Joint Live/Work unils including shops, . R Sustainal ity [P L '

_ restaurants and open space. the qua!xtyo! iifa for the residenls and the nelghbocs . X . R
**..would be. gnhanced ERIOv . : - .. . Thedeslgnt bmughl‘ h lom! i and ionaj i lo identify

N and evaluate numeroiss whole- tem sustainaml sieal les fof ‘minimizing the

. Bygrvmg the groung ﬂoorlo reta? lhe s\.reet and the ad}acenl shops beoome publlc . . - anvnronmemal Impaict ofthe p Syst ty leg fing: In the co?ﬂexl
.spaces., Theglass front is set back from thesbeel. providing overhangs o afford < of r:ondmons and issues that ate Beiall ta Los geles, the team
protection from the sun and rain. The ground floors become visually transparent, focused on reduéing Energy oonsumphon Tnlmrzlng ‘water and_sewer loads,
‘bluming the fines between !ndoors and outdoorsi ln the way of open space, the site . . L storm run-61, di & wasts from lhe landﬁlr and produang al heauhy
provides two open spaces for the d the a small rban . ) ' Indoor envirohiment fof the' tenants. The inability for enhy the

-park on Flower Street and a ‘mid-block | passage at the south.end of the site. The . pm}ed’s sunablllly for the neighborhood will hot-be il 0 1.to the

be bulll of tradibona) malenals. whh:h will have the texture and color of the existing.

spaces |owled inall fuurbulldmgs. the pm]eet is designed

-mid-block passage will conneit Flower Street 1o Figueroa Street byway of apublic. - S o Sublic weifare of mjurious to lhe property and lmpmvemenls in the $afne’zone or

green space. This pedeslnan friendly space will include benches and a walking . : vxdmty

‘path. The d urbarn envi wilt be desirable and economically feasible. T

The mid-rise building on Flower Street has street lavel retail and five fioofs of one’ H . o

-and two Hedroom condominjums. The facade will be characterized by a strong color o The South Park ared as & whole is a mixed-i i i

and'large bay windows, with an architectural design that Is appropriate for the " . " medical, commercial ant retail uses. -Other nearby high denslly pm)acls have
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requested and been granted variances.to exceed the density limitations without v 5.  The gmnling of the variance will not ad ly affect ar{y ¥ of the

proving materially detrimental to the public welfare or Injurious to other property or . General Plan

tmpmvemen\s in the same zone or vicinity. The dual zoned nature of the subject

sHleis umque to developments in lhe area, and a varlance allowing for ﬂexubmty in .
- i 1o other : e = The G 1.5} ilnotbe:ad ly-affected.bythe granti nl these

eee—thig alfh of fleor Hty-will.not be.d
properties or improvements in the South Park area, but rather should prove ) In fact, this project promotes many of the goals and policies of the General Plan,
- complimentary to the development of the high density residenlial development that . ** The following will discuss the project's i with various el of the
is p by the C: ity Plan. General Plan, including the Central City Communlty Pian, Central City Community
Plan, the Housing Element and the lransportation elemenl. .
While the subject devel is @ new « ion pmjecl and is not limited by
existing conditions, as are existing buildings, the progedty is located within the same Qm_"’@ﬂ.‘l@‘ﬂ‘.’l’l\tﬁ'ﬂ
area of downtown Los Angeles which can support high density development. The .
Downtown Adaplive Reuse Ordinance allows exisling buildings lo exceed the . Tre f°"°W'"9 Central City Community Plan 'ES’dB"UaI land use objectives are
floorarea the Cityh: that high ty develop . . ’ e with the proposed
is notmaterially detrimental to this part of the City. Current City code allows greater o . .
density for apartment developments as opposed 1o condominium projects. This Objective1-1: Top de of residential units in South Park,
distinclion fails to address the issue as lo whether one type of multi-family . .
nt is more detrimental to the public welfare than the other. On the Objective 1-2: To i the range of housing choices available to D
ccntrary. the developmen! of ownership unils should be encouraged for the B’"P/U}'EES and residents.
downtown area for the very reason that homeowners will become stakeholders in
the ity and i din the t nent of the neig yod by having a . With the development of 629 Joint Live/Work units in a h:gh density area, the
vested lnleresl in more crime -prevention and safely programs.fos the area. proposed project fulfills the primary iatland use obj of the.C:
Homeownership bnngs many benefits to a iity, and thus a vari 1o allow Plan, which designales:much of the South Park area as High Density Res:denua!
grealer density for condominium uitits will not be materiany detiimental to the public with wnespondmg residential zoning. The Community Plan's Policy in support of
wellare or injurious 1o the property or improvements in the same zone or vicinity. : this objecti to *maintain zoning ards that'clearly promote housing and
Due to the high cost of real estate .in suburban’ areas, the development of tirit ancillary commercial to that which meels the needs of neighborhood residents
condominium units in the downtown area will' be more affordable and will assist o oris compatible with residential uses.” A program of this palicy seeks to “designate
raise the number of ownership units. Los Angeles lags behind other cilies across the Land Use for South Park for residential in all future redevelopment plans.”
the natlon in the p ge of + hip units, . Anolher program seeks fo implement po!‘cres as appropriate thal “encouraga
and promote & , mixed-income and mixed-use
The site is unique as itis sited in the South Park area of downtown Los Angeles, a : neighborhoods downtown...* The Pisn also seekslo| Increase'the range of housing
public transit and jobs rich area. The site is a short walking distance from the rail choices available to Downlown employees and residents. The propased project
. transt stations and a close walk to.the DASH Jine at the Convention.Center, which offers homeownership opportunilies to residents ofthe.area. The propased project
+* provide transit access within downtown as well as to oullying areas such as Long clearly strives fo meet the objectives, programs and. policies of-the Plan by
" Beach, Pasadena, Narth Hollywood, Westchester, and Norwalk. The close proximity expanding the number of residential unils in an area that-is already. oriented to
to the ral stations is compatible with the high-densily development necessary to pubfic transit and mixed-use projects. .
create demand for public transit which in turn justifies the request lo increase the
allowable floor area and FAR. The Commum!y Plan also identifies several significant community residential land
. use issues tha! are addressed by the proposed project:
The South Park area is a dense urban area rich in public transit, jobs, and cultural 8)  Createasignificant increase in housing for allincomes, particulary of middle
and entertainment uses which can accommodate and will demand an increase in income households.
resujenua) density. There!ore the granting of the requested adjustment will result
e and consi wilh the Jing uses and will not be b) Lack of sufficient housing investment to achieve a “critical mass” in some
malena“y detrimental to the public welfare or injurious to the property or . underserved areas fike South Park. -

improvernents in the same zone or vicinily in which the property is located. ;
c) Lack of neighborhood-oriented businesses to support residential uses.
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dy Lackof a stmng sense of nelghbomuod Idanmy TR

“Tha project’ Ks designed to ass;s'& in resolving/ these many issu%. The pmvlslon of
. 629 Joint Live/Wark units creates-a slgnificant increase, i housmg for middle

- —-~—-—~——incomemusehu!ds-m-thaaxeaﬁCuﬂmunasssa:hnavedee,SnyMamarea.. B P

. by the pm;ects site plan that emphasizes.the placement of the fwp 28-story hlgh—
vise lowers in a transitional area belween high-tise office bulldings and.mid-rise
- -apaitment buiidings. The posiﬂonlng of the two high-rise tower residential buildings

o Figueroa and 9 Streets is designed to allow.residents and neighbors itousethe

are easily act majorthe fa Inaddition, the. rasldenﬁa!ly—«;nanled
bullding on Flower Stroet wil pmvide gmund ﬂoor vetadl that will inuease shopping
. tfesforthe pri ping.on FlowerStrest. Notonly
will'new residents In-the | ‘project’s. 629, umts have avai!éble to them.many retail
options on the grourid floar of éach build}
Park area will have more shopping. opponumues within easy walking distance. To
make the streels of :Figueroa and-| Flower- mors accesslble
nefghborhood population, the project proj ap 1 esigned as
an attraclive landscaped open space, to connect both streets mid-block ‘at the
southern end of the project site. The'site plan of this project is designed to echleva
a critical mass of residlents who can activatiz the streels and promote the ground
ofx v figor redad uses: “The.retall uses on-dhe ground. floor-of the four buildings wil
’ " address the lack of neighborhood-oriented businesses as these: retail uses wili
serve the community as well as residents. The development of a large vacant
:vparcel of-Jand info housing and retafl.uses will help 1o, sstabllsh @& nelghborhood
" identity where fioné ax)sts now. . .

Egggvelugmenl Ejan

" . Section 105 ~ Project Objectives

. The rollowlng City Cenler Redevelopment Pian land use objectxves are consis!em
.wnh tha pmposeddavalopmen .

.paaple, mcludmg a-full mnga of amund—lhe«:lack activities. and | uses, sur;h as
ion, sports,; ir and g.... s

_ Objective 13: To provide higl hand med density housing'clasa lo‘employment
-" and avallable to all ethnle, social and economlc groups, and !o maka an appmpna!e
- share of the Cltyslow~and s of the
: area. . PO

The lmpunam goal of the kay Center Redevelopmen! Plan to pmwda h!gh and
medium density housing close 1o employmentiis achieved with the  proposed
‘projects provislon of 629 Joint Live/Work units in .a high. dens:ty area. The
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LrvelWotk umls to the Clty 's downtown housing stock. The project will be part of an
district ging the use of mass transit. The

pm)ecl will be developed in close proximity to the MTA Blue Line Station at 12"and

Flower Streets, the Red Line Station al 7™ and Figueroa Streels as well as the

.DASH and other MTA bus lines, Additionally, the project will essenfially,be part of

the proposed L.A. Live project which will bring new hotels, five theater, night clubs,
is, retall, .and o | office space to the South Park commumly

In allowing higher density than permitted by Code for the condoininium projects

located at 1111 S. Grand Avenue and 1100 S. Hope Street, the Community,
Redevelopment Agency found that penmitting a density variation will not be contrary-
to “the objectives .of-this Plan or the applicable Communily Plan.” The Agency

found that "this type of hmMensxly fivehvork residential development is the optimal

tand 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.”

Transporiation Element

The objecfivés,outlined, in the Land Use-Tmnsportaiion Policy within the
Transportation-Element.are as follows:

1. Tofocus 1uly:é grpv}lh:of the Cily. around transit stations,
2. Increase land use intensity in transit station areas, ’

3. Reduce reliance on the aulomobile, and

4. Create a pedestrian friendly oriented environment.

The Land Use-Transportation policy defines a Primary Influence Area as the area
within a one-halt mile radius of a transit station, These areas are identified. s
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.

The project proposes a pedesuian—oriemed environment by locating high density
residential and retail uses in proximity to public transit and the jobs rich environment
ol Dcwnmwn. The project encourages pedestrian aclivity with its development of

lkway mid-block b Figueroa and Flower Streets that will be
used by residents and the community alike. Wilh new residents mostlikely to work
e and lo avail 4 of the i and cultural opportunities of
the area, the need for automobile ransportation is greatly reduced, because
residents will either walk or use one of the many forms of public transportation
available in the area, In any evenl, the project provides a significant number of
parking spaces, which necessitates a variance 10 allow for parking and other
accessory uses on a more restrictive zone and to aliow for parking spaces on a lot
other than ane with dwelling units.

retall uses on the ground floor that will be  Provided in both high iise bqumgs that.

ationfn the South .

the -general.

. Objechvs 6 To- creaia—a modem,. eﬁiclenl and balanced uman'envlmnment for
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Rédwe)ophént Plan allows for an.increase in flbor area on 4 propeity pursuant o’

Section 520. In grariting a floor area variation of a maximum of 50,000 square feet
“for each of the proposed Condominium Projécts located at 1114'S.Grand. Avenue
and: 1100-8: Hopé— S!reet, the ‘Community: Redavelopment AgEncy noled that

———~——-’pe:mm ngy'a vilknet-be esntrery to-the: X
* 'Plania that the Plan seéks to increase the sugply of housing in the iject Atea
“andis aimed at "creating'gwnership opportunilles uﬂhe Project Area Further, tha X

Sotith Park areais "designated and zoned forhigh-
ahd lhé area can acdommodate tha proposed hlgherdansmes ofthe Condomm!um

nd j: emuse lhey are wdhm 3]0b5fﬂch area."

idpl sed pm}ect creates a mod eﬂ‘caent and b urban envimnment.
for. peopia hy prbvidmg residential unns in anarea thatis pmxnmale tomany of the
ify’s recreation; sporls dnd’ i int venues, - of the project will
avé easy accosstather neighbonng tos Angeles Sports and Entertalnment District
as well as {0 the Music Center, D' sy Hall-and other cultural venues lomled inthe
. Downtown ared.! .

: y and preservabon ofan adaqua!e supply of
rental and awnershlp housmg to meet the Identified nesds of | persons of all income
levels and special needs.

C',' it 2.3. g the locati of i Jobs, and s in ‘mutual
P i date a diversity of uses Ihal ‘stipport the rieeds of-the City’s
existing and fulure ras:denls.

) The' City's Housmg Elemenl (adopted by. the- Cl!yCouncIl on December18 2001
and approved by the State of Califomia D of Housing and Redi
. Fél m‘éry-2 2002)'states that the- popmat!on of Los Argeles-will' gmw by
829,165 § persa betweaen 1993 and’ "2010: The“amoum of -hpusing .néeded fo
date.city id growth is esti id 10 be 60,280 dwelling uhits (from 1998—
" 2005)or an annual néed of 8,037 dwalling units.

* % Far from actilevingthis, ‘according to the repart by the City Council's Housing Crisls
| TaskForte, Recommendations to Famﬁrala Housing Production (Septamber 2000),

builtin 2000 than.in 1899). The report dxswssed various pmposals to spur housing
) produ |on :

+ The proposed project will provide cumrent and future downtown employees with
“housifig at'a premium locahcn. The propcsed project wilt add a Iolal of 628 Joint,
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The Open Space and Recreation Section of Chapter Ili, Land Usé Policies and
Programs In the Centrat City Communily Plan states the following: .

Objective 4-1: To encourage the expansion and additions of open spaces as
om e OPPORUNIIES AFSe = = =1o oo o o et e oL s 2t e s e
Objective 4-2.1: T6 foster physical and visuat links between a variety of open
spaces and public spaces in Downlown,

The proposed project will provide a signifi cant portion of the requlred 69,700 square
feet of open space. By providing 38,208 square feet of open space in recreallcnal
amenitles, the project goes a long way in ing-{o achieve a. that
is difficuit tofulfill in a dense urban site. This openspace includes a fi fitness center,
pool, deck and terrace all located in a central courtyard created by the buildings’
massing.

Beyond the amenities for the benefit of the residents anly, the ﬁm]ecl proposes a
tandscaped pedestrian crossing and passageway traversing the lol from Flower
Street to Figuerda Street that will be open to residents and the comminity alike.
This !andscaped corvidor fosters a physical and visua! link between a variety of
* public spaces in Ihe downtown area, making il easier for area residents and visitors
to enjoy a pedestrian activity in a thatis developing-more public parks
and plazas. Additionally, the nearby Grand Hope Park and the future Central Plaza
of the LA, Live project will only add to the open‘space‘provided as #tis a short walk
fiom the project site. The close proximity of an existing public park and future plaza,
as well as other parks and public open spaces within reasonable walking distance,
are all mitigating factors that provide nearby public open space for fulure residents.
The granting of this variance will not have any adverse elfects on any element of the
General Plan.

ADJUSTMENT MANDATED FINDINGS

In order for an adjustment from the Zoning reguialions to be granted, all five of the legally ’

mandaled findings delineated in Section 12.28 of the Los Angeles Municipal Code must
be made in the afl Following (highti ) is a delineation of the findings and the
application of the relevant facts of the case lo same:

6. The gmmlng of an adjustment wili result in development compatible and
’ with the sur ding uses.

The R5-zoned portion of this property requires a rear yard.of not less than 20-feet,
and side yards of not less than 16-feet. The C2-zoned pomon of the site requires
a rear yard of not less than 20-feet, and side yards of riot Iéss'than 16-feel. The
applicant is requesting to provide zero-foot side yarﬂs and reéaé yards including
along the site's internal zone boundary and internal side yards. The applicant states

. "there is.a downward trend inrterms-of housing praduction (3,140 fewer:tinits were:
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" The granting of al

the 8
< LAMC. would requira side yards a)ong the site’s intemal zone boundary

ofthe zi ulaﬁonsis—toprowdavesidenhalsetbad:sln
areas with stm‘!ar setbacks and lo pmtect adjacent properties. The locabon of the
subject property in downtown Los Angeles Is unique when compared to similarly
zoned pmpemes insuburban areas such as the San Femando Valley, Surounding
properties in this urban area have zeso setbacks, which is congistent with the

..davelopment pattern of most downtown areas. Other.| -buildings in the area, bolh. .

isting and ', approved.and proposed, zerofron!.sldeand

- rear setbacks, For ihe M fitan Lofts. and Elleven pigjects; both
- currently under cunslrucuon. were each granled discretionary approval to- allowa ..

residential project with no setbacks. Additionally, e project located on the'same

~bloick. at 948-950-S. Figueroa;Street (ZA-2004-7070 ZV.YV-ZAA) wais recently
grented similar adj ‘Th the ing of the adju t will resuit

ina deve!opmenl lhat Is compatible and consislent with Iha surroundmg uses,

will be-In cc fo e wilh lhu intent and

purpose of the Genam‘l Plah. .

The applicantisprop p -jectwrth QJoSn!LiveNVork

. units and 25, Ozasquam fee! of retall space wnh adjuslmems forzero-foot side and
--rearyard setbacks. The project is consistent wﬂh the followmg objecuves of lhe

Central Clty Commun

Objective 1:1; To promote developme 'oI. idential s in South Park.

Objective 1‘2. To increase the lange of h
employees and residents. .

ible wﬂh \!ha f" Plan objeclwes listed above. As

‘choices available fo D

ivother.mixed ! d for:simlar. the City
has made R clear that in mder o pruvlda needed jobs and houslng in the South
‘Paik area of D uses.are more imporant than'

-+, requiring setbacks which are inocmpahb!e with sunuundlng deve!opment.

o( the Housing Elemerit:

’ Thaprpjectisa!so snsistent with the: bio
; Objective 2.1: Promots houging sliategle: shicheiih ighborhood safetyand
. sustainablllfyandpmwdswr de devel andi

and service' capablll!les within lha)Clly and each Communlty Plan- -grea; pr othar

pertlnenf service area.

Objeclive 2.3 Encourage lhe loa:rlmg of housing, jobs, and services in mulual
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10.

The slle andlor g imp)

] 3 P

make strict to the zoning

. Thesileis comprised of 11 lots zoned {QJR5-4D and C2-4D. The LAM.C.requires

e ——-yardson -both sides-of-the-zene-boundary. -Gomplying-with-1his requirement would

require building breaks which would affect the building massing, function, and
" density of the project. The project achieves the L.A.M.C.'s intent of creating buffers
between ad;aoenl sites while providing much needed housing in the Downtown,
* The dual zoning of the Site makes strict adherence 1o the zoning regulahons
impractical.

SITE PLAN BEVlEW FINDINGS ,

Pursuant fo LAM. C Section 18.05, | have reviewed the subject development pm}ecl and
‘make the following Site Plan Review findings based on the m{ormahon contained in the
" application, reports recelved from ulher depanmems ppl } written dc

submitied-and review of envirc p

.

‘Regional Center C

with the pmjecl

The subj; project P ; with all Py
the Los Angalas Municipal Code and with any applicable Speciﬁc Plan.

of

The proposed project is a mixed-use building comprised of 25,023 square feet of
ground floor retall and 629 Joint Live/Work condominium units totaling 755,724
square feel: - The D limitation on the site (Ordinance No. -164,307) Jimit the
maximum floor area to a FAR of 6 1o 1 for the entire site. The proposed
development Is not.allowable under the cument adopted zone. However, with
approval of the requested entitlements filed under ZA-2005-1673-ZV-ZAA-SPR,
VTT-62367, and the variation for an additional 145,186 square feet of floor area
from the Community Redevelopment Agency, the project will be in compliance with
all of lhe app!icable provisions of the LAM.C..

" The pmperty ls«no\ located withina- specxﬁc plan area.

The subject devel prujuctls wnn!he dopted Plan,

The adopted Cenlral Clly Community Plan designates the subject property for

ial with the ing zones of CR, C1.5, C2, C4,
C5, R3, R4, RS, RAS3, RAS4 and High, Density Residential land use with the
conresponding zone R5. The property contains approximately 2.2 nel acres alter
required dedication and is presently zoned C2-4D and [QJR5-4D. The proposed
.development of 628 Joint Live/Work condominium units and 25,023 square feet of
retait space is not allowable under the current adopted land use designation.
However, with approval of the requested entitlements filed under ZA-2005-1673-ZV-
ZAA-SPR, VTT-62367, and the variation for an additional 145,186 square feet of
floor area granted by the Community Redevelopmenl Agency, the proposed project
is c i with the lan,

thatstrict adherence tothe L.A.M C requirements for stda and- rear. yanis pmh‘tﬂs
of a trict e
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bximity. Accommodate a-diversity ty of usés lhat suppart the needs of the City's-
ex:sllng and: Iutws msldenfs. .

., The objecﬁves fmm the Housrng Element stated above, can be met by redncing the
ith-

. surmunding developmems

PR uses:-and \twith:

A

whichwifkm preject Wi

T

F'naliy, iha Transponahon Elémentof me Geneml Pian encuurages tha louaﬁon of
higher density houding neaptransit:portals, *Thisprojectisless than three blocks
" ‘away'fom the MTA 12(h and Flower Streat:Station, a-major transit portal for the
Metio-Blue Line. Thia project Is conslétent with the-Central-Gity Gommunity Plan
'the Housmg Element ofthe City of Los: Angeles; ”merefore. the granting of the

n adjustinont i In‘conformané wilh'the'spiﬁt and_lm'em of
lhe Plannlng andzo fig od‘e of the City, - ’ .

ﬂ'xa pmposed site plan Is consistent with the Inlenl of tha Zoning Code, in lhat it
“Hdhstes 10 bl 6fthe requlred yards along its éxternal propesty boundaries. itis only
along the sile’s In!emal zone boundarywhere Ahe' pm}ec! s outot compllance w:lh
the LAM.C, The q c
d provide fork i fice andséompalit mly
I} 45, to.ensure ‘access.in the -event. of -an:emergency.
HuWBven»the‘ tegutations.dre ! 'wnnen on acatywlde bas!s ‘and do.not-take into
the unique i area, which typicalihas a high
densﬂy of buildings with zero yard setbacks In addition,’ the sub}ect property
‘encompasses 2.2 net acres of land and retjulr
gmnted to allnw for a unif ed developmen!.

The chmg Code permils adjustmenfs fmm the Codewhen spedal urcurns!ances
exist, provided that the  development does not result in any adverse Impacts. As ~

demonstmled !n e prevlous fi ndings the. pmposed bunldmg will be oompabb)e with
f tand does not

vesull in any adverse lmpacts. .

tment or.any adverse

Them dre'no adverso impactsfiom lhe proposed zld],

i Impacts have been mitigated.

A Mitigated Negative Dedlaration (ENV-2005-1674- MND) was. pvepared !or tha

. proposed project. The granting of the adjustmenls to reduce the yard selbacks will
- notresuitin adverse impscis tothe’ orio the subject

“as they refate’to yards intémalto the' pm}ect. "me project as des;gned will be
_» consistent with the' sum:ﬁndln‘g ‘developmibnt; both existing and propbsed anid will

result in an aesthetic improvement from the current surface parking lotlocated at

the site. All of the projec( 5. envvmnmenta! xmpac{s will ba mlbga\ed toaless lhan

significant lével.

\bein hant mu.lheln!enl ", P! ofthe G V'Plan.'

“that special ns be
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November 22, 2005

Lot 114 Inveslors, LLC (O/A)
1308 NW Everett Street
Partland OR97209

,And!e Adame (R}

Cra:g awson & Co., LLC
8758 Venice Botlevard, #200
Los: ‘Angeles, CA 90034

Department of Building and Safety

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 Grand Avenue .

Related Case: VIT-62799

Central City Planning Area

Zone :[QJR5-4D-0

" DM, 126A207

C.pb. :9

CEQA : ENV-2005-1812-MND

Fish and Game: Exempt

Legal Description: Lots A, B, 18, 19, 20 and
Southerly 10 feet of Lot 17, Block 79 of
Ords Survey, Tract Campbell

Pursuantto Charter Section 562 and Los Angeles Municipal Code (LAMC) Section 12,27,

1 hergby APPRQ\_/E:

a Zone Variance from Seclions 12.21-A 5 {c}, 12.21-A 5 (a) (1), and 12.21-A 5 {a)
(1) (i) permitting 26 Joint Live Work condominium units of the total proposed 311
Joint Live Work units to have a minimum of 1 compact parking space per unit in liew
of the 1 standard parking space per unit required, a redugtion of the standard parking
stali width to 8-3" only at the portion where the structural columns arelocated as
shown on the attached drawings in lieu of the required 9'-0" 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 1o permit the calculation for the Buildable Area of the lots to include the

AN EQUAL EMPLOYMENT OPPORTUNITY = AFFIRMATIVE ACTION ZMPLOYER




‘CASE NO. ZA.zoomasr(ZV)(CU)(W)(ZAA)(SPR)

a Zone Variance Section 1221-G 2 to deviate from the Open Space requifements’
to reduca!hareq.nred(}pen Space tg 23,874 square feet inlieu of the 36,275 square feet

of Open Spaoareqmredandlantt 3535quarefeetomerateOpenSpaceand 1,781

square feet of Common Open Space in the required side yard; -

froh IQJCommMﬁandsAandmeDunmmsorwnamemmm

o pefinit the Associdle Zoning Adriinistrator o act for the City Plarinlng i
1A,alovnnganFAanaf2!o1{orcommerdalusesonﬂfe, 2
comm and residéntial useshexoessofsm1 FAR (suchapproval&shrecognitcn

e acquisition by the City of Lns ‘Angeles thiviigh_

1130 South Hofie Street, sul :
ed mixed-use pmjeq located at” 1155 .South Grand

-eminent domain for the

Avenue}; et ) .

. .. aZong Variance from Sedion 1221-A 6 {d)y&(e}o pen-nﬂ no wall enclosure in fieu ofthe
. required wall endosmg the parkrn rea located on Parcel A-2; and

aZone Vaniance from Section 12.21-C 1(g)to aliow more than 50% of the reqwred
front yard to be desngnated as a driveway on Parce! A- 2.

Pursuant fo Los. Angelas Municipal Section 12.28, 1 hereby APEBOyE
aZonsng Admiriistrator Adjustment fre 12114:1‘12 11-02 and 12 11-C.

3 to reduce the front yard setback réquirement to 0 feet in lieu of the 15-foot front
yard requ‘red toreduce the srdeyard se!back requrremenno 0 feet for all the ﬂoors

ayeraging of 46,734 square 1 (‘7136 South Hope
Street) and 34,496 square feet of floor aréa from Gladstone Hollar lot {1130 South
Hope Street) to be averagad onifo Lot 114 (1155 Sou!h Grand Avenue) in'a Unified
Development. [On' July 21, 2005, the’ CRA Board of Commrsroner; approved a
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seek judicial review of any decision of the City pursuant to Califomia Code of Civil
Procedure Section 10945, only if the petition for wril of mandate pursuant to that section
is filed no later than the 90th day following the date on which the Clty 's decision becomes
final.

NOTICE

The applicant is further advised that all subsequent contact with this office regardlrrg this

determination must be with the Zoning Administrator who acted on the case. Thiswould

include clarificalion, verification of condition compliance .and plans or building permit

applications, etc., and shall be accomplished BY APPOINTMENT ONLY, inordertoassure -

that ypu receive service with a minimum amount of waiting. You should advise any

consultant rep i J yau of this requi as well.

FINDINGS OF FACT
After thorough consideration of the ained in the
submxlled therewith, the report of the Zaning Analyst thereon, the slatements made at the
public hearing on , all of which are by reference made a part hereof, 25 well as, knowledge
‘of the property and surrounding district,  find that the five requi and:p
for graniting avariance as enumerated in Section 562 of the Cxty Charterand Seclron 1227
of the Mupicipal Code have b blished by the g facts:

. BACKGROUND

The proposed project is a new construction 24-stary, mixed-use high-rise buxldmg
comprised of 311 joint liveiwork condominium units and 2 cial cond
with 427 on-site parking:spaces totaling 7,294 square feet ground floor retaillrestaurant
uses on the northwes! comer of Grand Avenue and 12™ Street in Downtown Los Angeles.
The project totals 464,626 square feet of floor area and 263 feet in heighl.

The subject Zoning Admini 3 I isani case to Vesting Tentative
Tract No. 62799.. At the public 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 twa lots for 311 joint live/work condominium units
and 2 commercial condominium units with a parking ratio ot 1.37 parking spaces per joint
livehwork unit,

The subject site consists of three level, rectangular-shaped lots lotaling 62,755 net square

- feet (1.44 net acres) in the {QJR5-4D-0 Zone and designated as High Density Residential

land use in:the Central City Community Plan area.

. PAG'E2]-

the plans
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Density Variation of 49, 999 squara feet of additional floor area and a transferofﬂoor )
. area by variation of 34,496.squars feet fmm the Gladsinne Hollar parcel}

’”Gondlﬁonal-Usa»pursuant-to-Secﬂou 1&2_,4-\» X

rking.use-inthe RS -
Qne_ - " . R s it .

Pursuéntto Los Angeles Municipa! Section 1605,  hereby APPROVE: .

2 Site Plan Review permiting the n, use and of 311 jolnt *
'Iivmg and workunrls Wwith 427 on:site; parklng spaues inthe: [Q]R5-40-O Znne,

Av’ upon the lonowlng addrlkmal tenns and condmons, :

“ 1. Al other uss, helght. and area regulations of the MunIclpal Code and all other -

. ~applicable. g fes shall bastrctly wmplled with in the
-« development "and-use, of the.propefty, \except as- sych: regulat{ons are herein
specrl' cally vaied or requrred .

2. The use and development of the property shall be in subsianlial confmmance with
the plot plan submittéd with tha.application and marked Exh’brl A", excepl &s may
\be revissd as a result of trus action. o

Asieted

~The authorized use shall be e« at al i i regard for the chay

of the surrounding district, and the right is reserved to (ha Zoning Admmistm!nrto
rmposp additional oorrechve oondrbons. if; in the Administrator’s apinkm such
“:conditions are: proverrnecessary for the protection of persons mlhe nefghborhoed'~
or dccupants o!~adjacenl property. N .

4; o= All-graffiti-on-the site.shall be remoyed. <o painled over to. malch the oolor ofthe
.surface lo which it Is applied.y wﬂhln 24 hours of its occurrence.

5. Prorto lhe issuance of the Cerliﬁwte of Occupangy, final dearance' shall be
obtained from the C ity Redi ment Agency with regarﬂs to the land".
acqulsruon of 1130 S. Hope Streel (Gladstona—Hollar parcel) and transfer of floor
drea by variation.of 34,496 square feel. . W

6. A copyof the firsi page cf lhls granland all condruons andlor an

. of this grant and its resullant.conditions and/or- letters of clarification 'shall be printed

on the building plans submitted 1o the Zoning Ad trator and the Dep of
Bu1dmg and Safety for purposes of havmg a. buﬂdmg permit issued.
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The Applicant proposes to construct & new mlxed—use high-rise building with a total 0f 311 .
Joint Live Work cone unitsand 2 | jumunits at 1155 5. Grand
Avenue in downtown Lus Angeles. The proposed: development will have a floor area of
464,626 square feel-{with -the-approvals -of . the . discretionary. requesls) and.will. be.
constructed on Lot 114 which is lotated at the northwest comer of Grand Avenue and 12°
Street andis comprised of Lots A, B, 18 through 21, and 10 feetoflot17. N

A Conditional Use {per LAMC 12.24 W 18) allows the averag(ng of floor area ratios among .
the propertieswhich ate part of a unified development. The Unified Development (subject N
site) consists of the following iots:

. “Lot 114" focated at 1155 S. Grand Avenue (APN: 5138-021-018) has a lot area
of 54,966 square feet;
- “parcel A-2" localed at 1136 S. Hope Street (APN: 5138-021-003) has a lot area

of 7,789 square feet; and
. “Gladstone Hollar” located at 1130 5. Hope Street (APN: 5139-021-004) has a
fot area of 7,820 square feetl.

Through the Unified Development, the floor area from Parcel A-2 and the Gladstone Hollar
jot will be averaged onto Lot 114. On July 21, 2005, the Comnmunity. Redevelopment
Agency |CRA] Board of Commissioners, pursuant to Sections 512.4, 512.6 and 520 of the
City Center Redeveiopment Plan, app d a Density Variation of 49,999 square feet of
additional floor area and a transfer of floor area by variation of 34,496 square feet from
1130 South Hope Street, subject to the acquisition by the Cily of Los Angeles through
eminent domain for the proposed mixed-use project located at 1155 South Grand Avenue.

The Gladstone Hollar lot is proposed to be a public park. ‘The CRA has'granted a 34,496
square foot transfer of fioor area by variation from thé Gladstone Hollar lot to the Lot 114
site. .

The proposed 24-story mixed-use building with Jaint Live Work condaminium units and
retail uses will be located on Lot 114. The-first 4 to 5 floors of the 24-story bullding are
housed In a rectangular shaped volume. The remaining floors, from the 6% floor to the 24™
foor, are located in the tower portion-of the building. Additionally, there is a 2-story
building located at the northemn property line which will house 3 of the Joint Live Work Units
and will have front door access {o the Open SpacefPark area. The OpenSpace/Park area
is located at grade between the 24-story 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 gates, and is to remain as private property.

Parcel A-2 will be the vehicular access driveway from Hope Street through the public alfey
and into Lot 114's primary parking entrance near.the northwest comer of the 24-story



'
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buildlng whlch pmvides access to the 3 sublerranean !evels of paddng. The- secondary

“driveway, providing access only io the parking'spaces onthe gmund figor area, Is licated.

near lhe southeast portion of the bulldm -A tofal of 2 guest parking spaces for tha

"‘P d to-belocated-adjacent o the publicalieytoh

of the 2—storyJoinl Live, Woxk bu'ldlng atthe northemend ofthe site. Addsllonaﬂy. 2 guest-
parking spaces will be provided on the Lot 114 site for the Phase I:site"(1143'S] Grand®

Avenue)and Zguest parking spaces sna to be pmvlded for the Phasa it si!e (1 100 s Hopa
stfeat). N

’ The. project site is located wuhIn the densely da':lelopeii urban area of ihe S(;ulh Park'

-District of Downtown Los Angeles: The site I8 also located within the CRA's Center City
Reédavelopment Project area anif located several blocks eastof thé Staples Center Sports
and Entertainment District. The South Park District is expenencing atransitional peiod
wihré miafiy of the lots with afe’ exther under straction or- p!' josed for. hight "ensdy
resmenhal lofts. | . i : PRI .

" Thesubject site of Lot 114 and Parcel A 2 are currenny both :mpmved withrsurface parking

-lots and are separated by an alley running generally nor\h—souih Pmpemes surroundlng' )

the! subject property are zoned [QJR5:4D-0, designaled as High Density Regidential land
userand-developed with elther” being developed with- similar condominium. -high-ise

R bu‘!ﬂmgs, light induitrial uses, vaant’ buildings,.older cqmmen:ial bmldlngs,m‘surfaca

parking jots:or stiuctures: This 24:story condominiuim projectis being pursifed as.Phase
ofthe! 'Soum"pmjecis which consists of twohlgh-nseu dominium towers fiately
abutting the subject property to the north. . - . [P

The prupemes to-the west, across the alley, are zoned [Q] RHD ] and develcped as 1- '
story commercial buildings. To the' northwest, at the southeast comer. of 14" Street and .

Hope Street; Is the Phase il site (11005, Hope Street) that Is proposed to.be a 19:slofy
bullding with 236 Joint Live Work Units and 7,394 square feet of retaillcommenrcial uses..

* “The building is cuy ly under iction end is knawn as the "Luma" bullding. The

“.property immediately ‘north.of! Lot 114,4111.8: Grand Avenus, Is.zoned [Q}R&4D-0.and
“is curfently béing -developed as the “Elieven” pmjecl as.a 13—slory bmldmg with- 176
residentiak:condominium units and 5,245 square feet of retaillcommerclal uses. The
propeityitothe east-across Grand Avénueis zoned [Q] R5-4D-O and Js developed as a
surface.parking lot.- The pmperty lo lhe south across 12" s:reet Fs deveroped asa 3-slmy
commemial buulding S v .

The-applicant Ss has pmvrded the fo"owmg lnformahon

CASE-NO. ZA-2005-1887 (ZV)(CU)(YV)(iAA)(SPR)

PAGE 13

ARER & FLOGR AREA CAGLUATIONS

E Floomma fmm Gladslonu Honar Lot

" " Alowablo Residenlal Density at R5 Standard -
Lo [ A

Inofderfora
“in Cuy.CharlerSBCtJ

* practical’ difficulties and

Lot Aren Before Dedications i TR IR
Juotm. . . sesseazas”;
dpamainzg, : L TI88sL
.| Portion of Alfey to bu Vac:!led[ .. B00sSE "
Total. 163355121
. FAR: th TR T 380,139, et
: (63,3555 1. x 6FARY, :

h Tréinsles of Floor Ares by Varkaion

49,959 Squard | Fool {ECRA Dé‘nsllyVamlian)

J Maximum Nlnwablgﬂoorma {LCUP IS ﬁggmvedz

I LolAma’

;L Area ot vs the Alley Adjacent io Lot 114 and Parcel A2

: N TEEG1T o0
« {{Lot 144 nnd. Porcel A2 Slmel Dedlﬁﬂoﬂs Removed[

A056 5 1.
313 Unils, -

(62,6735 12006 S per onm) |
319 Units -+ Tr

ZONE VARIANCE FINDINGS

celu be granled. all f‘we of, the Iegat[y mandateﬂ rndlngs dejinealed

62 must be made n the amrmaWe Follaw

ictical difficulties

P

’ general purpose and lntnm of the zoning regulaﬁons

Compact Spaces.and.| Reduce arkin S(allWidl

: The s!nct appllcahorL of the pm\ns»ons pf lhs zoning Qlﬁinzw&

yv;a‘uld result in'

with the general

»purpose-of the' zoning. regu!atlons The Appllwnt requests, sefiel from the Zoning
.Code regulation that requires a minimum of 1 standard parkmg space for each
residential unit. The, Apphcant pmposes 2 totalof 26 umls to have a. mlmmum of f

unil.

v e

[EEIR PN

S
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The Applicant requests mﬁel fmm thls requlremenf beaause of the re!abve)y smalf
urban site and b the ses to.providé the required diive alsle

: wldlhs and tuming mdu and associaled deardnmensxons which greal!y reduces the'

the parkl
P

g-stalls:. The Applitahtis pmpos!ng
@ loml of3 subtenanea' paddng tevels end one park!ng level on the.

that
areaihat ;

_nhe entire Lot 114 site. Nonetheless, the 3 fevels of parking along with th smaller
park!ng area on the ground level are not large Bnough to accommadate both the
Ivery large:drive aiqlswndlhsan
iwellasthe requirednumbemf

" ided, whelher v ¢
residenls the Applicant is providing the. requireld drive alstes and turhing radii and
requests relief from the requued rinimum of 4 standard parking space per unit.

poses to pmv:des'a" vide stalls

] ';iarklng plans (see attached Exhibits A

.’ lhrough C) The proposéd pidject’s Failing flaidrs | typlcally lacates two and three
. parking spaces between the. columns, so that each space adjacent toa mlumn only
-has the condition on one side. .

The requesl for a reduction in the width of parking spaces adjacent to colurins and -

Al PN

the elimination of the 10-inch clear  space a t (0x b

duefo the area lost to |

L by7 0" 6n-Grand Avenug and by 20" gn 120 Streét and a sriall pomio
" “ig'bi dédicated (10 feet by 1 &ared lost die fo the'street did aliey
ledications for Lat 114 15

site foalpnnl. The.undérgrot :
“does ot - éncroach i
- encroachment fneatt :hc Gmerci

3 889.squam feet, rssulung in.a parrower
o (h

tddic

ibnarea, W

The strict application of the ‘Code"wuuld reqiifé largerparking stalls adjacent to all
oolumns with the requlred 10~mch clear space at all columns which would meanthe
los 5 of standard parking spacas and the increase of compact spaces S

neuver within a parfdng area and for people io énter and exit: ‘safely frim their
. hicles. The appucanl has ided a diagraim’ of the pmposed drive aisle widths
" and paiking stall width af kha column bays as well as’ pths of a Portland, Oregon
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10,167 square feet which Would increase the base allowable floor area by 61,002
square feet {10,167 square feet x 6 FAR). Strict application of the Code would limit

" the base allowable floor area allowed and would result in either much smaller units
or fewer total units, making the project infeasible to bulld, oo e

“The Projectsite, located in the South Park area of Downtown Los Angeles, is zoned
[QIR5-4D-0. The underlying zoning, R5-4, permits a floor area ratio (FAR} of 13:1.
However, Ordinance 164,307, which imposed Development *D” Limitations on this
site as well as others in the surrounding area, limiled the FAR contained in all
biilldings on a lot ta a maximum of six times the buildable area of a Iot, of a 6:1
FAR. As aresull, the *D" Limitation reduced the site’s permitted FAR from what is
allowed by ils uriderlying zoning, which today, contradicts the goals of the
Community Redevelopment Agency for the project area. According to Section
508.3 ofthe Redevelopiment Pian, one of the major goals for the South Park area
Is to achleve a mixed-use live/work community. The proposed project is precisely
the type of project the Community Redevelbpment Agency hopes to realize in this
area,

Strict application-of the zoning ordinance would nol permit the project 1o be
developed as it would be financially infeasible for the Applicant. Furthermore, if the
Applicant is not alloWed to build the develo’pm‘ent inits current form, itwould cause
an p on the y as it would delay or unduly restrict
constructionof !he mxxed-use development, wxlh 311 Joint Live Work condominium
units and 7,294 square fee! of neighbarhood retailfcc ial uses.

The intent of the [Q} Condition {Ordinance 164,307) is to encourage residential
mixed-use development in the South Park area. The intent-of this [Q} Condition
waslo pnmarlly encburagé ‘redidential usés and to allow traditional commercialuses
uptoa2to't FAR. Strict dpplication of the Code would constrair the lotal floor
" area the owner would be able b develop, both making il financially infeasible to
" build the project, and withholding 311 potential housing units from the South Park
communily. The pernitied 6:1 FAR is not stfficient to allow the proposed 311 Joint
Live Werk condominium units and the 7,284 square foot retailfcommercial uses.
Denial of the reques! to use'the proposed sireet and alley dedication areas and the
yard setbacks 10 be added to the buildable area to calculate the atiowable building

- ~flaor area would'deny the South-Park-community a significant-number of critically
needed home ownership opportunities,

Open Space

Strict application of the zoning ordinance requires the Applicant to provide a total
of 36,275 square feet of Open Space and does not allow any of the Common or

“The intent of the Zoning Cadeds to pmvide adequate space for cars to-park and .
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ey ; "

project wilh an enclosed g area
. staﬂ dlmensmns with no 10 inch dearance al mlumns.

ding the smaller parking

. Buﬂdableﬁrea

.The Abpﬁmnt requests refief from the , Tt that dedyct aliéy va areas,
.. -strest and alley. dedfcahon areas and required yard selback areas from buildable
. area whef calculaﬂng floor area fos the Joint Live Wark condcmlnium project.

el 4 et g s+ Seqmenn Sane @ e =6 o g veverte Semmas aremes oe

. The Appllcant «s willing to provlda the required street dedmhcns. but when .

le area, the Applicant desires to Snclucle the proposed 600 square

foo! pomon of the,alley to be vacated as shown on Vesting Tentative -Tract Map No.

- 62799 .in the. calculation of floor area in order to develop a pmject of this
‘architectural design and quahty af o
portion of.the alley !o be dedlcaled as parl of the |

. additional floor area of 3,600 square feetto be davelopedonjhe ub}edsﬂe. When
the, Final Tract Map Is recorded, the vacation of the 600 square faet will ba finalized
’and will be allowed to be uséd to calculate floor area as it wilj become pant of the'
site. However,. smca tbe Appilicant: wal submit bu’!dlng lans. tojhe Depadment of,

tecordation of the Final Map, as it lakes time to clear. thie Tract Map cond:
to: pmcess the-papenvork. with- the. Depan.ment of.Real. Estaxe the Appllcant
requests, !hauthrarea bé.allowed to be included in the B fidab (Area. The
Applicant -cannot .sell the res!denba) condomlmum units. unﬂ the Final Map Is
recorded which ensures that the App!mnl will carry “out the necassary wark to

recon}—!he Final Map: .

the Buildable Area jn the. noor area wlculahonm
foot dedication on Grand Avenue, a 2-foot street dedlcauun on
square.feet), and 2 0, foot hy 128.6 fogt alley dedicat\on Pame}

.removed- fmm lhe buildable area lhen the. al!owab!e floor area for the

Projectwould
- increase by.; 24 34, square feet (4,139 square: feel x 6 FAR). :

. .The stnct appl!cahon of the provisions. of- lhe@onm __ord!nance wou!d result in
practical difficulties and unnecessary hardslﬂps mconsislan! wnlh the_general
purpose of the zoning regulations. Since the Applicant is requesbng 2¢ro yard
setbacks on the front, side and rear yards to build the 24-story tower, the Applicant
is also requesting that the required yard setback areas be used'in‘the calculation
of buildable area. -The lotal yard setbacks for Lot 114 and Parcel A-2, which are

normatly deducted.from the buildable area fig igure when calcutating: ﬂoor area, are-
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v

Private Open Space 1o be located within side yards. The Applicantis proposing to

provide a total of 23,874 square feet, a 35% decrease. Of the total Open Space

proposed, 4,363 square feet of Privale Open Space and 1,781 square feet of the
e «-Common~0pen~$paca are.lo be,localed,‘wilhin,lhe.required side.yards..... ...

The strict appilication, or tha provisions of lhe zoning ordinance would resull in
practical difficulties or yhardshi " with the general purp

of the zoning regulatlons asilisa cnywsde 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 be dense mixed-use
developments near public transit in more urbanized areas.

The Lot 114 site has an area, after street dedications are removed, of approximately
51,077 square feet and the Open Space requirement is a total 01 36,275 square feet
which is 74% of the site area. The requirement of such a large amount of Open
Space is physically impossible on this particular lot because of lot size. Further, the
fimitation of Open Space which prohibits Open Space to be localed in front and side
yards also favors the suburban model which takes fife away from the street and
-places It in “private” rear yards.

‘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. Thistype of space is extremely valuable in this pant of tawn and every
square foot must be used which includes the side yard. The Open Space on
balconies and on the 6™ floor deck will not negatively affect neighboring sites as
they front on the streets and alley which provide a buffer to nearby developments.
Aliowing Open Space to be located in the required side yards will activate me
streets and will make the ne:ghborhood safer b of the ir P

activity.

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
downtown residents choose to live in the city cenler because of its high density and
proximity to cultural and entertainment options, By allowing for creative open space

" saolutions and an overall reduction in open space the development will be providing
a unigue housing choice for residents of the City.

o =y gt

e e
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ditions  irnitatios

Tha 'D' Limitation, partof Ordinance 164 307, (Subarea2925). llmlls lha max:mum

.t " sorthissitelo a 6104 ::r.nw.‘a

‘the FAR ,Includlng a Density Vadaﬁon of 50 000 square feetorless fmm the CRA.
“'The'applicantobiained an appmval for'a 49,999 square foot Density Veriation from

Condutlon allows 04 uses but hmlis this use toa2tot FAR.

*1QJRS-4D-0. The undeslying 2bning, R54, penitsafloor area ratio (FAR)6f 1316

A However. Ofﬂmance +164,307 which imposed Devevopment'D' Limitationson .~
thissite as well as nthers inthe sutmundmg area, limiled the FAR-contained inal -

on alot to a makimiuim of 5ix tires.the bulldable dreaof alot, ora 6 o 1
“FAR. As a result, the Erd Limitatioh reduced the'sitég permilted :[FAR from what is
“ allowed. by Hts” undenying.- Zoning,: which’ today, contradicts' thie. goals ‘of the
omrnumty Redevelopmem Agency lorihe pmject atea

-1 The. Appllcant is pmpo%mga 24-stnry mixed-usadevelopmentwslh 311 Jmnt Live
Work condominium units and 2 ! condomimum units, The pmpased fotal-
“floot area Is 464,626 square feet. In addxhcn to the Variances, Adjustmenis and
Gonditional Uses req) : the ‘Applicant; questing:a 49,999. square fool
risity Variation whichwill add o the floor areaiof-the projectsite:ab:

e maximum6to 1 FAR allowed.. The "D Limitation (Ordinance 1 64 307) ists the
* CRADensity Variation as an excepuon thatallows a property with thls.'Df'Uml!abon
4loexceed the 6 to 1.FAR..The ddditional fvor-area ;s,needed to pmvidelhe 31
umls allowed by nghl on'the: pru;ects:te

‘No- Wal Egdggure = ~'

e Apphcant requests reue( from Ihe latipn that ". sire S the o ion of
.8 wall enclosing the parking area of a public or private parking area for Parcel A-2
as lhe sile eondﬂlons du not necessﬂale a wall endosure

Lol 114 F‘an:el A 2 and Gladslune Hollar -are paxt of a Umﬁed Deyelupmen!
lnr.ludmg a 25-story-building with 313-Joint Live Work Condominlims-and 2. ground.
!evel retail spaces. “The proposed developmient i is to be.built on-Lot-114; which s
+ -located at the nothwest:conier.of12T Street and. Grand Avenue: ParcetA-2 Is
located to the northwest of Lot 114-across the public alley. Parcel A-2 has street
frontage on Hope Street and is proposed to be used as the maln vehlcular entrance
for the subterranean parking and parking ori the ground level with the main building
on qu 114. .Parcel A-2 will also have a total of 4 parallel parking spaces lacated
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behind the wall could have the poténtial to become an area vandalized with graffiti
oF 2 homeless endlave. Awall on the side property line would also hold no benefit
as the existing building sufrounding Parcel A-2 will serve as barriers. in addition,
landscaping Is proposed to soften the transition buffer between the- -parking spaces
‘and the sidewalk.

Driveway in Front Yard

The Apphc:ant requests relief from the regulation that requires that not more than *

* 50% of the required front yard be designed, improved or used for an dccess
driveway,

Lot 114, Parcel A-2, and Phase’) {és shown on Exhibit A and B) are part of a

" *Unified Deve!opmenl' as per a Conditional Use request as part of this project

apphcalxon The proposed mxxed—use ‘development with 311 Jolnt Live Work

I and 2 | condomini is to be built on Lot 114, which is

located at the northwest comer of Grande Avenue and 12™ Street. The Lot 114 site

is immediately south of the Phase | site. The *Unified Development” also includes
Phase ), located at 11118, Grand Avenue.

Parcel A-2 (APN: 5138.021.003), which i$ also part of the "Unified Dévelopment”,
has a lot area of approximately 7,789 square feet, and approximalely 50 feet of
street frontage on Hope Streel. The driveway entrance off of Hope Street onto
Parcel A-2, which will be used by the proposed mixed-use building on Lot 114
{subject site), the “Elleven™ building located at 1111 S, Grand Avenue {currently
under construction), and the "Luma” building located at 1100 S. Hope Street (soon
fo start constmchon) is located roughly mid-block between 11® Street and 12°
Street.

Parcel A-2 is proposed to serve as the main entry driveway for the Lot 114
development and also serve the Phase | and Phase Ii site pasking garage which has
an enlry at the alley. This 50-foot wide lot that fronts on Hope Street Is currently

ighed with an app y 40-fool, two-way access driveway and a 10-fool
wide parking are for four aummobxles The outgoing portion of the driveway has o
fight turn fane and a left lum lane as Hope Street is a two-way street.

Residents will be able to access the primary driveway from Hope Street, traverse
" the Parcel A-2 site and then cross over the public alley before entering the Lot 114
parking area. The subject site, Parcel A-2, is separale from the Lot 114 site bya
20-oot public alley which is proposed to be a secondary entrance to the proposed
project on the Lot 114 site. While it is critical to maintain the public alley as a
secondary enlry point into the proposed projecl. it is also eminent to provide a

- the CRA as'paitofthe d;suehonary appmval requests for the subject ssls 'ﬂve [Q]

The project sxte,localed in |he South Park area or Down!ownl.os Angeles,is zoned

. @ASENO‘ZA—2005-1867(ZV‘)(CU)(YV)(2AA)(S'PR) . - ?AéEm

a!ong the northem property lins. The Parcel A-2 dnveway Is proposed to ba lha

. maln vehicular entry for the. Phase 1 (The "Efleven” byilding) and Phase Il (the-

-"Luma" bullding) projects as well. Addiﬁonally. vehicles will have access to lhe

R, »paddnga:eas.fmmihe_pubhuneyﬁl 2% Slreet. . ~_.»..t._._..:-_;7,.._.,

Strct appnmﬂon of the regulaﬁon 1o pmvnde a wall when appl!ed to lh!s driveway .

_and parking area: ‘would result in an y antd sup with
" fittle. to no benefit and would- not further the Intent of Zoning regulations. Not

the, would- diminish the icant’s ability to provide a well 1

designed mfe ‘maln_access way and to oplimally use the subject site for its .

lntended purpose.

' To tha norih of Parcel A2 Is an abandaned 2-story resideptial buliding (G!
Hollar lof) and o the south is & one-story @ 3a) buildh
bu‘ldmgsprovldean enclosure an.henonh and south sldes of

e By not p!aclng . gale at the' dnveway. vehldes can easﬂy epter and exll quickly

wnlhoul havmg tu wait for an autor gate 16 open. .

The pphcanlwanls to keep th e Parcel A—z dnveway a
easﬂy accessible by the pmjec!’s resfden\s so'that arx:assmg a veh:de on foot can
aceur quickly. Of the 4 pmposed ‘parking spaces on Parcel A-2, 3 areto be
dasignated as, short, term parklng and 1 o( lhe spaues is 2 designated for a
1, Atachment "K").

ﬂ
“or soma!hing off, the quitk tumover, rate of. vehic!es will prowda the type of fool
-Iraffic necessary. to. ‘make the space safe. The Appllcanl also does ' ot want o )

pruv!de awall at ihe side pmpeﬂy Ilnes (norlh and soulh pmpeﬂy Ines);

A wall atthe, front (wesl side) of the site.is not graluuous as,it does not seive for-

sewnly pyrposes.. it acluallywould hinder safety. prgcauho s itwobld create an
. opaque barrier lorsomepne tohide behing. Allowing' lheApphcanl notto provide the
wall enc!osure around the subjec! ssle will allow the pmjecl to malntain a v;sually
" open and sale transllim from the pubhc space lo the project sité. If the applicant
" were requlred to. pmvade the requxred wall at Hope. Street, .the small dark niche
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wider, more easily ible primary it for the projecl. Providing only
one 20-foot wide entry into.the project would fikely cause enonmous amounts of
traffic congestion at the 12% street entrance and around the project in general. The

-~ ----40-fool-diveway-on Parcel A-2,. mughlym;dablock.between 242 Streel.and 12
Street is a good location for the main access as it will minimize any kind of conflict
with the intersections,

Strict application of the regulation to fimitthe width of a dﬁ\/eway to 50% of the front

yard would not allow enough space to provide the left tum land which would cause +

traffic congestion of vehicles leaving one of the three properties. Not granting the
would dimi the Applicant’s ability to provide a wel! planned circulation
path that moves vehicles through In an efficient and safe manner.

2. There are special ci ; pplicable to the subj property such as

size, shape, topography, | fon or sur that do not apply generally
to other property in the same zone and vicinity.

The three requests to allow less than the required 1 standard parking space per
unit, the reques! to allow standard spaces fo be 83" wide only where they are
adjacent to columns, and the request to eliminate the 10-inch clearance required
at obstructions is dueto the special circumstance of the ot size constraints In a
dense urban area. Downlown Los Angeles is known as a high-density urban area
with many high-rise buildings. Due to the rising cost of land values in the South
Park area the lot area of property in downtown is relatively small in comparison with
property in suburban and outlying areas. The parking lot standards were adopled
in 1872 and are now 33 years old-and:in great need of updating. The Citywide
parking lot design regulations are the same for suburban areas of Los Angeles such

as the Sunland-Tujunga area which has a rural nalture as it is for the South Park |

area of Downlown.

Compact Spaces and Reduced Parking Stall Widih

The parking lot design standards in the Zoning Code in addition to those
requirements found only in Information Bulletin's, policy papers on the Los Angeles
Department of Building and Salety's website, are numerous and difficult to comply
withon smalier urban properies. Because of the relatively small site area of 51,077
square feet after sireel dedications are removed, the large drive aisles and luraing
radii and associated dear dimensions lake up most of the area of each parking
level, leaving a small amount of space for the parking stalls. Therelfore, a total of 26
units, only B.4% of the total unils proposed, cannol meet the 1 standard parking
space per unit required.




¢ s - . —stindard paﬂungstalfmdltﬂoavs'and{heermmah
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- npprovalof th
s *‘vpmjec! Triciuding BT

. reqtfest will incréase the total-base: fic

The spedal circumstance ‘that apphes o lhe pdrkmg lot desfgn Varlances is the

and have an 180" and 270 column bay dim nsgons. The redut:tlon of the

£, 4n~'k- 2t

N T; ;

‘relatively smali size of the site with the provisloriof work foce units,

fimit the size between the uolumns and requlre the reduce slall vndth ‘and the
liminatibn.of the 104nch .

obstructions afe éonditions ‘thiat Proposed adj ""u;—

quest: wxl! allowlue of a mudt needed m\xed-use
r:5ale- Joint- Live'Work condoriiiniums and-neight
sepving re!axl inthe South Park area:’ vavdlng anatherlavel of parklng to pmvlde

the required number of dard spaces andcl fons atob would

" Be Ecdnomu:aﬂy unfaasb!a and would]eopardlze the pmducuon of! lhese vesideritial -

units.

Buildable Area .

acaied appmxxmale!y 2 1f2locks away from the- Blue Line Metro Rail
- Stationat 127 Slieél:and FlowerStreet. -The' dose-proximily to'the rail station, to
anumber of bus nnae(appmxxmalely 40 bus linesyand to the other nelghbomoods

- in dowhtown: Los Angeles; make the site 3" prime-location. to. allow the 'subject

request; permitling thatlot-area which will bé Iost due to street and alléy dedications
andyard stback toba tuded:inthe’s i amaofthel
orarea permitted for.the'site and therefore,
-willIncrease the development of a muchneeded. mixed-use-project mc!udlng 311
" for-sale Joint Live Work condorminiums and neighborhiood: se:ving re!a'llmheSoulh
VPark area. L -

‘Ope

The spedal fctrcumstzances apphmbla 1o lhe sub;ect property that domol apply
generally to dther property:in the same zone and vicinity, s the proposed Open

Space/Park‘arew at the ground level:Instead of placing the Open:SpacefPark.at .
grade and allowing the géneral publictousa the spaca duringthe day.ascurrently‘
+ + proposed, the Applicantcould have designed the'bulldingto ce ivatize all |

of Open Space arid locate it 6n'd Yoof deck. Butthe Applicant wantsto pmvnde this

- space for public use'diring daylime hours in:order to Creale a nefghborhood.
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building, makes the sile’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 viable uses for
this lat. The narrow lot dimensions of Parcel A-2 preciude it from being developed
. as.part.of the mixed use building.or.with.any.other.use that would compliment the
proposed project or surrounding community. more than a safe and inviting entry
point of a well-designed mixed use project. The small A-2 lot leg of the Unified
Development is 2 great location for an entry driveway with parking spaces, as Hope

Street is a two-way street and is not as busy of a street as Grand Avenug which

feeds into the 10 Freeway onramps.

The Applicant, Lot 114 Investors, is an entily which is part of the South Group the
same developer of the "Ellevén” building (Phase 1) and the "Luma” building (Phase
11), who is working toward creating a 24-hour, safe and welcoming neighborhood
and a community downtown. By providing the shared use of the access driveway,
which is to be used by the three developments (Lot 114, the "Eileven” building
Phase I, and the "Luma” building Phase It}, a wide, well designed entry can be used
35 a main entry point. Additionally, vehicular access to the Lot 114 sile will be from
the public alley which is accessed on' 12" Slreel. The "Effeven”building (Phase I}
and the "Luma” building (Phase W)} will also have vehicular access from a drivéway
on 11" Strest.

Therefore. the shape of the site, the use of the-site and the site's relationship to the
two nearby buildings (the *Elleven® building under ‘construction and the “Luima”
building s00n to be under construction) is the special circumstance that does nol
apply generally to other properly in the same zone and vicinity.

Driveway in Front Yard

The site is located in \he Soulth 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 proposing in this area. The
imegular shape of the “Unified Developmenl” project area creates a special
circumstance applicable to the subject property that does not apply generalto other
property in the same zone and vicinity. Generally the lols in the South Park area
are large, regulady shaped parcels. However, the si_mject site is a T-shape site.
Most of the “Unified Development” is bounded by 12 Streel, 14* Sireet, Grand
Avenue, and the north/south public alley. The bottom portion of the T-shape is
Parcel A-2 which has 50-feet of street frontage alqng Hope Street and is separated
from the rest of the "Unified Develop " by the nor h-public alley. This
parcel is curtently a baren surface parking ot, similar to stark, surface lots in the
sumrounding area. This 50-loot wide lo! creates an optimal parcel to provide a
primary access driveway to the proposed project. By designating Parcel A-2 as a

¢ - designatedasan areawhareﬂ hupes'-
© The site is located approximately 2 1/2 blocks away from the Blue Line Metro Rail

t. -Approval of this -

. CASENo.zA.zoos-'wem(zwicu)w\n(iAAxspn) © T pAcEm

In addmon tothe Open Spacé/Park pmposed oresite, there are nearby public: parks
* such as the Grand Hope: Park, located on Hope. Street between 9" Strest and
. Qlympic Boulevard, approximately 3 % blocks away. The short walking distance to

. _lhaGmndHopaEaﬁwxakethapadwasﬂy.aucessimem.the pivject’s residents. .. .. !

'Other nearby public apen spaces include, Pershing Square (localed at Olive Street

and 6® Streel) and Exposmon Park (!ocalad at Figuema Streek and Exposiﬂon
. Bivd.). . L. .

Q Condiliogs andD Lim'x'ah‘on

The slte Is located in the South Park area, whiuh tha Commumty Plan has been

Station at 12™ Strest and Flower Stfeet. The- close proximity to tha rail station, to

anumber of busfines (appmx!malely 40 bus lines) and 1o the ofher nexghborhoods :
. irdowntown Los Angeles, make the sile 8 pnma location to allow additional FAR
. above the maxunum 61o 1 aflowed. « .

-“ﬂ‘sa spec«al c!rcumstanca is the smau size- of the Unifled Development (53 355 -

square feet after streetdedscahons) which will allow 4 total of 414,627 square feet
without goIng over the 610 1 FAR thmugh the CRA Density ) Vanaﬂon. Tobuilda
miked: jential and retailic developmenl of this cdliber; requires
addiﬂonal Ilocr area m order to make thls pmjecl feaslble go con.slmd.

'l'ha Advxsory Agehcy and Zoning’ Ad or w'll app;- iate condmon lhe
project In 2 manner that mitigates any impact on the environment. Another tevel of
approvals by the Planning Commission or the CRA if the ‘cornmercial FAR es«:eads
a2io1FARandifthe i 'dnu i FAR ds th 6101 FAR will

" unnecessarily prolong the process and waste valuable Grtys‘mﬂ resburces.

.N.Qﬂ?ﬂiﬂcﬁ“ﬁ

Tha Unifis ed Bevelopment: which Includas tha Lo! 114 Gladstone Hollakand Parcel
A-2 siteshas an T-shape whi

-vertical portion- of- the- offset. T-ghape and. is-located {o-the west-of-the alley
: y mid-block beb 11% Street and 12* Street and fronts.on'Hope
’ Slreet Gladsmne Hollar islocated directly fo the northeast of Parcel A-2.and alsp

makes up parl of the offset T- shape. G!adstone Hollar fronts along Hope S!reeL

. Parcel A-2s approximately a 50-foot by 1 564001 lot. The shape of PamelA 2 and

" -its relationship to the Lot 114 site, which will.house the new. 25-story mixed-use
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primary access point, the Applicant is creating an easily accessible entry lo the site
which will decrease the traffic congestion and confusion around the project area.

.41 the variance to.allow. greater.thar.50% of the. required front yard as driveway is

not approved, the Applicant would need to resort to reducing the width,of the
driveway from approximately 40 feet to 25 feet wide. This reduced driveway width
wouid only allow one lane in each direction and would not allow vehicles exiting the
Parcel A-2 site to choose either a right tum lane or a left tum lane and would

increase traffic congestion that could potentially create a bottieneck at the pubrc .

alley.

Additionally, the location of the subject site in the South Park area of downtown Los
Angeles is andther speclal circumstance as it is meant to be a high denslty urban
area which is zoned to have dense high-rise buildings. The subject site has an RS
Zone designation which makes it a residential zone.  However, the RS Zone is the
residential zone with the highest dens;ty allowed. The underlying zane allowed a
1310 1 FAR and now allows a 6 to 1FAR as per the “D" Limilation of Ordinance
164,307.

‘The regulation which prohibits that driveways be more than 50% of tha,reqﬁired
front yard is meant to fimit the amount of hardscape in front yards and from having

entire front yards.improved as dri ys. This ion-makes sense in single
family areas and in multi-family dwelling develof outin the ban areas
of Los £ les, h , 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 aliowed to vary from the.Code on a case by.case, basis.
Zero front yard sethacks make sense in both residential and commercial
development in down\nwn Los Angeles becausa sireet acllviﬁy and the relationship
setbacks. ‘Similarly, mixed-use developments in this R5 Zone area of downlown do
not need the large landscaped front yard areas necessary. in suburban
nelghborhoods because most buildings in Downtown have zero front yard selbacks.
Again, the Zoning Code regulations are meant 1o provide a means for the ordedy
and consistent development of property, The proposed 40-fool driveway with some
landscaping throughout the Parcel A-2 site is 2 much more atfractive design than
the surrounding properties which are. currently improved with.either a building using
the entire area of the lot or surface parking lols entirely covered with asphalt.

Such variance is necessary for the preservation and enjoyment of a
substantial property right or use generally possessed by ather propertyinthe
same zone and vicinity but which, b ofsuchsp and
practical difficulties or unnecessary hardships, is denied the property in
question,

includes afl of the Iots between 117 Street,
*.12% Street, the public alley and Grand Avenue: Additionally, Parcel:A-2 is the -
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Comgacthac&gndg ced [ﬂngéhll\_& t_h'-

The twu-phase development located a8t 1111 S. Grand Avenue and 1100 S.-Hope
~Streat (Zkon&&MS—ZV-E\A;AppieveMulyZQrzooﬁ-wasgraMed \larlancas
regardmg parklng lol deslgn lssuesas follom‘ N

fos Reduce the parking stall w;dth 46-8-3% onty at the. pomon where the slmclural
. ' colimns are located In liew: of the'
requlred on theside ofan ubstméﬂuh et

“To reduce the drive alsles 024" —0" In lxeu of lhe 25 -4' required wndth ror9 0" wida

: The developmenl located a1 8, Grand Avenue'(Phase l) and 1100 S.-Hope
‘Steet (Phase"")?s»wrren under constructionand the Phase Iportion Is now part

3 5 : The. Applicarit would. iké:to'be on par
B w:lh thie devéloprherit in lhe general vic1nity The Apphcanl reques?s to allow the
ion of the requll Jard spaces per unil, the reducﬁon of dearances at,

’ obsirudmns is simitar and. consis!enl(w:lh the ebova referenced Delemunaﬂon

chIyIZA 2002-4041-ZAD-AV: YV). “The:430-unit
pment Is lowled inan exxshng lndustnal building.

afe tbndomlnlums becduss® lhe ‘Code-does not- requlre -apariment
[ :umu ea uum its buildable area. The fact that there is

g {theMetropolitan Lofts project-on 1050 S.
- Flower Streel, imphes thatiths’ Zonlng Code's less stririgent requirements when
tde - caleulating FAR enict ges theidev of- ts rather than-for-sale

residential’ condominioms: Belowi8'a table whlch‘ compares the FAR*of the,

pmposed condominium project with the EAB of an apartmenl_deyelopmenL
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Open Space |

Granting this request Is compatible with other projects in the areai which provide
reduced Open-Space and thelocation of. [Open Space in. sde.yards For example,
projects which qualify under the Zonmg Code S Adaplrve Reuse’ regu!euans are not
required to comply. willh the Open 'Space req ts as they are ined by
the conditions of the existing building that is being converted. The Grand Avenue
Lofts, located at 1100 8. Grand Avenug, received dlscnebonary approval {Case No.
ZA-2003-2656-ZV-ZAA- -ZAD)'to pérmil zero Open Space for thié new-construction
units. A portion of the units are Adaplive Reuse units in the existing building and
a porlion of the unils are new consuucﬁon units in the Rew floors added to the
existing building.

A new construction project, the two-phase development at 1111 S. Grand Avenue
and 1100 S. Hope Stree! (ZA-2003-8146-ZV-ZAA approved on July 28, 2004), was
granted approval of an Adjustment to reduce the amount of Open Space provided
from 21,025 square fee! (Phase 1) and 24,150 square feet (Phase 1) to 7,728
square feet (Phase I} and 12,298 square feet (Phase 1). The location of 3,168
square feet {Phase 1) and 3,856 square feet (Phase i) of Open Space in side
yards was also approved

Because the Open Space requirement is difficult to provide in large multi-family
developments located in dense urban areas, the Applicants requests the same type
of relief granted 1o other nearby similar projects in order to enjoy the same property
rights which will allow the deve!opment of much needed housing during a housing
shortage.

Q Condilions and D |, imitations

Currently, there is a graater incentive to bu’ld apariments in the Cxty than there is
{o build for-sale condominiums because lhe Code does not require apartment
projects to exclude dedicated loi area from its bu)!dable area. Additionally, as new
construction, the 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 opportunities in downtown Los Angeles is the same,

There are a number of existing residential projects in Central City that were
const d prior to the engi of Ordi 164,307 which were able to take
advantage of the underlymg FAR ol up to 13101, Examples include the Skyline
project and the Metropolitan Apariments. ’

ulréd 90" 'stan widl.h.‘plus |he 10 fnches N !
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T Proposed W Project Worn_
. - | condomintum Project Devoloped As
. Apuriments
63735583, - 63,355 5.4 ::

g SEeNozeu; ST NGy

- WMB&L T 52,5308, .

. . Buildablo Aren |

o Wy < . SeeNote{2) ., . .See Noto (3},
. A . o JiB3358 L 10285 51)
Maximu fe | ©290,694wf. - . | 31518084 |

(4844950 xBFAR) | .(52,520 5. xBFAR)

1155 5. Grand Ave.and ByRight Apartments - '
AR Calcu ations

.+ Noté2: The allzy vacalwn, Street dedwannn and the yanl sclbackpma: of a I-story building
R aresubtracted from the Jot area to.colculate Buildoble Area, for condominfums.

Nole 3 m.rlmel dmdlaaaon is mcludad in the lnl areq for apartm: i
-of a Lstory bullding are subiracted from the lot area to ealeulate Buildable Area,  for apartments,
fSethatks for a Iostory bw!dlng Lot 114 uppmnmnlely 8, 067 s, f and, ﬁ:r Parcel 4:2: .
,,appmxlmleb' 33f). . .

I itig proposed: projsct weré to.bé"developed as apa
allowabla buildable area would be Increased- by 4,081 square feal’(52 53U‘squam
feat— 48,449 square feet). As showninthe lab! ho
- forapartments is grealer than {or i ¥ unils 3
iexduslqpol‘ dication areas : ingthe bufidal ea for conde
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‘No Wall Enclosure

The requested variance lo deviate from the requirement to provide a wall enclosure
“around the subject site (Parcel A-2) Is forthe.| tion.and. visual
) jal d by other propesty in the same

security of a property right pc

zone and vicinity, but which b of .special ci ces. and p

difficulties is denled 1o the property in question. There is, howaver, very iittle to
- compare the subject site’s proposed bse and the surface parking lols in the
- surrounding vicinity.

*- Many of the lots within proximily 1o the subject site are used as baren surface
‘parking lots. Since many of these surface parking lots are used mainly by
.aftendees of evening downtown events, these. lols are vacant or significantly
underulilized during day timé hours. Many of these are located on multiple adjacent
lols compnsmg, often times, the majority of a downtown city block. These surface
parking lots are also often times located on a corner of a major intersection. Many
of these 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 precautions for the users of the parking lots, however, the
unaltractive chain link fence and the lack of any landscape are an eyesore and

detract from the ovesall 2pp of the neighborhood. The chain link fences
‘provided on susrounding surface parking lots-do nothing to visually shield the cars
{rom the view of people walking on the si or people fing in vehicles. The

fact that the firs! parking space is setback from the front propery line on Hope
- Street along with the provision of landscaping in the front yard area will provide a
planting: buffer which is more attraclive than chain link fence or a wall while at the
_same time offering partial views through the landscaping. The landscaping will not
provide a complelely opaque barrier which hinders the view into the Parcel A-2 Lot
and will not create. an hiding place for illicit activity.

Although the subject site's proposed use is a driveway and parking area, it is not
comparable to the surrounding baren surface fots. The proposed driveway will act
as the main access pointto the proposed Unified D p 1t will be used and
open to the residents 24 hours a day, 7 days a week. Although the proposed
driveway and parking area will provide space for vehicles, i's main use is an
ingress/egress to the Unified Development and is dissimilar from the surface
parking lols in the area. The parking area will provide space for merely 4
autornobiles; 3 short-term parking spaces 1o be used for quick pick-up or drop-off
parking, and one space for a Fiexcar 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 automohbiles stop and wail for the

y Gniy, yard sethack areas

lhe anoweble floor.area.

[

v v o
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- fenceto open. The proposed driveway and parking areals.also dissimilar from the
“surrounding stark parkinglots in. that it proposes to landscapé ‘the median isle
betweenthe two way lariss and will also landscape the areas between the 4.parklng

[T — spacesand«th&franl-yaxtavea,—‘.xn._. < rom e e et semes s oaa e

PAGE30"

~The proposed ploject s’ un’mlnded on the north and south side by mdstmg .

stivclires that already dctagan enclosure, and take the plece of ihe Intent of the
ﬁaqutred ‘wall. *Also; to'the ‘west ls.the proposed entry into-the driveway that the
Applicant wauld like to keep open inonderto maintain safety by not creating-a niche
where illicit actmty can easily occur, and to create an environment thatis easily and
quickly ible- "Again, tha qulred wall | afound -the'property is

Developmént from designing a project that jes a safe and
* " comméréial (mixed-usi) neighborhood atmosphere in downtown Las:Angeles.

ay in Front?

‘ Approval of. lhe variangeto. al!ow ‘greater !han 50%. of- !he fot to be. used as a
* - driveway is moré of a requesttorbe allowed to provide.a.benefit whichis designed
in the best manner-possible. - Permission to. provide 40-féet of the. §0-foot wide
parcelts be tised and Maintai 25: Ah® primary access to the:project will enable the
Apphcan! o pmvsda'a dear and easﬂy acc%sable Mo—way dnveway. o

and

‘completely” unnecessary ‘and. aciually ‘woulld: impeda- the pmposed “Unified |

: M -i$ impartant to note lhat ths -Applicant proposes o pmvlde an anllre lol asa -

primary access: dnveway as partof the pmposed mixed-sue development in the

- i ,‘ infigured; the existing 20-fook standard: alley isthe

- -only atcess to Lot 1 4. The proposed 40-foot wide driveway, plus-ihe 10-foot wide
. parkmg arga, would sefve'as an optimal location or aninviling and.easily accessible
ingress and egress for the; pmjecf. TheApphcanl Is requesting to provide more than
50% of thelotas a y In order to good-urban deslign practice inta
thé project. This diiveway Mﬁll séiveasthe primary-entrance/exit for the project ahd

+as:a result-décréase traffic mngesbon and increase. funélion..al- circulation

- “throughout thé| prd;eciand the sum)undmg -area. The Applicantis proposing to use
. ithe entire downtowri‘plot #s:a iain access. driveway to be able to provide:a publlc
benem wv!h wilt be gafer: and wdl hava a be!tar urban design :

in the sameizone or

CASE NG. ZA-20056-1867 (ZV){CU)YVHZAAXSPR) PAGE 32

Downtown Adaplive Reuse Ordil allows existing t to exceed the
allowable floor area because the City has determined that high-density development
is not materially detrimental to-this part of the City. Therefore, the Applicant’s

. request to.add| the ired yard ks.ta the bulldabie atea which ingreases the
base a}lov)able floor area should also be deemed as not materially detimental to
the public welfare or injurious to the property or improvements in the same zone or
vicinily bacause the net effectis lo allow a high denssty project In downtown Los
Angeles.

Open Space

The granting of the variance will not be materially detrimental (o the public welfare

orinjurious to the property orimprovements in the same zone or vicinity in which the

property is located, .
The Applicant plans to provide 23,874 square feet of Open Space. Of the Open
Space proposed, a total 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 2 97-foot public right of way after the 7-foot street dedication is taken upon
recordation of the Final Map. Tha other required side yard fronts on-the public alley
which will have a 20-foot width after the alley dedication is laken. 'Both.rightof way
areas will provide a buffer between the proposed focation of the Open Space and
the adj t develop and anyfulure develt

Allowing a reduced amount:of Open Space and.locating some of. the Open Space
in the required side yards will nat have adverse.impacls on the surrounding
‘properties as the building.to the.north of the site is the Phase | sita which is a 13-
story building with 176 Joint Live Work units currently under construction have been
granted the same lype of reliel. The building across Grand Avenue and to the north
are'the Grand Avenue Lofts, an Adaptive Reuse and new construction development
with-66 Joint Live Work Unils. Grand Avenue Lofts are wmnﬂy under construction
and will be aresident di nt which will have no Open Space
on-site and will greatly benefit from the subject sile’s open space/park area.

Q.Conditions and D Limitations

The granting of such variance will not be materially detrimental to the public welfare
ar injurious to the praperty or improvements in the same zone or vicinity because
other recent residential developments in the South Park area, such as the Flower
St. Lofts and the Grand Avenue Lofts, and the two-phase project at 1111 S. Grand
Ave. and 1100 S. Hope St. did not require review and approval by the City Planning

y d ! "toﬁ{apublic .
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‘Col aces and Redisced. Parkin Sta!l wid
- Theg nting of.suich v wm ot be materally detrimental t the public
. oF. jous-to-the property.or i in-the. ssme zx)u;@un;;cinigjm~

because the parking.garage wil| be used iy by the hulld
Because the parking garage areswill beused on!y by the resldenls,.than me small
reductions In parking stall size and dlearances will have a negﬁgtble gifect as the
residents will be familiar with thelr park!ng spaces and will travel directiyto andfrom
" . thelrassigned parking spaces. The variance request to altow 26 unitsto pmvsde al
- minimumof 1 compactspaca intieu of thé mi: 1 fard space required will,
also not have a detrimental affect on the’ bqumg’s residerits as the skze of the -
parking stafl, whether'it is.a standard slze or a compact size ‘stall, .should ot~
- negatxvety affect the residents as they are aware that urbari sites are smaller than
- large suburban sites. Addmunally. the location of the project site In a jobs and
. transit rich area will reduce the need for residems to have as many cars asdo -
. people who live in the suburbs, :

uildab 3 Araa

o Thegmnbngolsuch wil!.nolbg ially detsi 11o'the public welfare
* or injoricts 1o the property orimpn is in the same zone or vicinity because
. the indusxcn of slreel de cahon -areas-in-the bulldable areayis.allowed for

t buildi The" trop fitan Lofts: o ated:at 1050-S: FlowerStrastis a

new construction sprment which has been able to use the street’

- dedication areas inc Jtha site'sk uildable area. Since the iise of the street

edication. areas have.been-allowéd:in:the A itan-Loft ‘project:and.in any

fuluve apartment developmem i the w:mlty and- c:tywlde. lhe gmnhng of this
ce-will ‘not be | €

t ly v -or - !njunous to: any symounding

:developmenl,

Using the yard setback ‘areas lo calwlale !he buﬂdable area whlch ls used to
. calculate the a!lowable floor area wdl not-be materially detimental torthe public
welfare or to the'property.of i P ts [n the same 2one.orV yin .
which the'properly is located- Jbecause’ of the site's: location’ in-downtown Los
Angeles and within the Downtown Adapuve Reuse Ordinance area. Since this area
of the City allows existing buildings to exceed the.allowable floorarea
this pm)edtn add the required yard setbacks to the le area shogld not be
oo it the ing'area. . . Do N

R e 2

is anew

While the sub}ecl F ion project and.is not fimited by
isting conditions, as are existing thé property Is located Within tie same
“area uf downtown Los Angeles which can suppon high-density development. The
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Commission and therefore, the project site should glso enjoy o similar review
process. On July 21,2005, the CRA approved a Density Variation of 49,999 square
feet of additional flcor area and a transfer of floor area by varistion of 34,496 square

weecfeet from. 3130 Suuthl-iopeﬁlreet and.the project. underwent an.enwmnmen!al
review by the City Plannmg Depariment.

The Downtown Adaptive Reuse Ordinance allows existing buildings to exceed the
allowable floor areabecause the City has d that high-densl

is not materially detrimental to this part of the City. While the subjeck devalopment
is & new construction project and is not limited by existing conditions, as are existing
‘bulldings, the.property is located within the same area of downtown Los Angeles
which can support high-density d t. Therefore, the A t's requestio
have a floor area that exceeds the 6 to 1 FAR limit by a CRA 48,999 square foot
Density Variation and that no fiither review be necessary by the City.Planning
Commission or the CRA should be deemed as not materially detrimental to the
-public welfare or injurious to the property or improvements in the same zone or :
vicinity.

No Wall Enclosure

The granting of the requested variance to permit no enclosure wall to be built
around the Parcel A-2 properly will not be materially detrimental to the public
wellare or injusious to the property or improvemsnts in the same zone orvicinityin
which the property is located. Having a driveway access with 4 parking spaces on
Parcel A-2 will not negatively afiect 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 dri y 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 of Hope Street and 12 Street. These commercial

uses appear.to be open pri ly during kday b hours which mean that
there is minimal impact from a driveway and parking use to the surrounding
businesses. .

The intention of the Code Ts to enclose parking lots and driveways to protect the
automobiles from vandalism and to visually separate the parking ot from the public.
As Parcel A-2 is surrounded by high walts from existing buildings on the north and
south side, the wall enclosure is not necessary here. Also, the west side of the lot
is the main entry point. The frantage of the lotis only approximately 50 feet wide,
and the driveway is proposed to be approximately 40 feet wide. The additional ten
foot width is proposed for vehicular parking space. The 40 foot driveway should be
open at all times to create an easily accessed dri y to hicul

traffic lo enler the proposed Unified Development on this main access point. Also,
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Addlhonally,""m-'n'“ jnedth apeandland

-will achieve cof y plan urbah pl )

rthenmnn ed soees ;;!nr....u
- will therefore not be malenal)y delrimental to the: publcc-Welfareur Injurious to the

“project which will decreass traffic congéstion at the entry
. Street. Furthermore, of the 4 parking spaces, 3'spaces are reserved: forshol-terin

- visitors. : ‘_J

- the parking area shduld remain open in order lo provide easy access to the short
-term-parking spaces and the F!exwr. Lo

. ‘Parcel A Ounll.'
the appearancs of the useson this poﬂlon of Hope- StreeL Cumantly, the axlshng

" . 2-story residential abandoned buliding s dilapidated with broken windows covered
“with plywood.’ Theexisﬁng 1-story commerclal buildings have simple facades with
" nofront yard setbacks, however, cther than the exls'ung s!meﬂre&c !here is no

‘visible landsmplng in the vichity. “The prope

nelghborhood, but; will in fact, be
olthe nelghborhood. 3

* The gmnﬁng of lhmequesled wvariance to provide more thari! SO%UfB required fmnt

“yard fo be designed, Improved or used foran access dnvewayw‘" not be materally
’ détrimental. to the public welfare or injurious 10 the p perty or imp tin the
- same zone or vicinity because of the site’s1ocation i m downlown Lot Angeles. The

approval wm resylt in a project that is unified and i

d and better igned,
s and be compatiblewith the
variety of: surroundmg uses (Le. surface paiking.lols and ‘inil

'meecls currently In “construction or propesed), whfch/ofeales ‘a- pro]ecl that

conforms with the- splm and mlanl of Ihe zonlng ordmance -

sInce this area of the' C:ty Issigniﬁcanlly 5mpmved w»lhmanysurlace parkinglo!s
e with surrounding development and

praperty or smpmvements in the same Zone orvicinity in whichthe-properly is
located.  Also, the dnveway will: pmvlda a clear and -gasy entry-and exit for the
intothe alley offof 12"

parking and 1 space is reserved for the Flex car discussed in Finding # 1 of

. Auachment,'K of the:Cénditional Use request toallow a paikingusein theR5Zone

o Parcel A-2: Thesa'shon -term.parking spaces-wil Jaclitate quick pick-up and

s a:short term parkmgspace for res;denls ang their

v .

The subject "Umf ed Development" Is a new oons!rucbon project andis located
within the same area of downlown Los Ahgeles;which can suppoH high. density

- development, and the City has determined that-high density development is not
*. maltenally delrimental to this part of the City. Along with the:proposed high density
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Object 2.1: Promote housing strategies which enhance neighborhood safety and
sustamab‘htyand provide for adequate population, development, and Infrastructure
and service capacn!les wuhln the City and each community plan araa or other
“pertinent service area:-

Buildable Area

Granting the variance will not-ad ly affect any el of the G | Plan.

Approval of the variance is consistent w:(h the Central City Communily Plan and the- *

Houslng Elementwhich aimto promote mixed use, high density condominiums units
and neighborhood retail, ‘and a wide variety of housing types, particulady for-sale
housing.

Adding the-alley vacation area, the street and alley dedication areas and the
requ»red yard set back areas 1o the buildable area when' calcutating the floor area
(incredsing the Buildable Area by 14,906 square feet) will not adversely affect any
element of the General Plan and will allow for the production of 311 Joint Live Work
condominium units and 7,294 square of relall {2 commercial unils), which is
e W with the objectives of the Ci y Plan, Housing Element and the
Transpona}jqq Element.

Open Space -

The granting of this vart will be in o with the intent and purpose of
the General Plan. The dpplican! proposes o provide a substantial portion of the
Opéni Sphca requiréd; a'total of 80% of the requirement which is more than enough
inthe dense!y developed Downtown Los Angeles. The provision of the Open Space
in the side yards will not adversely affect ariy element of the General Plan as the
exclusion of this area 1o be counted as Open Space would further reduce the

. amount of Open Space provide.

The Open Space and Recreation Section of Chapter ill, Land Use Policies and
Programs in the Central City Community Plan stales the following:

ge the ion and additions of open spaces as
Objeclive 4-2.1 To foster physical and visual links between a variety of open
spaces and public spaces in Downlown.

The proposed project will provide various types of Open Space: 1) on private
balconies, 2) on thé 6™ floor recreation deck for residents, and 3) in the Open

; .footslandard allsywould: noLbaasuffcleuuneans fo m:ngatmm{ﬁcmngesmnaud.
- wil ulbmale&y bea dysfunchonal design. The opponunlty to provide the ?&Moot

. houslng

Houémg E.!amemand the Transponaﬂon Element...
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development, the applicant. also proposes.fo provide an access dnveway !hat can
: th

upport such a highly dense desigm The Increz of. ]
Relylng solely onthe existing20- _

srlewmrequlrea Il-designed access

wide driveway along. Parcel A-2ls the optimal solutionto minismize raffic congestion\
atthe site. In doing so, granting the.variance’ will actually be beneficial fo the pubﬂc

. welfareand harmi to the property. or.imp: ntsin the area, . .
. H

"rhe gmnﬂng of the " i; .' wlil yfo’t Iversely affect ary ele ntof the.

-General Plan. . 4 “ s e

- Compact Spaces and Reduced Parkng Sial Wigh

- Grantl g the vari will not advers aﬁec!eny

of the, Generpl Rlan..

A,They ara mnsis!entwﬂh the Central City Commun)ty Plan and the Hpusing Element
- which aim to pmmute mixed- use, high ‘densily condominfums units and

‘hieighborhobd retaﬂ and a wide. vanaty of houslng types, particyl

'me Applicant’s requwts lo allow! the reducﬂon of requnred standard spa p perunit;

the reduction of the width of standard parking spaces at obslmcuons toB-3"without -

lhew-mchdearspaoea! b K will not ad arfectany ient of the

- General E’lan as the general. public will have no access to tha parking garage area

.. Theprojéctis eons‘stenl with the fn!lowmg ub;ecbv&s of the Ceniral Crty Commumty
,P!an. . I DR .

Objecﬁve 1-1 To pmmc!e development of residenhal umls in Soulh Paﬂ(_

emp!oyees and resldents

Ths prolecl is ¢

ter wilhthé""_m" o

. Object1.1: Encourage pmduclson and preservalion of an adequa!e supply of rental
. "and ownership housing tomeet the :denuﬂed heeds of persons of all’ lncome levels
and special needs. .
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* Allowing. the Advisory Agency and the Zoning Admini

Space/Park area on grade for the general public during daytime hours. The vanety‘
of Open Space proposed on the subject site is unusual since most. developers do

nol provide Open Space al ground level which is proposed to be used by the public. .

The.amount.of. Open.Space.is substantial.for. this.part of.the City.and.the. public
benelit of the Open Space/Park is an amenity that will benefit surroundmg residents
and businesses,

The location of the Open Space will also provide a visual link belween the three

different locations of Open Space. The mid-block location of the Open Space/Park *

may provide the opportunily for amid-block connection between Grand Avenue and
Hope Street in the future as the property on the block is developed,

. .QConditions and D Limitations

Granting the vari will not ad! ly.affect any el of the General Plan,
Increasing the allowable FAR to the proposed levels will aliow the productions of
311 residential condominium units and 2 ground-level retall spaces which is
consi with the objectives of the Ci ity Plan and the Housing Element.
or. to be the decisi

makers for the Vesting Tentative Tract No. 62458 and the drscrelmnary approvals
which Inchides the increase of FAR above the allowable 6 to 1 makes sense inthat

- the review by staff and public hearing process is not duplicated which will require

-additional stali hours and fime to process the additional approval by the City
Planning Commission. Additionally, the project will also be reviewed and approved
by-the CRA which is a second review process. The production of the 311
residential condominiumunits is dependent on the streamiined entitlement process.
Anyadditional entitlement processing could jeopardize the project and efiminate a

- tolal 0/.311 proposed residential condominium units.

' ﬁo Wali Enclosure.

The proposed driveway and parking use on Parcel A-2 will not adversely affect any
element of the General Plan. 1t will provide a considerable improvement from its
current -configuration and will imp the ch of dev in the
neighborhood. Many of the lots in the South Park area are barren surlace asphalt
covered parking. lols. The .applicant proposes lo improve Parcel A-2 wilh a

that will helically improve the appearance of the property and will
raise the general design standards of surface parking lots in the area. The driveway
will also incorporate altractive landscaping throughout the median of the two-way
driveway. Thisis a dramalic improvement from the character of the existing surface
parking lots in the generat vicinity and an essential design fealure to the proposed
project as a whole.

P
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Thap posed infill mixéd-usé davehpment Wl pravujamuch needed for»sale Joint
LivetWork nits whictiwill allow residents to both five and work In their.condaminlum

:.L.;,' i n s well-as-to the-newly-eq rg'"" Jght

- The pmposed Umﬁed Dave!opmem and specsﬂ-lly. the pmposed dnveway and
_ parking area on Parcel A-2 will be in hanmony with the various elements and
. ob]écuves of tha Gerteral Plan. - -The Ceniral City Gpmmunﬂy ‘Plan states the

ree am

So'ume'rk'is gnized to be amixed. bry ity-with

; 4 & significant

concenlration of housing. This thriving residential ity inchudes the

. prax:male siting of auxiffary support “Such as jelaildrd.comimereial
{s that provide ities l'or area residents.

Towards thiaténd;and frthedit st of
! housmg, the' develapment of. subslanbar
~pm;ac?s w:ll be encouraged.

]obs nnd

'0- ot nveway céess fmm Hope S!ree( Wwill lessen wnge!sﬂon near
é!ree} afid fo e proposed driveway

P!
+ Furthermore, the pmposed parking area artel A2 Wil pmwde 4 parkmg
spaces, 3 allocated to short-term parking for residents, and a
Flexcar.

bums ona lhlﬂd lesis fuel than a coniparable honhybid dar. Hybrids
ﬁcanﬂy l&ss polluhon than mnvenﬁunal low emisSlcn veliicles: Alsa,
i Arodid the prcjed and
Overall “Jaint-Live Work

- torisistent withthe General Plan.
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This convenient shor! term parking location will mitigate vehicular congestian at the
intersection of the 20-foot wide public alley and the Parcel A-2 driveway.

ZONING ADMINlSTRATOR ADJUSTMENT F!NDINGS

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 Angelas Municipal Code must
be' made in the affinnative. Following (hi i} is a dell

- application of the relevant facts of Ihe» case to same:

6. The gmntmg of an adjustmem will result in development compaﬂble and
i with the stirrounding uses.
The project is a mixed-use residential and ct with 311 Joint

Live Work condornitiium unils in a 24-story building. For the' RS Zone, the Code

requires a-15-faot front yard setback, a 16-foot side yard setback and a 20-foot rear

yard setback for the proposed building,

The proposed setback of zero feet in the front yard, side yards and rear yards will
provid# a building fodtprint consistent with surrounding existing developments, The
building has a 5-story rectangular shaped base with the residential lobby, two retail
spaces, trash/recycling area and parking spaces on the'ground floor with Joint Live -
Work units on the 2™ through 5 floors. Above the podium are 19 more stories
which comprise the 24-stary building. The foolprint of the tower is smaller than that
of the rectangutar building base component which creates a recreation deck for the
residents on the 6™ floor. At the north end of the site is a separate 2-story building

“which houses three 2-story Joint Live Work units and has front door access to the
ground jevel open space/public park area. The rear portion of the 2-story building
is flush with the required rear yard of the site,

The building footprint of the proposed 24-story building is proposed.to be buill out
to the property lines at a partion of the frontage on 12" Steeet. “Since the parking,
retail and lobby uses are ‘not-residential uses, they are allowed to have zero yard
front, side and rear yard setbacks, however, the 2-story Jaint Live Work units which
-have-ground floor access from the open /park area at the portion of
“the site must conform to the required yard setbacks lor the R5 Zone,

Both the podium and tower portions of the building area also built out to the propery
lines at 12" Street and Grand Avenue and in some areas protrude over the public
right of waly after the dedications are removed thraugh-the subdivision process.

umts. The rela’l spéces on the grounid level will pruvnda ‘nelghtiorhood. semces to

ion of the findings and the
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* Diiveway in Front Yard - . ) .

The proposed public parking and access driveway on Parce! Aiz will nota&ve:sety .

-affect any element of the-General Plan. - The prop
transform whatls niow a surface parking lotonthe Lgt 114 siteintoan amhﬂedumlly

prominent buflding which will demonstrate the cmc pride that more bm‘ld‘ngs in a

~-world dass city l’ke Los Ange!w should possess.

- The pmposed dnveway and park!ng on Parcel A-2 will provide-a considarabla
.improvement from its cument: configuration and Wil improve’ the. character of
development in the neighborhood. Many of thé lots in the South Park area are
improved with bayren.surfate’ parking Jots. .. The "" proposes; to |
Parcel A-2witha pa thatwill enhal
lots in the area.. The driveway will also i
.thmughoux the: mednan of-the two-way driveway and, between tha paﬁung spam
Thisis a7d i t from.the charagler of the. existing surface parking
-wlotsinthe imty and an ial design.feature to the proposed project
as a whole. S

Community Rlan.’ - F‘an:e A2 provides access from Hopg: Street.into the
pproxXimately 40-foot wide dri iTherels alsp an access polntio the proposed
. ~pro}act from the: existing standard 20-foot alley off.of 42th Street. Appmva! of the
iliallowth p -m—footdnvewayamessfmmepeS!meuolessen

: mngesﬂon near bolh ‘access points (i.e. to the alley from 12" Street and to the
proposed- driveway from: +Hope Stréet)- The-proposed driveway:-also. allows a
separalé lefttum and right thim lana exﬂmg the Parcel A-2'site whlch &
raffi &conges!iun on the site.: - N

.'._ uJ e - e e

The pmposed 40—!001 / wﬂl be y
* to access being wider, and easlerto see. Crealing two access puln!sto tfie project
deaeases traffic congestion around the entire project.. Furthepmore, the proposed
- parking.area on: Pan:el‘A-2 wnll provided:parking spages; 3 allocated tashort-term
«~parking for resident itors; and.one patking space for a Flexcah. Flexcar is

a pmvsder of var-sharing pmgrams where participants pay. an houry rate, and - -

-*. Flexcar pays-for thé car; fnsurance; gas and reserved. parking spot-on-Parcel A- 2.
Flexcar.offers'members of the-Los' Angeles program-a brand -new, Honda Civic
" Hybrid, which bumns one third less fuelthana camparable non«hybdd car. Hybnds
also emit significantlyless poliution tharr con | low i vehicles. Also,
the short-term parking spaces are a.convenienl amenity. for.use by.the project
residents and theirguests to-facilitate.pick-up and drop-off:and to allaw residents
to temporarfly park thelr automobile without the need to enfer the parking garage.
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The general purpose of the zoning regulations is 1o provide residential setbacks in
areas with similar selbacks. Other residential bulldings in the area, both existing
and new, observe zero front, side and rear setbacks. For example, the two phase
. .development.at.1111.5. Grand Avenue and 1100 S. Hope. Slra.e_{(ZA,ZQQ:&-QMS—
ZV-ZAA approved an July 29, 2004}, currently under construction to [hé Sotthwest
of the proposed project, was granted numerous discretionary approvais, one of
which was an Adjustment to reduce the required front yard, side yard and rear yard
setback areas {o zero. Also, the Metmpohtan Lohs currently under construction
(ZA-2003-5986), requested discreti Includi a deviation from the
Code to allow a mixed-used project wnh no setbacks inthe RS Zone. -

fi “with the intent and’

7. The granting of an adj t will be in
purpose of the General.Plan.
Granting the will be'in canf with the intent and purpose of the

4

General Plan and is consistent with the Central City Community Plan and the
Housing Element. -

Reducing the requir.édvtr_pnl',.s(de and rear yard setbacks will not adversely impact
any part of the General Plan. The projectis consistent with the following objectives
of the Central City. Community Plan:

dbjéctive 1-1: Top s of units in South Park.

Objective 1-2: To increase the range of housing choices available to Downlown
employees and residents.

The project is compalible with the Community Plan oi:)ecti_ves fisted above and the
provision of the reduced yard setbacks result in the provision of much needed for-
sale housing in downtown Los Angeles.

: The project is conslsleﬁt with ‘the‘fcllowing objectives of the Housing Element:

Objective 1.1: Encourage produclion 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.

Objective 2.1: Promote housing strategies which enhance neighborhaadsalely and
sustainability and provide for ad ! lation, develop t, and ir
and service capacilles within the Clly and each communily plan area, or other

pertinent service area.

Additlonally, the.proposed access dnvaway and paridng area meetthe goals ofthe

d Unified Developmentwill. .

the general design qf surfaca parkmg



Objecth 13: En the location of housing, Jobs, and Services in mutus!

= ctijes i e 1 :
. . se!back requ!remems which Will' make tha pn:uect feasxhle and mnsis!enl w:!h the
. o surmundlng developménts.

The Transporfahon Elernent of tha General Plan’t encoumges the: lousﬂon ol higher

. away from the MTA.12% and Flower Street station, a rirajo trahsit ponts! for the
M tro Blua Line. -
o

B.' The ofan 4] is In conf
the Plannlng and Zoning Code of lhe clty

with'tie sp‘nﬁ and fitent of

CThe grantrng of the adjuslment Is In conformnée with: the spinl and Inuam uf the
Planning and Zoring Code. The R5 setbackreq| are'citywide and do not
take Into account the unique, area which typically

bui\ding paham w:lh zardy

For example, the two phase developmeiit 31 'S. Giand'Aveiiie and 1100 S.
Hop lreel {ZA:2003:9146-ZV-ZAA approved on July 29, 2004), cur:enlly under

h 1o the northyest of the propos diproject, was granitéd- sumerous
. discrelionary approvals, one of which was an adjusiment to reduce required front
* yard, side yard and rear yard setback. areds. ‘ma Metropolitan Lofis, currently
under construction (ZA-2003-5086), requested 3 few discrétionary ‘approvals;
jndudmg the devnatxon from lha Code to aliow a mixed-used. project with no
X 5 Zoh ‘blé Of-5'nbw cohstruction residential

" “development Willf o yard setbacks. The
‘Code whert special circumstances exist, provided that the developmen! does nn!
resultin anyadve:se impacts. This project is an example of that type of project ; as
B it s locéled in the Stth'Park areirof doswhtbwn Los Angeles arit that reduced yard
€ T wnlh lhe SUM .

no adverse s from the'p

lmpacts have! been mitigated. Tt

" 'existing commerclal bmldmgs in lhe cmmedlate vxcxmty, somebf which ara being
“Sonvérled into' résidéntial wses, that afe’ Bullt o the property 16t lines. The loft
. developments at 1100 S. Grand Avenue and 1000 S. Hope Street ‘have been’

pp d and are completing construction of the resi fons without
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feel; “Parcel A-2" (APN: 5139-021-003; 1136 S. Hope St.)which has a 7,789 square
foot lot area; and the Gladstone Hollar lot (APN: - 5138-021-004; 1130 5. Hope
Street) which has a lot area of 7,820 SF (See Revised Exhibit A-Unified
~Development-Table). - -

Lot 114 is located at the northwest comer of Grand Avenue anci 12" Streel. Parcel
A-2 s the fifth lot north of the northeast comer of 12 Street and Hope Street. The
- site’known as the G; Hollar property is located i diately to the north of

ty of uses. that 'syppoH the nesds of the City’s .

- density housIng neartrans:t portals. This projectis approximately 2 112 shoit blocks .
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ing Code allows adjustinerits from the -

Parcel A-2. The public altey that runs nor{h hcm 12" Strest separates Lot 114 from *

Parcel A-2.

Gladstone Hollar has a lot area of:7,820 square feet. The Applicant proposes to
créts a pocket park on.the Gladstone Hollar property which Is cusrently being
acquired by the City of Los Angeles Dep of Recreation and Parks through
eminentdomain. The design of the proposed pockel park is to be integrated with
the ground level open space on the Lot 114 site and would create a mid-block
paseo. The Lot 114 Open Space/Park area will be maintained as private property
and the Gladstone Hollar lot is proposed to be a pocke! park. On July 21, 2005, the

" CRA granted a transfer of fioor area by variation of 34,496 square feel of floor area
from 1130 S. Hope Street. ("Gladstone Hollar Parcel®) to the Lot 114 site.

Parcel A-2 has alol area of 7,789 square feel. The Applicant has requested a
Vasiance lo allow the entire lol area, 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 feet of floor area from Parcel
A-2 will be avallable for averaging onto Lot 114,

" Parcel A-2 s to serve as the main access.driveway.entry forLot 114 as residents
will be able lo access the driveway from:Hope Street. Vehicles will raverse the
Parcel A-2 site and then cross the public alley before entering the Lot 114 parking
area. The landscaping and the’ p ials on Parcel A-2 and the
Gladslone Holiar lot will be cansistent with those provided in the ground level Open
Space/Park area on Lot 114,

Lot 114 has a lo! area of 54,966 square feet. Upon the approvat of a Variance o
allow the street and alley dedications, alley vacation and yard setback areas of a 1-
story building, a total of 464,626 square feet of floor area will be allowed on Lot 114.
With the floor area averaging of the Unified Development described above, a total
of 414,627 square fee! of floor area will be allowed on the Lol 114 sile.

The Apy Is if g Z68r0* ya on the fmn!. side, and rgar yards.
e O dully 13 2005, the b partment.of Czty P Issued Mlﬂgamcl_blegalw.” .
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. observing the yard seiback-and iiangle visibility regulations of the Zonhg Code,

Declaration No. ENV-2005-1812:MND, and determined that byi inditions’
the impacis could be reducedla aless !han slgmf icant Ierve) o

.Tha sﬂa and/or isti .,,. ‘,_ OVE maka s!ncl

P

Ths Apphcant is requesIJng zero yard setbacks on the front, side, and rear yards, ‘.

. TheRS selback requirements are cnywide and do not takelntoawounnhe  unique
- chéragteristies of-the downtown ared’ whfch typically has a dense building.pattem
" withzefo-yard setbacks. ‘As | uses are not required yard sethacks, the
. .groundfloor relail spaoes facing the public streels thalare builtto lherpmpenylmes

- ‘are i conformance 'with the Zoning n: Thera are existirig cof
‘bujldings In the Immediate vicinity, Some ‘of which.are being wnvenad into
: residential. uses.lhatam built to lhe propesty lot Jines.

Funhermore. on Mamh 34, 2005, lhe cny P' ing. Cx fon fecon

.“approval of an ordmanoe to the Gity Council to elimi & the ired for

- . residential bulldings on sireots and afleys for project in lheRedavelopmenl Project

“-Areas of the. Cenlral City Community Plan area for lols zoned R4, RAS4, R5, CR,

- .C2; C4 and C52.Fhe subJect property is zoned R5; and the proposed pm]ect Is
. cons;stenl wuh lhe pmposed ordlnance.

COEDITIONAL USE FINDING :

Al pal'bcu]ar lype of:development islsubjer:uu the condilionaluise. p[OGESS be;:ause it has

been determined that:such usa of property. should notbe permitted by right ina p
zone. Alluserequininga conditionaluse permit from the Zonmg Admmtsiralorarelomled
within-Section 12.24 of the-Los Angeles:Municipal Code. -In orderfor a Conditiona! Use

" Penriit'to bé authorized; cetain_designated- i ndmgs have'to- be‘made: -Following
. (hlgh!lgh!ed) is a delineation of the fi ndings and Iha :pplzca!!on of the relevant facls to

sama:
s Tho,,. posed j will“ desirabl _tnlhequ!icu_'

L e

Umfed Develo ment
The Unﬂ"ed Dévelopment (subj sKe) is d of the following lots: Lot 114
. (APN: 5139 021‘01 8; 1155 S. Grand Ave.) which has a lo! area of 54,966 square
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The Unified Development of the three sites is beneficial to the public convenience
and welfare because it will provide a total of 311 Joint Live Work condominiums,
open space atthe gruund level and it will provide a mixed»use development on the
- Lot 114 property... .

The addition of 311 for-sale unils during a housing shorlage will be beneficial to
individuals who plan to purchase their first-home or who plan to live closer to their
workplace. South Park Is part of the greater Downtown area which is rich in jobs

and transit. Therefore, the individuals who choose lo five in the proposed

development may work in Downtown and would be able to use public transit.- The
.increase in transit use would decrease lm!ﬂc congesuon and would decrease the
amount of poliution emitted by the use of v les. Since the inium units
are Joint Live’ Work units, centain professionals such as archilects, lawyers,
accountants, artists and artisans, consultants, designers, elc. will be able to both
live and work from their unit.  This will also decrease the dépendency on
automobiles and will allow more residents to work from home and create-the 24-
hour commupity which will enliven the streets and will support the neighborhood
: ela’l il.spaces pmposed for the subject site. .

~F
The Lot 114 Open SpacelPark area at grade ls a pubhc benefit for the residents as
well as for the surounding res ial and b [ y. The Lot 114 Open
Space/Park area, which is to remain as private pmpeny and is to be open to the
public during daylight hours, is proposed to have both hardscape and landscaped
areas with trees.

The Gladstone Hollar lot is proposed to be developed.as a pockel park. The
location of the Gladstone Hollarlot and the Lot 114 Open Space/Park area will allow
a mid-block crossing from Grand Avenue to Hope Street. The creation of two open
space.araas will be a benefit not only to the Lot 114 residents but to the residents
of nearby developments listed In Nearby Develcpmenls {7 able 1)bélow. Residents
and neighbors with small children will benefit from a large, clean and sale open
spaca. Businesses nearby will also benelit 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.

The development of this well designed modern building on Lot 114 whichis o have

two retail spaces on the ground level will also help encourage pedestrian activity

and will help create a 24-hour community. The ground level neighborhood retait
spaces will serve as a di amenity to the of the 311 Joinl Live Work
unils in the proposed building as well as the neighboring 417 Joint Live Work unils
on the two sites on 11™ Street between Grand Avenue and Hope Street.

a0 th.e'zonlns-

orwelfanz‘.
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'Tha development of the Lot 113 sie Into a mixed-use developmenl with an Open

" pace/Park area is putting the land to a riuch better use than the cumrent surfdce
parkinglot. Thé propased pocket park ori the Gladstone Hollar ot is'a much belter

B T TUN RSO PR R SRS I

+ ~landusethanthe curfent dilapidated-and vacant residential bulld

appllcaﬂon The' pmposed mixed-tsed develop menl withi 311 Joint
ondd and 2 coj jal uses istobe buTl on-l:bt 114, Parcel
3s !hfs maln access dnveway {or the Eot 14 deve!opment. The

.. Phaselisite paddng garage  whichhas an entry atthe alley." The G!adstone Hollar
* lotds located immediatety northrof ParcelA-2 and Is pmposed to be Impmved and
. malnta!ned asa pubhc park.

nts of the Elléven bu'lding lo be located-at 1111 S. Grand Ave

ly under. ion) and the residents of the Luma building to be located

Hope SL (soon to begin oons!mcuun). will also use the Parcel A2
‘atce: fBhlct

t, the approximately

PR
wide access dnveway on Parcel’ A 2 will
Lol 114 resldenls’and guests -

alopmenxmayw' rkin Downlown ] easlly acoesspubhc fransit,
g’ aulomobile dept Y. The ‘proposed public parking ‘spaces are
beneficial to the public convenience ahd welfare because they w1l pmvide three
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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 atiraclive
ingress and egress to !he project than the 20-foot standard alley. off of 12 Street.

12, The lncanon is pmper ln relaliun to ad]acenl uses or lhe development of the
community.

Unified Development

The location.is in‘proper refation 10 adjacent uses and developments. The site is

" located in the South Park area of Central City-Communily Plan area and In the Cily

Center Redevelopmant Project area. South Park is recognized as a “mixed-use”

y with both e ial and i ial uses -co-exists The [Q)

Condition from Ordinance 164,307 has been imposed on many sites in the South

Park area surrounding the subject site. The [Q} Condition allows C4 Commercial

uses in the RS Zone. The proposed mixed-use development is consistent with the
intent of the {Q] Condition, the Community Pian and the Redevelopment Plan.

Additionally, the proposed development is very similar to other nearby
developments listed in the table below. .

Nearby Developmenis {Table 1) '

Namo of Dovelopment | Address Number of Unils Status

Phase i "Ellaven” 1111 5. Grand Ave’. | 176 Joint Live Work § Under
{ZAc:2003-0146-2V-Z00) |. - Unlts. +.- o Construction
Phase i ‘Luma” HODS Hope st 236 Julnl Live Wurk Under
2003-9146-ZV-ZAA) Linits Cansyuction
Grand Avenue Lofis 7100, Grand Ava. | 66 Joint Live Work Units] Under
(2A-2003:2656-ZA-ZAA- . B - = FConstruction
Tha Flower Strest Lofts | 1140 S. Flower St, 91 Joint Live Work Units | Complete
(ZA2001-4689-ZAA-ZV-
ZADY .
Metropalitan Lofts 1050 8. Flower St 10 Joln! Live Work Units ] Under
{ZA-2003-5986-ZV-ZAA) and 253  Apastment | Construstion
Unus

Immediately to the north of the Lot 114 site is the two«phase. development approved
by ZA-2003-9146-ZV-ZA. Phase | is a 13-story 176 Joint Live.Work unit
candominium development with a lotal of 7,500 square feet of retail space. Phase
i is a 19-story 236 Joint Live Work unit condominium develapmenl with a total of
7.394 square feet of retall space. The property across Grand Avenue and lo the
norih of the subject site is occupied by the Grand' Avenue Lofis (the old UCLA

developmen!. which is ihe thnd property to be developed wnth for-&la Jolnt Uve

& p_rl'rﬁar}véﬁ!'cﬂ[a’iﬁenhénce )
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short tesm parking spaces and a Flexmr space - ava1able for use hy Lo! 114
resldents and \nsllors . ’

* . residents: and their giests to facilitate pick-up and drop—oﬂ and-o sllow,residents
to temporarily park their bile without the need to enter the parking garage.
" . This fentshort term parking ; i

fon will mitigate vehis o at tha
Intersection of the Zo-fmrwlde pubﬂc alley and the Pamel A2 dnvaway,. .

. TheApplicant plansto entera two-yéar h twith Flexcar to provid
* an automobile forresidents"use which wm allow residents who do notewn a vehicle
or dunng times the hcusehold vehicle(s) are belng used by someone else-to have
. lemporaryaccess to a car. The'Applicantwill enter into.a partnersh:p wdh Flexcar
* tohelp expand mr»sharlng tn the metmportan tos Angel&s area,

Flexcar Is. lhe nauon S, largest and oldest, provnder ol mr-shanng pmgrams
Participants pay an hourly tate, and Flexcar pays for the car, Insurance, gas and a

reserved parking spot on Parcel A2, Flexcars Los Angeles program offers.
-members a flest comprised entirely of brand new Honda Givie.Hybrids, a car

powered by a combinatioh of gas and electricity. A hybnd cariké the.new Honda
Civics burns one third less fuel than a comparable non‘hybﬁd car. Hybnds also emit
significantlyless pollution than ionallow emission
carbon monox:de and 50% less nitrogen cxide gomg inlo the' alr and ereahng
srnog.’ a . N . ;

The paﬂs!ng space allocated:to the Flexcar on Parcél A2 is. desirable’to’the publxc

reltanoe on, the -automobile, but; at umes. may need qufck and simple

» accessible 4o the pm]ec!s residents, they will I kely
paﬂung space were located i lbe garaga or xl it wem less aecess fe, it will likely
© be used less cﬂen

The dnveway entrance, on Parcel A-2, whlch will be used by ihe resnden!s of Lot .

114 the Elleven building and the Luma bullding, is 2 'good location for a maln

- access as it s roughly mid-block between 11 Strest and 12 Street which will‘

-+ minimize any kind of. confhcl with, lhe mtersecﬁons

: Also, the proposed driveway.will be. approxin
for four automobiles on the porthem side. Il wz!l be deslgned with attrachve
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Extension building). The entitliements for this 66-unit Jeint Live Wark condominium
project were granted by the Advisory Agency on Seplember 11, 2003 (Vesting
Tentative Tract Map No. 54309, ZA-2003-2656-ZV-ZAA-ZAD). '
The proposed Unified Development which inciudes Lot 114, Parcel A-2 and the
Gladstone Hollar lot is in proper relation to ad)acent uses The driveway entry on
Parcel A-2 will provide an heti to be used
primarily by the Lot 114 site, and can also be used by.the Elleven (1111 S. Grand
Ave.) and Luma {1100'S. Hope St.) bisiidings. The proposed mid-block crossing,
which is comprised of the Lot 114 Open Space/Park area and the proposed pocket
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 Develc ts (Table 1) includes alist of nearby
projects with fulure residents and employees in the retail spaces who will beriefit
. from the location of the proposed mid-black crossing and the altraclive and safe
park and open space areas.

As illustrated -above, the proposed 24-story mixed use development Is in proper
relation to the adjacent and future uses of the community.

Parking in RS Zone

The proposed public parking in the RS Zone s in proper relation o adjacent uses
and develapment of the community. The property d:rchy to the north of Parcet A-2
is cumently developed with a 2 story doned ial apartment building and
is also known as the Gladstone Hollar lot. The properties to the south of Parcel A2
are developed with 1-story commercial buildings. ‘Across Hope Street, there are

. multiple lots developed as a surface parking. Also acrossHope Streetis alarge 5
to 6 .story: parking.structure. . These lots are.zongd [QJR54D-0, 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 significantly farge number of barren surface
parking lots inthe area. The majority, if not all, of some blocks are used as surface
parking. The existing surface parking lols in the area are stark and completely
covered with asphalt-and -are typically surrounded. by -chain- Ilnk or unattractive
wroughtironiences, creatinga and unfriendly peri The
proposed parking and access driveway on Parcel A-2 is propused to be attractively
landscaped and decoratively paved. The subject site, Parcel A-2, Is proposed fo
have a ping 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, baren surface parking lot. The parking/driveway

-The shon term. parking, spaces are a. oonvemeni amemty for use hy lhe pojedt. . .

icles - aboist 50%less,

ignce and welfare'as residents leng inthe pmposed development will have .

‘a‘car. . Sinca the. pmposed parklng,space pn Paxcal.A-z is easily ~
utiliZze this amenity. if this.

ly 40 feet\mde. wﬂh parkmg space

[

Copemen e
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Iughﬁng ‘used wﬂlumina!e the parklng ‘area will be deslgned, located and ged
so as to réfléctthe Ifght away from any-sireet and adjaaent premlses Thelighting
will be well-designed and well-malntainéd at the enuyaocess polms{orlhe threa
Juint vaa Work m:xed-uss hu’!dmgs as well.

"The site Is located in'the' South Park area of the Central City Communlty Plan area

‘and ln the Clty Cen!er Redevelopmenthjed area. South Pad(ls recognized as
a“mixed ity with botlecommiercial and ential uses.co-existi

Thé pmposedproject s preuse!y thedypeof project thatls eneouraged Inthis area.
e-proposed driveway access on Parcél-A-2.is proper in relation 1o the adjacent
nd potentially future uses of the eommunxty ‘The paridng spaces-on ths lot are
llogzited for.short-term parking'and a Flexcar.~The short term parking spaces will
Falifat qmck pvck—up and drop—off of¥esiderits 6r serve as a-short term parking
paces Tor residents. Again, this parking areasis proper in relatidn to-surmounding

" Useés,'as a largs portion of improvements in the.area are. currently surface parking

spaces. Furthermoe, the proposed parking area and drivewayon Parcel A-2is 3’ |

signifi mntlmpmvemenl from the existing surface lot anda sigmﬁcannmpmvement

- frOmm ¥ saﬁnﬂndlngA surfaoe lots -85 the. pmposeri dnvewaylparkmg area will be

N
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- Joint Live Work units‘on lhe subjec( site:

Pollcy 1-2.1: Pmmotelhe dev lop of nei hood worlk/li

dest 3 with d in the mediap of they iwo-way
dnveway and belween the pmposed parklng spaces.
Theusewill not be fally detiim ;

t } 1to the ck scter of the d
i thesifiimediate neighborhood, 77« - R

-t R
e meect willnotbe matenally de!nmanlal 'tothe characler of- develuprﬂent inthe’
immediate nelghborhoad The proposed develc p ransfc al is now

* -a surfack parking loton the Lot 114isite into an archue;tucally prominent building

which-will démonstrate the civic pride that'more | bu'ldlngs in:a.world.class city like
.Los Angeles should possess. The Infil mixed-use development will provide much
needed‘for saYe*Jutnl Live Wo' ‘unitsiwhich will-allow residents to both live-and
Thie retall spaces onthe ground level will piovide
g to lhe iiding's b ers<as-well as.1b the newly
emerg!ng nelghborhood The ground level Open. SpacelParkarea onLot114 and
“1hi proposéd-pocket park-on the-Gladstone Hollar lotwill pmwde operr spaoe and
a mid block lffosslng fo the publxc dunng dayhghl hours.‘

RIS Coeme L
development wnll be in harmohy ‘with:the:various ‘elements and
bjectives of the Ganera! Plan. The Central-City Community Plan stales the
{o!luw:ng - .- Lo :
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The following Policy and Obj from the C:

y Plan supporis the need for

housino.

a mix of uses which creele an sctive, 24-hour

Objective 2-4: To
Ji for current resid

The propused Joint Live Work d ion will serve to impl Pollcy 1-2.1and

- will helfy actileve Objective 2-4 by encouraging a 24-hour downtown where people

* can- both‘live and work within the same unit which will increase the number of

peapla in South-Park after business hours.
Objective 1-1; To promote developmeni of residential units in South Park.

Objective 1-2: To increase the range of housing choices available to Downtown
employees and residents.

:)ninl Live' Work units add.to the types of housing available in the South Park area
as these unilsallow the resident to both work and live within histher unit. The project
is consistent with the following objectives of the Housing Element:

" Obfective 1.1: duction and preservation of an adequate supply of

lenlal antl ownership housmg o mest the identified needs of persons of all income
Ievals and spec:al needs.

Ob]ec!/ve 2.3. Entourage the Iocal/on of housmg -fobs, and services in mutual
date a- di ty ‘of uses that supporl the needs of the City's
ex:shng and future residents.

: Allo'v-ving Joint Livé Work units to'be developed allows people who need to work at

home (e.g. people who are raising small chitdren) to do so. Join! Live Work units
allow jobs and housing to be located in the same space which has many benefits
such as the-reduction of traffic congestion during peak travel timie and eliminating
theneed to own a vehicle. Overall, Joint Live Work unils on this site are beneficial

- lothe surrounding cc y and ils and are ¢ with the General
Plan,
The foliowing goals of the Central City Co y Plan are i with

providing the open space and mid-block crossing at the Lot 114 Open Space/Park
area and the pocke! park on the Gladslone Hollar lot
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‘South Park. is recogmzed io be a mrxed—use communlty with a s!gnlﬂcant
§ the

concentration of housing. This thriving.
proximate siling of auxiliary support services such as relail and ‘commercial

lhal encl andin the Inlerest of creating a linkage between jobs and housirig, the
of - CO] benef tmg roial ymleds will be
encouraged. - . . . o

The abcvwdescnpbon of tha South Park area is conslstent with proposed Jolnt Live *

- Work candominium ‘development on 'the subject sita:, The, proposeg Joint Live

* Work uhits swill addnzss both-concems of needed houslng and ,jubs Jin the ©

commumly e
Parkingin RS Zong -~

The proposed. pubhc parklng and :access dnveway on-Parcél A-2.wil) pot be
j-to the of develgpment in_the \Jmmediale

neighborhood but. willin fact, be a significant !mpmvement. The proposed Unifjed .
parkingotonihelot 114 shento |

will tranisformwhat is now asurf
prorinent willgemonstrale the

bu1d5ngs n awond class city; lgke Los Angela shouid o

bepwee King s
This Is a dramatic lmpmvemanl from the characler of the exlsﬂng surface paﬂdng
.. lots in the-geperal
sas'a whoteu;;,-

The pmposed Infillo mlxed—use devalopmem wﬂl pmvlde muchr needed for- sale Joint
Liva Woxkpnnswhiph will allow residentsto bqlh live and work | thelrcondomlnlum

< ..units.. The-retail {he.ground.levél.will provide.
the bullding s homeowners as. wen astothe newly emerg)ng na)gh ,rhood

.14, The proposed location wm be in hannony with e

s glements and
objectives of the Geperal Plan.. = . .
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Goal 4: To create modem, efficlent and balanced urban environment for people,
including a full range of around-the-clock activities and uses; such as recraalion and
housmg

Goal 7: To achieve excellence in destgn, based on how Central City is to be used
by people, giving emphasls o parks, green spaces, street {rees, and places
designed for walkmg and smmg.

The City Center Redevelopment Plan has similar project objectives as (o!lqws:
Project Objective 6: To create moderm, efficent and balanced urban environment

lor people, including a full range of around-the-clock activities and uses, such as
sparls, antd h

.- Project Objective 9: To achieve excellence in design, based on how the Central
Chty Is to be used by people, giving emphasis to parks, green spaces, streetscapes,
street trees, and places designed for watking and silting, end to develop an open
space infrastructure that will aid In the creation of a cohesive social fabric.

The Cenual City Cnmmumly Pian specifically encourages ouldoor open space
afeas-patticularly in the South Park area as follows:

It is essential that speciélized facilities and amenilies, such as day care centers,
playg and ion areas d for various age groups be developed
in conjunction with the new housing. Another important feature is the provision of
large quantities of open space — a reglonal park, park system or multiple use open
space within the planning area. This vital ity Is Ihe key to-the success of the
new housing as weﬂ as arimporiant addilion to the open space inventory of Central

City.

Approval.of the Unified Development will allow the provision of the ground level
opeh space.al the north end of the Lot 114 site and will allow the development of
a potcket park at the Gladstone Hollar lol. 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 benefil the
character of development in the immediate neighborhood.

a) A combination of funclional linkages, such as pedestrian or vehicular
connections; the A-2 site which will serve as an entry drive for Lot 114, The Open
Space/Park area at the ground level of Lot 114 will be physically linked to lhe
Gladstone Hollas proposed pocket park, g 2 mid-block ing. The

and texture of the paving patterns a! the publxc sidewalk will be the same at the

ta that provide einployment oppedunitips for area residents. Jowards .

lty&nd an essential design feature lothe propoged project .

to .-
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" perimeter of Liot 114 and Parcel A-2:- Therp wilt be-a v;sua! lmkaga betwaan the
thres open spaces provided in the Uniffed Development. The Lot 114, recreation
_deck on the 6™ floor will have a view to the Lot 114 Open. SpacelParR area and to

15.-

. [[EELAN EVIEWEINDING L . .

S, \he-, Po: ‘G! d HoilarpOCketparkbo!hlocatedanhegmundlevel. -
- Byl conjuncuon with common arch ! and landséape features;. which
distinctive design elementsofthe devel pamelA—i!;LuHMOpen'

Space/Parkarea, and the pmposed pocket park atthe Gladstone Hollarlot wilthave
= the same types of trees, land
lhnaa areas logether. The sameland tis d lhe dscape for
the three. Iolsw:lhln the Unified: Deve{opment. R -

. ¢)Is composed of two ormore mnhguous parcels, or lots oﬁrecord separa(ed only
by.a street or alley; the Lot 114 site is located at the northwest comer of 12 Street .

~.and Grand Avenue, The. Parcel A-2 site is separated from: the Lot:114 site.by an’

. north of Parcel A-2.

d) .And when' the development is’ wewed from ad}olmng s!reets appears to be a
" consolidated wholex The-land e.ahd design.elements at the:pedestiian level
both on-site and on the pubhc d_qht of way will visually. tie Lot114, Parcel A 2 and
Glads!ona Hollar pmpeﬂles tcge!her as a consolidated whole

Cr

. R G ¢ R
The pm]ect ¥ r" wilh all pplicabl isl of the-Los Angel
Munlgipal Code; Plannlng and; Zoning Sechon and lhny appllcabla speciﬂc
plan. .

The sx'ua is zoned {QJR5-4D-0 and. the appﬂcan! bmposes {o constructa mixed-use
- building'withi 464,626 -square. feel ‘of | proposed: floor area:(upon approval of the
~variances raquesled), 311 Joint Live Work' condom:mum,unns and’ 7,294 square
feet of retall.: - The related. Vesting* Tentative Tract No.:62799.will: create two
-proposed lots.', The Lot 114:site will be merged 46 form Loti1 .and'the:Parcel A-2

tley. The Gladstone Hallar| properiyjs conﬁguous andls| located lmmed[alely to the.

L

and design clements which will isgally ti the E

site wilt 'be Lot 2. Both Lot~114-and -Parceb A2 will* be part-of the"Unified i

Development alofg with the Gladstone Hollar site {1130 S. Hope Street). Exhibit
~A-Unified:Development Table outlifes” the lhréa sstes that-are’ part pf the Unlfied,
" Development’ along’ with their respective lot dreastand floor area/aliowed. The
-Unified ‘Developrent is i Herght District No: 4 whiich- allowsia”13:te;1 FAR,

.as perthe D'Limilatign and a maximurh of-a 2'to 1 FAR for the commercial uses as

o) e}
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a Variance from Section 12.37 to permn the catculahon for the bu1dable area of
the lots fo include the areas of the street fiding line area,
and setback areas in lieu of the deducllon of these areas fmm the buildable area
of the IcL :

a Variance from Section 12.21 G to deviate fmm the. following open ‘spacé
requiremnents to permit 61,162 square feet of open spaca in lleu of the required
101,450 square feel and to allow 89 !rees in lieu o! the’ requwred 21B trees
required.

PurSUanl to Los Angeles, Munrmpal Sechon 12.24:W,1 hereby APPROVE

a Condmuna! Use pursuanl to Sectson 12.24-W 19'which allmvs FAR (noor area
. -ratio) averiging ‘of the. préviously approved .134,000 sfuidfe foot floor Hrel
transfer to the sile, an- addmonal 149 997 square feet of floor area being

d vig the Ci Red p Plan's. and !he
pr&dedmted iot area over the' site is being
\approximately 1,066,423 squala feet of floor area’is pem’!med; generatmg an
‘8. 18 to 1 floor area ratio over the project's three phases,

a Candmonal Use pursuant to Secliori 1224 F ip deviate from the yard
‘requirements from Section 1214 C 2 to reduce the side’ yard setback
requirement along the internal boundary on Lot 1 abutting Lots 2-and 3 to zero
feetin liev of the required 16 feet.

Pursuant to Los Angeles Municipal Section 16.05, | hereby gPPRO

a Sne Plan Review permitting the cc of 875
residential condominium units with 1,435 on-site parking- spaces in the C2-4D
Zone,

upon the following additional terms and Condilions-

1.

Alf ather use, hexght and area regulahons of the Municipal Code and all other

govi ies shall bé strictly complied with in the
developmenl and use ol the property, except” as such’ regu!ahons are herein
specifically varied or required.

The use and development of the praperty shall be in substantial conformance with

... the plot plan submitted with the application a and ‘marked Exhibit "A”, except as may

be Tevised as a résull of this action.

The authorized use shall be conducled at all times wilh due regard for the
character of the surounding district, and the right is reserved to the Zoning
Administrator to impose additional corrective Conditions, if, in the' Administrator's
opinion, such Conditions are proven necessary for the protection of persons in the
neighborhoad or nccupants of adjacent property.

“however; the sitehas a maximum allowable FAR of 6 to--for thé entire: project site.

e

CASE NO. ZA 2005-7403(0[1)@\/)(SPR)
. CONDITIONAL USE, ZONE VARIANCE
AND SITE PLAN' REVIEW
. Related Case; VTT-62522 . - - -
. Project: Address 710-798 Soulh Grand :
Avenue’
‘Planging / Adeh: Central. City
 Zané: 24D -

CEQA. ENV2005-7367—MND
‘Fsmﬂssatpe Exempt

. Map

Pufsuant to CharteRSecﬁon 562 and Los Afigeles . Munlcnpal ‘Code (LAMC) Section

- 12.27,1 hereby OVE:

‘a Variance from Section 12,14'03 to penﬁ:! a.reduced. lot area per | un.?I of zem
square foot for umB 325 through 875 in lieu of the requiretd 400 square feet per -
uhit, in conj wnh the construction, use and wal of.a three-phased ~
875-unit plex; . . .

a- Vanance from "D" hmslaﬂcns ui Ordmanoe 154 307 o permh the Assomala
- .ZoHing, Admmislrator to'act for the City Plann!ng Commlsswn in allowing an FAR
In excess of 6'to } fioorarea ratio (FAR). {such appfoval is in recogmhon of the
action. taken by the Community Redevelopment Agency [CRA} Board of
- Commissioners as approved by the City Council on June 2, 20086, pumuant fo
- Sections.512.4,"512.6 ‘and 520 of thia City Center: Redevelopmenl P!an, 1o utilize
ER prev;ously approved TFAR- -giFantirig 134000 Stjuare 'feet 'of floor area-and lo
approve a floor area variation (46,998 square feet) from the Community
Redevelopment Agency on each of the project’s three phases {for a total of
149 997 square feet) for a comb!ned FAR 0f 8.18%0 1}

" a Variance from Section 12.21 A 4 (a) to permit paﬂ(mg spaces o be ona
different Iot as the dwelling unils, as part of & unified development;

AN EQUAL EMPLGYMINT OPPONTUNITY - AFPIRMATIVE ACTION EMPLOYER @

CASE NO. ZA-2005-7403 (CUNZVISPR) .~ e "PAGE 8
‘ ' CPC 2005-0361-CA; APmpboses the elimination of the lot area provisions of the
C2 zane, among others, thereby eli ing the zoning lation that only one
dwelling unit is allowed Yor every 400 square feet of Iot-area. The remaining

control on mlensﬂy of develcpment would be the Floor Afea Ratio regulation,
whlch currenlly is hmﬂed (o a maxinium urs to1 FAR

VIT 62367: OnJduly 15 2005 Deputy Advnscfy Agency approved 628 Joint
LivelWork c condominium units and 26,187 square feet of retail space in three
phases and in the G2-4D and the {QJR5-4D Zones located at 800 S. Figueroa
Street.

ZA-2005-1673-2V-ZAA-SPR: On September 26, 2005, the Zoning Administrator
approved a series of discretionary approvals that permmed the construction of
624 Joint Live/Work condominium units and 26, 187 square feet of retail space

' focated at 800 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 i in the afﬁrmalxve Following (hlghhghted) isa

defineatit of tiie findings,arid the i v of the refé facts of the case to same:
1. That the strict fication of the' provisi ol the zoning ordinance would
result in pracucal difficulties &r ary h ships with the

general purpose of the zoning mgulahons

The strict application of the provisions of lhe zon‘ng ordmance, as applicatle to this
site, woild resull in praclical difficulties or unnecessary hardships: by prohibiting the
developmenl of a high density uban scaled mixed-usé project “near. major job
markeéts and transit centers. 1t also prohibits the creation of a site plan that responds
to the sité's unique- location in a transition area -and within' the boundaries of a
Redevelopment Plan- area. This projéil's site'i xs viilquée dig’ 1o its 166ation ofi the’
periphery of Central City’s busil diglrict as it itlons to South Park's mid-rise
“mixed-use projects. The. pro;ecl’s massmg relates 1o’ these surrounding uses by
. providing’ variable building heights mnglng fmm 15 to 38 stories, mimicking the
massing of surounding Buildings. The siric ddherence of the provnsxons of the Code
will not germil this proposal without the approval of these variances. In order to
approve the Smart Gl’OWlh objechves of Ihe deve!opmenl special consxderahon
" must be granted. i

Density Increase

By virtue of the project's location in the Regional Center land use category it is
entitled to an exception from the LAMC which increases its permitted density from
the R4 density standard {one unit per 400 square feet) to the R5 dens‘ty standard
{one unit per 200 square feat-of lot area) This ion s an that
the City d density is appropriate in specific areas. Because #t
is an exceplion !rom lhe LAMC, it cannot be utilized as the base density when

Leg ah phon SeeTentawe Trac!. :



< 5ite's densﬂy Timitations
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ing & vari ko ! the densny The goal of the appﬁ:anl isto requesi

. a variance- pennittmg as many units thal can be appropriately siled within the

. pro}ed’s permitted floor area, The Code cnaates an arbﬂrary standard wh!ohin tum
results ip unit sizes, and densitics that are | ly for
Godted high—densnty areas. cf Duwntown Los. Angeles

Once the fulj po!enbal of the site’s ﬂoor avea Is realized, the strict adherence 1o the
Jof “%.“unit -per 400, square feel of ot -area creales an
unngcessary” hardship. . it oes 60 by ereahng average unit s!zes (3271 SF) Iarge,
enough for'a comfortal five b fome.  Market :

this: avelageumtslzelstoolargeforme housing-market. Increasi

+ .sf2e of Yhe.unjts also fimfts the poot of| potenba) buyers by.increasing the.cost-of each
- unit. ’fha Cily Is In-desperaté need {0 create a.diverse housing. stock and. the

. fo' pmv!de 875. comfostably sized: (1,168 square
oot average) unlts. based .on what* fits: within the permitted’ floor area. It is an
unnecessary - hardship o, strictly. imp ose the site's: . density reguiations when the
“requested increase permlts the site" s densuty within the same building fldof area.

ideging: the adopti of
"ualareasofme

Note The Los Angetes Clty Planning f‘ ¥ nd
Sential o

E -Cential. City Area to conform wxlh the-area'sdrbdn character and to t:eale incentives

* for the production ‘ot housingr CPC 2005;0361:0/\ proposes.
lot area provisions of thé CZ. zone, among, olf 3
regulation that only. one dweiling unitis, aﬂowed for every 400" square feet of ot area.
The ining” control on,; ity of-dével t would b the. Floor Area Ratio
regulation, whichcurrently is llmﬁed foa maximum of 640’ FAR. The adoption'of

‘ ] uld ‘réndef y reques! herein to. pemit’

réater dens:ty In order to achieve 875 nx.identia) um(s

) Slnct appllwhcn of " u)aung ﬂour area, on :

with the general P of the zaning’

'property would result’ !n pmcbml dlﬁ‘culbes and unnecessary. hardshlps “for %e .
roject i

prop

-unnecessary burﬂen Is imposed on the mject if it'is denigd’ e righl !p uuliw floos

drea by.the same Otijma,noe,;lhalvpe 3 T .
164,307, Timils the. sita's floor drea to,8-t0 - 1 instead of 13 071.. White. the same
Ordinance also statés, that increased | FAR Ss pennmed through the CRA Variation
.and Transfer of D approvals: The applit to request three,.

49 999 square "fool floor atea variations from th pRA, cne_for -each.phase of .

which will be:combined with the ) TFAR of 134,000

.-square feet and the site’s.permitted floorarea to ale a, pmjeul thatls in‘scale with

the sunoundmg mmmunlty which..was davelope _prior to'the .6 to 1 FAR.cap. - A

e Jicts:goals-of. the Centml Cvty Cnmmumty Plan; "Ta
pmvxdé hxgh and medium densxty housing ‘closg: lb ploy t.." Mostl

i is. ihconsistent, "with:. the. intent of the. hmg regulations, whichis specsf ca)iy

" enumerate penmlted floor area incredses. B -
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Reduoed Ogen Space Reguueman!s

Slnct apphca!lon of 1he prov:sions of the zoning ordiniance to pmvxde 101 450 square
" feet of ‘ppen’space’ would result in pidclical difficullies or.y ¥
inconsislent with the general purpose of the zoning reégulations. The open space
" standard is based on 3 suburban developmenl rbdel, which créates practical
dm’ culhes on hlgh nsemighdensny urban developmenL .

The appl'canl is pwposmg to pravide over 1.4 acres (61, 162 -square féat) of open
‘'space Op this three-acre site. The Zoning ordinance. requites 100 square feel of
" opén’ space for units with'less than- thrge habitable rooms, 125 square. feet of open

space for unils with three ‘habitable foems and 175 square fee! of open space for

units with more than. lhree habitable:rooms. generabng the need to provide 101,975

square feel of open.space.. The, ma}onty of the 61,162 square feet of open space -

provided will mainly. be co 1 opeh space provided'in a fitness cenler, pool, deck
and terface all located In'a oenbal courtyard -created by the buildings' massing.

Open space requirements (in addition'to street dedications and bac

. make it a hardship'to build a high-density residential d in
area, The subject site is located in the Central Commertial Ccre Just bordenng the
South Park area of downtown, which is also an urban area planned for high-density
uses and where real eslale Js.ata premium. Providing additionat open space on site

- would.resull In a ‘loss of residential units andlor ground floor commercial space,
which would-pose a hardship oh boththe applicant and the community.

Such a hardship is y in this case b the subject property is located
on a site in close proximity to’ several existing and future public recreation areas
wnhln walking distance. The Grand Hope Park is located on Hope ‘Street between
Cgt Street and Olympic Boulévard, approximately two blocks away: from- the subject
property. and the futuie LA Uve project will includea”Céntral Plaza designed to
. providé a place for open space and entertaiiment lo. South Park residents and
visitors. Other nearby public open spaces include the Gilbert Lindsay Plaza at 12"
“and Figueroa Streéls and Pershmg Square located at Olive Street and 6” Street,

In_addilion lo ‘recreational fad!mes Ihe pro;ect site’ proposes a landstaped
pedeslnan g and pat g Lots 2 and '3 ffom Grand Avenue to
Olive Street, thus addmg an approximately 22, 225 square foot attraclively designed
nity not only beneﬁlmg the project site but also the community. The project will
ide a5 many trees as appropriate for the sie] but cannot achieve the subutban
siandard of one per four unils. ' These tiees will be located along the street
'fronlages the pedestian passageway and the residénts’ only open space area.
Funthenrriore, with the site developed as a single, uniform site as a matter of good
site planning and design, it is possible lo provide a far more substantial amount ol
open space than is found on comparable high density residential projects in the
nelghboring community.

Like olher downlown projects, past and present, g the strict i ion of
the Code's requirement would be Impractical and would make the pro;ect infeasiblé.
Thiis, for the reasons staled above, strict application of the provisions of the zoning

jre
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The Bcope of tha proposed project Is oonsistent with: its location In the Centrat
e -and ‘bond the South Park commumty of Downtuwn Los
Angel%, whlch h desi) d for and d
application of the zoning ordinance limiting den:
- permit the project to be ‘deveToEe’d”n £
pmposed .

Many exisﬁng bqulngs ln the downtown area. ‘Builtto an FAR of 13 lo 1,.:ar0 allowed

" o be converted to midenﬁal unlts under the' Adaplive.Reuse ‘Ordinance. - Among -

-, the Incentives-for

BT provi Secifying. that- dwelling tnifs are” not -subject. to- the lot"area
requ:remenl&of lhe zone or helght tistrict. “This ordinance was adopted specifically
" to-6reate ¢ n the o ‘area, 50 as to encouraga-high-,
dens‘ry housing i &n -afea most suitable for this type of. developmenf. ‘Hence; the
élrict apbhmﬂpn of'xegulabuns on density at this sobject site- would result in an
wrl.h the geneval purpose pi the zonlng

;egulaﬁons.

arfd@ sgace on an ad|acent lag
’Thelntegraledsiteplanofﬁxe bleraned A‘i-klg trui "pe its i

subtenan rklng ‘has nt- Idenur abla Impact on’ the corhmunny

i on to T 881 square feet
of lot, area lost to.street dedications when calculdting: lhe site’s, -Gensity .and floor
area., -Based.on the requested per gnit lot area of 149 square feet 8 unils are-lost
from the site’s density. Italso
square feet. Accoiding’to the Municipal Code, lot area logt:to dedications In
conjuncﬁon with a 'subd Fon canriot be apphed doa pm]ects dqnsliy -calculation;
- howaver; if 'the', pro?ec( were o be builtas a- nan!al ‘apariment Project, the pomon
‘ pould bs used.- Currefitly acc 4 1o Inf ined in:the appli the

~City "lags’ Hr’ behirid (al’> 40%) e Cbunlry _(66%)' in !en'ns of homeawnersh!pg '

. opbon nilies. Then;isno Ioglwl reason furth

Hll
lls as puss'b)e in onder to

".proposing 16 generate as’ many market rate for sdle*

_address thi wn‘ent housKng iGiisis. The addlbohal ﬂoor area allows lhese umts to

Y

’The propnsed pro;eci IS’ predsely the type-of
-Agency hopes to'realize in:this’ area. “Actordi
Redevelopment. Plan ‘oné of the’ ma;nr goal
“mixed-use liveh * Al
are a, signiﬁcan! boost 16 the Iml housing stock.” Denial.of the request to use the
pmpcsed street deditafion fo be added to “ttie buildable area o caleulate: the
pemitted floor area ahd/or density would deny. the downtown community cnnmlry
needed housing opporiunities heeded to creale a self suppomng residential dens:ty

Section 508.3 of the: City Center
thie South Park area 1§ to achieve a

o
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ordinance would result in pracuéal difficulties or > ; Y hardships i
with the general purpose of |he zoning regulations. .

That there are .,’ fal circy : applicabl to-the subject property such
as size, shape; -t aphy, d or & dings that ‘do not .apply

generally to o'.het proparty in Lha same zone and vicinity.

The site's s!ze ability la appropriately locate "high density housmg and traffic

reduction’ potential- combine to create a special circumstance not applicable to other.

praperty in the same zone and vicinity. The 130,275 square foot site accommodates
-875_urgently.neéeded home _ownership units near a jobs rich. environment without
~displacing existing residential units: Developing this high-density mixed-use project
also has lhe polenhal to stgmf icantly reduce the area's future traffic.

Slte s Sizes

At Lhree acres this site encompasses 17 existing lots and conlains significantly more
lot rea than the vast majority of the sunoundnng deve!opment sites in the general
area. This Jaige lol area a special cir itg a
significant- amount of, dweiling unils. As plesented in Finding #5 below under, the
Houslng Eiement discussion, the City is facing’ significant housing" shortages.
Through . @ series of reasonable requests the project site generates 875
condam:mum units within 1,065,423 square feet of floor area. The size of the site
allows for the: desxgn of an integrated site plan.that intedfaces appropriately with the
hugh-nse office bux!d’ ings 1o the north and the mid-rise South Park area.

The vast majonty of the new ground up construction projects in the area have
. occurred on substantially smaller development sites, as exemplified by the following:
* the Glass-Tower project located at 1050 South Grand is proposing 128 units on a

37,789, square foot lot; The Hanover project located at 950 South Figueroa Stree!

proposes- units -on 21,623 square foot lot; and the Lot 114 project which

proposes 36Gunilsona 50 622 square foot lol.

The size and scale of this site and the development polential of the site is unique to
t.h:s area.

Ability to aggrdg'ﬁalely' locale High density housing !

-A special circumslance is crealed by the site’s ability to locate housing without
eliminating exaslmg units within walking distance of downlown's multitude of jobs and
proximity to transit. Equally important is the sile's ahifily to provide this many new
net units without displacing any existing residential units, Existing units typically
provide an aﬂordable level difficult to replicate. The conversion of a surface parking
lot inte housing that no resid units will be demolished. By locating the
project on the periphery of the downtown office center, it provides 875 opporiunities
for residents to live within walking distance of their jobs. This single project provides
a great opportunity fo enhance the jobs 1o housing balance in the City of Los
Angeles. The sile is also proximately located near a series of mass transit

units ‘under the Adaptive’ Reuse Ordinanca™

reduces the over all floof area of t.ha project by 5,172 "

the Comn'luh‘i!y-Redevelopment :

Strict -
on this sxla-wnu!d therefore not
neﬁﬁar e cos (.45 is

P
. each building. phase without visible-notice above'gmund Therefoxe, the use of lhe :

e project's 875 new dwelling units
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altematives including the Blve Line Metro Rall Station at 7‘”Sdeet,and Flower Street

* - and the Red. Line Station at 7™ and Hope Strest, which afe between two and.three

“ Blocks.away. Thzs o tg-lall tati toa ber of bus:Ji and {o the
other nelghborhoods in Log Angeles-makes the- subject property a prime

* acation for incigaiied dénsiy - lhal =y be s‘dpporled by e pubhn transit, jobs,.gnd - "
. servu:es in the area.

= T[_a_iﬁcreducﬁon go'nbal .

erpatesa spedial cicumst usﬁfymg pproval of |
B mixed—use pmject st the site helps to reducs future

] iatiof
. traffic’ potentiaf In -the ‘area, ~ By right -the ‘project-‘could be desngned with -
: ‘~appm>dmalely 781,650-square feet of office, genemtmgS 163 net daily trips. Another

Y right:optibn, could contain: approximate!y 130,275 square feet of gmundlevelrelaﬂ

*bullt helow 651,375 squate. feet office space’ that would generate.approxiniately.
« 7,238 da'ly trips.. Thi proposed mixed-use’ project at the site generates:substantially,

less traffic-than a straight commerciat project. - To illustrate this- fad. the pro}ect‘s .
*traffic congpitant,” The - Mobility Group, -provided the ]
.-comparisol for-traditionial commen:!al uses and -a mixed-use project over lhe enhre'

siter .

Uso Lnlnm mdFlaoram - Tripn gr;nemcd
S b BT T TRE PR S
Groiind Flooe Retal Pemﬂlledﬁwarea= " 7,230 dally tWps, with678
. S TO1,650 8F - - AM trips end B4D PMips | . -
’ FAROI6 101 o

+Rotall = 130,275 SF
651,3;

Toloren = T0ZTS SF | 4,162 0aly Thps, Wi g57
oo Area = 1,065,423 b trips and 237 PM bips

Proposed
Mbced Uso

ral specxal mrcums!anees exist on the site, Whith combine
m 3 The apprcant nespecﬂu"y

-Thal such variance is netossary for !hn preservadon and enjoyment of a
substantial properly.right or use.generally possessed by othér property In the
anfe zone and Vicinity'but which, because of special circumstances and

: practical’ dnffculhw or nnnecessary hardships is demad to tho property in

\queshon
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recognfze the Unigue nature of do and i ivizes the production of new

housing units In the Central City.” - 'By eliminating the lot" area provision, the
remaining contrel on intensity of development is the Floor Area Ratio regulation,
The effect of this change would increase the number of dwelling- units allowed on

“each 5|(e. ‘The. Depanment noles that bulk reglilations.are 3 “common”.means of

“the inlensity -of devel .in downtown areas. of olther farge
metropolnan areas  across the nation. and -aré suitable here lo ensure development
consistent in size with that of other, buddings in the drea”" Thus, the proposed -
increased densxly nthe pmposed prjEcL to 1 unit per 148 square feet of floor area,
would-result in the devéloj ‘of buildings that are i In size with that of
other buildings in thie Central Comniercial Core, just bordering the South Parkiarea.
* As the staff feport indicales, thé Central City . Area has a "large number of high and
medium rise commercial buildings, however, # is only now emerging as a place .

wherg peopte live,”

Strict application of the zoning ordinance, and parficularly the "D” limitation of
Ordinance- 164,307, would result in practical difficulties and unnecessary hardships
- {or the proposed project that are inconsistent with the general purpose of the zoning
regulations of thie City of Los Angeles. An y burden is i i on the
projectifitis denied the right to ulilize floor area by the same Qrdinance iHat permits
its use., The *D* hmxlahcn “of Ordinance 164,307, imits the'site's foor area to 6 10 1
instead of 13.to 1. iwhile the same Ordinance also states that increased FARs

are permitied {hrough the' CRA Variation and Transfer of Development approvals..
The applicant.proposes to fequest three, 50,000 squate {got floor area ‘variations
from the CRA, onefor edch phase’ of developmenl. Approval of these variations
would'create an FAR on the site closer fo 8.18 to 1. Case number ZA-2003-9146-
ZV-ZAA, is an example ofa pm)ec\ in the area that was granted the right to build a
pro]ect uhhzmrg the addmonal ﬂoo)‘ area gran!ed b_y the CRA. An. addmnnal 134,000

would contraditt the~ City's goal in the Central ery Ccmmumty Plan,
h and diur densxty sing close to employment...” and does ot

" allow the appbcant to en)py a. -property nghl possessed by olhers W the area.

. Addmonal density on the subject property is both y for the of the

pioposed project and appropriate-fof the site's location among the surrounding high-
rise.residential developments. IUis also necessary to preserve a right afforded to
previous construction projects current approvals and future by right projects.

Accessory Use

The Applicant needs the approval of this request to design a wellcoordinated,
functional project.  Requiring the project desngn 1o abide by internal lot lines when
designing an mlegraled project such as this is impractical, 1t instead imposes an

y hi ip that ins project design. The project parking, trash
enclosures, accesses and open space will be concealed within the design df the
project and will not be visible to the community. Consequently, no one will know if'a
unit’s parking space is on'the same lot as the unil. Once construcled, this project will
appear lo be one inlegrated development sile similar o other single uniform, area
develaprments.

: . Pegasus Budding and the Packard ‘Lofis buﬂdlng, tonsme a few,:

o.
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“As d&cmbed in the pmvious ﬁndmg. ma pmject sila is suh)ect 1o & serfes. ol unlqua :
traits that combt g ate a special o ance not app : other-ares .

- slles, These -cird justify the. 2

fo

X pmerve‘{he app‘l’mn?"pmpedy rights.:
.D M “and! Floor Area Increases

‘ Many slruetures In the area‘were built at a time when the COde reqmremenh for

density:and. floor area fatios were not as.stringent.. Now, many .of, these older

structiires are’ being redaveloped inder the Adaptive-Reiise Oidinance, which does
not subject-dwelling units to the lot-3réa requirements of.the zone or he!’ght digtrict. |
Further;:the» upderlying .zoning on the’ propeny of-these: pmwous!y sonstricled
bulidinigs: permitted the davelopment of-buildings with &  FAR-of 13-t0 1, far in éxcess

Intil those:ch are will be're to.
allowing en;oymenl of lhls right. would be a hardsh)p on the Appﬁednl and the, Clty
rf the fierease in FAR‘s- not allowed to prowde the needed housing within the City.

Addmonal Density in the CZ-4D Zone and Vanance fmm the "D" L:m"lahcn Imgosed
by Ordmance No. 164,307 - Cy

A new consirucﬁun the pmposed pro]ect is nul able to !aka advantage of ﬂ'le same

pwposlng ta.amend the Coda to penmt app!‘(ants 0, enjay this;| ,pmpeny right.
request.

)
¥

of the current 6 to .{, FAR in the, Code. Thé City has, recenﬁy appmved pmjeds and -

incentivés offered other property.owners in. the area... The .denial-of this request

oonmds with the Cxly's desire to creale a highdenssty urban, drea In South Park:

. There’ dre a number of ex;shng residenﬁal projecu; in lhe immediate area that were
64,307, which were-able to-take
esldenhal examp[es [nclude the

Skyline ! p(pject ‘and. the, Meb‘opcl‘!an Apartmen :

- i as offica are curently being cop d'to residential via-the
* Adaplive Reuse Ordinarice, which ignores” the: site’s’ underlymg denssty These
projects Include the'.Eastém; Columbla bullding, the Library ‘Coutt huildmg. the

Reoenﬂy, thfe City has acknowledgf_d lhak conh'olrng the smle n{ a projed s mara

than through density limitations. Two recent approva the ZA-2003°9146-2V-ZAA
‘ and ZA-2004-7070. (ZV). (YV) (ZAA) (SPR) are examples of new construction
t werg Ui ‘_‘d\... ity i es:aho LAME S
Antly, the City s b o
of the densxly requlrement wdr]in the Central City-
to upddte standards for resxdephal develupmenl m the Cehtral City Area, lhe
:Planning Dép -recogi isting z that are appli
-to the City as-a.whole ara deﬁxgned for densshes ahd development stapdards: of a
© " more suburban city -even in the higher “densily. zones. * :Understanding :that the
* Central.City Area Is "pamcutarly Isuitable for, high, density residential development,”

:

the Dlredor of Plannxng is Inmahng amendments to the zoning code lhat ‘Will"both

O

Calculation of the Buiidable Area to Include Street Dedicaudn:

ht of" & substantial pid;ierty “right
T p in lhe v:cm]ty Currently, there is a greater
incentive to build apariments in the: City than there is to build for-sale condominiums
because the Code does not require apartment projects to exclude dedicated lol area

" froi'its buiidable area. The extent of this disincentive is fllustrated by the Chys low

homeownershlp rate; .which is more than 36% percent lower than the: national *

average of 66%. This: pm)ec! is one .of the. first pew construction mixed-use
developmenls in many years to be located in the Central City Community Plan area;
however, stritt Zaning Code requirements relallng to'FAR. and residential density
havé made it ﬁnancxatry mleasble for properties in the Central City/South Park area
tobe developed with high density housing developments.’ Denying the calculation of

- the bulldable area-to include ‘street dedication areas would result in- practical
dtﬁ‘culues and J 3 dships to the property in g

s

{No .
{Subdivision) “Subdivislon)

Lot Area . 129,413 s.4(1) 130,275 5.1.(2)
Buildable Area 128,413 8.4, 130,275 s.1,
Density (3} B6Y * 1875
Maximum  Allowabla 776,478 5.1, 781,650 5.1,
FloorArea- {129,4135.4, x 6 FAR) {138, 275 5.5x6 FAR)

Noto 1: The stroof dudkcation is sudlractod frony the kt aa for subdivisions,
' Nols 2: Tha streat dadication i included in' tha kol aran for aportments.
" Nota X DnmdmhmbmMﬂ?ynllwﬂpu"lﬂsquﬂmfteldh]mn

. ifthe pmposed project were to be developed without a  Vesting Tentative Tract Map,
the maximum allowable bunldable area would be Increased by six units-and 5,172
square feet. As shown in the table above, the allowable floor.afea for apartments is
greater than for The i requesis that. the wlculanon o!
bulldable area to be the same for both ce i i
for an urban site in downtown Los Angeles. The Lus Angel&s C:ty Plannmg

D s pr ing an ordi change that would revise the
defiition of 'buﬂdabte area” to make it consnslenl wtlh the definition of “lot area,”
thereby elimi the disti and ap. in

calculation of allowable floor area.

Reduced Open Space Requirements

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.
Unlortunately the LAMC is written for suburban type development. Providing Code
required open space on site would result in a loss of residential units andlor ground

' _ CASE NO. ZA-2005-7403 (CU)ZV)(SPR) . PAGE 16
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“floor commercial:§ spane, w’him wauld pcse a hardshiy on.bolh the appiica _‘,an’c_i the'
communﬁv . . .

of the - Code, l.hxs slle Is requlmd lo provide

. Awordlng io the stne( ln!erpman

RS ea "101,450- sqiiard” “foet. OF OPEREPAS; a«hhmbe‘t’amalmnmm'mm:‘m% Q‘Hhs lot”

area Due fo the pemmitied density. of the: project, the Codels: ,x,qppn space
-requirements are unrealistic and jmpractical, Empirical evidence pmvw thistobea

true statement as-none of the exisung or proposed pm;edsln the ama come close to .

o ach!eving this standard.

* Existi J bel od. to Idential t]mts ln tha duwnlown area are

xtyplually built-from’ pmperty Jine fo prcpefty fine:with o room for. ~open space. The
. Adaptive Reuse-Ordinance, is Ihat:allows property qwners.to ignore the
- open space Coda Sectionis..- These: pm)ecls have been hugely successhil to a point
that they have pushed land pﬁces so high that it
) density and achieve lhese open space s(andards

New projects are unable‘to ar.hieva Ihese burban style devel

subjeat site;- have-heen granled deviations

from the, Ccty’s open space Fequire Recently, the' Gmnd Avenue Lofts, located
© at1100°S. Grand. A ; received Y:8ppr (Case No~2A 2003-2656}
- lo- permit zefo -open space sforisthe sHewce ion- Unifs; eby, iding a
< precedent for ziro open spacé fofinew coh if Addmona} -such as the.
- *Metropolitapy Lofts* (ZA-ZBDS—SQBG) and Elleven “at 1" Srest and Grand Avenue

- ([ZA-2003-9148) “have: PPI fnr slmllar\ qus for :‘ d open

the. mqu%t iar‘naduoed operr spa ey lhe Apphmnt -pm;mses 2
genemus amoum‘(ﬂ open space. for tecreational. amenmes that are often: rmssmg
ty fromy.other esi prcjeds developed, *under the:Ad:

Reusé Ordxnanoe : e

The Applicant’ needs. the approv: ¥ of this Tequest, to, deslgn a well—aoordlnaled

- functiona) project. Requiring the project design'to. ab)de by intemal lot Tirigs when

desigmng an’ mlegrated pro]ect such as tHis Is | it-Instead imp an
. Ssary, lha! traf pm)ect design 'ﬂre project parking; trash
« enclosyré -and-open-space-will be toncealed within-thé-design-of the

project and not VJsfble 1o the - oommumly, Consequently, o ane, will know ifaunits ~

. parking-space is:6n the samé:lot,as. the unit. Dnce. constructed, this project:wil
appear o be tne Integrated developmenl su!e xrmlar lo olher single uniform,’ area
davelopments . X

'

aré pécessary for the preservahon and

As descn'bed above. lhe
joy of-a OF ,,nght ‘or - use generally possessed by other.
propemes in the same zona and vlcmmr , becas: nf speua‘ 3 :
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of new retail uses on the ground floor 'of three separala bundmgs and the avallabmty
of these shopping opportunities will be beneficial to both new residents of the project
and those already residing In, the, Central Commercial Core/South Park area. The
new residents -of ‘this- project ‘will_be homeowners and thus thelr interest in
maintaining the property values of the aréa will lead to greater interest in comibaling
biight and crime, resulling in a safer community for the area residents. By locating
“housing at this sne. the prujecl will not be materially defriméntal to the pubhc welfare.

"Iaffic Congestion -

The :pmposed project offers both residential units and §mund floor retall uses. As

“fllustrated in Variance: Finding #2 above, mixed-use projects-always generate less
traffic. The residents of these new buildings will be atiracled to the Downlown. area
because of easy access to jobs in.the area. Residents are more likely'to walk to
their jobs, thus reducing traffic congestion. Likewise, residents will find many
shopping and entertainment-opportunilies within easy walking distance. Residents

~who need transportation will find that their adjacency to a wide array of public transit
options will Include MTA buses and subway lines, rail lines, DASH, and uther shuttle

- services. The proximity to pubhc transit will increase the use of public transportation,
resulling in'much less traffic;congestion. - Easy ‘access to jobs and shopping either
by walking or public Aransit Is the !ype ol developmenl that will be - materially
benefit cna) to the publxc welfare

Usban Open Space

The ing of the variance will not ly affect ihe résidents of the proposed
project or the surounding property as the applicant plans lo provide 1.4 acres of
open space Instead of the 2.3 acres required. This amount of open space is more
than adequate on this particular sile to provide a number of recreational amenities
for the residents. Fusthermore, this project provides far more open space than many

" other downlown projects ‘of @ similar. natizre. While it Is true a ‘majority of the open
space, )s lnlemal ta lhe sne the pro)ed does propose lo provide a-landscaped
e Si p of Lots'2 & 3. “This.amenity will

prove benef cial 10 the publlc welfare In crealing an open® space comidos that will
allow easier access to the communily for publlc amenilies in"the vicinity. The
landscaping provided by the applicant will be in with an ad d

pe plan and appropriate for this type of downtown development.

High Qualily Design

The mixed-use development will consist of three residential buildings with ground
flodr relail space ranging in height from 15 slones to 38 stories. Phase |is a 15-
story building that. fronls on Olive Street, 8" Street and Grand Avenue, wrapping
around an aboveground parking sfructure on top of which is a one-acre open space
nmpmved asan ity space for the residh with i facilities i

swimming pool, a spa; pool deck, and a communily room. The Phase | building also
contains ground floor retail and two sesidential lobbies, while the basement area

ls.impractical to reduce a praject *

', .Deyelopments -

>
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and, ical difficulties or
this ight. : :

. 4. That the granhng of such varfance: will not be, mateﬁally datrlmental to the.
T BUBHE Wl BEIRUOUS 67t pmpe’rly o'ﬁ‘JmpréVGméﬁ& Irr-the same zomo «

| oF vl’c!nlty ln

“ The granl!ng of these‘vanances will- pamﬁl lhe struction. of & pmla:{
benefictal to the pubhc welfare. The project helps cieale a ciitical mass; of esidents

.

5By fottising-tha rigjority- ‘of jts+ square footage- onresidential dwelling. area, ‘the’
roje resses the City's urgent” ‘need to create’ houslng The residential projed
tess traffig than-many bysight

fTordabIé § work fome housing

i the same zone o vu:lm!y bemuse the
i 'nergy “forboth resldenls of the pm]ect and
ity d of this mixed: pm)echs igned to
Galmiass' -oT pléemg res!denﬁah developmenl in an-aréa near-the
: ionIn the -area:  Wilk promote.
work, which In 'nJm\wnlr'prumole mofe retslituses In.the

ion 07 the twa«m“ it se the street’ and;the. 'oal of
ty. By pre g for' grbund 1 uuun i
each bmldmg the pmject firthier- pmmoles lhe Cxtys desira to create ‘4 high dens:ty
‘urban viduall their-home-to 1hejolr and.then to
buy goods and Sevices. akaihe_‘streelsof Olive and Grand more accessible to
e.; erahi the pm)éctp poses-a* pedéstian walkway, -
des} as a tract ped bpen spaoe wnnect both streets mid-block

to achieve & critical.f mass qf residents who can aclivi ale ﬂfa streets and-promote the
ground ﬂoor rela’l ubes. Ag currently designgd;. iha pm]ec{ should pmve benef caal to :
- the e varai should‘ 9

cate in* the: Central Commercial Gore;-just-bordering’ South
“area ‘particularly in need ‘of additional and: riewly” constmc!ed
ousing uhits: -‘Theiproposed pr01ec! will'‘provide -a-total of 875 résidential dweliing
nits, wh)ch .a desired lapd use’ it ‘with the: Comiminity Pian and:good
planmng princ:ples The City’s Housing Elément identifies an urgent'riged 1t provide
" more housing on-a citywid basis. The Dow area can suslain more growth in
- housing ‘units because the¢ area is. rich Injobs . ahd mass’ rarisit- upponumﬂes' ‘The
project proposes to aild:875 residential: unitsin an area. mosl -suitable to- agrnwth in
population. Résidents of the area are-more fikely: 16 use pubhc transit or:{o walk fo-
their jobis In the” Downtown area The pro}ed proposes to add a signifi canf amount
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conlains a fitness-center. Phase il is a 22-story building that fronls on Olive Street

and conlains ground floor retall and a residential lobby. Phasa Hlis a 38-story high-

rise residential tower that fronts on Grand Avenue and contains grourid floor and
. second ﬂoor telaﬂ wrlh a res!denhal !obby open o lhe second ﬂour

The 5-le, massing and Imllon of lhe buﬂdmgs on the s:le respond to the site’s

. nearly full-block slze and !he urban context. The lower-rise 15:story Phase | building
fronts on three streels and responds in scale to the developing residential
community in close pruxlm:ly to 8"‘ Street and Grand Avenue Wh’le the project is
primarily residential, the design hizes that by p g y facilities
to the 875 joint live/woiK unils including shops and open space;: the quality of Jife for
“the residents and the neighbors will-be enhanced, By giving.the ground floor of all
three phases ‘o retail uses, the street and the adjacent’ shops become: public
spaces. In the way of. open-space, the sile provides a.recreationat ‘area for the
residents, wh1e both the community and residents benefit.from a mid-block passage
Iocated between the Phase: | ‘building and the ‘Phase W and buildings. This mid-
block-*Pasea” serves to break down the scale of the blogk into a more pedestrian
fnendly ‘scaleand will .connect Grand Avenue'to Ofive Streel.-The Paseo Is a
pedes}nar) oriented open space that will include lanidscaping, enhanced paving,
awriings and a.waler feature,

. The building fagade for Phase 1 is broken down in.scale by a composition of comer
and planer elements, which creates interesi and a dynamic fagade. The exterior
ials include ¥ flective glass, metal panels, louvered panels and
exterior shading devices, Large ind allow idents to take ad ge ol me
local views. The 38-story high-rise resid ! tower b s the si
for-the site and has @n unduldting fagade of while concrele railings, which lends a
" sense of movenient (o thie stmcture The height of the tower affords skyline and long
distance views. .

* The project area is a densé"urban area nch in public !ransu jobs, cullurai and

entertainment uses,; which not only 1 but also demands an | in
res:denhal densny T , the ing of the g conditional use will
result in devel b and consistent with the City's.visian with the area.
QE_M

The South Park area ss a whole is a mixed-use woth identi: Jical,
commercial and relail uses. Other nearby hlgh—denswty pmjec(s have vequesled and
been granted variances o exceed the density limitations without proving matenally
delrimentat to the public welfare or Injurious lo other property or improvements in the
same zone or vicinity. The vanant:e lncreas:ng the site's floor area and density will
not be detrim to other,. ,. or imp in the project area, but rather
should prove 3l o the developr of the high denslty residential
development that is cantemplated by the Commumty Plan,

While the subject devel is @ new tniction project and is not fimited by
existing conditions, as are existing buildings, the property is located within the same
area of downlown Los Angeles which can support high-density development. The

',.h;.'rasmps,me‘, pertyingy o derled -

%requ!red to create the wban envimnment envisioped by the City for the project area. -

- The of
mibre predictable and. less expenswe—.'themby allmvmg unlts to be -
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1 '_,CASENp.zA-zo05=74ua«(CU)('zv>(s'ag) T M pacen
) Dowmown Adaptive Reuse Ordi aliows. existi g Jings ln Wd the

- This-site s uanu,e as it is" siluated in downlown .Los Angem, a pubnc txansrl and -

. &, That the granf .pH}je,

" ralse the numbP:r of o\fmersh&p units. Los Angelesdags behi

- . ownershyp unfts should he encquraged in Cxtywlde planmng pollc:% !

allowable floos area because the City has determined that high-density de lopment
is not malterially delﬂmantal to this part of the. CEfy Cunent Cny code anows greater

density for apartment. develapments as opp to.. This -
“distinétion fails o addtesa “thy 5504 85 1o whathér orfe t?pa’ w*mmb-famny'

: development is more defrimental to the public ‘welfare than the other. *On the
contrary, the development. of ownersh:p units shoild: be encoumged for the
downtown area for the very reason that h will'b holders:In

- the community-and invested.in_the behermem of the. nenghborhood by.having a

: vested Inlerest in more: arime’ p and safely prog fof. thé ared.
Homeownership bringa many b benefits o eommunny, and thush vanam:e to allow

greater density for-candominiin units Mill net be Taterially demmental to the public. ’

welfare or injurious fo ‘the-propeity ¥, mprpvemems in the: samag ; zone of \n'dnity
Due to the high. cost.. ol real "estale i th of

the nation in th hip- bilts, and the abi Ty

]Obs sich area. The-site is a “short.walking distance from the rail transit stations, the-
. :major MTA bus fines and lhe DASH fine, at the Convention .Cen
v pmvide {ransit-&t wn!“n

‘ons s compahb!e th the hlgh—densﬂy develop‘ment; peqeésary o
create: demand for public’ transit wmch in fum jus(d’ es tha mque#l tc,r 1
allowable flodr area and FAR,

“The pm]ect area ls a dense urban-area- nch In pubhq transit; [obs, cultural and, *
In-

entertainmént uses, wiilch.not only.ai tes but also.d d
- residenti 'denssty T , the granting of the 7 i adjustmé wrll resultin
devel patible and-consistent with thie surroupding uses-and willnot be

’ malena!ty detnmenial To° e public ‘Weffare” or injuious, to the propbrly or

- Impmvemems inthe same zone of vlcimty in. whlch the pmpeny s lomled '

will.not- o

d ty affect any el of the
'General Pjan M et s

The-General Plan ‘Wil not be adverse)y flected b).{ the granting:of thes;

In fact, this projec! promotes many of the goals and polnc»es of lhe General Plan.

The following. will discuss the project’s. with -of tha-
General Plan,. including the - Cenlral City Community Plan. City .Center
Redevelopment Plan cthe’ Housmg E!emenl and the Tmnspomhon Element.

Central City Communl_ty E}aﬂ .

®)
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use eslablishes a much needed nexghborhood Identity in .an area that Is currenﬂy
lost to the Idea .

To enhance the pedestnan access In the area, lhe pm}ed proposes a pedeslnan

d as an atiractive landscaped open space, as‘a mid-blotk
connecnon at the southem end of the pm;ect site between Olive Street and Grand
Avenue. N

Redevelo ment Plaj
Section 105 ~ Projectobjécﬁves ' . . ; . -

The following City-Center Redevelopment Plan fand use cb}ectrves are consis(enl

with the proposed development:

Objective 6: To credle’ a modem, efficient aﬁd halanced urban environment for
people, Including: a full -range of around-the-clock aclivities and uses, such as
recreation, sporls, enterlainment and housing.

Objective 13; To provide high and density g close to. I t
and available to all ethnic, social and economic groups, and la make ap appropriste
share of the Clty's low- andl moderate-income Housing available fo'residents of the
area.

The important goal of the Csty Center Redevelopment’ Plan to pmvide.h_igh and
medium denstty housing close to employment is.dchieved with the proposed
project’s  provision of B75 residential unils in = high-density area. The
Redevelopment: Plan al)ows for.dn mcrease in ficor area on & property pursuant to
Section 520. th g g a floor. area var; of a i of 50,000:square feet
for each of the pvoposed Condominium Projects located at 1111 S.-Grand Avenue

and 1100 S. Hope Stréet, the Community -Redevelopment Agency noled that |

permm:ng a variation will. not be, contrary to the objectives’ of the Rec

Plan in that the Plan seeks_lo increase the supply of hausing in the ijeclArea

and is aimed at “creating ownershtp opportunities in the Projéct Area.” Further, the

bordering South Park area is “designated and zoned for high-density residential

developmenl and the area can accommodale the proposed highier densilies of the
ium Projects app i by the Agency because the sites are "in close

proxlmxty to public transit-and because {hey are within ajobs-nch area.”

The proposed project creates a modern, efficient and ced urban

for peaple by providing residential units in an area that is proximate m many of the
City’s business, recreation, sporls and venues., R of the
project will have easy access to the riéighboring Los Angeles Sposts and
Entertainment District as well as to the Music Center, Disney Hall, the Amsl 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:

-'o
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The followmg Ceiitral Clty Commun'!y Plan residenllal land use objedrves are

!hthe >

P

funils In Saulh Park.

- Ob acm 1-Z: To incivgse, tiie range af h
! amployeas and rasidenla

W'!h the t Uf 875 2ntial -hni’s in ‘a 'high—densﬂy area," the _
pmposed pm}ect fulfils the primary ntial - land use ohbjective of .the:
Camimunity Plan: Although it deslgnafes-much.of the.Soum Park area as-High
DensrtWRasidanhal with comésponding residential zoning due to its proximity to
Jobis arid ‘Housing,-this. project site is* located:on 'its border:within: the jobs and
transit rich Finandial Core portion of the.C ipity Plan. The Cori Plan's
Pollcy-in support-of this Gbjective seeks to“maintai zoning standards that clearly
promote’ ig-and rmxl ancmary jakt to- that which-meets'the needs of
- heighborhodd residents or is S with' al uses:™ A program. of this
‘policy.seekslo *designate the Land. Use for South Park for ‘residential in.all-fulure

X and promuie Aransit-

nenled xxed-meome and mzxed~use N hborhoods dwvnlown * The Plan
z lable 1o D

'pro;ect offers: -homegwnership

ding the number
st and mixed-

- of. fésilentiat initsin‘gn area that i; alfea
use pmjects

) Creala a sxgmt‘ mm lncrease Xn ousin ]
_ et middie-income’ households RIS
i) - “Lack of sufficient:housl {o achlevi

"cnbcal mass (n some
underserved amas H(e South Paxk. -
vy Latk of neighborh to suppon ident uses
v} © ‘Lack. ol a strong sense of neighborhood :denmy .
The project is designed to assist in lhese many :ssues. The pmwsu:n of

« 875 homeowrigrship Tesidential unils creates a signifi in housing for a
- ‘range of workers’ In. the- City.” At 875 units the pm]ecl ‘demonstrates’ 4 *substantial

invéstment In the .eornmumty lhal moves xhe C;ty chser :o achaevmg that cnhcal
55" of resldemsl

ground floor relall uses wm 3
. providing retail cpponunmes seving the: resvdents and. community, The
development of a Iarge vacant parcel of land i to an mlegraled hlgh densrty mixed

O
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Objective 1.1: and preservalion af an adequale supply of
ranfel and Gwnership hausmg to meet the ldenul‘ ied needs of pérsons of all
. ‘lncome Ievels and spec:al needs.

Object 2.3‘ E the tio al h jobs and services in mutual
pmx:mlfy Accommodafe a dlvers:fy of uses thal support the needs of the Cily's
- exfsting and future residents.

" The Cutys Housing Element (adapted by the City Council on December 18, 200‘1 :

and approved by the State of Califomia Department of Housing-and Redevelopmenl
on Febriary 27, 2002) states that that the population of Los Angeles will grow by
‘821,165 persons between 1893 and 2010. The amount of housing needed to
accommodate citywide growth' is estimated to be 60,280 dwemng dnits {from 1998-
2006) or an annua! need of 8,037 dwelling. units.

redeve!apment plans Another pmgram seeks to. rmplement ‘policies as R

The proposed projec! will ‘provide cunent and future downlown emplnyees with |

housing at a premium location. The proposed project will add a total of 875 dwelling
umfs tu the Clty‘s dawntown housmg stock. The project will be part of an emerging
. district ihe use-of mass. transit. The project will be
deve(oped in close proximity to the- MTA Blue-Line Station at 12" and Flower Sireets,
‘the'Red-Line Station at 7™ and Figueroa Streets as well as the DASH and ather MTA
‘bus lines. Additionally, the project will essentially be part of the proposed L:A. Live

project, which will bring new hatels, live.theater, nightclubs, restaurants, retail, and -

commercial office space.to the South Park commumty

in allowing higher density than permmed by CodeIr the Condomxmum Profects at
1111 S..Grand Avenue and 1100 S. Hope Street, the.Community Redevelopment
Agericy” ‘found that permitting a density "variation will not' be contrary lo ‘the

. objectives of this Plan or the applicable Commudity Plan.” The Agency found that
“this type of hug!'bdensxty livelwork resldential developmerit is'the optiral land use
for the site as it is near public transit'and it promotes pedesman aclivity which will
create a safe and vibrant mixed-use community.”

Transportation Element

The objectives oullined in the Land Use-Transpartauon Policy within the
Transportation Element are as !oﬂows .

1. To focus fulure growth of the C:Iy amqnd'lra'nsit stations,
2. Increase land use intensity in trahsit station areas,

3. Reduca refianceé on the automobile, and

4. Crealeaf fan Iiendly ori

The Land Use-Transportation policy defines a Primary Influence Area as the area
within @ one-haif mile radius of a transit station. These areas are identified as
compatible with higher densities and intensities of land use because of their close
praximity to public transit. The proposed project is located in such an area.
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; . ISR - - : ed I lgnedasananracbvezahdsmped en space,
.'me pm}ecl by hlgh densﬂy. .. des| op sp .
residential -and retai!usesln proximity to publis transit ‘and the jobs ﬁch environment - R townned b"’hmmm'o‘* at the' southbm &/ proposed Lotsz 3.

£ f j
of Thie project activity with iis.development of a mass of msydgmg who

St Walkiah mld—bwck between Olive Street” ‘and Grand Avenug-that will be:
iused by residénts and the community.alike. With new tesidents most ﬁkely 1o work

.. The'site glan of !hfa)mj_ed is desfgged

0 achxeva 2

* curently designed ‘the project.should pmve

' and.to avall themselves of the recreational and culfural opp nﬂa of L
the are, the need for ) P ;... fs.greally reduced . ] ) condiﬂonaluses should ba glarded
residents will ither ‘walk o use one uf the’ miarly formis of pubhc tmnsponation . oo Transit Ad acem
‘gvailable In the area.  In any event, the pmjed provides: a-significant fyinber of . o

ger&s, beneﬁﬁng frém the '.

s’ s’te F unique as itis, situated, !n downtown L \
idely avanable public transit which serves the jobs rich- environiment. The site'ls a

. arking. spam, which nécessitates a vadance, to' allow for_parking., and sther*”
"% -accessofy uses.on.a morg restrictive zon&and to allow for parkxng spaces on.a let

‘. o7 oherifianone witdwelingunits, ., : shortwak from therall ansistalins, which provide transi access il downfows
. . . . . we
.. Tre granting of, this condlllonal use w1! 1ot have any adversa effecis on any elemenl . R o . ?/leay, 17Vse g;;"{;?amum as&naﬂngeﬁéh J:;gegixn%}; gﬂm :{,‘: )
' of the General Plan. . ) . ) o EE . L in lht’am vu;;mty of public fransit promotes-the public welfare by | pmvldmg realistic”
CONDIT!ONAL USE FINDINGS .. oppo nitles for residents to leave lherr cars at home .

Fulf' illing Housing Needs:

A' type of i prrient is subject to the condmonal use pmoess because it

has been de}grmmed thal such use of property should not be’ permmed by. right in a
quinng a-"condifional use permll from_the- Zonmg

Section 12.24 of.4he Los. Ange)% Municipal Gt

fmiit fo be au!hunzed cenam deslgnaled i ndm‘p ha}{e to

I, Com Co re “just borderi
eedlof &dditional and riewly: constrciad
total-of 75 dwelling resTdentis)
E ' Plan “and &t
: . g ifies dn 'urgenl need'té
. P . pm\;;le more housing onha cltywlde bas!s The Dowmawn @fed Is aiy area that cali
. . sustain.more growth'in ho c
6. ‘The, P""PWQ" '0"3“0" of the project W'“ be deslrab}o ta.. tbo P“b“‘: " tansit Dpponugmhes “The :rsu‘;,egctu:r!&‘)sp::ecsa tnaaddea%aa 'id:::hbairlfr?:t’: :!n:n";?:;
. ccnvenienca or welfare. . e o . mastsuitable to a growth In population. Residents of thi’ area 'aré more likely o use
: - public frapsit or to walk to their jobs in the Downtown area. The project propases to )
ficant ?mnum of neiw relall on th Pl

the relevar Héqq: to same

ent
eshan l'riendfy oWwntGwn Wheie
¥ tdke publk: o7} p, and {o dine The propgsed
he City- closer to,this vision By p nedéd Hous )
,eneﬁt to lhekpub!'c ls tha! the combmahon of the L

; ight ¢ {Igadi
idents. By’ loml!ng hohsmg this aiga without dlﬁplac fig:
pmjed wnll nul be ma!enal)y detnmenial o t}le public wetfare,

Critical, Mass :

The pmposed project will riot be matena"y delﬂmenla! to the pubﬁc weltare or
bewu the pmject is deslgned t.athleve a synergy for mg,resldems
and §

2 proposed ise of the site credl
- The creation of & mxxed»US

firé ; a i
or trgnsh Pmmt:;‘zs pedestnan activity that faciiitites lhe s .. o !:é? of %)!,ﬁggh;pt:;a,p gejnérallng 5,163 he1g s,
tall lises In-t amaThBA; r‘gl:mm;;izﬂi P:;;i:la;i?; . " right opligh couid canlain. approXimiately 130,275 square fei ‘ground level'rela}}'
siblly in’ the "general neighborhood; 1t . bum below'651, 375 sqiare feet of office ‘spate that-would denerate appmxxmately
e STl negileee . C 7,238 daily trips. “The proposed mixed-tse | project at the site generates substantizlly

less traffic than a stiaight commercaal pm)ed_ Ta illusuaie this !act lhe pmjecl‘s
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traffic consultant, The Mobility Group, provided the following rip generation . ) three phases to retail uses, the s(reet and the adjacent shops -become public
oompignsan for hadrtxonal commercial uses and a mixed-use project over the entire : . spaces. In the way of open space, the site pmvldes a recreational area for the
sitex . . residents, while both the community and tesidents benefit from a mid-block passage

‘ S N . : o located betiveen the Phase.| building and iHe Phase !l and Hl buildings: This mid-

Use | Lot 9 F . i rat di block "paseo” serves 1o break down the swle of block intd a more pedesman
e otarea and Floor area  Trips generata : “friendly scale ‘and. will connect Grand -Aventie: lo Olive Street: The paseo is a
Olfice 8 . - “Lotarea = 130,275 SF B - ) pedestrian - ‘oriented .open space that wm include iandscapmg, enhanced paving,
-Ground Floor Retall, * Permitied Floor area = 7,239 dolly trips, with . awnings and a water feature. .
784,650 SF 676 AM ln'ps_ and B40 )
Re;@'} :;g.;‘;; sk M wips . The Huilding fagate for Phase 1 Js broken down in scale by a composnuon of comer
Office = 851,375 SF . : and planer elements, which creates interest and a dynamic fagade. The eXlerior
N - . 0 ) . materials include. concrete, low-reflective glass, metal panels, louvered panels -and
Office Lotarea = 130,276 SF - RS ' exterdor shading devices, Large wi { allaw fents to take ge of the
: * Pemilted Floorarea = - 5,163 dally tips, with lotal views.. The 38-story high-rise resi 1tower b the sl ‘building
,:7:‘;'550 SF. 727 AM ips and 693 : for the site and has an undulating fagade of while concrete railings, which lends.a
o610 PM trips .
Office Floor area = sense of movement to the structure. The height of the tower affords skyline and long
781,650 SF distance views. .
Proposed Lol ansa = 130,275 SF 4,162 dally trips, with -+« . The prgject. area is a dense urban area nch in public transit, ijs, cultuval and
_ Mxed Use F b?a?zm;; ;léogs‘,fza’ 57 M;;d"‘!’;p‘;“d d entertalnment uses, which not only but also d in
'Re!anaas:sas SF residential density. Therelore. the gtanhng ‘of the requested condmonal use will
875 Unlts . result-in development comp and ! w:th City's vision with the area,
These numbers pmv;de graphlc i that the p! d mixed- project -7, TheAper,osu‘d ,pgojoc,tgwill be in proper in relation to adjacent uses or lhe
promoles the public welfare by reducing the overalt number of daily trips, while even development of the ct il
more drashcal!y reducmg mps during peak hours. ’
. The granhng of this approval permits the creation oi an integrated mixed-use
igh Quality Desrg . - development compatible and with the g uses. It also approves
. N ) < @ project consistent with the City's goal to create a vibrant mixed-use community In

Downtown's job and fransit.rich énvironment. Nurlured by the Adaptive Reuse
Ordinance, the residential-housing supply in‘this area ks expanding rapidly and this
pro;ect serves to promote that effort.

The mixed-use davelopmem will consist of three residential buildings with ground
foor retajt space ranging 'in height from 15 slones to 38 stories. Phase I is a 15-
story building that fronts on Olive Street; 8" Street and Grand Avenue, wrapping

amund an abo parking on top of which Is a one-acre open space
udi . . By example of the approvals' of the Elleven, Luma, Evo, 9™ and Figueroa Mixed Use,

p d as an y space for the resid with ional facifities i g a
swimming poal, a spa, pool deck, and a community room. The Phase | building also the Glass Tower and the Hanover pro1ec|s o name a few, it is apparent that the
contains ground floor retail ‘and two residential lobbles, while the basement srea City's desire 1o locate brand,new .ground-up high density housing near jobs and
contains a fitness center. Phase Il is a 22-story bullding that fronts on Olive Street transit is quickly becoming:a reality. The frst of these two projects are under
and conlains ground floor retail and a residential lobby. Phase lil is a 38:story high-  construction and the olhers are slaled'lo break ground soon. According to City Staft

rise residential fower that fronts on Grand Avenue and contains ground floor and there are approxi 25 high-rise resi towers in Building and Safety’s plan
second floor retall, with a residential lobby open to the second floor. cheek P'°C955 currently and 19 are fully financed. The proximity of these projects to

each other ‘and the existing jobs and transit helps o creale the crilical mass of
residents needed to lranslorm the area lo the vibrant 24-hour environment
env!sioned by the City.

The scale, massing and location of the bulldings on the site respond fo the site’s
nearly full-block size end the urban context. The lower-rise 15-story Phase | building
fronls on three streels and responds in scale to the developing residential

community in close proximity to 8" Street'and Grand Avenue. While the project is 8. Th? proposed-project will. not be materially deti I to the character of
primarily residential, the design recognizes that by providing complimentary laciliies pment in the i t hborhood, and will be in harmony with the
various el and objoctives of the I Plan.

to the 875 joint live/work units including s)\ops and open space, the quality of ife for
the residt and the neighbors will be er 3. By giving the ground floor of all

can aclivate fhe sireets and enhance The he gréafé“rus Efgmund fE'orre'E‘fusw AS T
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This project is hamonlots with the General Plan, in that it/ locates ‘urgently needed )

housing near jobs and transit withiout impatting existing communities. The following
will dlscuﬁ the project's’ wmlency with. varioug elements :of. the -General :Plan;
Including the Centfal City: Community Elan, Clty Cenﬁer edevelopmem Plan the
Housing E!emen: amfﬂya‘m mation E!emen!. -

o less ihan 5% of thetotal Jand.area. However, the: Plah also

q pentls op “the, conhmuhons of a stable. population’ and vibrant, " cohesive
bomgods, Ona'bfthe Plan’s pnmary ob]ecﬁvw isito facliifate the' expans!on of

”ﬂw 1ollowmg Centml City. Cbmmun‘ty Plan- residen!ial land use ob}ecuves are
consIstent With the' pmpuseddeve!opment .

112 To promot, ‘. of resfdent 'ilnllsinS.authPark. )

Objectivn TG Incredser the mnge af housmg

holces availableito: Dawnt
employees andrasfdenls N

T With lhe jevel
proposed project “fulfills the .primary land use obje: .of the
Community Plan Although it destgnates much of lhe ‘South-Park-area as High
-Density Re ia) with, Jenti zon!ng due'to its proximity to
" jobs anu' houslng, { rojact il is, Jocated on’ i‘!s boarder wnhin ‘the xobs and

. Poncy I suppon of thls
promote housing and'] 3 meh
nmghbmhood restdems of ;sbompatlble with residernitial usesl? A proglam of this
policy'seeks to desxgnale the Langd" Usefor Soith Paik for residential In ali future

. fedevelopment plans Another prog ram stekis to’ lmplement policles -as

: d elopment and promote -fransit-

. oriented,’ mb;edJncome “and ! do *“The-Plan

" algo séeks"to- Increase the range ofhot zhii vailabléto Downle
employees jand. residesits. “The' pmposed ro;ec( offers. homeowrigiship
oppoﬂunlh% fo msldents of the area :The pmbqsed project c!early strives to

; vifia oljectives, ‘of thie Plari by expand‘ g thie number

ident en!e !opubhctransut and mxxed—

“The Communﬂy Plan’ a!so ideritifies seveml sngmﬁcant commumiy residenﬁal
*land use issues ihal are addressed by the pmposed pro;ect‘

o
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Plan In that the Pian seeks to increase the supply of fousing i in the Prolecl Area,”
and is aimed &t “crealing uwnershxp opporfunities in the Project Area:® Further, the
bordering South Park area is *designated and, zoned for high-density. residential
developmenl, and the. area can acoommoda!e the proposed’ hlgher densilies of the
Condomiriium Projécts approved by the Agency because-the. sites are. “in. close
pmximny to pubhc transht and because they are within a ;obs—rir,h area

* The proposed pro}ecl crea(as a modem. efficient and balanced urban enwronmem
for. people by providing residential units in an area that is'proximate to many of the
City's business, recreation, sports and inment .venues. Resid: of the
project will have ‘eaby access fo the; neighboring Los Angeles. Sports and

- Entertainment- Dlstnct as'well as to the Music Center, D:sney Hall, the Adtist District

* and other cultural venues localed in the* Downiown area.

~ Housina Element
The praject is

W with the

g stated obj of the Housing Element:

Objective 1.1 Encdumye production and pressrvation of an adequate supply of- .

renlal and ownership housing lo meet Iha identified needs of persons of all
income levels and speclaV needs.

Objecﬁve 2 3 Encourage Ihs Iocahon of housing, ijS and services In mutual
a dh ty of uses lhal supporf the needs. of the City's

ex:slmg and fulu_re residents.

The City’s Housing Element {adopted by the'City Council on December 18, 2001
and approved by the State of California Department of Housing and Redevelopment
on February 27, 2002) states that that the population of Los Angeles will grow by
821,165 parsons betwsen 1893 and 2010. The amount of housing needed to
accommodate citywide growth is eslimated to be 80, 280 dwemng units (from 1998-
2005) or an annual need of 8 037 dwelling units.

The proposed prc;e_ct will provide curent and future downlown employees with
rental housing at a premium location. The proposed project will add a total of 875
dwelling units to the City’s downtown housing stock. The project will.be part of an
emerging pedesman-cnented district encouraging the use of mass transit The
project will be developed in close proximity to the MTA Blue Line Station at 12% and
Flower Streels, the Red Line Station at'7™ and Figueroa Streets as well as the
DASH and other MTA bus lines.-Additionally, the' project will essentially be part of
- the proposed L.A. Live project, which will bring new holels, live theater, nightclubs,
restaurants, retall, and commercial office space to the South-Park community.

In alowing higher density than peimitted by Code for the Condominium Projects at
1111 5. Grand Avenue arid 1100 5. Hope Street, the Community Redevelopment
Agency found that permitting a density . vanahnn will no! be contrary to “the
objectives of this Plan or the applicable Community Plan.” The Agency found that
“this type of high-density liveivork residential deveiopment is the oplirnal land use
tor the site as it is near public ransit and R promoles pedestrian activity which will

'cogd‘xzes thai the Cen(ral Crty 'S overwhelmmgly a
mmemal’and manufacturing center, 'and that residentially. Zoned*}

“ang. soclal viablity of the :Central..City |

1 of B75 resid units 'in~ a"higndensﬂy‘enaa, the

CASE} NO. zxx-zoné—74¢9(cu')(zvi(spsi‘)

£:, b) Lack of sufficient h ing; v

o

a) Create n slgmfiwnt inc:ease in huuslng for all Inoomes pafﬁwlarly n{ mlddle—

-Income households, -

b)“_"“

underseivid areas fike South Park.
"¢} Lackof nelghborhbod-ofiented b Ippd
d) tackofa stmng sense of neighbomood den ty.

The project Is igned fo assist f m
- 875 homeuwnersh)p résidential units. cteates mgmﬁuant Inereasa in-housing for a
*.qange ofworkers in.the City, At-875 units, a‘suhshnhal.
- Investitient In thb community that moves,!h g

mass onesiden& ' Lo

ehrrho 4 h

gmund fioor retail, uses wm address the lack of
providing retail.” oppartunities  serving the resldents’ and communny

The .
sdevelopment of a jarge vacant parcsl of land inlo an mlegraled high.density-mixed

use establishes a much needed nelghborhood ldenmy in ah-area that is wrrenﬂy
fost to.tha Idea.

To enhance the pedaslnan aecess in me area. the pro;ect propuses a pe&estnan
$igned as.an. attracth Lspace,.to connectbolh streels
m;d—block atthe southem end of the pm}ecl sfte

- Redev "gmentPla Lt

-area. -

. ploym
al ‘and econam:c gmups, and to make anappmpnala
h ilable o’y s of the

-.The imponanl goal of lhe cny entei Redevelnpmént Plan.to. m\nde and
~medium desity housing..close- to. empldyment. is , achieved: thh the- proposed
: project’s provision 'of 875 residential Unils in & high-density area.. ‘The
Redevelopment Plan allows for an increase in floor area on a property pursuant o
. Section 520: In granhng a ﬂoor area vanahun of.a maximui of 60,000 square feet
for each of lhe proposed Cony i located at 1111 'S. Grand Avenue
and 1100.S. Hope' Street, the Communrly Redavelopmenl Agency noted that
penmtlmg a vananon will nol be contrary o lhe obje of the :
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create a safe and vxbranl mixed-use ity.” The propased project Is consistent
‘With ‘these findi of the C Redevelopment Agency as applied to other
" similar pro;ects in me downlown area. :

ns mtahor\'Elemen

The objectives ouilmed in the Land Use»Transponalmn Policy within the

S o focus future growdh of the Cﬂy aréund transit s!aucns,
* Increase Jand use intensily in transit station areas,

7. Reduce reliance on the automobile, and

" 8. Create a pedestrian friendly ofiented

“The Land Use—Transpdnahan policy defines a Primasy Influence Area as the area

. within_a ane-half mile railius of a transit station. These areas are identified as

~compahble with higher densities and intensitiés of land use because of -their-closé
proxtmdy to pubhc transit, The proposed project Is located in such an area.

The pm;ecl po d envi by locating high density
residential and retail uses in proximity to pubhc transit and the jobs rich environment
- of Dc The pro}ec{ jan activity with its development of a

destr: mid-block'b Street and Grand Avenue that will be
used by'residents and the community alike. W‘(lh new residents most likely to work
downtown and o avall tt fves of the and cultural opp ities of
the area, the need for automobile transportation is greatly reduced, because
residents will gither walk or use one,of the many forms of public transpontation
available in the srea. ' In any event, the ‘project provides a significant number of
parking spaces; ‘which necessitates ‘a “variarice; to allow for parking and-other

Oliv

" accessory'usesion’a more restriclive zorie and to alfow for parking spaces on.a lot

‘other than one wnh dwelling umls

’ The granting of this condmonal use wxlt not have any adverse effects on any element

ol the General Plan

such as .p fan ‘or

g, A - . '3 0' r T 1 Link '.
connections; !
This three-phased project is design as a single i d site. Fi 1

" exisl between the thrée phases providing pedestrian -and vehicular accass for

tesidents to each project phase. The large internal open space will provide a central
gathering place for the residents of the project. -

10.In con with comimon ar tural and landscape f which

insti di design el ‘of the develop :

The mid and hxgh nse fal bufld s are gl hif i

with
and fand: that are with ‘other similar mid and high rise
residential buildings that have been and are being constructed in the vicinity, most

. e T - PAGE 30-

a crﬂzml mass” ln some-

g these many Issues. Tha pmvnslon uf" ’

.- The, Howlng Clty Center Redave!opment B!an land use ob]ecﬁv&s are Qonsls\ent
- with tha p#oposed deve!opment: .
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CASE No.‘ZAaodsuos (CU)ZV)(SFR) - . PAGE 33
paxﬂw!anywdh the ‘,‘ sent SM Park Thé pm]ect’sﬂlshnct:ve d&cign
. features create a synergy ‘with other projects that provide open spaces; pedestifan

fnendly environments and ground floor retall spacas io. atbad com unity msldents
ag_well as: downtown Workers and visitor&

- 11.1s ‘composed. of two or more conﬁguous parcels, or lots oi record scpamted
only by a sheet or alley'

The pm]ed pmposes 10, merge Ihe snes pp 17 fots and ivide them |
intg three legal lots,” ohe for each phase of development. The three? proposed *
oonﬁguous lu!s n'co nue fo be bound by 8"’ stme!. Grand A\Ienua and Olwe

S!reet.

.

12 And when the development is viewed fmm ad]olnlng streels a‘ppeam l\: be a

consohdaledwhol = .
The pro;ed wm e the uses, i ) delalls; landscaping, sl and*
. ’colorstoerealeme sppearance of a uniformed highly i ted.developed.

visions of the L:os 5 }
n ana any appllcable‘ speclf c

zoned C2-4D, s the. propusal s- o for imixedysessbuiidi
r retall (ap roxrma!e!y 38, 1349 square feet) and- mum—famﬂy

~ F-actions Will biing” the project into cornphance with ‘4l of the
appTcable provisions -of lhe Los Ange!es Mumcspav Code and the Plannlng ‘and
Znnlng Section: o

14 That the pmje\:t ls consistent with 1he General Plan

The' prapeny is located in lhe Finiancil Co)elSoulh Park ared"of te Canlral City
Commurﬂy Pan, which was’ updaled and adopled on Janua(y 28,.2003. The
property’s zoning Is isterit wnh the farid uss deslgnal}ons Regiunal Center

a variance from Los Angeles ode Section 1221 A4 () (1) to permit 48

parking spaces per unit (Phase) permit :49 parking spaces per unit (Phase
"It} for the residential portion of the :}oinl vae Work Units'in lisu of the'1.0 parking

spaces per unit (Phase 1) and 1.0 parking spaces per unit (Phase 1) refjiired;”

. a variance from Los Angeles Municipal Code Section 12,21 A 4 {c} & () to permit
.98 parking spaces per unit (Phase 1) and .99 parking spaces per unit (Phase I}
for the commercial portion of the Joint Live Work Units in tieu of the 1.76 parking
spaces per unit (Phase 1) and 1.60 parking spaces per unit (Phase.Ii) required. For -

. those ground floor units decupied by relall uses, to permit one parking space pef.
1,000 s¥. of retalt usa for those ground floor units which are used for retail

: pumoses iristead of Juml Uve Work Unils; .

: fes Code Section 12.12 A and Sedfon 1216A
lo permit’ Jofnt'l.’iv Work Uniits In the lQ]R5—4(}O Zone; -

a'*varianca from (Oj Condﬂlon 6 and the D Limitations of Ordlnam:e 164, 307 to

- permit-the Associate Zoning Administrator 1o act for the City Pianning Commlssion
= Ll allowing an FAR in excess of 2 to 1 for commercial uses on the site and to.allow-
commercial and residential uses in excess of 6 to.1 FAR; (Such approval is in
recognition of the action taken by the CRA Board of Commissioners-on April 15,
2004, pursuant to Section 520 of the City Center Redevelopment Plan, to apprbve
a Variation of up to 50,000 square feet of additional floor area each for Phase 1

and Phase 2 of the pmposed project.}

a varance from (O] Conditions 6 and 6A of Ordinance 164,307 to permil
commeércial uses on the site with a floor area ratio (FAR) up to a maximum of 6 lo
4 In fieu of the'maximum of 2 to1 FAR allowed;

avanancefromLosAnge!esMumupal Code Seclions 1211 C 1, 12 11 €2,1211C3,
12.11°C 4, 12.30'and 12.37 to permil the calculation for the Buildable Area of the lolsto
Include the areas of the proposed street and alley dedications, the alley vacation area:
and the required yard selback areas in lieu of the deduction of these areas from the
Buildable Area of the lals;

a varance from Los Angeles Municipal Code Section 17.15 .C, lo permit

. construction to commence for-the Phase 1 building located at 1111 South Grand
Avenue in conjunction with an approval of Vesting Tenlative Tract No. 60746, prior
to the recordation of a Final Trac! Map, subject io the zone variancas, Zoning

Administralor’s adjustments and site plan approved herein, and an increase of up
fo a maximum of 50,000 square (ee!l for the Phase | bullding through the density
variation approved by the Gommunity Redevelopment Agency of the City of Los
Angeles {CRA) for the Phase 1 site; and

Pursuant to Los Angeles Municipal Code Section 12.28, | hergby APPROVE:

an adjustment from Los Angeles Municipat Code Section 12.12 C 4 to permit an increase
of residential density from 1 unit per 200 square feet of lot area (181 units) to 1 unit per
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- +ADJUSTMENT, SITE PLAN REVIEW
.. 'Related Case: 'VTT.60748. . -
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. R) : L N
'Cl’élg Lawson& Cbmpany, LLC
‘8758 Venlce:Bouleyard, Suite 200
E Los Angelts CA' 90034 .

etl
13 mmugh 1;: Block 79 Ord's Survey

a\'anance from Los Angeles Munic:pa) Code Seahon 12 21 A 5 (2).(1). () and 12 21A5
(b)

o mducedha parking. stall width-to 827, , onlyat the:portion- whera,iha structural

! -, ‘coluimns are Jocated as shown on the- parkmg plan {attached. 1o the case flg)

i -drawing, inJieu ufthe required 9-0' stall width plus !ha 10 mches required on the
' . sldaof an obstruction;

5 to 24%0" i lleu f the requu‘ed 25-4' for §'-0" wide
‘wnh both smgle ded and. doibie, loaded alsles with

to reduce-ihe-drive aisles at the basement, second and third parking levels to 24>
8" inieu of the | fequired 254" drive aisle and to reduce the drive alsles at alt
parking Jevels lo 226 in lieu of the required 264" drive aisla at the 3owﬁons
marked Aiand.B.on the altached basement parking plan diagram;

AN EQUAL EMPLOYNENT OPFORTUNITY ~ AFFIRMATIVE ACTION EMPLOYER  Mass wévs sy sum @

L

t i Page 3
CASE NO. ZA 2003-3146(ZV)}(ZAA)
5. 187 -square feel of lot area (184 unils.in Phase 1) and lo.pemit. the Increase of
residential density from 1 unit per 200 square fesat. of lot area (217 unl!s) to 1 unit per 194
. squam feel of lot area (223 units In Phase i),

an adjustmenl o reduce front yard snde yard end rear yard selbacks in the deve!opment .
-of bolh Phase Tand I} as follows: . .

from Los Angeles Municipal Coda Section 12.11 C 1, lo uce lhe front yard
setback requirement to 0 feet for the 1% and 2™ floors (Phase | and Phase i), to
11.91 feet on the 3° through 13" floors (Phass 1) ahd lha 3"' through 17" floors
‘(Phase 1) in liev of the 15 feet required

fmm Los Angeles Municipal Code Section 12.11- ¢ 2 to reduce lhe side yard
setback requirement 16 0 feet for all the floors (Phase I and Phase- }i) ad}acent o
the existing alley and for the 1* and 2™ floors lvonhng on Hope SL and Grand Ave.
in lieu of the 16 feet required; .

tmm Los Angeles Municipal Code Section 1211 C 3o reduw the rear yard
setback requirement to O feet for the 1* through 3° floors:(Phase [) and to 10 feet
for the 1" through 3" floors (Phase I} in lieu of the 20 feet required

an adjustment from Los Angeles Municipal Code Section 12. 21 [ 2 (a) (1) {i), 12.21 G 2(a)
(3) and 12.21 6 2 o deviate from the Open Space requ:rements as lof)ows

to reduce the required Open Space to 7.728 5.1 {Phase 1) and 12 298 s.f. (Phase
11} in fiew of the 23,025 s.1. (Phase 1) and 24,150 s.f. (Phase Il} required;

to allow 747 s.t. {Phase |) and 1,372 s.f. (Phase il) of planted area in lieu of the
required planted area of 2,459 s.f. (Phase 1) and 2,994. 5. (Phase Hl), which is
25% of the required Common Open Space, and to allow 25 trees for each phase
in lieu of the 48 trees (Phase |} and 56 trees required (Phase Il);

1o allow Common Open Space of 3,168 st {(Phase 1} and 3,856 s.1. {Phass ll) to
be located in the required side yards; )

Pursuant to Los Angeles Municipal Code Section 16.06 F, | hereby AF!PROVE:
N Site Plan Review for the proposed project.
Upon the following additional terms and conditions:
1. Al other use, henght and area regulations of the Municipal Code and all other applicable

shall be strictly complied with in the development and use
are herein specifically varied or required.

£

of the property, excepl as such

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.

. zomm:mummunon .
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CASE NO: ZA 2003-9146(ZV)ZAA) . Lol

sy On Jahitary” é. 20034 *C;t’y

visk to the Gentral City Cormmtinity Plé'n‘!‘p U ﬂié’lricorporaﬁon

ol the’los eles Sports and Enferainment District Specific Plan for the area nedr Staples
&femar Bnd tia FAS Convenﬁcn Cahfei‘ Tha Specific Plan | ] rﬁax:m\mi of'3.75 million
*square fegt of € 1 int, requires a mininidtm bf 500=UWelrng tnits
and 1 400 hotel feo des a varfety of otheruses. .

o O EVARIANCEFI D!

“.n oxder fora vadance to be’ gran(ed all five of the legalry mandalad ﬁndmgs dgiﬁne‘ated ;% City .

Charter Section 562, and
’ .zlonaMng (hlghllghted)k

Municlpal Coda Section 1?..27 must_be_mpde. |
dellneaﬂbn of lha ﬂndlngs-an the appiicafi y

Fhy trict: P
pr-!cﬂml dllﬂ
of the Zoning’

Strict applica!ion of the zonlng ordinance would not pemlif the pru]ect o be developed inas

d.in.it5 cumment; on which

3 ) tntar.nf 194'umb:vln. Phise- land 223 urits:inPhase fl: vThe: 2oning reguiations
regilrs the size.oF:parkihg ” width-with-a-+ corrwponding 254" drive aisle
for botiy single and double Ioaded b y paridng confi ns. The Code also requires

additional, AQ-ingh; clear: space be propided .at: obstructions such as columns. The
poses 10 providy 1
0" in general. and. :g:reduction to-24°-8" and 228" at specific logations as seen
. on the attached diagram.’ Additionally, the apphcanl reguests that the clear space between
. the columns be reduced to a width of 8-2". The. parking.area for.the proposed pmjed
typlcally would locate two parking spaces between two sltructural columis so that each
parking space has only one column on o side. The proposed parking w:dth of 600"

. for double loaded alsles and, 420" for sirigle ldaded aisles will include 1 !bng'; parking

.. Spacesanda 24 ~0" badt up spaca

. The apphi testh g similar proj s in the' Pmtland Oregon araa .
¢ which have small 1oft-style units, with no ‘walls endoslng the sleeping area, with hlgh
ceilings and glamng on the perimeter wall. In order to provide smaller unité for entry-ldvel
. buyers, the colu baysare a total of 18°0" apart from the column centeriines: in Phase I,
olifiins go “ali'the Way down to the basement garage ‘level and canmol
qulred " stall plus the 10" add:tk:nal Space whxch wou!d be
for-the: majority of thé-parking-spaces. - -~ .

'

" The applicant stated that the request for a reduc!mn in the pmposed park:ng bay wldth is
_ further necassitated due to' the slreet level area lost td the street dedications which would
reduce the'lotaréa by 5.0"on Hope Street, 20" on:11™ Street and 7°-0"on Grand Avenua:
Tha area lost'due to-the street dedn&nons is approximately 1,948 square fest for Phase |

Page 14

Parking Calculation for the' Besldnnhal Porhon of the Jolnt Live Work Units Per LAMC
Soclion 12.21 Ad(a)

»Pﬂ:snl e . ‘Phase n

. BT " 223
Numbes of Units .
Number of Parklng 194 pmidng . . 223 parking spncns

Spaces Requined for' the spaces b {1 spacehinity *
Residential Portion . of the §. (1 spacclunh) .
SolntLive Work”, Units | .
Number. of parking spaces 193 p:mdng spacos - 109.parking spaces.
Proposed tor the N
.. Restdl:nﬂal Portion, of the
' Joint Live Work Units

: Atotal of 349 parking spaces (Phase 1) and 356 parking spaces (Phase It) would be required

for the commercial portion of the Joint Live Work units as per the table above. Additionally,
- :as.perithe Code's parking requirement for dwelling.unils (LAMC 12.21 A 4 (a)) the required
- +parking for the residential. portion is- 194 parking spaces (Phase 1) and 223 parking spacas
- #(Phase ll). The total parking required for both the:ce ial portion and the residential
..-portion of the Joint Live Work_ units totals to 535 parking spaces (Phase 1) and 579 parking
spaces (Phase H).

. The Strict application of the parking standards in the LAMC would require a ratio of 2.76
patklng spaces per unit (Phase 1) and 2,60 parking spaces per tinit (Phase It) which is more
parkmg than necessary for an urban pmjecl in downlown Los Angeles. Tha site is located in
a tiansit rich dense urban area less than 2 blocks from the Metro Blue Line stalion and has
approximately 40 bus’ lines wnhm walking di The application of the citywid

parking req t may be appropriate in a suburban area which is less dense
and has limited access to public transit, For an urban development in the downtown area
with available rail and bus transit, a more appropriate parking requirement for a residential

. use would be the amount proposed by the applicant.

The parking requiremeént for the o ial portion of the Joint Live Work Units is not
necessary as the Joint Live Work Units are primarily residential spaces where people also
conduct thelr work. The Zoning Code definition-which implicitly designates 2/3 of the space
to the commercial use was Intended for artists who may use a large portion of their Joint Live
Work unit to produce their artwork. However, the list of occupations specified in the LAMC
12.13 A 2 (27) such as atiorneys; engineers, insurance, real eslate and trave) agents would
not generally requitd 2/3 of the total Joint Live Wik unit 16 be™deticated o 1he tommertial
use. In fact, many of the residents will have no stali members who work {or park cars) on
site.

'adopled a

" wide parking-stalls and requests a reduction in drive -

CASE ND. ZA 2003-9146ZV){ZAA)

~"and 5,213 faet for Phase il, resu!ﬁng W% naower buﬂdf

L Reduced Pandng for ihe Uses on Sﬂ z

- City: Arga-[LAMC 422

. Page1d -

. story unils with street access cieates a‘base for the bundlng whlch then steps back 3l
continues with the towers which riclude the.rest of the residential units. The.2:story unlts
on the streat level pfovide a human sca!a*voldmamc element which Is a good transition m ‘.
the, upper floors. .

The Imant of the Zunlng Code Is !o provide adequate spaca for cars ‘1o patk and maneuver
. within a-parking area and for peop!a to epter and exit safely. fmm thelr, vehicles.. The

" applicant providi ' of-the proposed drive-alsle widih; stall width at .
the column bal “photos of a projett wi 3 constructed
according. to- the"drivéi" alsle and stall dinjen: -prope
Standard cars and spor! uillity, vehicles’ are shown in-tha td that the

Yequested parking stall and drive-aisle widths can-work betau!
close to the BAERPar b ths parking stai‘do'miot nteHererwith | Fation of the driveror
passenger doors whether the vehicle Is parked head Hy first of Fiok. T‘héintégt of the Codé.
. is to ensure that residents and guests within the. parked vehic! ca enle} and exit
thelr vehidw which is llustrated by the- phom -and dlagrams. ;

e . pmjact is wnlhin ‘the. Cenhalh(:ﬂy Communsky Plan . aras whlch is eligible.
‘Pownic ‘District: Parking: ption; (LAMG 12.21 A=4-(1)):provisiomin theGode
‘which allows 1¢ pandng space per 1,000's!f; of gmss floorarea and theException forﬁémral,
A4 “which.zllows 4 parking. spsice, 167 irfts.with. 3 ibrildss
habitable rooms and 125 parking spaces for units with, more than,3. habnabla.zmoms
However, since these two Code sections are exceptions from the Code standard parking .
wand. a Varlanoa cannol be requested from an_excel tion in the Code, the
i parking req ally apply. ' LAMC, Section
. -12.21 A4 res that when mem is’a cnmblr‘.allon of uéés in ilding that the stim of
. the parking reguifefient fof, ach tisé.be. provided. As'per LAMG 1221 A 4 (c), two pésking
spaces are requlred for every. 1,000 s.f. of commercial use and as, psr ‘'AMC 12 21 A 4 (a).
.1 parking, spaca Is tequ!red for unl!s wxlh less’ 'han 3 habﬁable roons.

) Parklng Calculation for the ommumla! Porﬁog of the Join( Live Work Unﬂs Por LAMG
Saction 12.21 Ad(c)

oy
LR

- Check process, the Zoning Administrator hereby finds, that- Jom Live

Phasn |
254,004 5.
- dotidve Lo 7088 8 0n o s -

* Wark Units * {254,004 5.1, x .67)
Parking Spaces Required for 341 parking spaces 356 parklng spaces

the Commarcial Portion of

the Joint Live,Work Units {170,183 5,£./500) {177,776 5.1/500)
Parking Spaces Proposed 180 parking spaces 221 parking spaces
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© Jaint Live Work Units in the 19]35-4[)4) Zone |

. Section 508.3 of the Redevelopment Plan for tha Gxty Center Redevelopmenl Project (Apsit
10, 2002) indicates that a goal.for the davelopment in the South Park arga is'to achieve a
-mlxed-usa fivefwork coramunity.

. The project site has a zoning d&sagnaﬂan of {Q} RSAD-O LAMC 1243 A 2 (a) 27 first

ailows Joint Live. Work units by right in.the C1 Zone, thus Joint Live Work units are not
allowed by right In the R5 Zone, Because such-unils are aliowed in the C3 zone, they are
also allowed by right in the following-less vestrictive'zones: €1.5,.02;:£4,,C5, Because the
|Q) Condition allows C4 uses on this property, i1 Is fikely:that Joint: Liva Work units are
allowed. However, in order to avoidany confusion as this-project moves through the Plan
e.. Wark: Units are

permitted in the.[Q} R5-4D-O Zone,as it applies 1o the.project site..

: Addmona! Density in the [QIR5-4D-O Zong

- In-addition to the zone-{or this site, Ordmance 164,307 imposed j(o]] Ccndrﬁon which limits

the FAR of any use permitted in the C4 zone to a maximum 2 to TFAR.

The applicant has proposed an FAR of [Q} Condition 6 of !he same Ordmanoe alk:ws an
FAR for. C4 uses' of betwean 2t 1uploa maxxmum of 6 to 1 FAR. provided thal the City
Planning G with the C of -mnn! Agency, -app the
developmem plan-through a public heanng process. R s

Strict application of the zoning ordinanice would not permit lhe pm}ect tobe- daveloped inas
beneficial a manner to-the community as is proposed in its current configuration which
provides a 13-story bullding with 184 Joint Live Work units in Phase | and a 17-story
building with 223 Jolnt Live Work units In Phase )l

Variance from the "D Limitation and {Q} Conditions in Ordinance 164,307

The "D Limitation, parnt of Ordi 164,307 (Sub 2925 and 2630), fimits the
. maximnum 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 CRA. The

applicant has indicated, and the CRA staff has confirmed, that on April 15, 2004 the CRA'

Board of 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 Soulh Park area of Downtown Los Angeles, is zoned [QJRS-

4D-0. The underlying zoning, R5-4, permits a floor area ratio (FAR) of 13 to 1. However,

Ordinance 164,307, which imposed Dev D i on this site as well as

* others™in the surrounding ‘area; limited-the~ “FAR- contal in-all-buildings-on-alot 10 a

max$mum of six limes the buildable area of a lot, of 8 6 to1 FAR. As a resull, the "D

duced the sites i 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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“While: the meek the dansity{ine Bl nits) inder ‘the RS
Zong: e P ‘)-Z\R Wwfﬁﬁt‘élﬁw\heﬁgﬁbﬁﬁm b\xild‘ths avérag sizb tinits common
o't “ﬁawskylec‘a Slopriitnts, &) d,"‘l 150 113200 sqarefeet 1 .

. The a{;spmmm m's vested-rel LAME ch requlresstiat
dedication'arbds badaducledfmnﬂhb bulldable ared o{:a lot wheh ca!wlaﬁngiﬂuurhrga for.
~eoridominiiin’ pro[gcts: This aplleant. will. prov Hh
al

area fn the / iz !spm}edm‘....,..,

-Phase t has a 2 foot dedlmﬁon on'Hope Stueef; énd_a 7. fottstreek | dedubo on. Grand

~Avenua {1, 084 5.§) and Phase JI has a 2 foot- dediw\!on on. 14® Stree .
H 811‘1-!6 é (785 Bl JIf. M StrEat detications' wete not n the

a°Projstt:Would ricradist-by 11,688 .Squars eet (1,948 s.£:x 6
square feet: ,785 s, x 8 FAR) for Phase ll.

e51, 7 ibera
uSmg"\)h‘:ts the "South! Park areaof, Downtown..Los* Angeles:
n:lmg ln Sed: 508.3 of the City'Genter RedéVelopmentPian; oreof the: -major:goals
* for the South: Park area Is-to achisve a mixed-use iivelwork.community. The proposed
pm{ecﬂcdsf’l%redselyihaﬂypa of pm}ect Lha'Communﬂy Redavelopment Agancy, hopes m
iz initisa

Alymicahoumeaa' T T

The strict applicaﬁon of the prmnslon§ of the-zoning. onimance would result. in“practical
diffi culhes and Ip with the genaral purpose of the.zoning,
has réquested refiel- from.the regulation which deducts' the area

. The ex;shng alley 6if 147 Slree!’has an
*. part of the companion Tract acon (Vesting Tentative Tract Mdp*60746). - “The pmposed
‘new alley tumout toward Hope SVee! has an afea of 3428 s.1,, whlch is also. Induded inthe
wmpankm Tract adion

a vamted mc!uded in lhe bu1dable ‘area, the allowabla

13
would ;
pmposad n;w alley Mmom to be n the le ares, the allowabla
-"floor area would Inmease by 20,568 muam {sst (3428 s f %6 FAR) for Phase Il.
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2. Thore are‘ peclal circur ; applicable to the subjéct property such as skze,
shape, topog & or in that do nol apply ganerally to other

;. piopeity I tho

“The site Is cureRty thdeveloped With ﬂwe Pha roperty used 3% a siirate paiking lof and
the Phase Il propesty as a vacant lot. The proposed condominjum project includes parking
spaces which are !cleed on one baseman! leve! and thé first thrée ﬂoors of the bundmgs

In order (o conceal the paiking’ lmm (he \neﬁy ‘the fi frs! two fibg are compnsed ofumls that
are accessible from the street, iCTE  street-level p ity ‘and’ with
‘additional " "eyes on the strpeL' g ﬂoor pasking arealy masked from View'by a parapat
- -on the perimeter.of the filevel 2:story Lnits from the street level ‘and the
exterior trealment of the fenestration, as seen Tn thie elevalions, which-blends inlg the rest of
the building and ddes not look tke a parking structure. ' Aesthetically, the exterior facades
will Improve the area ss an upscale residential nelghbortiood  which employs good
architectural design to make the three levels of parking above gmde virtually unnoliceable.
The planning goal of creating a nelghborhood by Jocating unils .on the ground level with
. access lo the street will bulld a Sense of nelghborhood and increase the level of safety for
.. pedestrians’in an afea with many new residential davelopments

" The size of the ‘comparatively site in an urban area consutules a spec:al cm:ums!ance for
vwh!ch the parkmg area design deviations are appropriate.

" Reduced Parking for the Uses on Site

Tha project site is less than two blocks.away from the MTA Blue Line Station at 12 Flower
Streets and is within close walking distance of 40 bus stops for local, regular and express
buses. The subject site is also within both wallung distance and a short commute on public
transit to other neighborhoods which are rich in jobs and are cullural and enlerdalnment
destinations. - Again, additional parking for the commercial portion of the Join! Live Work
unils is not necessary because of the location of the site near transit fines, Job centers, and
enterlalnment destinations.

Joint Live Work Units in the [Q]R5-4D-O Zone

- The site is located in the South Park area which the Community Plan and the
Redevelopment Plan for the City Cenler Redevelopmenl iject have idenlified as a
location where Joint Live Work units are di 3 desirable d topology. The
location of the MTA Blue Line Station at 12™ Street and Flower Slreet approximately 2
blocks away, affords an opportunity to increase public transit use and pedestrian aclivity.

. Therelore, the location of the site within South Park and the close proximity to the rail
station and mulliple bus stops make the site particutarly appropriate for the proposed
project.

_Page 16.
: oot

stro en .
‘camput!ng “buiid Warea, Ihe sppnmnl hasrr;ques!ed theright-to Jncludi; henstost .

usa of,lhé.uv iding need for .

 The ¥
off allays to be vacé!ed and allays to be dedi from the rea when.cal }
| AN X L . ..

654, '694 sf and is pmpﬁsed lb be- valfa!ed as

&:;quare-feel—(«hsg#sf -x-6-FAR) for-Phase-k-if-the - -

CASE NO. ZA2003-9146(ZV)(2AA) e
. While Vesting Tentative Tract Map 60746 Wil vacal  afley. wi

Phase I; technically; the.area.of the alley.cannol be: . the Final

Map has been recorded. Since the recordation-o lLie Tract

. Map condiions are cleared, which will ocoir after « .ha: ed, the

- applicant has requested that the area be, included In the. buﬂdab(a, aréa now rather than

waiting for several months., Sincs tha condominiums canniof’ bé “soid- it thé" Final Mep is
f the V%ﬁ icati "

. :The strict application.
difficulties and £
“regulations. B ihe ¥ ya
-+ yrearyapds to build the frsHhmugh 1hird floors, ‘the Appli
“yard setbatk areas be used in fhe mlwlanon of b
Phase 1olal 6,392 s.1. and ‘for Phiase I} total 5578 s.f. which-
allowabls floor area by 38,352 s.1. (6,302 5.f. x 6 FAR) for Phase l and
A % 8 FAR) for Phase .

168 5.£.(5,578

Const n Pey

. ‘hnn'n constric rlortolhe cordation of the Final Tract Map, The.pu
. start-ds to.. o of the new ‘tnits, 50 lhey can be
completed and | occuplad as s00n as possible.

The Adv!sory Agency utiliZes 8 standard condibon‘ of appm{/ai Whici; a"aws construction of
4 condominfum projects to begln prior-10 the recordation’ of, the Final Map,
app"cant ‘agrees to ablde by IHe conditions of approval for the Tenlaﬁve

Map, This

“standard condftion Wil be Inclutled I the companton action on Vesting Ténfative Tract Map

.:60746. To deny the ap
,hardshlp whlch is incon

nl the fight o begin construction would wreate’ an unnecessary
With the Intent of the zoning regulabbns A

. " For the aforemenﬂnned reasons, | find that, the strict application’ of the pmv;sions of the
. . zoriing ordinance would rau?t In practical difficulties or ) hips ince
\'Mlh the general purpose of the zoning regulatxons
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Additional Density in the IQ]RMD«O Zone and Varance from the "D Limlistion and
Ccndmons in On_:llnance 154,30
-

_‘The ‘shte Is localed in the South P;
location where residential and Joinf
topology.. The site
tation at 12" Stred
...of bus lires and to the other neighborhoods_in downtown Los Angeles, make it 3 prime
’ _loca!lon for.. increased floor ares that can be supponed by the public transit; jobs and

, services n the area.

: ‘rea which the Community Plan has idenlified as a
Waik units are deemed a desirable development

ly 2 blocks away from the ‘Blue Line Metro Rall
“The close proxXimity to the rEil stalion, 10 3 ntimber

Addnllonally. the pm}ecl site is located in ‘the South Park area of downtown Los Angeles in
"which a new constrisction condominiuin dévelopment hias nol been built in appm)umalely 20
.. years due.to'thg. znn!ng_ regulations, The. long list of etionary dpproyals T the
number of elemants.of the project which require relief from the Code. The Advisory-Agency
. "and.the Zoning Administrator have conditioned the project in a mianner that mitigates any
impact. on the environmen! which means that another leve! of approvals by the Pianning
-Comrmission or the CRA wm unnecessarily prolong the process and waste valuable City
staff-resources,

Caloulations of the Bulldable Araaof the Site
Street Dedication Areas:
‘The lot area, ollierwise:lost due to street dedications should bei d in the

area of the iol. Approval of this request will increase the total base floor area permitted for
the site and therefore, will increase the development in the South Park'area.

Alley Dedication Areas:

The site location and sumoundings coristi special i "D zoning i

adopted by City Council 17 years ago for the subject site limit the FAR to6io 1. Since
1987, however, there have been significant changes to the b P in the

downtown area — an area for which higher it B1& NOW appropri

Since the alley to be vacated is a portion of an existing alley that connects 11 St and 12
St., and the City requires that eithei’ a continuation of the alley or a tumajound area be

. provided, the replacement of the alley conneclion to a public street resulls in a loss of lot

" area which alfects the buildable aréa and allowable flvor area of the Phase Il site. The new
afley turnout that conneclts the allay with Hope SUL will allow kraffic through the alley but
resulls in hot much of a net gain of land for the applicant (4,694 s.f. alley to be vacated -
3,428 s.1. alley to be dedicated = 1,266 s.1.}. The applicant will provide a new alley tumout.
The request to reclalm “Jost” lot area for the purposs of calculating density Is reasonable at
this specific focation in the urban core.

The location of high ‘density urban development can be supported only in this pant of the
City becavse rail and bus transportation is less than 2 blocks away.

213 for -
would inciease-the base-

The sb'lct appﬂcabon of \he Code requtres that the Final Txact Map be comp!eled before
of th can bégin. The Ap hast o-

as lorig as the .~



1

xartl Séthack a@a;’ th
Tha site is lowled In the South Park area of de
roposed, High de

Due to lhe complex;ty of !he project develupmenl and, furlhar. lhal the tentitive ot map
! has been 1 by letter and no{ d, -denial of cor

would create pradml dxfﬁculhas mconsistent with thaznn!ng regulahons and lhis requesl is
therafora approved.

rere FOY th a{prerqgn}fpned q?‘n's..lf_rl\d that are speaal drwms!anoes applicable to  ~

pography, fogation or surmundlngs th:
¢ and vnq:ln ty

Such variange Is necnssary lor the pmservaﬂon and enjoymant of asubstantlal
pmparty right or use lly by other property in'th
y. but which, b of. e Jal; s and practical difficulties or

t go not

This pm]ect Is.ong o{ the ﬁrst new, mnstmc‘bon condommlum developments.in many years to
. b’ locata i the Central Cul'y Cummunlly an Aréa in’ Suuth Park. P vy .

nce for aisle. and ramps width redud)ons in
ZV-YY). While the other projact Is.an
jorigtheless -acknowledges the. Special
5 siances of compleﬂng irba) il construction.  Structural support
columns Tor s proposed type of constiuction may fimit distances otherwise permmed by
thé Zoning Code

Reduced Pa ing.for the Use Slte

The variance from the Code requlred spaces for the commercial portlon and the residentiat
portion of the Joint Live Wark units is necessary for the preservation and en]oyment ofa
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Cirrrently, theré'is ‘o greater.Incentive to build. apartments’ in the: Crty than there ls to bqu {or-

'salé condominiums “because the Codé -does- nof rejuir
dedicated lot area from its bu:ldabia -area.: The !ad lhal there is: a hlgh—dens:ty aparimenl

- .divelopment, the .
‘Me!ropoh!an Lofts pmjed on 1050 S Flower SL Implies that the Znnmg Ccdss less
FAR encx the development gf-apariments

: rather than for-sale reﬂdenhal ‘condominiums. Below Is a 4able which compares the FAR of -

the proposed condomlmum project with the FAR cf an apanment development on lhe -same
property: *

11" St. & Grand Ave. Gondommlum and By'R!gm Apanmenls

FAR Calculauons

Phase | Phase | Phasedl - . Phasell
Condomink Apartments | © i Apartment.
Lol Aréa 3388451 |1 .35824 5. AT20351. 45476 5.1
. See Note (1) | SeeNote(2) | SeeNote (1) See Note (2)
2 wildable 2759251 - 28,303 5.1 35,625 .. 39,0551
fea . .
Maximum 165,552 8.1, 175,818 s.1. 21375051, 234,330 s.1,
Allowable/ (27,50251 x6 | (20,303 5.0 x | (35,6255.f. x6 | (39,055 51, x6
Floor Arda FAR) 8 FAR) FAR) FAR}

Note 1: The street dedication is subtracted from the lot area for condominiums.
Nole 2: The street dedication s included in the lot area for apartments.

If the Phase 1 property were to be developed as the liowabl
buildable area would be increased by 10,266 square’ feet and the Phase it property’s
allowable floor area would increass by 20,580 square feat. As shown in the table atove,
the allowable floor area for apartments is much greater than for residential condominium
units because of the exclusion of dedication areas when calculating the bui ‘area for
condominiums. The Applicant does not contest the actua} dedication 6f 1, 848 st for Phase
tand 1,785 s.f. for Phase 1l, but rather request that the calculation of buildable area to ba
‘the safne for both oondom;mums and apariments,

Alley Dedication Areas

LAMC Section 12.22 C 16 allows % of an abutting alley to be included in the lot area used
to calculate residential density. If the location of an alley allows the base residentia! density
ta'increase, then the same should apply when calculating the allowable Roor area ratio.

Yard Setback areas:

This part of downlown is within the Downtown Adaptive Reuse area which giants non-
conforming rights to existing buildings existing prior to July 1, 1974 that are converted ta

-CASE NO ZA2003~9146(ZV)(ZAA) . e ;.
. - substantial propesty right. genexany possessed.by. other pmperly in the vfdnity 'maﬂnwer

. .t sites, this type of uses benefic

4

PUERDEN

Street Lofts project. (ZA-2001-4689<2V-; ZAHJAA) ocated approximately. 3
~and'firthe-same zons as thasub}ecl slta was.notrequired.to pmvxdepafhngs

‘site park!ng spac% for 91 Jo!nt Live Work eondomlnh.v ‘units,

dnSonaIty. the- G;and rAvenuewLoﬂs, project...(ZA-2

riediately acmss the street from thesub]ect sitepisa 66-unit Joink Live Work condominiym

+devejopment which has-been ap; sgu ed with only 66 oft-site parking spaces:. Of:the.68 units,
a total of 21 unils are new constiuctio

unils

e,

! y 1 5 parklng spaces per res enﬁai foft urm,

* The proposed pm]ect will pmv»de appnmm

.7 whichis a hlgher vatio than the pmjeuts menbpned above e s

Jo!ntl. ork Unilts in the Zoe. :_ et

Thera are K nearby it or appmved devebp ‘Whic] hava been granted
approval fo build Jpinit uvé WK Uhits in the [QJR5-4D-0 Zofie.. They' ‘dro-as fonm

Metivpolitan: Lofts ZA-2003-59.86: (ZV)(ZAA) Astotal of 10 Joint Live Work apamnems.
parl of a 263 unit apaﬂmenl bu‘lding. was appmved on 12122103 The slle addr&csjs 1050
Fluwer st - . . .

Flower sueet Lofls ZA:200124689 )(ZV) D) A “total nl o nt -
oondommiums were approved on 4/4, The'sité'address s, 1140 'S. Flower St.

" Grand Ave. Lofis ZA20()3-2656 (ZV)(ZAA (ZAD) A total Df ‘66~ Joirit* Live Work .

" condopminiums were appmved on 10!15!03‘ The site address Is 1100°S. Grand Ave.

The three projects described above are within a.2-block radius of the ymjec! es'i’!a and are all o
h : 3

i the [QIR5:4D-0 Zone, Gn;gn i

Agg&gn De n gy in_the [Q]Bg»ﬁl)-o gon_a_ and Vanam:a fmm the D" ler!ation and
[Q}Condmons in Ord}nance 164, 307 "

As new oonstmcton, the pmposed pmject Js not able m laka advamaga of the. .same ~

reuse p betildings. Howsver, the policy of
"ence i new using t un esin- LosAngalesismasama .

PP

There are a number of éxisting residential projects in’ ‘Central Cﬂy that wera constructed prior
" 1o the enactment of Ordinance 164,307 Which wera able to taks
. FAR .of .up.. 0 13 to 1. - Emmpl include, the..Skylini
ApERmETS. bbbttt by

Caleulations of the Bui@ab!é Area of the Site
Streit Dedication Areas:
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msldenhal uses, Adaplwe Reuse projects may continus-to physlcally ancroach on required
rd ) d ;1o mal

in.any non-conformiing floor area cansistent with the

yal AInk:

*.urban of, housing davelof inde areas. LAMC Section.12.22 A 26 (b)
stalgs that the Adaplive Reuse Ordinance(ARO) supersedes any D" Limitalion or Q
Condition adopted before the effective dale of the ARO which became efisclive on
12/20/61. The Adaptive Reuse Ordinance pmwdes a number of. non-conforming rights
such as allowing the existing bullding's FAR fo remain_even if i exceeds the maximum

- allowable by Code, allows-the maintenance of the exlshng number or parfdng spaces (which

may:-be zero in some cases), allows the building to in required yard all of
which are incentives that are not avall 10 new ion proje such as the subject
. deve!opmenL .

The nearby pmposed project, Grand Ave. Loﬁs lomted at. 1100 S. Gmnd Avenue across
the street from the subject site [ZA- 200&2656(ZV)(ZAA)(ZAD), VTT-54308), was granted
an Increase in FAR to allow an FAR of 7.3 to 1 in lieu of the maximum 6:1 FAR allowed
undar the “D" Limitation of Ordinance 1654307, = The Grand Avenue Lofts pmjact

iption indi that the existing building is a four-st d of
84.334. square feet and is considered and Adaptive Reuse building under Ordlnanoe No.
164,307 and Ordinance No. 174;315. The:Grand Ave.-Loft project.also includes an-addition
of 42,031 square feet of new construction consisting of 3 additional new stories lo be added

" to-the existing building. . A lotal of 39 unils are housed in the existing Adaplive 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 Adaplive Reuse projects which can maintain floor areas and in
this case add new floor area outside the existing bullding envelope the

FAR limit, the applicant is requesting that the required yard setbacks be used to calcul
the buildeble area which will increase the base floor area aliowed. The net effect of both
the Applicant’s request and.the Adaplive Reuse Ordis istoi the floor area and

number of unils provide which Is not marerlally detrimental to the surmounding uses located i

in downtown Los Angeles.

Conslruction Peimit

There are many condominiurn prajects in the City of Los Angeles that have receive permits
1o begin construction before the Final Tract Map is recorded and the applicant is merely
seeking parity with other such developments.

The variances are necessary for the praservalion and enjoyment of a substantial. property
*right generally possessed by other property in the vicinity.

4. The granting of such variance will not be materially detrimental to the public wolfare

or injurious to the property or improvements in the same zone or vicinity in which the
property is focated.

Parking Area Design Deviations

As shown on the enclosures, the reduced drive aisle widths and stall widths adjacent to

structural columns do work and are used successiully in Porlland, Oregon, even for large -

sport utility vehicles. The use of these drive aisle widths and parking stall dimensions would

pacesforthe
_commercial portion of the Joint Live Work units and was allowed to provide a-total.¢ o191 oft-.
‘ mzss&zvmzm),mzed | S

D units whne theremalning upits are Adapﬁve Reuse .

e ddvantage of tha undedying
roject . and, the Metmporlan _
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i 'dowintown - Los- Ange)es.
i) blio.welfare or Injusiots th
tha ropérty"or rvicihtty i ‘whichithy property ls'focated,
The units-are to. be upswle Jolnl Live Work units with quality finishes ‘and;ard’ géared
towards the cleaner professions listed In LAMC 12.13A 2 (27) ‘which will not require m
BiforadY dientddo: coge} 3 '§

6'access

E bt{il Lﬁa

as llstad in
ts willbe an asset

: ol a 3
(I Flndmg#a Alfowingrrestdents to live -and work within meir:;esidenlial

nearby bansit siahon and by " g a job

. 164 307

area, such -asthe Flowar SL Loﬁs

0 er reuent residenﬁal devekspmenls ln the ‘Sol

- and-ife Grand Avenie Lofts; did not require: review and.approval by the: City Planning .

* Comimission and therefore, lha project site should aiso enjoy a. similar review pracess: : The
Commumty Redevelopment Agency, the lead agency for. downtown development
acknowledged the request for a *Q" deviation In thelr April 14, 2004 actioh. The prppﬁsed
pm}ed has recerved envimnmental mvlew In addlﬂon to CRA review. !

Calgﬂaﬁons of the Bu'!dablg A;ga of the Sﬂe
treeLDedncaliog Areas;
'
Uhllzing the street dedicaﬂon areas lowards 0)9 lutal FAR for the proposed project will resull

p ly small, but Impo The fesult of this varlance Is negllg'ble
i gndwﬂ X og be Y dl-6r injurious tor any deve!opmant. .

Because the owner is golng to build and sell condominiums, n s obligatory that the F}nal
Map be recorded before any units are sold. This means that the existing alley will be
vacated and- that the new alley tumaut will:be dedicated as part of the recordation of the
Final Map. This -area ¢an accommodate higher densities parlxculariy because of its
‘proximity Yo public transit and-a lobs rich srea.

CASE NO. ZA é003-9146(ZV)(ZAA)

v Objecuve 2.3' Encourage the location of housmg Jobs, and services in mulual proximity.
Atcoriniodate s diversity'of uses that Support thef needs of the City's
exisling and future residents.

Pagg 25

The three nb;eclrves in the Housing Elemenl wilt enab!e the pmducbon of 417 for-sale
-.residential Joi ondominiums.. . M bjecﬂve 2.1 intends 1o
- - promote- nelg 3656 o-drive sisle widihs and
parking staif diy
with siree! access.

Objéctwe 15 To pmmote develobment of résidential unils i Sou!h Paik, '_ “f

KNS Ob}edxvs 1 2. To increase the.range of houslng choices available to Downtown,.
E ; employees and resSden

Objediva 1-2.1: Promote the di of neighborhood work/T hbusing.

The above Commum!y Plan ob;eclrves can be met by allowing the reduction of lhe parking
4 for the and ial poitions of the Jolnt Live: Work units 1o a

t5tal of 283 parking spates for 194 units {Phase'l) and 330 parking spaces for 223 units

* ((Phitise ) Which will thike thé devilopment of ‘a tolal of 417 for-sale residential Joint Live-
Waork condominiims possible.

The project is consistent with the following objectives of the Housing Element:

Obj 1.1: E ion and preservation of an adequate supply of rental
and ownershvp housing to meet the identified needs of persons of all
income lavels and special needs,

Objective 2.1: Promote housing fes which enhanc ight uud safety and
sustaln ability and provide for adeq pe N, devi . and

infrastructure and service capacmes wnlhxn the City and each commumty
pian area, or other pertinen! service area,

Objective 2.3: Encourage the location of housing, jobs, and sarvices in mutual proximity.
Accommodale a diversity of uses that supporl the needs of the City's
existing and future residents.

;he projeci is a|so consx?k;nt with lhe !nllowmg Land Use/Transportation Policies from the
D of the

Objectives {page 3)
- Focus on future growth of the City around transit stations,

- Increase land use intensity in transit station areas, where appropriate.

any
ana)klng dlslanoe wm .

its
1o the area by creating a 24-hour dawntawn ‘prosmeting pedeslrian activity to and from the

CASENOZAQO(B-QMG(ZV)(ZAA) . . Cokeed. s

,..Granlingihe vaidnee: wBLnot,be, mlemwgeMem) ip.the mxblic welfare or. lnjur!aus to
thaproperty of Improvens jchthe | Is located:-

e gé@y?ae ’ot'Be"ina’léqa_;y‘
p!gg:nyoﬂmpm\?bhems In thesamazohhbx‘vldmw‘ LS . N

While (ha subjecl developman! i5'a new construcuon project and Is not llrg?md b 't pzxisﬁng
conditions, as afe existing: bu‘!dings. ihe properiy s rmn Aifi-thb' Sanie: drea of

Angeles whi b lty, doyelopment.
gdapbve Reuse Ordmanr:’g c?o@ ng Hu‘!dl’ngg Yo excaéd he" a8l oF prga:
because the Cﬂyhas delegninec} that h!gh densﬂy davelopmem is nbl rpatenally detrtmemal .
tothis part bf the'Cify,

. Thefefors, AHie Ap}illc:‘a‘nl’s roquist ib*édd lhé iilred yaid" sélbacksltu e bu'!dbb!e area

will have the net eflac} of’ permilting a high* dansity project that Is consistent \mlh the' -
¥ f d

inthe ounding area.

the Final Map Is recotded

5. The ot the vark ;N)ll not advorsely.affect any element.of the & | Plan,

Pa Area Design/ Davi hcns

Tha projed s eonsis!enl wrlh ihe following ob]e;ﬁves of thé-Cenitral City Commumty Plan:
Objechve 142" To promn!e developmen! of residential unils n Soulh Park. '

)

ctive 1-2:.To Increa lherangeof Snising choloss avaiiable to Do
emp!oyees and n’.sidenls . .

“The projectis it wllh the ‘,' ot es of the Houslng Eement'
Ob]echve 11 Enoouraga pmducﬂon and preservation ol an adequata ‘supply of rental
and ownership housing 1o meet the identified nesds or persons ol all
‘income levels'and specia! needs .

Objedwe 2.1: Promote housing st!aleglas whxch enhance nelghborhood safety and
sustain ability and provide for sdequate population,; development, and
Infrastructure and service capacities within the City and each community
plan area, or ather pertinent service area.

inarital o o cwe!fareur!n]oﬁpuﬂn the

CASE NO. ZA 2003-8146(ZV)(ZAA)
Provide' for places of ernp!oyment.
educe rellance on lhe aulomob'le < . ’ i
The reduction of lhe required:parking for.the ] and. of the Joint

" Live; Work ‘Units. will miost imporantly reduce the rellanw on the aulomoblle which In this

specific location Is supported by a nearbyJalslal:omand a mysiad. of bus transit stops.

Providing more parking spaces will i ihe E and use of sutomobiles
a5 people with-more~vehicies will be’ d to the devel rather than those

individuals'who.chose o have one-vehicle per huusehold which can be supponed by the
h nsarby pubhctmnsrt and jobs.

" Joint Lwe Work Units in the [Q]RSAD-’O Zone . C P
Tha Cenlml Cl!y Cnmmunrty Plan states the 1ollow1ng )
Soulh Park is red to bo a mixed wilh a significant c&nca‘ﬁbéﬁén of
housing. This thriving residentl i siting of auxillary
" Suppont services: such as retall and commema! deve!upments that provide-employment
. opportunities for area Towards that end, .and in the m!emst of creahng allnkaga
between jobs and housing, the developmen! of y
wsi! be

Thé abqva descﬂpuon of-the So‘ulh Park area s consistent with proposed Joint Live Work
cowdoniinkini dévelopment on the subject site.  The proposed Joint Live Work units will
address both concerns of needed housing and jobs in the community.

* The following Policy and Objective from the Ci ity Plan also supports the need for
. Joint Live Work units on the subject site:

of neig ive housing.

Policy 1-2.1: Promote the P

Objeclive 2-4: To encourage a mix of uses which create an active, 24-hour downtown
for current resi

".'Thie proposed Joint Live Work designation will serve lo implement Policy 1-2.1 and will .
help.achieve Objective 2-4 by encouraging a 24-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 developsent of residential units in South Park.

Objective 1-2: To increase the range of housing cholces available to Downtown

employees and residents.

Joint Live Work units add to the types of housing available in the South Park area as these
units altow the resident 1o both work and live within his/her unit,

The project is consistent with the following objectives of ihe Housing Element:

Page27 ’
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CASE NO. ZA 2003»9148(Z\I)(ZAA) .
r\g) 4h 1. A1 rdien,

tion of an adequa!a supply of remal

and ownershfp hous}ng b “meet the idenhf'ed needs of parsons of.all.

Income levels and special needs: ceggye

4 i al proximity.
sinAccommodate:a dive:sity of iuses! that Y] pon .the. needs\of the City’s
endsting and- fuh.me idanis, .. P y

Nlowrng-dofnt lilve\Work. umts*tb ba‘developed,alms

. housing to be located In the same.space which has many bene gs:the: reduiclion of

traffic congestion dufing peak travel time and eliminaling the need to Gwn a vehide
Ovaral! JointLive Work units on this site Isibénefitialtoith i its
and are consistent with the G ) Plan.

I

Sapr .,«..\..‘J ,..,.__.‘,,

auVanacs to)

oc!’easing YIhe i her
. vdenﬁal umts (Phasa 1] ::md-22q - ? y
R EE F of the:( faréand the- Housmg Elemant...Allowing the Advisory.

and the Zomng Administrator to be the' decision_makers fof- me'Veshng Tentallve 'Erad No.

duplivated which: will srequira, <staff ;hours:and,

approval by.the City Planmng.CommIsslon. Since !hem;isa tim

the funding of the projedt, the streamiining of the entifement process 33

-« ihe profect-faasible. -additional.entilement processing.could jeopardize the project and.
eliminate a total of roposed for-saie residential units.” e R

) Ca!culathns_g the. p}@able \rea of the Site
Sireet Dedioation Areas;
Granting ihe varian will not ady aﬂedany S ofthe G ' 1 Plan. Theyam -

-consistent, with the Central City- Commumly Plan and the Housing Element which aim to -
X jgh.density, Joint, Uva-Work upits and a wide vaxiaty p(housing types, parilcularfy
"1y for-gale housmg

Adding the street dedlcauon areas to the bulldable area when calculaﬂng lhe fioor area
(increasing Phase | floor.area by 1,984 s.f..and. Pruject W by 1,785 s/ !) will not adversely
affect any element of the General Plan and will dliow for the proditction of 194 residential
.. units (Phase 1) and 223 residential units (Phase 1), which Is consistent with tha nbjectfves ol

the-Community Plan, Hatsing Element and| e-Tﬁnspon tion-| E!emenL .

LA ey Dednca; on Areas:

Granting the variances will nut adversely affect any element of the Genesal Plan, the
Central City Community Plan and the Housing Element.
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There are ‘othbr develcpmenls nearby which have.been stibdivided and have been granted
discretionary -approvals for Joint Live-Work-condominium develnpmenls On_Seplember
. 41, 2003,'the'Grand Avenue L ofts on 1100 S. Grand Avenue was granted an approval of 66
Joint Live-Work condominium units (Vesting Tract-Map No. 54309). The Flower Strest

Lofts were granted an approval on Febuary 27, 2002, for a 91 Joint Live-Work unit .

condominium Adapuva -Reuse developmam. (Fract.map No. 53644). .Both.of these projects
. wera able to use the Adaptive Reuse Ord which hered the bu;ldmgs isting
- FAR and residential density. .

Tha Metropalitan Loft aparlment development on 1050 S. Flower St, which Is currently

under is a 263-unit ap: t complex. Although the project did not include an

increase in residential densny as par of ils entitlements, as apartments, the project was
- allowed more densxty than condominiums due to no deduclion for street dedications.

As noled above. it this project were an apartment pm;ed it would qualify for more units
‘than'this condorminiuin pm]ecl The proposed project will provide a lotal of 417 for-sale
residential units (194.units in Phase | and 223 units in Phase 1) which 5 2 desired land use
consistent with the f‘- Plan and good plannmg pnncnples

Reduced fard Setbacks

‘fhe pmject is & two-phase residential Joint Live-Work Condominium deva!opment with 194
units in a 13-5tory building in Phase | and 223 units In a 17-story building in Phase il. For
the RS Zone, the Code requires a 15-foot front yard setback, a 16-foot side yard setback and
a 20-foot rear yard setback for the proposed bulldings.

The propbsed ‘setback of zero feet in the front yard for the first and second floors will allow
the 2-stdry units with street access 1o have a building footprint consistent with surrounding
existing developments. The upper floors. from the 3" floor to the 13" floor in Phase | and
framy the 3" floor to the 17 floor in Phase Il, are proposed to have a 11.91 fool selback
which will provide a 2- story human scale volume al the street level which will step back info
the tower portion,

Similarly, a zero foot side yard is proposed for the first three levels fo include the 2-story
residential volume fronting on the Hope St. and Grand Ave. as well as the 3" floor parking
structure at tha side yards betwaen the two towers, where the Phase | properly is conliguous
with the Phase 1l side yard after the subdivision is complete.

The first two floors of Phase i have a proposed 10-foot rear yard setback as a new alley
fumout 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 site. The first
three floors of Phase | are proposed to have a zero rear yard setbacks.

" The gefieral purposé of the Zoning regulaﬂons Is 5 provida’ résidéntial sétbacks in areas
with similar setbacks. Other buildings in the area, both existing and new, observe zero
front, side and rear setbacks. For example, the Mekropoman Lofts, curmently under
construction {ZA-2003-5086), has requested a few discretionary approvals, one of which is
the daviation from the Code to allow a mixed-used project with no setbacks in the RS Zone.
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ﬁhwlluwi lheappl‘cam 10 g e areas deslgnatbd fvér tha a!ley vawtlouand dedicatian

pmposed {for-sale resilential ynits from Los Ange!es housmg s‘hock and spam‘ﬁmlly the
South Park area, which has not of r-sal houslng

5wl be,
nt whlch alm ot § b
sing types, paniculariy 1o sa!e houslng.

Adding tha qusi yard ks to &

. Phasé | and 5,578 s.f. tothe Phase ll bu1dable ar¢a. This will gl

223 {Phase 1) condomintum Jolnt: Live-Work unils to be built?
2 :neighborhood, will provide home ownership opportunities for the W
high slandard of design and conslmchon for future proj’éc!s In thé Sou

cﬁon

The gmnl!ng of this. variange,. wﬂl ot have any. adversa .affects
2 Plan as starting as does not't

ith"thie General

DINGS

G ADMINISTRATOR'S AD

"6: The granﬁng ol an adjustment will result in devolopmem compa!lble and: conslslant
.. with the surrounding uses.

 Residential Density

. The residential density allowed ln lha [(n}] R5—40—0 Zone allnws a mlmmfum Iot area per
18 )

. ‘dwelllng unit of 200 square feet. .Under this reg
units .are allowed for Phase | and 217 units_are al)owed for Phase' Il The Applicant's
_request for 194 units (P ase 1) and 223 units (Phase Il) is neghg'ble as R represents only a
7.2 % (Phase I) and a2, %-(Phase H) 1 devxahon from ot arep.”

- e Thesite-isunique-as-itls ss!edJn the- South PRark area-of- downtown- Los»Ange!es, ina puhhc. -

" transit and Jobs rich area. The site Is a short walking distance (less then 2 blocks) from the
. rail transit station and a close walk 10 the DASH line at the Convention Center which provide
ransil access within downiown as well as to obtlying areas such.as Long Beach, Pasadena,
- Nerth- Hollywood, Wesltchester, and Norwalk. The clgse prmdmxty to the rail station ks
compatible with the hlgh—density devel t y to crea d for public transit
which in turn justifies the request to increase the a!lowable ﬂoor area and FAR as well a5
the request to decrease the parking required.

CASE NO. ZA 2003-9146(ZV)ZAA)

- The location of the site in downtown Los Angeles, is unigue when compared to sxmi!aﬂy .
iidg.,from the .

- zoned: pmpemes in suburban areas such as the San Femando | \E
pmposed site’s close p y lo pubhc ansp ion and jobs, the sumounding. pmperbes
- have: 5 whfch s with the d P pattern of any downtown area.

- Reduceg Ogeg Sgca Bgmrem.ents ag'r‘i the Use of Side Yards As Open Space

The granting of !he proposed open space adjustments will result in a develuprheﬁl
compatible and consistent with the surrounding uses. The subject sile is localed downtown,
in a high-density urbari area where real eslate is at a premiym,

The ;subject ad]ustmanls do not request appmval to provnda zero:Open Space, but'rather a
reduction in the amount' of Open Space required. - 'The zoning ordinance req'm;es 110
square feet of Open Space for unils with less than 3 habiable rooms, 125 squaré feet of
Open Space for units with 3 habitable rooms and 175 square feet of Open Space for units
with more than 3 habitable rooms. A total of 21,025 s.1. (Phase 1) and 24,150 s.f..(Phase H)
.of Open Space Is required and 7,728's.f, (Phase 1} and 12,298 s.. (Phase 1t} of Open

"Space'is proposed as per the attached Plot Plan (which shows the breakdown of | habitable -

rooms). The requiested reduction averages 1o a total of 40 s.f. per unit (Phase 1) and 55 s.f.
per unit {Phase 1l) of Open Space provided.

.. Open Space Tabla

Phase 1 "~ Phasell
A s s
Totat Open 21,025 8.1 23,150 s 1.
Space Required
Common Open 10,5731 12,075 5.1,
Space Required | (21,0250 x.5) | (24,150 s{. x .5}
Private Open 10,512 sl 11,975s.1.
Space Req
Tolal Open T,728s.1. 12,075s.1.
Space Provided
Common Open 497858 014851,
Space Provided {64%) (74%)
Private Open 2,750 s 3,150 a.f.
Space Provided {36%) (26%)

Nate: As per LAMC Section 12.21 G 2 (a) {iv), common open space Is o be at least 50% of the
lo!a) open space required for the R5 Zone.

T TOf tiE Yotd! proposed’ Open Spiace provided, B4% (Phase 1Y and 74% (PHase 1) Wil be
Common Open space which will be provided on an exlerior plaza levet on the third floor
between the two lowers and will wrap around to the south end of the properties,

The proposed Private Open space will be provided as balcontes for some of the units. For
many of the units without a baicony, a "Juliet-style” balcony is proposed (see photo and
diagram in the case file}. The “Juliet-style” balconies proposed are small balconies

Sirag : C . Pogezo -

4 drea by 693 sf and Phase |l by. 3428 s.f wm not. adyerseiy aﬂed any e!émenl of the

“ivtien” compuling the bulldable’ are’. could imperil the: piojectand, ellininate a total of 417 -

e enlml Cxty Communny Plan andthe |
!gh deps‘tty, Jolnt Live-Work bnﬂs and a wida -

y element of the -
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a* auached photo; Fdre ght IS Bliowed Tt ihar unit’ g: gl lawd

"June!-slyla palconles and such: ba)f:onles do not biock nah)ral llghl to the umt below.

Ihey mat Ialn a stmng hul!ding mass wrth few lme:mp!lons to the fa

it

¥ The OpeN’ $;iaca regu!abons al(so mqulm tha
Space be planied with groiid ‘cover; shrubis &

1area which 18 15% of the proposed Corminoh-Open Spatk
{Pha: d the app! YOPOS: rovid

! Phi 5
- Space'is proposed, the amount of CommonOpeh Sfach e side yards is
@ substantial portion ahd s the only feasible location for this use, , Due o the high-rise,
verlical nature of this project; located in-a denise downtown area, tha provisiohiof Common
Open Space in lhe slda yard setbacks is’ appmpriale and oompah"b!e with surmundmg

orfled. The frant yards of
are accessible on the street:

g
area betwaen the two towers, this area Is the miost fea bie Jocation Tor the Common Open
Space. Umfymg thé“Common ‘Open Space of Phase* ahu Phase 1 as two parts of a
larger whole will.bring an of scals, pr in ig .a ¢continyous large exterior spaca
Instead of two small and sepamte open spaces,. Additi

. requested and if appmved then the Common. Open
arequired side yard.

> will techmcal)y not be lmled in

The ldcation of the site is umque in that it is In close pmx!mxty 10 the Grand Hope Park; ’
. located on Hope Street between 9% Street:and Olymple- Boulevard, approximately one -

block away. The short walking distance to tha Grand Hops- Park | makes the-park -easily

accessible o the pmjed s residents. Funhennore the park pmvldes tha'benefits of a large

7 green-open sp
i,

b b,

{o:the residents;-which-cannot-b ched-
id o of “lafge . unprogrammed
hardscape areas which, remaln !argely unused) Olher nearby public open spaces Include,
Pershing Square (located &t Olive Street and 6™ Street) and Exposxﬁon Park (located at

Flguema Streel and E)q:osmon Bivd.).
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The hotising réport-also discussed the'need to promote home:-ownership In the City, noting
that at 39%, the City's home ownership rete is far less:than-the nation's-66% home
ownership rate. As a resull, the Commission suggested. that the City should. review the
zoning code “with a view to increasing opportunities. for Yor sale” residential. developmen!.
The project proposes a total of 417 residential Jolnt Live-Work condominiums (194  uriits in

---Phase-I-and-223 units-in-Phase Il) -and while these condominiums alone’ will not solve the
houslng criss, they,go a long way towards helping to” address not only't the ho\:smg shbriage
but ihe homa ownersh:p opportunities as well. L.

Trans: p_o@llun Elem_ ent

‘The City’s Transporiation Element {adopted by the City Council on’ Septéiibar 18, 1993

and approved by the City Planning Commission on July 24, 1987) states tha!, according lo

the 1990 Census and Depaitment-of Motor Vehiclés mport, the  €etrat City Gommun'ly

Plan area had gne of the highest proportions of h holds with no regi d vehicles

{70%). Fur ‘this reasan, i addition to multiple- others,-the -amount-of parking required to
this 's parking needs can be substantially decreased.

The objeclives outlined in the Land Use-Transportation Pollcy» within the Transportation
Element are as follows:

1. To 1ocus future growth of ihie-City around transit stations,
2. Increase land use intensily in transit station areas,

3. Reduce reliance on the automobile, and

4. Creala a pedeslnan friendly oriented environment.

The Land Use—Transpor!abon policy dafines a Primary Inflience 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 transil. The
proposéd project is located in such an area.

Reduced Yard Setbacks

the adj will be in cc e with the intent and purpose of the General
Plan and is consistent with the Central City Community Plan and the Houslng Element.

Reduicing the required front, side and rear yard setbacks will not adversely Impact any part
: of the General Pian. 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 Transporation Element of the General Plan encourages the location of higher density
housing near lransit portals. This project is Tess 2 blocks away from the MTA 12" and
Flower St. station, a major transit pontal for the Melro Blue Line.

desigm solution-to-limited: space and’ aasmeﬁwlly, )
L!
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“Tho ‘gianting of an~adj

1 with the Intsnt and. pyrpeso of
aGeneml lanoﬂheﬁﬂy RN R

T Aty e A umam Will*be if vonfolmunce” Wit the
~"Playy 88 ‘the quested increasé In” residential dens!ly

andg P oF !
Yﬁtem\  with'the Céntral City
Commlmﬂy Plan and the Housing Element. .” e

. The {o)!owmg Cenb'al Gty C "'a"d ustiGbjeclives aro o

Plans re
with the pmppsed deve)opmant .

,vnlisin Soul Park- )

: Tojncrease lha vahge ol h smg phoIces avallable o Downmrwn
-employees and residents. . e
e ; ‘wllhtha‘ Howing .‘;,

Objéctive 1.1: Ei Je pre
. and- ownetshnp housing:
income levels and $pe

.Objective

. "Thé‘pm}eél’ls [

of lhe Housing | E!emenl

T

i and pmsewaﬁon of an adequala supply of rental
to:meet the ldanhﬁed needs of persons of all
ed

Enwumge the location of housing, Jobs, n ol i) proximity.
Accommodate a diversity of uses that suppon the needs dfthe City’s .
. xisting and future resxdents s

Objective 2.3:

e um\ sizes. and pnces will range in order 1o’ offer, yarlety &
+unils range in. ‘slze from roughly 850 s.f, up 1o 2,500 s.f, and the antic) a‘l P
range. from $300,000 up fo $3,000,000, which will provide a good mix of residénts from .
various Income levels. The pmjact site's close proximity 1 the MTA Blue Line Station at
12" 51, & Flower St. as well as tha close proximily 1o the DASH ahnd other MTA bus lines Is
- the most eompklhng reason to allow the Incmase in resvdenﬁa| dens:!y

ousing Elemen

Tbe City's Housfng Element (adopte b the Clty Council on Décamber 18 2001 and
approved by the State of Callfornia Department of. Housing. and Redevelopment on
.- February-27, 2002) states that the population of Los Angeles will grow by 821 155 persons -
+.between, 1993 and 2010. The-amount of ing nesded 1o ‘growth
fs estimated to be 60.280 dwelhng units (from 1998—2005) or an annual need of 8,037
dwelhng um!s

Far from. achleving this, aecord!ng to the rapart by the. Clty "Council's Houslng Cnsis Task -
Force, Recommendations to Facilitate .Housing Production {September, 2000), there is a
downward trend In tenms of housing production (3,340 fewer units were buiit in 2000 than in-.
1999). The report discussed various proposals to spur housing production,
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educed Open Sgace Requirements and the Use uf Slda Yards As Open Space

K Tnu.a antil j of this j will ba in conf: G thh lhe mlenl and purpcss ol the -
! Plan. The.appli proposes -to provide 7,728 sf. (Phase 1) 'and 12,208 sf.
(Phase 1) of Open Space for the project by providing a landscaped exterior deck on the
. third level between the residential fowers. This exterior space will have a speciacular view
';dudng the day and especially at: night with .all- of the.night;lighting of the sumounding
ablildings. Addmonal)y ‘the nearby Grand -Hope. Park- w1ll only add to the Open Spaoe
= .provided as it Is a short walk from the project site.

The close pmxlmxly fo an axisting pubhc park is the mitigating | Iactor that provides nearby

public open Space for the future g of the 1ent to allow 3,168 s.f.

- {Phase I) and 3,856 s.1. (Phase i of Common Open Space within the side yard setbacks
N willtbe'in tor with the' Plan. The and'R clion of -

Chapter NI, Land Use Policies and Programs in the Central Cny Commumly Plan states lhe

follawmg

bjective-4-1: To enmoumge the expansion and addmons o! open spaces as’ opporlumhes
anse

Objective 4-2.1 To foster physical and visual links between a variely of open spaces and
public spaces in Downtown.

Allowing the Common Open Space in the requnred side yard setbacks, will not only- provide
Common Open Space rather than requesting that the proposed Common Open Space be
reduced further, but it will also provide a iink between the two open space areas, which will
make the total area a larger uninterrupted exterior space.

8. ‘The granting ofan ad) Isin
Planning and Zoning Code of the City.

Residential Density

Thae requested increase in allowable residential density is in conformance with the spisit and
.- -intent of the Planning and Zoning Code as the applicant is requesting a modest density
increase,of 7.2 % (Phase 1) and 2.8% {Phase H). If the. applican! requested an increase in
residential density of 20% or more, then the discretionary request would be a varance
, request. Since the proposed Tequest is below a 10% increase it is considered a slight
modification, which is considered a small deviation from the Code requirement.

with tho spirit and intent of the

. The zoning regulations for densily require a minimum square loo!age of ot area to be used
in calculating the lotal number of unils permitted on a site in order to protect against
developments which may result in overcrowding o site, or community, by building too many
unils on 3 site ncapable of sUpporting SUEH 8 deve?b?:‘lﬁ'eﬁl"ﬁuwevel these regulalmns are
wrilten on a citywide basis and cannol ake inlo individual unique ch of
a specific site and/or cormmunity.

These do not ydate siles that are located in the urban conlext of
downtown Los Angeles where space is limiled and real eslate is at a premivm. Downlown
residents do not choose 1o five in the cily center because of its open space and low-scale
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developinaiitsaltir, residehts kstatisthekidelvas downtowrth otts g density and
urban amenitiab, The requested increase In'density Is in conformanice with the intent of the
Coda as h wﬂl pmvlda ain 'appmpnata number of unils ona sne mpabla of supporﬁng them.

g stiént is in-conformance with spirit and tof 1he P;annlng'fand
Zoning dea. Th RS setback mqufmmenlsam ‘citywiderand do niottakizinto account e
unique of the ; aréa which lyplwlly has dense bui!dmgs with.zero :

yavd selbacks, N

The applicant ls pmpuslng to provide Common Open Space to be. located within the

- silfequired-side yands, The:propossti:CGommon. Open. Space, wil -be. an attractiver.ontdoor ©
space-which will be used by the residents of both bulldings on the.site. Additionally, the

. nearby Grand Hopa Park wm add to lhe Open Spaw provided as it is a short walk fmm lhe !

8. Thero are np ad
Fw/havey b'oon'miﬁgamd;

The pen:ent inctease of the resndenlfal densrly reques! Is small and would nut result in advarse
impacls particilarly in:the dense-downtown.area. .\ The-additional units .will provide more
- home ownership opportunities and will help cteate iaisafe 24-hour downtown.. thal the
Commumty Plan has identified as a high priority.

Beduced Igld Selbgcgs .

Thie'granting of the vafiance to neduce the yard acks'will not resull in adverse impact
16 the"surrounding ) ,erhas;or o the}subjed propesty as the sufrounding bulldings in the
.'.* area ahd most buifdl s’ reater downtown ared have zero yard 'setbacks,” Theryard |
i*gethacks requested are’ze y at ihe first 2 lavels on the street and upto3 levéls at the
rear of the property and at iie‘comimtin property line'between Phase)'and Phasa 1. -At the
ground level units the bundmg steps back which provides a human scale streat front for
edestnans and is: ocd transsuon 1o the towers which are set back from the propeny rne.

its; antd the; Use of Slda“ards

The ing of the vari: ‘will not ad y affect the residents of th project
or the surrounding property as the appllcanl plans to provide 7,728 s.{ (Phase 1) and
12,298 s.f, .(Phase ) of Open Space, This amount of Open Space. Is adequate on this
-parfioular site as it is In close proximity to the Grand Hope Park and becausa downtown
.residents do not choose 1o live-there for the low density and open space but rather to be in
a high density City cenlar with many cultural and entertainment options nearby.
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outdoor patio dining area and the.sale and dispensing of beer and wine for
off-sile consumption in oonjuncﬁor).with the gourmet market;

Pursuant to Charler Secuon 562 and Los Angeles Muricipal Code Section 12.27,1 hereby
APPROVE:

1) a Variance from Seclion 12.21-A5 of the Los Angelas Muniapal Codeto permn!
deviations from the parking space access and design requirerents with tha useof
elevators to move vehicles between the parking levels of ‘the sub-basement.-
basement, partial first, parlial second and partial third floors of the buildmg,

2) a Varance from Secuon 12.21-A5(d} of the Los Angeles Mumdpat Codé, to
permit "Attended Commercral Parking Lots” for the pmpused resideritial units in'lieu
of any reqmred parkmg
3)aVariance from Sechon 12:21-A,5(c) of the Los Angeles Munlapa| Codeto permn
614 staritard stalls #nd 40 compact stalls for the 96 residential units In lieu of 96
standard parking stalls;

4)a Variance from Section 12.21-A5(f) of the Los Angeles Municipal Code lo permit
the aisleframp width to be'a minimum of 16 feet in lieu of lhe requlred 19 feet

Pursuant to Los Angeles Municipal Coda-Section 12‘28, { hereby APPROVg:
a Zoning Administrator’s Adjustment from Section 12.16-C,2 of the Los Angeles
Municipal Codé’ 1o permit a zero foot rear yard and zero foot wast sidé yard 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 feet side yard; and

Pursuant 1o Los Angeles Municipal Code Sections 16.05-&, and F, | hereby APPROVE:

an exemption from Site Plan Review,

upon the following additional terms and condllions:

1. Allotheruse, height and area tations of the Los Angeles Municipal Code and all
other applicable go latory agenci shatlbesmcllycomphedwnhm(he
development and use of the proparty, except as such regulations are herein

specnf cally varied or requ:red

2. Theuseand development o( the propeny shall be in substantial ccnlormance with
the plot plan submitted with the application and marked Exhibit "B", except as may
be revised as a result of this action.

3. The ized use shall be d d at all times with due regard for the character
of the surrounding district, and the right is reserved to the Zoning Administrator 1o

m;t'v.uun'u: -
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. zom»cwqummn
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Les ARk €5 ooz
S RmarsIng .
Fax (10) 9754334
Kats Barlolo Jlaura Doerges (A) (0) - EASE NO.ZA 20050062 (CUB)(CUX),
The KOR Group, Inc.- . (ZV)(ZAA)(SPR)
1645. Vlna Real Estate, LLC. R CONDITIO! L.USE VARIANCE
5750 Wilshire Boulevard, Suite 500 ZONING ADMINJSTRATOR'S
Los Angelw CA 90038 . - ADJUSTMENT, AND SITEPLAN
Kathy King (R) ; g Tsmabve Txacl '
Psomas | -
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@

. .- . CEQA :ENV: 2005—0063—MND
Fish and Gam Exem t
Legal Descnpuon' See Exhibit *A*

geles Municipal Code Sectio ,12__24—w,‘1 and 8, 1, herétiy

Condnﬁonal Use Permits aulhonzmg the sale and d:spensmg of alcoholic beverages
and pubhc dancing as follows:

1 }approximately 2,340, square-!ootgmund floor 148 seat restaurantwith a full
Ting - of alcoholic. beverages for -on-site consumpbon including live
. h with incidental public dancing anouldoorpabodinlngarea‘

2). appmximata}y 2,016 squane-foot gmund flaor 67 seat bar and jounge with
a fult line of alcoholic beverages for on-site consumption including Iive
enlertainmem with incidental publicdancing : and anoutdoor patio dining area;

3) app 2,250 sq foot gmund ﬂoor 166 seat caté/gourmet

market restaurant with a full line of alcoholic beverages for on-site

-consurmption including live i 1t with incid ! public dancing, a
AN EGUAL EMPLOYMENT OPROTUNITY ~ AFFIRMATIVE ACTION EMPLOTER
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live "and -movie th ‘and’ ! retail shops, making the
request logical. ‘Furthérmore, it would: provxde amenities (o cumpllmen! the
sum:zunding h!gh densxty commercml uses.

The Honywood commumty has lung served asan" ] Center” di
customars fro all over-the worldsand as such can be allowed to have additianal
licenses to serve this Jarger “population” of regional residents and out of State.
“visitors. The re-birth of*Hollywood with new-projécts such as the TrizecHahn
‘Project” the *Hollywood Market” and the "Cinerama Dome Project”™. All of these
projects and the applicant's project will help bdng more wsltors and buslness lo the
area.

6. Tho proposed use will not detrimentally affect nearby rosidunklal zoned
communities in the area of tho City invoivnd aftor glving. cons!domllon to the
distance of the proposad usa from rasid: 1 buildi hool
~ hospitals, pubh: playgmunds and other s!m:lar uses, * and olhur

blish i for sale ‘or o!hnr considemﬂdn. alcnhoﬁc
bevemges, Includiig beér and wlne

The approval of the conditional use will nat i affect nearby-resi ly
zoned properties. The surrounding Land Use developments In the area are zoned
€4-2D. The applicant will work with tha Los Angeles Police Depattment and Office
of Zoning Admi ion to detemine.and te a sacurity plan that will mitigate
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 yearis in ordér to ensure that the

" set of conditions continue to protect-the area from patentia! adverse impacts. If
these are problems 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 Charler Section 562 and Municipal Code Section 12.27 must be made in the
affirmative. Following (highlighted) is a defineation of the findings and the application of
the relevant facts of the case to same:

7. The strict lication of the provisions of the Zoning Ordinance would result
In ‘practical difficulties or unnecessary hardships inconsistent with the
general purpose and intent of the zoning regulations,

The existing building on the project site was first constructed in 1927 and was nat
designed to accommodate parking. No on-site parking was required when the
building was constructed. The cument project does not require any on-site
automobile parking Spaces to be pravided. The general purpose of the parking

&

.

Srrememy
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3 :'»desigmequlremen!s is to assure lhal chs.requlred parklng spam w1‘ﬂ beusedon

ded toassure that-

.-afeg\ basls...fhe basic parki

7 room and ayea is 3if for vehlde parking wnh the
reguirement of valet operations. The Adap\ive Reuse Incentive Area Specfﬁc Plan
& (ARSP) allows the' fon and reuse o ekl ﬂoptayea angd the added area
B sscribed i the-froject description without 1 siringiany addiional parking as a
b iablé: Incentive to.motivate the H nf older (L -deemed obsolata)
L BUildings. - I.forded to comply with-the stiict paridng: igh. requl tof -

pre‘/ems 1ha :addihon of parklng spauas a8 an. added amen‘ty to both the

ercrénl-ln avaliable park]ng

T,‘ f denyl ihu.“ pplicantthe oppcdnnityto naspondto the parldng need by

g L a6 ive' and 'p ional design-al
"moonsls!snh with the pmpcnse and infentr of- tha: parklng ‘design. naqulrements of
LAMC § 12.21 A5 .ot A T e .
Them are ; fal ‘ci ances applicablesto the- pioperfy such as size,
graphy, location.or. hdings that do.not app)y:genem“y to
Y ’--'“, amerzone and viciniy.
» ..Sr““"‘=xl i ' sel anenth in the nh\. joa) "mﬂaﬂuns fal “'wnh-

the historig | bu;!dmg'on the’ pmpeﬂy make-stiict adherence to the parkmg design
-.requlremenlslmposs!ble. Fhe-existing] bu’|djngoccuplw the entire.project lot area.

- s theresds no open surface area onthe | pmperlyjnplacecunvenﬁonal surface
parking spaces as could be/incorporated In the design of a new buiiding site in the
vicinity., Similarly, there Is irisufficlent space avallable wnhln the existing struciure

“tHe-trict requirements for length and wldlh . Fhere is also insufficient area and
redtced head roomto-provide: co i ramps to i hicl
!he various parldng levels )

Unllke newly developed pmjed sh&s Inlhavmmty, the. e)ustmg physlml constrainis
: of the historic building on the property require a creativa a!temalxve design. Inslead
.-of- individually -accessible parking spaces, attendants: will marieuver the cars
‘throughout the parking area within the exisung bulldings structure. Instead of ramps

for individuals to dsive up and down through the different parking levels, attendants

will drive the vehicles In and out of ors to get from level to level. Additionally,
T imize :the. pse. of:the. avallable:} droom -at:the b

- otherwise could only fit one car. This mathod allows for 61 spaces to be provided
at the basemen level inslead of just 56..

9. Such variance Is necossary for thc prosarvation and enjoyment of a
substantial proporty right oruse ly p 3 by other property in the
‘vCasVe No. ZA-2005-0062¢..JB){CUX)(ZV)(ZAA)(SPR), PAGE 23

No-element of the Hollywooil C ity Plan or the { Plan F .
expressly denies the benefit of providing mnovabve atended parking

ADJUSTMENT FINDINGS

in order for an ad| t from the zoning fions to be granted, alt five of the legally
mandated ﬂndlngs delineated in Section 12.28 of the Los Angeles Municipal Code must
be-made inthe affifmative.. Following {highlighted) is a delineation of the findings and the
apphcat:on of the: relevanl facts of the case to same:

12 Thn granllng of an adjustment will resilt in development compatible and
it with theg sur Jing uses. '

“The pm}ecl is an adaptive reuse of an existing vanable height building. The building
“is of variable height with portions, being 8 and 10 slories and is proposed 1o be.
converted o 96 joint liveAwork condominium um!s with ground floor commercial
uses. The requestis for zerc rear and side yards for the expanded floor area on the
eight story.portion. It will allow the new addition to observe the same zero yards
for the existing bullding in the side end rear. Also a zero setback is requested to
allow for continuity in the buddmg desngn The originat building roofline was 10
storfes and is higher.than the eight story bullding addition built in the 1940's, The
new floor area addition to the existing building roofdeck, combined with the zero
rear and sode yaxds will create a mure uniform roofiine, The Cultural Heritage
Ce ] ible for g project conformity with the Secretary of the
Intesior slandards for historic renovation, has indicated thatibe zero yard setback

helps create an archi Y grated design i with the y of
Interior standards. Othet bulldings in the area observe zero setbacks ot the rear and
slde yards

L13. The ! of an will be in with tho Intent and

purpose of the General Plan,

The site is zoned C4-2D within the Regional Center Commercial Land Use
- designation of the Hollywood Community Plan. The properly is located in the high-
density Hollywood area of Los-Angeles. Surrounding properties to the nofth are
zoned C4-2D and designated as Reglonal Commercial land uses, and developed
with commercial uses in a variety of different sized and height buildings. Other
similar properiies in the vicinity observe zero typieal for cc ial or
manufacturing buildings. No other existing building in the same zone and vicinity

observe r backs. The zero setbacks will help to maintain the urban
streetscape of buildings on properly lines.
The granting of the adjustment reflects Plan objectives, by bling the

creation of housing chmoes ‘The granting of the adjustments wm 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 goal of the Hollywood

LAMG §12:21:A5, tha: Project would suffe: from the unneeasary hardshlp of -

Is

provide for cofiventional paiking stalls that afe individually accessible and meet

lhrough .

: t level, five.
mechanical.car lifts are proposed for the future stacking of two-cars In a space that |

CaseNu.ZA-znasoosz\,uaxcum(zvxzm)(SPR) ‘PAGE&I

and vicinity butwhich; bacag s and
p_racﬁm;l drﬂicumes ‘or unnmaxy hardshipa, B dénléd-the pmpony in

yin .cwu..ihon onhe f

- mide amenlty toramexisting histbric bulldlng. Properties-in: thavicimty-do not

. “have the: practical ‘physical ‘difficulties desciibed-above .ams-ableto,

" "ecnvenhona!paﬂglng. N!owlng parklngtobe pmvided on.site forusps
“Visiting the building is'a property right p d by other p ies In

‘as & i to’Individuals visiting: the; roperty, but.it Issalso a

. recognized as neoessaxy In 8 region witha high dependenceomndwidua)ly owned '

automobiles.

.

ik wnll nol be jall to lho publlc
< welfare or. Injurious to-the’ property or lmpmvomentsﬂn tho sa
. viclnity in which the property Is located. TET

ing ofthe requested:variang .allows the Ay -to ibute 't the

. - reduction of congested i Bndlsnot.requlreqt\ylhel.os=

Angeles Municipal Code. A5 as-on-site parking I$in:the Gity:today, in
order o provide the necessary incenﬁva for adaptrve reusé of existing older
Hdmgs Into léss In:engivausés tha'Adapti Area Spedf ic Plan

ufrtha pmpeny The
" o plive reuse; is provic fnr the of the
R public wieldre to ravxlahze ‘critical areas in the- C'ty 3

yihe _' a would notbe Ny detrimental to:the pubnc we)fam or
injurious toother-properties in the area, Granbng lhe variance wauld have the

. * . opposite effect The ARSP.requires that existing:parking. be maintained, - Further,

) this parking may be used for on-site and oﬁ-sule usas.!ar the genaralbenefit of the

The Holh d red P plan calls for.“creative

lum:ns-such ‘aé the. shared use ai parking areas” (Section 518.2, Parking and

ading, The Hollywood Redevelopment Plan). The proposed: pm}ectfunhers the

accomplishiment'of this goal by pmvidmg parkmg for & mix nf uses within the

property' as well.ias for other and t.uses: wxlhm the
Hollywobd Boulevan:l dwstnd asa whole

p

- 'Redavelopment Plan ahd the Hollywood Communfly Plan by creating the benefitof
the ‘adaptive reuse of a historic building with addxhonal par!dng :and-alde in the
revitalization of the Hollywood area.

~The'p prb)ed witk-zid the-object; ouhe..ARSP..the Hollwood

1. ’fh_a granllng‘of the varlarice will not adversely affect.any olallmmt of the
. General Plan.
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Redeve)opmenl Plan. The pmpused project will be sne of the. early achievements
in offering fcr-sala live-wigrk condominiums in the Hollywood area.

14.  The granting of an adj itis in withthe spliil and intent of

,. the Planmng and Zoning Code ‘of the City,

" The genera! purpose and’ intent of the regulations ' are to prov:de compahbihty
t respective propei ' Such lations, however; afewrittenona
basis and cannot take into t individual unique ch istios of an-addition
to a specific property as well as consider dynamlc changes in the economyand the
_useoflind.’ As hoted In the previous findings, the projett I the‘adaptive reuse of
an existing historic building. The project Istocated in the Adaphve ‘Reuse Incentive
Area Specific Plan Ordinance Nos. 175,038 and 175,587, which allows conversion

of older, amically di d. and historical! slgmﬁcanlbulldingsbui)lpnorto.

July 1, 1674, located In the commarcial zones and RS Into viable résidential uses.
' As such, !he ‘Adaplive Reuse Incénlive Area Specific Plan Ordinance {ASRP)
provides inceéntives that exenipits these projects from Commercial Comen/Mini-
shoppirig Center, Site, Plah Helisw, loading space, lot ‘afea and the parking
requirements for new.buildings required in the zoning regtiations. The existing
building observes zero setbacks which'is typical for commiércial buildings and is
entirely in keeping with the inténtions of the ARSP's incentives and exceptions. As
mentioned, the other bulldings'in the area also observe zaio setbacks.

15.  There are no'adh impacts from the proposed adjustient or any ady
impacts have been mitigated, ) .

The granting of the adjustment will notimpose any adverse impacis on the adjoining

propenties. The project was issued a Mitigated Negative Declaration ENV-2005-63--

MND. This Mitigated Negative Di ion reflects the indep ] of
the Jead agency and determined by imposing conditions the potential impacts are
mitigated to a less than significant feve! and therefore this project would not have
‘an adverse impacts. Any new or exisling commercial building 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 that would not be expected from any other commercial building and,
- indeed, have been observed by this commercial building since 1927. The new
construction will not impact the light, air or privacy of any surrounding uses since it
continues the existing predominant roofline of the original building.

16.  The site andlor existing improvements make strict adherence to the zoning
fons impractical or infeasibl

The strict appliéalion of the zoning regulations would be Impractical. The building
that Is the subject of ihe requests for yard adjustments has existed in its present
location and configuration since 1938 and is a designated Los Angeles Cultural

ﬂm vldnﬂyenab!mg themto| respondio ma:kel demand. .Nolnn\y is unsma parking”

-ZONG or
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“Historical Monument. Adhennglothe rd andsetback ef would requlre
\ha redisction -of nuiber of joint Ve work st conﬁgurabon and-

seaee may"mcomplywith“‘
Standards. .o

SITE PLAN REVIEW FINDINGS | -

"

a and any:apf

-Any G -lzmﬂ. r : ‘(ozonlngxeg ) ﬁanshava bee rev;ewed
in plf  With the A
is located In the Adapﬂve Reuss Incentive Area Specﬂ'c Plan. Ondinance Nos
: 176,038 and-175,587; which allows fon of older, economic: ally.dist
ahd: iy, significant buildl built, pnor to Ju}y 1, 1974,
mmmemal zuites and R5into viabje residentialuses. Assuch, lhe{\daphve Reuse
«“Incénitive Area Specific Plan 0 ce (ASRR).p ides fny ntives that F
" these’projects:from, certaln req ents for-new b
regu!atmns Tha pmjec! Isin conronnance wnh the spec:f‘ c p!an

The project ls conslslenl with. the Gonoml .la

’ . Ths pmjec! is oonslstem wxlh tha Geneml Plan. The sitp i nenny developed with
a historic dway Department Store The building is of vatiable helght
with-portions: belng 8. and 10-stoiies and is | proposed lo be. oonverted to 86 joint
lvelwork condominium: um!s anended parkmg and gmund fioor: commermal uses.

ig. Thapro)acm Istent with any ,,'}" 3 ,‘. d Redevelo Plan

The projectsite ls withln the Hollywood Redevelopmen! Area The pmjecﬂs Iocaled
in the Adaptive Reuss Incentive Area Specific Plan Ordlnance Nos. 175,038. and
175,587, which allows e ion of older, ecc i 4, and historicall

.« significant bulldings built prior to July 4, 1974, located inthe commen:ial zones and
RS into.viable residential uses, The specific.pian was developed within the
redevelopment area lo allow for the adaptive reuse ol the ex!shng builds within the
redevelopment area, R

Tha project cor of an t.of & and

k and setbacks), off-streét parking faclities; load areas, llghﬁng,
1ai¢ 4, trasticollections, andomnrsuuipdninentimprowmenB wh:ch'
is orwill hecompaﬁbla whh Isting and future devel

properties.

20.

ts on

The Adaphva Reuse Incentive Anaa Specxrc P!an Ordinance .(ASRP) pmwdes
that
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an adjustment to permit a 2-foot side yard on North McCadden Place in laeu of the
veqmred 9 leet; and

. an ad[ustmenl lo penmil a 2-foo! rear yard in liev of the requnred 18 (eel and
Site Plan Review approva! pursuant to Secuon 16.05,

upon the lollowing addiu’onal terms and conditions:

"1, Al othes-use, height and area regu!ahons of the Municipal Code
applicable ¢ y shall be strictly compli
development and usé "of the property, except as such reglilitions” sre Tl i

. specu‘ cally variedor reqmred i

"The vse and developmenl of lhe property shall be in substantial conformance w:lh
the plol, plan submitted With thie application and marked Exhibit "A”, except as may
. berevisedasa resuilt-of this action.

3. The, authorized use shall be.canducted al all times with due’ regard for the character
of the surrounding district, and the right is reserved to the Zoning Adininstrator to
impose additional carrective Conditlons, if, in the Admipistrator's dpinfon, such
Condillons aré proven necessary for the protection of persons in the neighborhood
or occupants of adjacent property. e .

4. . . All.graffiti on the site shall be removed or painted over to malch.the color of the
surface to which itis apphed within 24 hours of its occun'ence

5. A copy of the first page of this grant and all Conditions and/or any ‘subsequent
appeal of this grant and its resultant Conditions and/or fetters of clarification shall be
printed on the building plans submilted to the Zoning Administralor 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 apariment units and 8,500
square feet of ground floor retail. A minimum of 755 parking spaces including 285

public parking spaces shall be provided. .
7. “The height of all buildings on the site shall not exceed a maximurm height of 65 feel.

8. The 2-foot rear yard setback shall be limiled to the padium through Sth floor fevels of
the structure.

9. Volunteered Conditions
a,  Theowner shall execute and record a covenant fo the salistaclion of the Los
Angeles Housing Deparlment setting aside 27 units in the development as

affordable units.

b, The units shall be set aside as follows:

1) Nine {9) of the afiordable units shall be available for rent to Very-Low
Income households at a rental rate determined to be affordable to

taryofthe Interior .

| MIGILAY, TOUNG

i1 Code and.approved with: concﬁhons . The project -
in the .

equl d in the zoning a

these proj from certain requlremen\s fornew bulldings -

soumtocsvee . ATY OF Los ANGELF_o ST e

O R D AT CALIFORNIA

Amomon.wu,\mcosa‘ -

8910 Un)versxty Cenler l.ane. Surte 150
"San Dlego CA BZ

JSTMENT,
SITE PLAN.REVIEW AND spr-;cu::c
R PL{\N PRDJECT PERM o

(0}
Eastem Columbia Associates LLC

. -Hollywood PlazaiAssocates, LLC
1710 R
Hollyw:

.- Greg SHth Ry -

Y CallromyaDevelopment y

. Services, :
555 West' Sth S!:eet, #3054 Al Esd
Los’ Angel&s CA 90013 Hollywood Ocean \fiew Tract and

Lots 1and 2, Block "A’, La Brea Tract
De' artment of Bulldlng and Safely .

Pursuaéé to, Secuons 13.11 and 11 57 of the Los Angeles Mun!clpal Code, | hereby

.a request !or Pru;eci Pemit Compl‘anoe' and

, Piirétant 5 ChiHer Sectioh 562 “and Lo Angelés Munldpaf Code ‘Section 12.27-8, |
' hereby APPROVE

vananoe fmm Sectmns 12.11-C2 and 12.11-C,3 and 12 30 to permit the bquable. .
areato mclude the requrred yard setback and north/s alleyinlhe leulation; and

Pursuam to Los :Angeles Muricipal Code Secbon 12:28, lhereby APPROVE

an adjustment lo permita zero foot side yard sethack on nghland ‘Avenue in fieu of
the required 9-foot setback for thé residential portion of the structure; and

an adjustment {o permit a zero foot side- yard setback on the eastery and westerly
sides of the north/south alley in lieu,of the requlred 9 (eel and

AN EQUAL EMPLOVMENT OPPORTUNITY ~ AFFIRMATIVE ACTION EMPLOVER Ao wd rum sa vt @
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.»  The alley-on the south side has been used as.a sgrvice alley by properties on

Hallywood Boulevard. How can the 2 foot setback. mJneu of ihe 18Teet be jushﬁed?
This would affect the adjacent businesses especially the pmposed dead end aliey

» - What s the trade off for the vacalion of.the nosth/south alley?. ,

. What is the impact on the bus statioh adjacent o the qulywood Firsl Natlonal Bank
on Highland?

«  Would tha proposed 285 parkmg spaces be sufﬁ lywood Firsi National
Bank with full occupancy and growth of cther. surroungding businesses .

- Where will the susrounding businesses park during consirucﬂon?

The representative for the applmanl submitted -cc in to the cx

raised, by the-adjacent. property owner addressing building mass _views, -alley access,
setbacks, and parking. Specifically, the letter states that parking will ba pravxded or-sita -
755 parking spaces.of which.285 spaces will be for public parkmg, butwill not be ava‘!ab!e
during the construction period.

The Community Redevelopment Agency, (CRA) submmed a letter with the following
comments:..

. The. proposed pm;ect suppoits the  goals, objecltves and policies of the
redevelopment plan and is transit oriented

»  Housing will be provided at marke} and affordable levels

»  Project conforms 1o the Hollywood Boulevard District Urban Design Plan and is
compatible with the existing scale of development i i the immediate area

> Projectwillimprove the p ian envi byil g p ian-criented retail
uses along the si and p led des:gn s along the fiontage

Aletter was received from the Hollywood Hills West Nelghborhood Council with the
following comments:

. On January.31st, the Board of Directors vmed to suppon the project
. The project will greatly benefit the cor y by improving jal e and adding
to the supply of parking

Two additional lelters of support were received from busmeSses in the area and included
the following comments:

. Lhﬁ redevelopment of the site will greatly improve !he northern gateway into
oltyw

- The addition of a residential component will help balance the mix of uses

. {have owned this property for many years operating 5 parking facility serving histosic
buildings along Hollywood Boulevard. | have rejected other offers to purchase the
property because | was adamant that any new development on the ‘site include
replacement parking.

. The replacement parking will provide the parking necessary fo keep the small
businesses along Hollywood Boulevard viable.

VARIANCE FINDINGS

In order for a variance 1o be granted, all five of the tegally mandated findings delineated in
City Chaner Seclion 562 and Municipal Code Section 12.27 must be made in the

!
l,
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. Sfirmative; Follbwing (highlighted) s a defieation ofth findings andthezpplicalion of the -
S8l seimet e - T 3 - -

feldyant facts v

1 ’ Thgé,tﬁcl.gppl!cai{pn&i{ epmvi"éléri
¥+ il practieal difficulifés ohnndcessary hardship

purpose and intent of the zoning regulations.
Sate VT ¥ AT e sl vy T

BRI PN .

Zoning Ordinance would result
H i withthey 1]

thebuildable

2o peri'm:X the'cal

- The appliant Hias Tetjested ‘a varia itatibn of the by
area to Includd the: etbackit gnd Ihanqﬂ-y-« alley ms'laﬂeﬁof:wlﬁ)cb is

proposed for va

R VE SNV i O
Thesubject'site;locatedion theeasterly side of HighlandAvenuerandnosthedyiof
Hullywood Boulevard i zoned-C4-2D-SN and déveloped with'asurfacaparkinglot
‘&nd fast food reStairint. Thb proposéd project consists ofamixed use developme
of 270 residential apastment, unils, 8,500 square feét:of ground-floor retaiband
" - sublerranean. parking for 755 vehicles. © .

AP DA TN ERCRES )
The request is to permit the setbacks applicable to the res portion- e
. project to be included in the cal for: the buildable ‘area. While the:
'~ commercialzone :ddes. nol réquire | for ot ia):devel its the -

residential portion. must gbserve setbacks as:Tequired-by ‘the. R4 Zone. The- - -

_ residential.portion oFlhe‘p[opérty.will»bonsislof??()»r}es)demié! tnits including 27

R ils-ahd B five wotk-units:’ . SRS
" suth direction for a distancé o simalely 300 feet
I ithiesubject { wilkbe over the

northisouth alley. On March 20, 2007, the Gity Council Instructed the City Engineer

included in the calculation prior tc the finat vacation. .

=" 7' to proceed with thealisy vication. The applicant has requestéd that the alley’be

Granling the request to utilize the sethacks and alley In the calculations would permit
- - therebnstruction of the davelopment with this addilional.area. The design and siting
of the development will consist of separstion of bulldings above grade Jevel
designed around interior yards, Along the Highland Avenue exterior, refail uses
“¥ill be locatéd at the ground level with résidential above;: The maxifsitim height of the
strucliire will be 65 feet 4t the southerly side of the end two sup
, .signs will be instailed on the Highland facade at northerly and herly p
e o'the building. o L L

Tha utilization of tha required.setbacks and alley will provide for additionat units on
‘. .the site Including affordable’ units which are a public benefil.- These units will be
provided at the’ Very. Low, Low 5nd Moderate Income levels.” In addition,
replacement public pajking will.be provided on-the site for.a.minimum of 285
vehicles, Peinilting K¢ Salcbiation of the alley will bermin Biastart of constiuction’
‘prior to the finalization of the alley vacation. ’ .

2. There are special ci plicable to the subjéct property such as

size, shape, topography, location or sur di that do not apply generally
to other property. in the same zone and vicinity.
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 Cosfimunity Redevelopment Agency sent coriéspondence stating that the

.. pibposed project supports the goals, dbjectives and policies of the redevelopment
- p)ar_l' and cqn!orms to the Hollywood Boulevard Dislrict Urban Design-Plan.

ADJUSTMENT FINDINGS -

in order for an édjust'f}néﬁk' from the zoning regulations to be gmnted,'all five of the legally
mandated findings delineated in Section 12.28 of the Los Angeles Muniéipal Cdde must be

made In the affirmative. Following (highlighted) Is a delineation of the findings and the

applicalio )
6. The “Granting of ‘an Fdjustment. will rosult 1 davelopi
) nt with the ding uses. '

e refevanit fals of theicase to same:

ompatible and

. .The applicant has requested adjustments for the residential portion of the project to
" ‘pérmit a 2efo fodt side yard on North Highland Avenue; zéio foot setbacks along the
north/south alley; ahd reduced side yard of 2 feet on’ North McCadden Place and a

" 2-fool rélir yard setbiack adjacent 1o the southerly alley.

The réques! lo permit the zero fool setback along the Highland frontage will permit
the residential levels of the development to observe the same zero foot setback as
the ground level commercial retail. As designed balconies would-éxtend into the
setback areas, thereby providing for open space within individual units. In addition,
the reduction In setback along this side of the structure with the proposed balconies
will'provide visual interést alorig the Highland Avenue frontage.

The north/south alley Is proposed for vacalion and the City Council on March 20,

2007 instructed the City Engineer to proceed with the vacation-of the alley. Finalizing

the alley vacation will- require additional time. The applican! has requested the

reduction in setback to permit the commencement of construction prior to the

completion of the alley vacation. There will be noimpact to any adjacent properly as
. the aliey proposed for vacation is on the interior of the subject ownership,

Requested in addition o the side yard reduction on Righland and adjacent to the

alley are reductions in the side yard along McCadden Place lo 2 feet and a reduction

in the rear yard of 2 feel. Properties to the east along McCadden are zoned C4-2D-
-SN and developed with surface parking. Proposed uses on the gratind ficor of the

subject strutture are five/work units and the public parking entry al the south side of

the structure. The granting of the reduced side yard will not have an impact upon
_ the parking lot to the east.

The adjacent property owner to the south has ion to the t
because of concems regarding the imp e south of the project
site; impact of the reduced setback 3o A . the 1055 of surface
parking during construction and replacemant parking. Speclfically, the concerns
were that (1) the alley would no longer be able to accommodate cranes used for

i ce of the adj; Bank Building, {2) the reduced setback would impede
views of the Bank Building from southbound traffic on Hightand; (3) parking provided
by the existing surface parking would not be available during construction; and will
the public parking to be provided in the structure be sulficient lo accommodate
present and fulure tenants of the Bank Building?

of -
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i E
“approximately 300 fed.. The subject pione(ty i bo 2 Stie
ﬁgﬁh. Mi:deydeh Place on'tha eajgt, apf alley on the southeaist and Highldrid Avenue ..
on the west. The subject alley Is located on the interior.of the. property. end Is
proposed for vacation. The affordable units provided within the developmient3hd 8§
conditioned higreln also are a special droumstanca not applicable to the sumouiding .

properties n'the same zong.

f
.

.. ‘Such varlance IS necessary. for ‘the préséfvalion, ; joyment .of &
_substantial property right oF isé generally possessed by other propértiin the
= -Samezoneand vicinitybut which, becauseof such s clrcumstances and
practical difficultles or unnecssary, hardshi ! iperty in

n.on the westerly
g pedestian activity on
ranting of the variance will provide for
ed setbacks for the residential in the

he.grant uch varianca wilLiot b maleraliy. :
' welfare or injurious to.the property or improvements n |
- Vvicinity In which the ptopp;tyls]obatgd. Lt

"..dlviding the property’and setbacks inthe i
7 &ffordable hausing unils Wil be permitted by
setbacks. The Building will not be adjacent 1o anof
separated by Yucca Siréet from the residential unt
* commercial uses to the south will be'separated fro
which will be improved to 20 feet in width., .

. Thegranting of the variance Wil alléiw for development ori the site’
; caloutation of the buil

] ﬁﬁng'qf‘ihe-yariang:’e will,not f;'“
Géneral Plan. S o .

* - The Hollywood Play Map designates the property for ional Center Conimercial
land uses with corresponding zones of C4, C2,Pand PB and Height District No. 2D-

SN. The property is Jocated within the Hollywbod Rédevelopment Project Area and

the, Hollywood Signage Supp! | Use, District. The site. s located In the

yood Cenler and the plan inclide$ language encouraging’ d
ial and-cx ial useswithin-the Center. -+ -

' \ " on May 3, 2007, the Dirécl'olﬁ of Plannirig approved a Project Peimitin accordance
. With the provisions of the Hollywood Signage Supplemental Use District to permit

wo Supergraphic Signs and Sign Reduction Plan.
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Thi alley along the south side of the property is improved to-a width of 14 feet from
Highland Boulevard to approxi ly 145 feel to the east. The Cily Engineer is

' .relquiring the applicant to improve the alley which will according to the applicant will -
result’ in an alley 20 feet in width or. 6 feet wider. than cumrently improved. The
construction pf the building on the site will impede views of the Bank Building from
northerly of the site, h , the building i y soulhs of the alley is low In

height, and does nol include windows on that portion adjacent to the alley. The

o -proposed building will have a height.varying from approximately 62 feet bul not

-exceeding 55 feet on the south and will be below.the height of the tower of the Bank
‘Building. During construction, the surface parking will be removed and therefore
- "parking wili not be available on the site. Public parking: provided by: the lot-will be
replaced with 285 parking spaces.on the lower levels. While the provision of pu})bc
..parking Is a benefit of the project which will be provided on the site, itis, not !-eguvrqd
that the property owner.provide parking for off-site uses. While parking is limited in
the Hollywaod area, many older bulldings do not have parking on-site.and dre
dependent on public parking lots in the area. This parking will, after constructionbe
available to businesses in the area.

7. The granting of an adjustment will be in conformance with the intent and
purpose of the General Plan,

The Hollywood Plan Map designates the property for Regiona! Center Commercial
-land uses with corresponding zones of C4, C2, P and PB and Height District No. 2D-
SN. The property is located within the Hollywood Redevelopment Project Aréa and
the Holly d 1 Use District. The site is located in the
Hollywood Center and the plan includes language encouraging developments
combining residential and commertial uses within the Center.

The reduction in side and rear yards will perinit 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 Hallywood Center. The development will include live/work units at the ground
{pedestiian) level along McCadden and affordable units as well as marke! rate
residential units in the Hollywood core area.

The Community Redevelopment Agency has delesmined that the proposed project
supports the goals, objectives and policies of the redevelopment plan and conforms
1o the Holiywood Boulevard District Urben Design Plan,

8. The ing of an adj isin with the spirit and Intent of
the Planning and Zoning Code of the City.

The Planning and Zoning Code seeks to ensore privacy, light, air and emergency
access through the separation of uses. The requested reductions along Highland,
McCadden and the properties 1o the south will nol be immediately adjacent to
another use, but will be separated by streels and an alley. Highland Avenue is 100
feelin width, McCadden is 50 feel in width and an alley improved to 20 feet in width
will separate the subject siructure from the uses 1o the south. The 2-foot reduced
rear yard setback is only along the westerly portion of the sile adjacent o the alley.
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t-or any
backs-+are- reh fi itioir; of - thedeveloprient.
‘Dav pmenl' surrouitding:the sub]ect site’ls' commercial E
outti-‘arid west of ma\sde. Usé5o-the nonheasb are developed -with multiple
resldential inthe sted on the north.
‘Develbpment. to- the wes! of the site is*devel wnth tha. Holl 1 Highf
elailiiheatef corplex, property to the east s deve!oped wnth a surface patkmg fot,
and developmem tc.ﬂhe south‘h Jevelop th 1 buiiding:

Ths*souiheﬂy molroi lhe davelopmenlforwhlchazr oot: selback is'requnsted s
located ad}acent t the'existing alley which the applicant will/ lmpmve 0 20 feetin
width. Tha:z‘-fdo it adjustment.granted herein Is for that portion:above gmund level

: and thérefore; Wilkresulting sepa:ation fmm the adjacent buﬂdlngs !o lha south of.
~22'feet ‘along'the a!ley‘ Tha‘ pomon ‘of: nton the .
hand just éasterl gl Sow risgwith wmdows onthat pomon ofthe -
bu?dfng - - RN BT

10‘ 'ma snn andlomxistjng lmprovemems make stncl ‘adherence’ to the’ zoningv .

i fing the affordable units, the
ipplican) réduced selbacks. The site Zoned- 64—2D-SN does not
requlre’ se!hacks forthe coimercial uses, ! vthe luses
qulres sethacks. The setbacks. granled heréin are: above the: ﬁrsl level beginning
“Withthe :es:denﬂaruses on lhe podxum level and levels 2 lhmugh 5 X

SITE PLAN REVlEW FINDINGS

"H. . The pmjnctcomplies wuh all apphmb!e provnsmns of lha Code and applicahle

' Specific Plans. oL W
Variations fmm the code pmvlsmns have been granted hereln o permit a
development utilizing an interal alley in the buflding calculations and zero setbacks
from that alley and reduced side and rear yards above the gmund tevel. The
development will consistof ground floor. retail along the Highland Avenue frontage;
Hivehwork units along the'McCadden frénlags and residentlal units above the ground
level, Common open spacewillbe pmvrded on the interior amundihree murtyards
and pool area w:th addmonal !andscaped dreas. )

Tha subjec! site ls Iocaled w1lh}n the Holtywood Redavelopment P:oject Area and
- the Holl d Signage } Use District. The Community Redevelopment -
T T ARGy it et thalthe | propused projett Suppoits the Yoals, abjectives and
:_policies of the redevelopment plan and conforms to the Hollywood Boulevard District
Urban' Design Plan. .On May 3, 2007, the Director.of Planning approved a Projéct
Permit in accordance-with the provisions of the Hollywaod Signage Supplemental
Use Dislrict to permit two Supergraphic Signs and Sign Reduction Plan.

12, Project is st tent with the { ! Plan and Red| Plans.

City Plan Case No, 2003-5411-SPE-ZV-ZAA-SPP:SPR-DA . Page2
(16352 & 16328 Ventura Bivd.}

15.  Advise lhe applicant that pursuant 1o State Fish: and Game Code Section 713.4, a Fish and Game
Fee and/or Certificate of Fea Exemption Is now required to be submitted-to the County Clerk prior

oor with the it Natica of D on (NOD) filing.
{
Fiscal Impact Statement: ThereIs no General Fund Impacl as i costs are d through
foes. .
. This action was taken by th follawing vote:
Moved: Burg
Seconded: Mernzer
Ayes: Alkinson, Cardenas, Domlnguaz, Schiff

Absant: Klein, Mindfin

70

lo-Wilams, Commission Executive Asststant
tanning Commission .

Effective D The
dotermination unlm anappeat s filed to xhu City Council within that tima. Allappoals shalt be filed on forms

Jod at tho s Public Countors at 209 N, Flnuoma Strost, Fourth Floor, Los Angoles,
or at 6202 Van Nuys Boulnvnrd Suite 251, Van Nuys.

“The timo In which a party may sook judicial roviow of this ¢ b i Codo of

Civit Proceduras Soctlion 1094, Undor that provision, 2 potitfonar may mk ]udlcial roview of any doclsion
of the City to Calil ja Codo of Clvil Saction 1084.5, only If tho petition for writ of
mandate pumuant to that saction s filed no later than the 90™ day followlng the date an which the City's
dacision bocomos final,

Attachment : Findings and Condilions

&: Notification,

’ De}:amnzmm'suwingand Safety

will bo final 16 days from the malling data of thia’

L ern s ier s lve e S VERC e et e 3SR G b 1t et o

[

Los A geles City Planmnr Commnss:on

200 North Spring Stest, Room 532, Cily Hall, Los Angoles, meomz(zts) 9784300 "
voww cltyofia.rg/PLNndei b

Démrmlnaﬁan Malling Date: JUN-3-0'200)

CASENO, CPC 2msmsps-zm»s
. 201 N. Figueroa Streol -, DA PP‘SPR.
Counter B, Fourth Floor . Locatior: 1assz&1mwmmsm
- . Councd Distict: &
Applicant:  Avalon Bay, Ing. Plan Area: Enclito-Tarzana © '
- . ‘SpegificF

. N <+ Zoning Adndnlslmm Mh)smwm;
- Project Pumh.Cdmpﬂam»‘ She Plan
« Rewlow and Dwdopmanlhgreemem.. .

- Atits muoﬂng of May 27, 2004, thn Iol)awlng acﬁon was hken by ths C;ty Plzmnlng COtnmlaslou:

I

Disapproved, lhbmquost asfiled. . . )

2. Approved, pursuant to Section 44,5.7 F afthe Municipal Coda, an Excepllon from Sedbn 6B, 1.8,
of the Ventura/Cahuenga Boulavard Corridor Spedific Plan (Ordinance No. 174,052 1o permit the *
C4-1L. commerclally zoned portion of the property to ba developed B! a Floor Area Ratio {FAR) of
2.5:1, in fewof the ptherwise maximum FAR of 4.25:1, , Permittad by the Speach!an,subjad to tha .
axtached Conditions of Approval, ..

X 3. - Approveda Vatiance from Section 12.21 1 A. to permit the transferof 45 648 sq‘ fLof unusad ﬂoor

area from the RES-1 znned portion of tha prophrty Involved to the C4-1L. zoned portion of the sama,
property in fleu ofthe masimum 1.5:1 FAR permitted in tho C4zoneby Helght District N, 1L, subject
. to the'attached conditions of approval. Nn!e_ This includes ths, bansfer of one uni ffom lhaREs o
C4/R3 for a total of 137 units,
4. . Approved a Vardance from Secbxm 1222 C5 (h) of lha Municipal Code o allow pedas!nan and’
fornaless:  toamore zohe, subject to the !

of Approval.

8] Approved a Variance, lrom Sechcn 12.10A 15 allow sublerranean enmmen:hl parklng inthe R3-1,

zone whlch is ulheuwisu not permitted, subject to the attached Conditions of Approval. .
from Section 12.08 C 2 and 12.10 C2 o allow 0 feet

6. \pp da Zon}'ng 7 Adje

yards along the bbundaries sapambng Ihe RE9, R3, and C4 mnas in Het of ths minimum yard
. requ!remems of those zones.

7. i Project Permit Ce with u.eVenmral"‘ uorrldw

Spedific Plan. for the proposed demoliion of existing and ‘the pi d
. vseand of a mixed use project at the subject ltmbon.
8. Appmvod lhe mquasted Site Pla.n Raview findings for the project.
9. frorir 12,10 C 4 and 12.16 C 3 to allow 9 additional dwelling unlb

(o be aonstmc(zd for a total of 146 unils In lleu of the maximum 137 unlts permitted by the C4-1t,
 R3-1"and REQ-1, zones, and to anow density averaging between the C4-1L and to the R3-1 znned
\  porlions of the sRe . '
10. Disapproved a Variance fmm Sacbon 12.08°A to allow loading acbvslles In the RE9 2o0ned portiont
ot the proporty which Is olhenmsa not permmad
and the Gity

g Avalon Bay C:

. o! Los Angeres .
12. nd-adoptod Milgated Negative D
13, Adopmd !he attached Findings.
14.  Advised lheappﬂmnl that pursuant to Cahlomh State Public Rasourcas Code Saction 21081 6, tha
Clty orrequire thatany i arei;
thmughoul the life of the project and the City may require any necessary fees fo cover iha cost of
such monitoring.

No. ENV 2003-5412 MND,
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Conditions of Approval .
1. Usa: The project shall be 2 mixed use project co(\laining the foflowing:
a. 137 dwelling units. .

floor area r- d sholl ot exceed 12,500 square-feet.’

b. Reta urnt: A

¢, The maximum overall floor area permilted over the parcels shall not exceed 185,263 square-fest,
as indicated on Exhibit E-8, doted May 27, 2004., The R3 zoned parcel shall contain no more than
89,748 square-feat, of the overalt maxirnum flaor area permitted.

'y _ijecl shall comply with all pmvnslnns of lho C4, R3 and RES zone, except.where varied by this
approval.

2. Th ; ific Plan " tothe ! d Comidor SpecificPlan

e P P
shall be permilted:

a. - Section 6.8.3 to panmit a total floor arsa ralio of 2.5:1 in fieu of the maximum 1.25:1 permittad over
the C4 zoned parcel.

3. The ing Vari shall be p

Saction 12.21.1 A1 to permit an average 2.5:1 floor area ratio (FAR) over the C4 zoned property.
Section 12.10 C 4 and 12.16 C 3 1o penmit a tota! of 137 dwelling unils to be provided over the entira

L

propesty.
c. Sections 1221 C S(h) and 12.23 B 1(c)(2) to allow vehicular and pedestrian access from a less
sestrictive to.a more restrictive zone (l.e., from the CA zone to the R3 zone), which is otherwise not

permitted.
d  Section 12.10 A to allow subterranean commercial parking In the R3 zone which Is otherwise not
permitied.
4. The following Zoning j shall be p

a. Section 12.08 C 2 and 12.10 C2 1o allow O-foot yards along the boundaries separating the RES, R3,
and C4 zones in fieu of the minimum yard requirements of those zones,

5. ' Parking: The site shall provide parking spaces for the residential units and commercial uses as
required in the LAM.C.. including /4 guest parking space per dwaliing unit.  Tho entire parking
facility shall operate with the following conditions:

a. The residential parking spaces shall not be accessible by vehicles within the commercial parking
area. -

b. A lockable goate is the and parking areas to restrict
commercial pations from parklng withinthe ial parking areas. The lockable gate shall permit

I
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FINDINGS

Genera! Plan Land Usw Dna!gnaunn. “The subject pmpeny is Jocated within the Endm Tarzana

" Community Plan, as adoptedby the-City- Goundl on Decomber-16; 1998 (Souncil! Filo 98-1823; CPG-
97-0042CPU), The Plan
eorrespond?ng mnesuﬂ:d 02 Paiid PR

perty for Reglona ,.wﬂh

. General Plan Text. “The Encino - Tarzana Onmmun)ty Plan does ‘not have specific language

addressing the proposed fequest. -The requested project would not conflict with the lmplamsnla!ion
of the goals and objectives of the Community Plan.

Specific Plaxp Exception Findings, Pursuant io Municipal Code Secl!on -11.5.7 H2Z

. area jn the seme zone and vicinity but

Thatthe strct apy Tih fihe specific plan to the st property
J'fﬂwmu:w Y
‘of tho plan.

6 e

The site consists of 3 different zone classlﬁwﬁnns C4-1L, R3-1 and RE9-1. The C4 zons
allows a 1.26:1 FAR and the R3 and RE9 zones penmit @ 3:1 FAR. Requirng the strict

Pf . of the FAR could create a structurs abutting the existing rasldential
uses. Davelopmentin oompnance with the by-right provisioiis of this configuration would result

" In the butk-of tha structure to be located toward the rear of the. site and dloser to tha residantial

uses. This would adverselylmpad the privacy of the surbunding hories. The slte has been
Ny Usedas d along Ventura Boulavard with parking located

- atthe reat wnlh.a fandscape buffer adjacent to single-family homes. fhe epplicant is not

the overall p FAR forthe sits, but rather to bransfer lhe FAR from

g lo,
b Ihﬁ RE9-zoned kit to the C4-zoned JoL. i

. That there are exceptional circumstances or conditions. that are ‘applicable ta the subjacf

property Involved or fo the Intended use or development of the svb]ad pmpalfy hat do hot
genprally apply to'other pmpertyln the speclﬁc plan area. .

See ﬁnd)ng "a” above.

Thatan axcepllon from the spocific plan is nocossary for the preservallon and enjoymant of 8

substantial properiy iight oruse ganarally possessed by alhar properly within the specific plan
which, b and pfadzc:il
dlﬁlcum'as or unnecessary hardships Is denlad to the pmparty In question.

Slmkmy reques!ed exceptions from the Spedﬁc Plan have been granted to allow other
development, particularly those that hrave resldential compornients. iy Cuty Plan Case No.CPC
2002-2878-2C-2V-CU-ZAD-SPE-SPR-SPP, plions were granted ecific Plan for.

. Floor Area Ratlo, helght of building and yard area requirements In conjunction with 112 unit

senior apartments at 18301 Ventura Boulevard. In City Plan Case No. GPC 2001-3231.2C-

GPA-ZV-SPE-SPP-SPR, an exeephon from the Specific Plan was granted to aliow mixed
and at 16704-20 Venture Bowlevard. In Clty Plan Case

Nos. cPC 98—0057 ZCand CPC 98-0065 SPE, exoephuns from the Specific Plan were approved

4.
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Project Permit Qon}gllancu for the Ventura/Cahyanga Corridor Specific Plan, Pursuant lo
Municipal Code Seclion 11.5.7.C.

Page 3-
and reduce traffic congestion.

5 f i nh;gh fevel of pedestrk ity ulU‘lBr Oriented Areas by
the and ouldoor dlning and other|
ground level rela‘) it activity, as well as provlda !or atiractive landscaping.

The proposed pro}ect addressas lhe City wide 9oal to davelop higher denslly houslng nnd
mixed-use projects along major o the use of public!
transportation and reduce trafilc congestion, Tho pmpusad retall uses will contribute to the
desired p ian orienled of Venmm favard. Th . the granting of tho
tions will be istent with the principles and goals of me adopted Genersl
Plan and Specific Plan. :

The profect does substantially comply with the i it dards and p
of the specific plan.
The pro}ecl isin & with the and p fons of the

Ventura Cahuenga Boulevard Comidor Specific Plan. The Specific Plan sets forth numeraus

building and operations! requirements which address the permitited uses ond dosign standards

for new development. The proposed project is fully consistent with the uses permiled, ‘and

conforms to such building slandards as height limitations, porking, setbacks, buliding
and | requi

The applicant seeks ‘an exception to the 1.25:1 FAR limitation on the C4 zoned Jols, as
established by the Specific Plan. The Specific Plan end the zoning code provide a procass lo
obtain such an and. ir this actionis Js with those px . Whila
the profect would exceed the 1.25:1 FAR onthe C4 portian, the overall site would only result in
a 2.18:1 FAR, which is well below the permitted FAR. The project ropresents an aftractive and
harmonious develupmen! as st forth in Ihe goals of the Specific Flan. It will creale & vibrant
along Ventura Boulevard, will influde a
malure landscaped bulfer belween the project and adjacent single-family homes, and will
provide much-needed housing along @ major transit corridar. The projoct furthers the following
purposes of the Spacific Plan:

“Promote and it hi-family and commercial development.”
“Provide a and ft ip b and co.

where ial areas ara ic o i ts.”
“Promote an which will g2 pi fan activity and
reduce tratfic congestion.”
Thal lhe pra/ecl Incorporales jon measures, ir whan

i I review Wthh would miligate the negahve
environmental effecls ol Ihe pra/ect to the extent physically feasible,

5.
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1. That equilibrium ks

Page 2

1o permit a 211 guest soom, extend y hotel 20238 Ve ouk Axstated

" above, ttmpmposed floor area and uses cwil nol sSgnl{kany lmpadnaﬁk: I the area.

' . That the granting pf an exception will not be detrimental lo the public wellan; orln;wious tothe

property orfmpmvemenls adjacent to.or In the vichly of the'subject pmperty

The d has been lo be buill.envis

withythe
T The and easterly property boundary I!nes wilt ba

rsvk:wed in context h) the Shem:an Ozks Slmels(:ape Plan.

Tha proposad development will prov}de houst itles, and
portlon_of the Specific Plan area through’ [Is ‘residential component :mq gmund Ievel
retsllrestaurant uses located along Ventura Tha

mixed usa deva!apment would nap!ace older commerdal buildings, susface. park!ng Tots and
vacant-fand uses and the adjacem
residontial ne)ghbmhoods

’ The project would not have an adverse affecton e:dstmg traffit levels or vehlicular circulationin
. the nelghborhood. A Traffic Impact Sthy and supp!emental anaiysls has been submﬂ(sd m

and reviewed by LADOT. LADOT has |

t th
- nothave significantimpact at any of the lnle:secbons studied and noofsite mitigation rnaasuras

will be fequired.,
The pmjecl will provide more paddng spaces than requlred by the Zoning Code. As proposed,

. appmxima!aly 349 parking spaces are’ required for bolh the mmmerdal and tesldenﬂal

will
min!mlzmg the pn!enbsl for overﬂow onto areaslmels There will ba separate paddng Breas for
the commercial and resldentia) uses. The primary driveway lo-access parking for the Ventura
Boulevard retal} and restaurant uses will be from Ventura Boulevard and tha restdential acess’
will be from Noeline Avenue fimiting’ the ﬂow of vehicles within the adlnoent residential ©
neighborhood. .

'ThB proposed bufiding design in on witl the reg d FAR b'ansfer would reassk)n
the bulidable area to the Ventura frontage minimizi 1 by on he
adjacent residential neighbothood. .

"Thit the granting of an exception will-b with the prir intent and goals otthe

specific plan and any ppplicable e!amenl of the General Plan,

- The pn_:posed pmjed‘ meels the goals and purposes of the Specific Plan, l:aducilng. butnot
fimited to: . A g

the § il aiid land use
developmen! in the Comidol and .within each separale oommunhy of tis
. Vantumlcahuenga Boulevard Conidor Specific Plan area.

2. - Prom ive and multi-family and mmmerdal develof)menL
3, Providing a I e and ) Jati i ia) and y
" develor where } areas are contig to i ighborhood:
" ‘4. Prontoling an o pedestrian envi which will ge pedastrian,actily

Pagoe 4

As setforthin the Mitigated Negative D andas mqmmd byCEQA, the
project shall incorporate  all feasible mlllgauon and monﬂoﬁng measures in order lo lessen any-
polential environmentat Impacts to a less then'significant level.

Variance Findings for Approval. Pursuant to Munigipal Code Section 12.27 D for the following
variance requesls;

8. Section 12.21.1 A to pormit tha transfer of 45,648 squove foet of unusod ﬂoor ara from the RES-1
zunod portion of the properly involved to tha C4-1L-zonod portion of the same proporly, thoraby
rosulting In a moximum FAR of 2.6:1 over tho C4-1L aonod portion of site in Fau of the mexdmum
181 FARpennmad In the C4 zone by Hoight District No. 1L

c.  Saction 12.10A fo ollow porking inthe R3-1 rong whichis otharwise not
permitted;

d.  Saction 12.22 C § (h} of the Municipal Codo lo ailow pedastrian and vohiculor nccess from o loss
restrictive to' b moro rostrictivo zone;

That the strict of the provisions of the zoning wouid result in practical
difficultios or Yy i with the general purpose and Intent of the
2oning reguiations.

The i is not proposing to the overall p d FAR for the site, but rather lo
transfer the FAR lmm the REG-zoned Int 1o the Ca-zoned lot. Requiring the strict application
of the FAR distibutions could create a structure abulling the axisting residential uses. This
-could negatively impact the privacy of the surounding homes. Granling the variance to aflow
a sublerranean garage and the ability to have vehicles drive across the zones within the garage
will also permit a sale and efficient movement of vehicles within the site.

That there are special cicumstances applicable to the subject property such as slze, shape,
graphy, location or ir that do not apply generally lo other property in the same
zonn and vicinlty,

See "3 above

- That such variance Is necessary foc the prvsarvanon and enjoyment of a subslanlial property
right or-use generally possessed by other property in the same zone and vicinity but whlch
because of such spaual i and p ditficulties or ¥ ps, Is
denied to the property in question.

Gommercially zoned lots in the area would lypically be permitted to use all the lol area to
calculate their permilted FAR and then place the buliding on the site as permilted by the

iat zoning req! “This site contains an REY zoned parce! which is part of the
development but cannot be developed with commercial uses, or have commercial structures
place uponit, without a veridnce requests ot a plan amondment wnd zone change request. The
proposed projact design would maintain the area zoned RES as a landscape bufler betwaen
the parking area and the homes 1o the rear. Granting ihe request to transfer FAR to the C4
zoned lot would permit Ihe applicant lo use development fights or the RES zoned lol and
maintain it as a bulfer within the overall design of the commerc

ST

e
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the granting of such v3 puwc
Zg;flouzryotha:mpedya'ﬂnpmvementshlhammezoneorwdnllylnwhkhlhapmpwfyk
. Jocated., .
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welfare or

will not Bo maferially deb o to the

i f. the-FAR:

« Thatthe gr

y-from: the-RES-zonéd parcelto- mc@znned-pam! -will-not-

cmale a daterm!mle lo ihe area, Tha purmittod density o bulidable area will not be increased
bayond that permitled by the underying. zonlag. The
furtfior
malntalned between the Hiomes and the.

shuctures would be located
frof the surmounding single-family homes and a Iandscapa sathacks will be
mixed-use development.

+

g 6 the will not adversely affect the Ganeraipjan“ -

. Seefinding “38.”

6. Vanam:n Findings for Dlsapproval. Pursuant to Municipal Coda Seclion 1227 D for the following »
varianee requests;

b

Sections 1210 C4 and 12.18 03 1o allow 9 additional dwelling | unl!s ln be cms!mdad lrxa otal |
of 446 units In gy of the maximim 137 units,

8. Soction 12.08 Ato allow loading acﬁviuas In the RED zoned portion of the pmpmty which is

. otherwise not mnnim:d;

) 171a! ‘the slnct apphmllon uf the provisiona of. lhemnlng ordinance would nnt resuitin, pmcﬂml

difficulties or

t with the general purposo and Intent of the

Zoning re| gulallons.

The

ed 1o be y ywilh 9 units to offsat the hardship

has

in no longer belng able- to phys:eelly develop !ha BEY zofied parcel. Thisls a self imposad

" hardship/condition restilting from the ;

st, and is no! a hardship whk:hlmsliﬂes

*'the spproval of a vartance for addifonal density. In addition,” .
the r:c?uasl 1o deslgnate the RES zone portion a loading zone fs nol feasible. This portion of
the site Is designated-on the project plans as a i e lane, which pmhlbns (t from’ being blocked
al any time. '

The site consists of 3 differént zons dassrﬂm“ons 418, R3-1 and RES-1. Tha C4 mne
allows a 1.25:1 FAR and tha R3 and RES Zonés pemmita 3:1. The applicant has stated that it
“Is Infeasible for them to develop the REQ zoned parcel and ralocaling the ‘development rights-
_is the only practical way lo use the parcel. The applicant has requested to transter the FAR

* (development righis) from the RES Zoned parce! to the C4 zoned parcel.
. entilement of the RE9 zoned parcel to develop would no longer be avaitable.

The develipment
Approval of the

FAR transfer has been reeouu-nended hereln,

That there are no speclal clncumsfancas applicable to the stibject pmpaftysuch as size, shape;

location or that do not apply generally fo other, property n the mma

zona and viclnity, .

.Sea"a" above.

8.

City

The

Plan Case No. 2003-5411-SPE-ZV-ZAA-SPP-SPR-DA Page7
The alxmlnatlon of the Intemal selbal:ks between the zones will not praciude the required
salbacks along the abutting prop: the wﬂl ollow the site to be

developed in a unified manner with'the vay from the singt y to tha south.

That the site and/or Qxislmg improvements make strict. sdh. to zoning. r

impractical or infeasible.
‘Sep "a” above.

follawing are required Site Plan Review findings per Section 16,05 of the LAM.C.:

The subject davslopmanf as proposed by the with alf

Z’ lhl,? Los Angcles Municipal Code and with any applicable Specific Plan, except aspemmted
erain.

As slaled above, this project seeks a specific plan exception to exceed 1.25:1 FAR wilhin the
commercial zaned portion of the site. Inaddition, the project seeks variances to exceed the FAR
and to penmit additional dwelling unils, to permil commerciat parking within the R3 zone, to
permit the REQ Zoned area to be used for access and/or Joading activilies and 1o eliminate the
yard requirements betwoes the R3 and RES 2anes. These requeslad actions are in keeping
with pracedures eslablished by tha znnmg code and Specific Plan, The project provides several
benefits to the the provision of much needed housing w:lhln walking
distafice o commercial and retail centers, creating an through
“ground-| noor retafl on Vantum Boulevard, and by creating a buffer zone between mmmmaal
uses and i

spirit and intent of lhe 2oning ccde and the Specific Plan,

The subject d asreq dbythe is with the adopted General

Plan.

As sst forth In the above findings, the project is consistent with the General Plan.

The subject development is not within the boundaries of a Redevelopment Plan.
Tho subject site Is not within a Radavelopment Plan.

The subject development consists of an and struclures,

height, bulk and setbacks, off- slrealpnrkmg faciities, Ioad:ng areas, l:ghhng, Iandscapmg, trash
collection, and other sucb pemnen{ ich are with existing and/or
future devel on neig

9 P

The project’s design Is compatiblo with the existing and fulure development of neighboring
properties. The building height complies with the zoning code and specific plan requiremonts,
and is in keeping with adjacent properties along Venlura Boulevard. The praject’s parking will
be subterranean and, therefore, not visibla lu me public. The retail elements of the project will
tront on Venlura Boul VK] iendly street tavel use and bullering the
single-family uses 1o the soulh from sueh commercial acuvulas Primary cormmercial vehicular

Praase s e

As such, the proposed project Is in keeping with the

.e Tbatsuch ri: Is not y.for the ton and enk ofasubstanﬂal- .
. propadty right or use gnnelalb'passemdbyolherpmpmymtha same zone and vicinily but
which, because of such clreumstances and pmcflcal difficulties or unnecessary
. hardships, Is denied fo lha prvpenym quostion.
- ~'Seaa-abwe. s Ty
4. Thatthe granting of such varlance will be matesially detrimental fo the public welfarn orInjurious
to the property or Improvements'in the sama zone or vicinity in which the property Is Iom{ed.
Ses*a”above. | . : '. - ,
6. Thatthe granting of the varfance will adversely affect the G.eneral'l?lm
i ‘Sen"a” above. .
’ 7. Zoning '8 Adj ' Findh Pursuam to Code Senﬁon 12.28 c4

City Plan Case No, 2003-5411-SPE:ZV-ZAA-SPP-SPR-DA
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In order for an adjustment to be gyanled aff five of the ﬁnd‘ngs mandaled in Section 12.28C.4 must
be miatle. The ad]ustmenl nequesl is to al!ow me a zero setback balwean the zones wuhln the
development. 3 .

Tb'atthograntir;go!an o v}ﬂl{vsull in o ible and

twith the
sumounding uses.” : . .

Tha site tonsists ol3 different zone dassxﬁwbons C4-1L, R3-1 and RES. The projett will be
bum over the mren Zones-as nns huliding. The LAM.C. requires max setbacks be observed

ty zone b there Is no provisl i tha setback
when as(ngle is belng bultona site with mumpla zonps. Granting the
adjustment will llow 8 single unified structure as opposed to, vequn'lng the bundmg to b dwldad .
- into disconnected segments. ”

b. - Thal the granting of an will be in wllhAlho Jntent and purpuse of the
. General Plan of lhe City.. : .
As cund”lioned harexn the recommended adiustmems con!on'n with the intent and purposes of
lha General Ptan.
i
c  That lhe gn:lnlmg of en adjustment Is In confunnnnce with the spirit and mlenl ol the Plannmg a
- and Zoning Code of the City, -
. SEB b above‘ . [ .
A Thal thera aro. no advarse Impacls from the propased adjustment or any advelse impads havu
been mmge!ed .
. wATY OF LOS ANGELEL et -
ot T s mentinioe CALIFORNA CIVY PLANNING
g T connowt
ALOOAT: TDwket: ADMira tMI I - "'1:"-" .
CARY BOCHIR IRANIUN P, IBERIARD
PATKICIA 8ROV - « pnarercro
R MCOLAS 1ROWN —-—
AR CHARRDN ot OF
YL m;‘n::‘nm - ) ZONING Anmmmu‘noN
i B mltho‘inn’r I {1000
Bisigreie ANTONIO VILLARAIGOSA onnin o oz
Ay panron o (13 781006
July.25, 2005 o :
Phil Simmons (A) CASE NO.AZNZ(_)Q&ﬂaﬁG(G&)(M)QZAA’)
John Laing Urban CONDITIONAL USE PERMIT, ZONE

oL

6167 Bristol Parkway, Suite 390
Culver City, CA 99230

Steven G. Uliman (0)

Uliman tnvestments, Ltd/

Joseph E. Simon Revocable Trust
1618 North Las Palmas Avenue

VARIANCE, ZONING . ...
ADMINISTRATOR'S ADJUSTMENT
Related Case: Vesting TentaﬂvemecL

62617
1633 La Brea Avenie (16

Hollywood Planning Area

Hollywood, CA'90028 Zone : R4-1VL, C4-1VL:SN
) D.M. : 1478181

Joel Milter (R) C.D. 4

‘Psomas CEQA : ENV-2005-1846-MND

11444 W, Olympic Boulevard Sults 750
L.os Angeles, CA 90064

Fish and Game: Exemp!.
-Legal Description: See Exhibit "A”

Department of Buliding and Safety

Pursuant to Los Angeles Municipal Code ’Seéﬁon 12.11-A, ) hereby APPROVE:

a Conditional Use Permit authorizing commercial parking and circulation In the R4-
VL zone; and

. Pursuant to Charter Section 562 and Los Angeles Municipal Code Section 12.27, L hereby
APPROVE:

a variance from Los Angeles Municipal Code Section 12.21.1-Ato pennit 3 height
of 98-faet and seveh-stores in lieu 6f the maximum permitted height of 45eetand
three-stories in the R4-1VL and C4-1VL-SN zones; and

a variance fiom Los Angeles Municipal Code Section 12.21.1-A,1 to permil 2 4.1

AN EOUAL TMPLOYMENT DPPORTURITY ~ AFFIIMATIVE ACTION EMPLOYER

‘Brea Avenue, 7110-7125:Marsifi deay) -

L g emme
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4. . Graffititemoval and deterrenca. Al graffi 4 on the site shall be removed or pamted

PAGE 2

) . -~
o1 floor areasatio in the C4-1VISEK:
drearatioof4.5t0 1, andinpenmt“a‘a.

- lleu of the l-naximum perriitted ﬂédjpte 0 of 3ito 1; and *

.'drwlahon in the R4-1VL zone-

Pursuanl to Los Angeles Munlcapal Cods Sedmn 12.28,1 hereby AEPBO!E

thcan adjustment fmm Los -Angeles Mnn!clpal Code Sedmn 12.41:C34, 10 pemnitthe
go0* uml'to be ba¥éd on1*160'square feet of lot area In lleu of the requlred 400
square feet in the R2-1VL and C411VL-SN zones; and - - .

i Code Secuon 12.11-0 3 to permn a

s '"h'ﬁry shall be strictly compﬂed with in the
develdp\‘nérﬂ and’ﬂka -of ittie prbperty, cepl as such 1egulslions are herein
specmw)ly variecr or requlred "

2. Theuseand develapmen! cf the propesty shall be In b confc with
the plot plan submitted with the sppllcahon and marked Exhbe "B" except as may
be revised as a resull of this action.

dtisé shall b conducted at all imes with due regard for the character

of the surmundmg district, antilhelnghl is reserved to the Zoning Administrator to

!mpase addlbonal corective” conditionis, If, i the Adminlstrator’s opinion, sich

conditions are, proven 1 ary for the pmtecﬂon of persons inthe ne;ghborhood
rty.

or occupams of ad]acehi‘

" over to.match tha color of the surface t6 which it is apphad within'24- hours o! its
occurrence.

. £ his. granmnd s uundluQnszndlur anysubsequent appeal of this grant
and its resultant i:ondltlons dndlor letters of dlarification shall be'included in the
“Notes” portion of tha bullding plans’ submitléd 1o the Department of Building and

ilieu of the mameum pemmléd fsorf
flpor area satio In the'R4-3VL zons in}:..

. -avariance fromL.os Angeles Municlpal COde Secﬂon12.1 1-Ato perm’l mmme:ual S

#4-feet irthe Ra-

1 Al olher usa, height ‘any area vegu1aﬁons ‘of tha Munlclpa! Code and-ali other

-Safety for pmposes of obtaining a'bullding permit or Use of Land Permit.

" ZA:2005-1856(CUNZV)ZAA) . PAGE 11

5. Thestrictapplication of the provisions of the Zoning Ordinance would rosult

istent with the

In practical diffi culties or
. general purposu and Intent of !hnzonlng xegulatuons.

- The-subject site Is Zoned C4-1VL-SN ‘and R4-1VL which restricts the helght 1o 45-
feet and three-stories. ‘The applicant s requesting a.variance xg'permit a height
" ranging from five-stories and 74-feet In the southwastemportion of the project site,

% seven:stories and 98-feeton the ern and southeastem portion of the site,
and elghl—slaﬂes and 108~teel on lhe i1 and-eastern -along La
‘BreaAvenua. b dthe Counc?Oﬂ‘ ice staff objected

. to the requested height variance. The applicant stated that the requested helght

" was-needed to bulld the 179 dwelling units that are permiited on the site-based on

“the-lot area. The appli stated that twas Ir ig 10 build 179 units in three-
~. - :stories. ‘The only way it could be achieved was if all of the unils were studio unils
- containing 650 square feet of floor space. Studio units are notas desirable a type
of housing as larger units because they cannot be utilized by families. If the height
variance was denied. The project would also have !o eliminate the commercial
component of the project. There.are buildings located one block away al 7060 and
7080 Hollywoott Boulevard which are located in the. C4-20 zone, which are 12-
‘stories in height.

_In balancing the developer's need to design and build a viable mixed-use project in
an area targeted for pment with the of the subject site’s

zoning and the objections of some of the y bers over the prop
height,itis app {thata ise-mus! be hed. As the lot area of the site
permits 179 units, buthas a helght limit of 45-feet and three-stories, the developer

isrequestinga tobuildtoa height of 108-feet and eighl stories.
The Councn Office expressed a desire for the height to be reduced one story, either
atong the -La Brea Avenue frontage-or in the southern portion of the-project site.
As reducing the helght 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 98-feet and séven-storles along La Brea Avenue, the
other heights - of the. buildings will remain-as proposed. The applicont has
determined that reducing the height along La Brea Avenue can be done by reducing
some of the unit sizes without reducing the nurnber of units. The strict application
of the provisions of the Zoning Ordi q g 3 height of 45-leet
and three stories would result in praclical ditficulties or unnecessary hardships
. inconsistent with the general purpose and intent of the 2oning regulations.

e

| ZhZ005-1855(CUNZVNZAA)

. yggym EFIND!NG

-In order for'a vaﬂance to'be. granled all'f ive of the lega)ly mandated findings delmealed

- PAGE 10

dinthis Center
Ihe Hol!ywood

The pfcj&dlsbbhsisientvmmmifbﬂ&mng siatedobjediv&eof lha Housmg Element
of the General Plan: | . . i
- Objectiveti 'E’neourage plvduclion ‘and pnaservatlon of an adequai‘e supply ol’
rental and ownership houslng fo meet the identified needs afpersons ofellincome
Ievels end spedal needs

P A

ihe atk ol' i

‘Objech 2.3.

: ax:slmgandlutu nasldanls.

amommadale cilywrde growth'is’ eshméled to] be 60,280dwelmg uritg (!rom 1998~
. 2005) oran annua) need.of 8,037 dwelling uan.

Far from achievmglh»s aoccrdlng tothe report by'the CltyGouans Haus!ng Cﬂsls

" TaskForce, Recommendafionsto Facilitate Housing Protiiction {Sapfamber2000),

: the)ré'ls # dowiward trehd Ii tenng of Housing-proddction {37140 fewerunits were

© o bultig 2000 than'in 1999). Thmﬁporl discussed various’pmposals to spurhousing
T md dlon. ¥

Tha pmposed pm}ecl wm provfda 180 oondomrnmm units Inanarea: of the city that

.~ has been tar; int.- The proposed locatiop of the project along
LaBrea Avenue wm ba in harmony wuh the various elemenls androbjecﬁves of the

General Plan.

in City Charter Section 562 and Municipal. Code Section 12.27 must be' made in the

. g it jobs; dnd orvit in mutual ’
. pm)amlty 'Awammbdalé a divrsity’ af uses that suppad lha “ieeds of-the cny's .

zA‘-‘zdo_‘sMass(cuxzvsz) " PAGE12
F!oor/_\g 'B : '

The subject site s zoned C4-1VL-SN-and R4-1VL. ‘The C4 zone permits a
maximum fioor area ratio (FAR) of 1.5 to 1, and the R4 zone permits a maximum
FAR of 3101, The applicant is requesting a variance lo permit a 4.1 to TFAR in
the C4 portion of the site and to permit 3 3.5 to 1'FAR in the R4 portion of the site.

- 7 Thelincreaséfidor ated is rétuested o'penriit the developmient of the aliowable 179
_ units on the site based on the lot area and under the grant.of the height variance.
<W|lhoul the gmnung of the additional floor area, the project applicant.could anly
numbBer-of units on thé site 1f thay. were:designed:as 650

- square feet studio units. The Hollywood Redevelopment Plan penmils:a 3 to 1 FAR
on the site and permits the calculation of density to be based ohd tha grossiot area.
The strict application of the provisions of the Zoning Ordinance requiring a
maximum FAR of 1.5 1o 1 in the C4 portion of the site'and a maximum FAR of 3 1o

1 in the C4 portion of the site would result in practical difficulties:or unnecessary
hardships Inconsislemwﬂh the general purpose and interit of the zoning regulations.

Commercial Parking and Circulation:

The subjectsite is zoned R4-1VL and C4-1VL-SN. The proposed mixed-use project
ists of 180 condominium:units over 13,700 square.feet-of-ground-fioor retail,
The applicant is requesting to permil the 27 commerclal: parking spaces to be
located at-grade directly ‘behind the commercial uses, in the R4-1VL zone.
Commercva! circulation and parking are not penmitied in residential zones, The
is req so that the parking is ieasily 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 would require tho
applicant 1o redesign the parking layout so that the commercial parking is located
in a sut parking in the C4 zone. Requiring the parking to be
contained in the C4 zone would be a hardship inconsistent with the general purpose

and intent of the zoning \ati and an imped| ! to providing a mixed use
development.
6. There are speciat cir ppl le to the subject property such as

size, shapo, topography, I ion or dings that do not apply generally
to other property in the same zone and vicinity.

Height, FAR and Commercial Parking and Girculation

Them are.special circumstances applicable to !he sub;ecl pmpeny when compared
to surrounding properlies in the same zone and vicinity that necessitate a request
for an increase in the maximum height, FAR, and to permit commercial circutation

affimative. Following (highlighted) Is a delineation of the finding: and the af ion of
-A1tE feleVant fabisuiihed chse tosame: RO S A .

P
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* and parkingin the R4 zone. Most pmperlxes i the area tha!
redeveloped are notiocated in two different zonés, nordo

pmvlde -achance fora lransm 1

Boulevard) and residential (on Formosa Avenus) uses. Additionally, the location of,

ngiumlf‘%esudenﬁal '(uip
. | Center (FAR up to
. 4.5 to 1) provides the oppormmty to fransition from the hlgher i

Reglonal Commercial Center 1o the lower Medlum Residentia} land uses. "The'
desSgn of the proposed pmject pmvxdas height,u'ansihons whh:h are sensmva tothe

un}que'shape, mnmg and Iocau
saveral benefits of mixed-use dayelopmen!
. and, ‘public e and i pt
efficiently provide parklng !or the rela'l at ground Ievel a variance is needed for
circulation. if all co Xs zone, it would
necessltata many more levels ol [os N
grade).

parklng (slther sub

o hesign that
funits. The

Addmonatry. the proposed project pro\ndes a
. increase the height nec Y to Incorporate, the
- open courtyard style is the best design-for this, projec anaws more
" “patural light into all areas of the project, and it also prowdes the's oppon nity foy the

H _bullding to have transmonal height so that it is sensitive to the sunoundlng uses:

“This style is necessary lo meet the open space requirements-of the LAM. C. and
to' provide a design that relates to the street and the pedestrian ac(nvlty ‘that it will
denerate. The slope of the. property also creales a unique situation for the

notural grade of the site. The siope from the northem pbruoh of the site 1o the
southern portion of the site resulls in a ten-foot difference in the measured height

of the building. If the project was located on a.level lot, the haxgm of the building

would be ten fewer feet.

ZA-S005-1856(CUYZV)ZAA) R PAGE 15

be ‘built 1o a 13 to 1 FAR, while the subject property is limited by the "1VL"
deswgnahon. The neighboring properties are located in the Helght Districts 1, 4, and
-2D which permit FAR's of 3to 1, 1310 1, and 2 to .01 3 to-1. “The 179-unils
. . \permitted by-right on the site exceeds what could be reasonably provided based on
¢ -the permitted maximum floor area. The increased FAR would permit the applicant
" to provide larger units with more bedrooms rather than studio units which cannot
- ~iécommudate families:” The FAR variance’ isnecessary’ for the preservahon and
enjoyment of a substantial property right or use generally possessed by other
property In“the same zone and vicinity but which;-because of such special
:-circumstances and praclical difficulties or unnecessary hardships, is denied the
_property in question. .

. Commercial Parking and Ci tion:

“The variance for commercial clrculation in the R4 zone is necessary for the

- preservalion and enjoyment of a substantial property right-and-use possessed by
- ather. properties:in the same zone and vicinity. The-surounding properties are
primarily developed for the uses allowed by their zoning as.s the: ‘project site.
However, because the project site is made up of two different zones, special
circumstances apply that would cause practical difficulties. if the commercial
cif ion were not p in the R4 zone. As prevoousty mentioned, the
proposed project is conslslenl with the uses permitted by its zoning although the
circulation is anci)lary 10 the commercial parking.

*: Section 505.4 of the Hollywood Redevelopment Plan provides for commercial

- cireulation and parking in residential zones. The Hollywood Redevelopment Plan
states; “the parcel(s) are adjacent lo areas descgnaled for commercial use and
support ial uses in e d areas. This section provides
for the expansion of a cornmercial davelopmenl into a residential area if no street
oralley sep the ialland ion fromthe resi falland use
designation.” The proposed project meets the intent of the Holtywood
Redevelopment Plan policy.

8. “The granting of such will not be fally detri ] to the public
: welfare or injurious to the property or Improvemems In the same zone .or
vicinity in which the property is located.

Height and FAR:

The applicant states Lhat the proposed project's design qualities and features will
make it highly desi and benefictal 0 the hood. ‘With the project height
reducedloa of 98-feet and tories, the buildings shall fitin with the

f zmoornasa(cm(zvjm) ST

" of the sumounding commertia (acmss La Brea Avenua and on Honywood .

- ~-proposed project | bemusg the height.of.the project.is measured from fhetowest -\

Cunenﬁy, La Brea AvéiuE s SatiiFatad with Frlnsh pplng‘x':‘emérsﬁnd oﬂrerlower

" “Iritensity cothhibfEial uses: Theda lowintensity commigicialuses donot provide an

* allbwanée fof dwellifiganits %1 ided which would’

“and the critical hégd for housing Frthe Gltyof! ‘Los Angeles."The: mlxad—use project

©owill beneﬁual tothe communﬂy and provide much heeded for- sala housing within

'HL iy rovided by this projéct 3s'much needed and
of ma‘ FAR‘

‘..,ufh prop ,mﬂla

hispetlatcireify and

cﬁ are wﬂhin" nehalf mj mdlus of the’ pmpcsed
ié bulidingSn e aré:

?Yé‘i_Ethblt *C") Tha‘pmposed project is

iy uildmgs (Exhib}"o') As néted in the

be’ reasunabty pmvnded n hiee stories.” Given'the mix of proposed
dwelling units, only about half of these units could be accommodated within the
curret hexght fimits. The helght variance is. necessary for the presegvation and
‘enjoyment ol a substan‘iral pmperty'} ghi oF ‘use geherally possesed by olher

The subjedt site Is zonéd CA:TVL-SN and R4-1VL. The C4 zone pemits a

“maximini floar Hia ratio’(FAR) of 1. 5 lb'1 and-the R4 zone. penmits a maximum.
FARof 8 to 1. The appit Is requesting a to permita 4.1to 1 FARin
;the c4 pomon ‘of the sﬂe and tb permn a3.5fo ¥ FAR In the'R3 portion of the site.

The adjacent pmperty to lhe south of the subject propesty is zoned C4-4 and can
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‘majosity- of the surrounding building's- massing, and the height transitions are
* .desighed to be serisitive tothe surrounding.uses. The taliest bulldings will be
: " located along La Brea "Avenue and ‘along Marshfield Way. -La Brea Avenus is
w . <designated a Major Highway. Theretail uses along the La Brea frontage will define
i the street'and: ize the p OFi
terms of-floor area dism'bution. most of the floor area is located along La Brea

- = Avenue. A higher FAR is-appropriate on a Major Highway located near public
transportation. The project will contribute tothe public welfare by providing safe and
altractive new housing as well as desirable retail uses in-an area targeted for
redevelopment.. The granhng of the height and FARwvariances will not bematerially
detrimentai to the public welfare or j to the prop orimp inthe
sameé zone or vicilty In’ whlch the property ls located

Commemxal Parkmg and ercula!:cn
Tha pmpused pm)ecﬁs nat materlally delnmenlal to the pubhc welfare or injufious
tothe propery or.impro in th 2one or vnmmty The, project exhibits
outstanding design qualities and fealures that will make: it highly desirable and
L ialtothe the projectis mixed:use, the most efficient
designis to provide parkmg at-grade for the commercial uses. This design provides
more convenlent and thus. more practical parking for the commercial portion of the
project,

In order to meet the anticipated parking demand, the applicant Is providing 27
parking spaces as required by the L.A.M.C, Providing retall parking -at-grade will
enhance the public welfare and canvenience. The altemative would require all of
the commeércial parking to be in the C4 zone. Requiring the cammercral parkmg o

- be located in the C4 zone would ssilate either L ar above-g
retail parking which would be inconvenient for those shopping at the setail stores.
The proposed project will be an Improvement over the curent use of the site, which
consists of commercial surface parking lots and a small theater in the site's R4
district. The current use consists primarily of parked moving trucks, cars and
vehicles under repair as well as used vehicle sales. These uses are less compatible
“with the adjacent residential zoning than the proposed project and the commercial
circulation proposed in the R4 zone.

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

Height, FAR and Cormmercial Parking and Circulation:

The project is focated in the Hollywood Community Plan Area and the Community

ofthe mixed-use project. In,

bothurban sprawt

!s danled the proporty in -

i
.



“Redevelopment Agency Hollywood Redaielopment:Area, Tria:sits Is tssignated
l’or Neighborhood Office Con tland use with a comesponding zone of C4
which.permila] liowedinibe R4zape. Thapropnsed tion of the

pm}e‘ct onla; BreaAvenualsconsIstentwm lhe Hnllywocq‘cc

.Bneouxages int;ﬁs Canler area mm, en!epre 15 defined mbe Induded in 2he
=zHolly F i Rroject:area:)iis . -
The fiand: basis of the City's General Planis o pi housingn the m‘)"s

. cénters and along its transht comridors. Thisipollcy sepveb th b
* residents In close proximity.to services and in areas best served by infrastruciure,
TheFramework Element of th fP!an ins a number of pollmes relaled

hobsi holds of all *

stabllltyand :(1)

concenhaflngoppartunﬂlesfomewmuhl famib'msldentlal rslailr:ommerc]al
~.nand office develof in. the. Sity’s:nefghb

), ‘and. centers-;as- we 2 ry transit -
Siridors/boulevards;. .(2) .. providing*..davelopment. .opp ities along
buulavalds along rhat are lomted ~naar .exlsbng planne :mafor transh
faciliies: and:.aie ch izet ‘be. low-inten g inally -viable
Tusos wilh struciures thatntegraté:commerdial, hoysing, and or
+ public service uses; (3) focusing mixed. jallresidential uses around
.urban' frénsit- stations, while" protecting:end preserving ding low-
: densrty hborhood: .'.Lin the: hmerit of patible land uses.
The! Land Use Chapler cf lhe Fi fressed g it follows:

'!he Land Use Chapter pmwde adequate amounts of

d- ¢ hodate. the-projected need for
~housingto beyond the, year 2010 both citywide andby communifyplan area,
:and addilionally provide sul ] ipp ity for. new ing to be
developedasa part of mixed- b itial opy s for new housing to

. fbe developed:ak a pan 'of mixed-use devel on land-desig i for
ial us'es. . fasing the avallability’of land suitable for residential

Val P mmx.g»w 5, kg anr iz lhe
“review p > S lb ge the I of new muillizfamilly developmenl

alohg S and in i id-u)
- “tdrgeted growth areas provides en opporiunily o' build hauslng with
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e

the pl . Theepplicant s de ing a 17- footwide strip along Marshfield Way
wmch wm pm\nde 2n 18-fool hall roadway. mdlh and nlne-foo! full~wxdth ‘sidewalks.
C tly, Marshfield-Way nbles-an aney more than a sireet,- There are no

sadewa)ks or. curbs and: -gutiers and it is only, pamally dedu:aled The pmperﬂw to
the north.of Marshfield Way~have five-foot fences built next to the pavement. The
«..strestand sidewalk | ided by the applicant along Marshfield Way
will providea setback fmm the pmpemes to the north.-Requiring a sideyard setback
inthe R4 portion along Marshfield Way would.resultin a reduction in the unit count

- of:the project, and would-cause an irregular building massing, as the C4 portion of

the project located on Marshfield Way is not required to obseive sideyard setbacks.
The granting of the adjusiments to permit one additional unit and zeio-fool sideyard

.alopg Marshfield Way will resultin development compatible and consistent with the
surrounding mullifamily and commercial uses. .

The gran!li';g of an-adjustment will be in éonfom»ancn with. the intent and
purposc ol lhe General Plan..

The pmjecl is tocaled inthe Hollywood Commumty Plan Area and the Community
Redevelopment Agency Hollywood Redevelopment Area. The sile is designated

Neighborhood Office Ci land use. The adjustment is sought to permit
lhe 1BDlh unit of the 180-unit condominium 1o.be based.on-160 square feet of ot
area in lieu of the required 400 square feel. The 1B80-unit mixed-use condominium

project is istent with -ail of the G ! Plan, in particular; the
‘Framework, Housing, and Land Use.Elements which address how 1o meet the
i is of the growing population in the City and the provision of housing for alt

levels of income. The granting of the adjusiments to permit one additional
condominium unit and a zero-foot sideyard along Marshfield Way will not adversely
affect any element of the General Plan and will provide much needed housing.

The granting of an adjustment is in.conformance with the spirit and intent of
the Planning and Zoning Code of the Clty.

As stated in findings 10 and 11, the appli is seeking adj to permit the

“density of the 180" unit of the 180-unit condominium develgpment to be based on
160 square feet of lot area In lieu of the required 400 square feet of o} area, and to
. permit a zero-foot side yard along Marshfield Way in lieu of the required 11-feetin
the R4 portion of the property. The zoning regulations establish Jot density factors
in order lo create @ balance between lot size and" the density of devetopment in

zonlng regulahons however, in all other ways the proposed development
conforms with the zoning requirements - e.g., provision of required parking, and
open space.

fom by Jogating

ity for new .
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" mpnafa amenihés =1 Iass c()sl

The ‘proposed he»ghi amﬂ? AR Val :
- of 1800 jumvanils and 13,700 sq
lovation of the thixe-use brojéct aldrig a major highways near transi, and ifian area
+tditgeted for redevelopimentiswconslstent with the goals of the! meawork Element

of the:General Plan. Tha grantingofithe vari: will gt v ¢t any’

. elemenl of the Géneral Plan.-

mandated findings dellnea{ed In Section 12.28 of the Los Angeles. Munlclpal Code must K

‘be made in ihe a!f'rmahva. Following (hlgh!ighted) is a delmeabon of lha ﬁndlngs and the

necessary’ because the'density of .on the'pl

hal

».“0r “gross” foh:area’of the site:not the posl—ded‘xczbcn or “net’. lot area which the

-density- of condominiumsis based-on:--The:surrounding-usés within a 500-foot

- radlus of the subject property are zoned R3, R4 and C4. The R3 and R4 properties

==+ prmarily contsin multifamily dwellings wntainlngiwo 10436 units: Therewre three
' propertles located near the site that contalri single !amﬂy residences allhcugh tha
zoning.Is R3. ‘The.C4 zoned. sites in'the developed with a
‘mixture of high-rise office buﬂdlnga. motels, a single<and tw&story retall buildings.
. The subject pmpeny Isthelargestsiteinthe surmundlng area;and as such, has the.

grea!est d pote faras the ber.of units is

~The second requesled adjustmem is.to permll a. zero-fbol side ‘yard along
Marshfield Way In fieu of the required: 11-feet in the R4 portjon ‘'of the property.

Way, Iusl~on‘;@_he»R4 ‘portion.: The general purpose of-the zoning regulations is to
-provide vesldential setbacks in areas with similar selbacks and to protect adjacent
properties. The applicant is providing all of the.required yards on the remainder of
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* The proposed site'plan I§ ¢onsistent with the intent of the Zonmg Code, in that it
adhéres to il of the other required yards. It is only along thae site’s R4 frontage
along Marshfield Way where the project is out of compliance with the LAMC:
req Thé zoning Jations require k (rom p property

" liné8'in‘order to provide for buffering dk d patibility b ¢ i

. uses as well'as to ensure’ access in the event of pn emergency. However, the .

regulations are writtenyon.a ditywide basis'and do not take intoaccount the unique

‘charactenistics of \lie Hollywood Redeveloprient Area. In addition, the subject

" propery encompasses 1:.87 net' acres’ of land and requires lhal special
. cons»derabons be gmnted !o a!low for a-unified development. - N

-The Zonlng Code permxts ad)ustrnenls from the Code when special: c:rcums!ances

exist, provided that the development does not result in any adverse impacts. As

1 in the previous findings, the proposed bu:ldmgw:li be companblew-lh

- -wadjacent uses and also i with sumounding p - and.does not

result in any adverse impacls. " The granting of the adjustments would-permit the

. applicant to prowde mueh needed housing in an area designated for multi-family
buddmgs,

© 13 There are'no s from the prop ) or any
" Impacts have beon mitigated;

" A Miligated Negative Declaration (ENV-2005-1846-MND) was prepared for the

proposed project: Thé granting of the adjustments to reduce the yard setback and

“sgrant“an additional unit will not result in p to the surroundh

" properties. The project as des:gngd will be consistent with the sumounding

. development, ‘both existing and proposed, and will result in an assthetic
improvement from the current surface parking lot, used car sales and theater
located at the site. All of the project’s environmental impacls will be mitigated to a
less than significant leve! by incorporation of the proposed mitigation measures.

14. * The site and/or existing | make strict adh
“regulations impractical or mfcas:blc

to the zoning

The site’s megular shape, dual zonlng, and Iarge dedicatmn requirements make
strict adherence to the zoning regul ! or in The shape of
the property wnm (arge frontages on Marshﬁeld Way and La Brea Avenue and their
L reduce the amount of developable lol area
whxch directly smpacls |he setbacks that can be provided wile maximizing the
development of the site. Particulady, the 17-foot dedication required along
Marshfield Way reduces both the net area of the lot from which the densily is

of setall:space: The proposed.

Esting twa: d;us\mems Thefirstis:an adjustment 16 permit. -
+ me\“gaq"' qnn o be based orr 160§qﬁara feelonot area in lieu:of: ma required 400 .

Iunn}slsﬂommo square feet of Tot area to] pamm the 180"‘ unit
by-right, +if> ‘the apphcemt_was ‘building apanmenls mis.requ%l would not be .

=Therajsonsideyardrequired.in the. C4 podion.of the:project located on Marshfield. . .

i
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tz!eulated and diminishes lha poss‘bmy of pmwdlng a slgnlﬂmm setback.

R

ADDIT'ONAL MANDATORY FINDINGS

<

15. Flood Hazard— Tha National F!ood Insurance ngmm rate maps, which argapat )
i . of the Flood Hazard Management Specific Plan adopted'by. the- Clty Councllby *
s Ordlnama No. 1720815 ha\lebeemavnaweé'andir awbeen’de‘!enmne&(hanms»

: potential impacts idéntified abova are m!ﬂgalad toa less than significant level.-
eréby ‘adopt that action.:. The: records upon whkzh this dedslon Is based are
the Ermrunmenta) Review Section in’ Room 750,:200 Nonh Spnng Stieet. Thrs
appmval istied to VTT-62617 whichwas heardata concurrenl heavlng on June 22,
"2005. “The-applicant shi comply'with i mlu jation ‘meast j
appm\)al Idenuﬁed in thatcase. :

" 47, Fishand Game: The subject pm)ect, whichis locaied in, o$ Angéles Cé‘uy')ty, __Ll
. o} have an impact on fish or wikdlife resources or habitat upon, which Liish ,an;i
* wildlife depend as defined by Califomia Fish and Game Code Section 711.2, -

“1-concu \ha report prepared by Maya Za'tzevsky,
Zon!ng Adrmini onlhis pplicati and pp thesame., R

EGL-MLlMZ

Maya Zaitzavsky
City Planner ’ R
(213)978-1416 R : .

o Councilmember Tom LaBonge, Fourth Dislnct
Adjolning Property Owners -
. County-Assessor -

ii. Roof Lines (Sec. 1V.13} - to permit a flal rool in excess of 40-feet in fleu of a
reof ling broken through the use of gables, dormers, plant-ons, cutouts or
other means; R

iil. Privacy {Sec. IV.15) - to permit windows lo face other windows across
property lines or face private ouldoor spaces of other residential units within
the development;

9. Seclion 9 (Subarea-C - Community Cen!er)

i. Section 9.A.3 (Mixed Use Regulations), lo permit a deviation from the
Padestrian Onentation development standards of Sec. 13.07.E.5(a) of the
Zoning Cade to permit the bullding height above 40-feet 1o not be setback
from the front lot line at a 45-degree angle for a horizontal distance of no! less
than 20-teet;

. Section 9.C.1 (Transitional Height), lo permxt a maximum 61-foot in height
building (63-foot height for roof top mechanical equipment and screen) in lieu
of the maxirmum 25-foot and 33-foo! height otherwise required onbols 1and 2
raspectively;

iit. Seclion 9.0.1 (Usable Open Space Above Grade), o permn 100% in tiev of
75% ol the common and private open space to be located above the grade
level;

iv. Section 9.E.3 (Commercial Parking), lo permit 16 in lieu of the maximum 12

commercial parking spaces otherwise permitted.

h. Seclion 9.1 (Community Center Development Standards):

i. Streetscape Elernents - Tree Well Covers {Sec. V.3} - lo permil 4-foot by 6-
foot tree well covers in lieu of the 4-foot by 8-loot tree well covers otherwise
required;

. Building Design {Sec. V.8) - to permit-a maximum 61-foot in height buliding in
lisu of a maximum 30-foot in height bullding within a 15-foot setback of the
front property line and to allow a zero (0} foo! setback of the second floor in
tieu ol the 10-foot setback otherwise required along Hollywood Boulevard; and
to permit a Hat roof line in excess of lorty feet in lieu of a roo! line broken
through the use of gables, dormers, plant-ons, cutouts or other means;

iii. Privacy (Sec. V.1B) - to permit buildings to be arranged with windows facing
other windows across property lines or face private ouldoor space of other

residential unils within the development;

Required Ground Floor Uses (Sec. V.21) - to permit a residential use on the

ground ficor for an approximate 35-foot in length portion of the existing 250

. loot Garfield Avenue lrontage in lieu of the 100% commercial use otherwise
required.

2. Approved a Zone Variance for the fallowing:

a. Irom Section 12.21.A.7(h) of the LAMC to permil approximately 790 square feet of
identilication sign area, including 190 square feet ol building address and
identitication signage and 600 square leet of retail tenant wall and projecting
blade signage in the [Q]JRS-1 Zone;

b.  from Section 12.23.8.1.{c}{2) of the LAMC 1o permit vehicular, pedestrian, and
commercial uses to cross from a [Q]RS5 Zone to a R3 Zone;

3. Approved an Adjusiment la permit:

a.  0-foot side yards lor the ground level of the building in lieu of the 8-loot side yard
otherwise required by the LAMC lor propetties in the B3 Zone;

b. accessory uses {mechanical and electical equipment) located in the R3 Zone
serving the commercial uses located in the [QJRS-2 Zone.

z

Planning laﬂ‘foh!he,oﬂ'ce.of :

CENTRAL AREA PLANNING COMMISSION,
- 200 N. Spring Street, Room 5w33." Los ms, Cardomla, 90012-4801 {213) 975'1300

Detevmlnallon Mnlrng Date: IAN 1 2 2007 ’

‘CITY COUNCIL CASE NO. Apcc 2006—4763‘SPE ZN-ZAA-
Room 395, City Hall : . SPP-SPR
Location: 5555 Hollywood Bou!avard
. Department of Building and Safsty 1711, 1717, 1723 Garfield Place

201 N. Figueroa Strast
Counter B, Fourth Floor

Councit DSstrict: 4

Plan Area: Hollywood

Request{s): Specific Plan Exception-Zone
Applicant: Lary Bond Variance-Yard Adjustment-Project Pesmit
. Compliance-Sita Plan Roview

At its meeting on November 14, 2006, the Central Area Planning COmmlssion:

1. Approved Specific. Plan  Exceptions from the f{ollowing sections of the

VermonYWestern Transit Oriented Distict Speeific Plan (Ordinance 173,749):

a. Section 6.4 (Public Street Improvemants), to not-require any roadway widaning in
conjunction with a 7-foot street dedication reqweman! a!ong the Hollywood
Boulevard hontage;

b. Section 7.A {Subarea A-Neighborhood Converslon) {o permit a postion of a mixed

- 90-unit residential and commercial developman! with 43, n lieu of the 23 dwelling
units permitted on Subarea A while providing 47, in lisu of the 69 dwelling units
permllled on Subarea C; and to permu 43 dwelllng unils and accessory

measure approxxmalely 19,022 square foet of Jol area in lieu of the maximum
15,000 square leet otherwise permitted; .

¢. Ssction 7.D (Transitional Height), to permit an approximately 61-foot In height
building as méasurad along Hollywood Boulevard {approximately 44- and 52-foot
in height along the northerdy property line) In h’eu.ol the 27-foot maximum helght
allowed (15 feet additionat height as d from the dsting bullding
on-an adjacent lol, a 12-foot in height garage buurd‘mg) and the 45 !ool helghl fimit
permitted by Section 12.21.1 of the LAMC;

d. Section 7.E (Building Setback), o permit. a 3-foot setback from the Garfleld Place .
property fine at the ground level and an 11-fool; B-inch setback of the. building
face al lovels 2-4 (w:(h 6-footin depth balcony areas), In Tieu of the 11-foat, 8-inch
selback maintained by the y building;

e. Sedlion 7.F.1 (Usable Open Space Above Grade) to permit 100% of the common
and private open space to be located above: grade feve! in lieu of the maxxmum

. 50% permitted;

1. Section 7.1 {Neighborhood Conversion Development Standards):

i. Street Trees (Sec. IV.4) - 1o permit the required 24-inch box shade trees to be
located at 30-foot intervals in lieu of every 20-fee! of street !rontage othenmse
required;

4. Approved Project Permit Compliance Review with the VermontWestern Transit
Oriented District Specific Pian.

5. Approved Site Plan Review for a project consisling of more than 50 dwelling units.

6. Certifled Environmental Impact Report No. ENV 2004-3814-EiR.

7. Adopted the attached Findings.

8. Advised the applicant that, pursuant to California State 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 project and the City may require
any necessary fees 1o cover the cost of such mohitoring.

9. Advised the applicant that pursuant to State Fish and Game Code Section 711.. 4 a Fish
and Game Fee and/or Certificate of Fee Exempt!on Is now required to be submilted to
the County Clerk prior to or concunrem with the Environmental Notice of De(evmlnahon
(NOD) fillng.

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

Moved Seconded Central Area Planning Commission  Yes No Absent
=} X Young Kim, President X a o
X s} Franitin Acevedo, Vice President X o <]
o o Renee Anderson, Commissioner X o a
o =] Chanchanit Martorell, Commissioner o X =]
o la} Nancy Whang, Commissioner =] =] X

Vote: 31

éﬁu{ées Sanchez\Commjgsion Exfcutive Assistant
tral Area Plannin Comnissjon

Effective Date / Appeals: The Commission's delerminotion will be final 15 days from the
mailing date of this determination unless an appeal Is filed to the City Council within that time.
Alt appeals shail be filed on lorms provided at the Planning Department’s Public Counters at
201 N. Figueroa Street, Fourth Floor, Los Angeles, or at 5262 Van Nuys Boulevard, Suite 261,
Van Nuys.

The time in which a party may seek judicial review of this delermination is govemed by Calilomia
Code of Civil Procedure Section 1084.6. Under that pravision, a pelitioner may seek judiclal review of
any decision of the Clly pursuant to Calilornia Code of Civil Procedure Section 1084.5, only if the
petition far writ of mandate pursuant to that section is filed no faler than the S0th day following the date
on which the City's decision becomes final,

Atachments: Conditions, Findings

} and efectrical uses on two lots that when tied together * -

h

i
:
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Establishes a clean, salu. a oo and pedi ented o
environment for residents to shop in and use the public cummunﬂy semces In the
neighbomood

Guides all development, Including use, location, height and densily, to assure
compatibility of uses and lo provide of the consideration of transportation and public
facilities, aesthelics, !andswpmg, open space anhd economic and Social well—belng of
area residents.

. Promotes inmzased ﬂexiblny in the regulation of the helght and bulk of bulldings as
- well as the deslgn of sites and public streets in onder to ensure & welkplanned

and uses with adeq open'space.

- The proposed pm]eét will hke a vacant parcel and Inits place a new mixed-use project will
-be developed. The new usé will contain

as wall as

uses in keeping

with the ped&suian oriented objective of the General Plan Framework and the Specitic
Plan. Hollywood Bovlevard is a major thoroughifare and the recent housing shortage has
bought renewed demand on uliizing -older gummavclal comdors as Infill sites for new

, Zone Varlance.

" housing, especially in a mixed-use design.

Pursuant td Section 12.27.0 of the Municipal Code Zone Variancg

approvals are requested fo pamil: (1) approximately 790 square feet of identification sign
area, including appmximalely 180 square feet of bullding address and Identification
signage and appmx!malely 600 square feel of refall tenant walt and projecting. blade

. slgnage, In the {QJR5-1 Zone, in lleu of the maximuim 20 square foot of surlace area for any
- one sign and a lotal 30 square feat of surface area for all signs otherwise permitted In an R

zone pursuant to Sec. 1221 A 7 () of the LAMC (Signage); and (2) vehicular, pedestrian
and commescial uses to cross from a {QJA5-2 to the R3-1 Zone which Is otherwlse not =
pam\med

T a

The strict application of tha provisions oI the zoning ordinance will result in practical
difficulties or “with the general puposes and
intent of the zoning ragulahcns.

Signage. The proposed building identification slgnage will ba located at the comer of
the project above the ground floor at Hollywood Boulevard and Garfleld Place, while
all the retail tenant signage will be located at the ground floor level in Subarea C.
Wall sigris with channel letiers will be Jocated within a decorative panel above the
storelront windows and comply wslh the SNAP Guldelines. Projecting blade signape

orientad and fi signs to reflect the silhouelte of particular
object {e.g. a key a colfee cup, elc. ) will be encouraged by the developer.

While the total 'surlace area for all of the signs exceeds the amount of signage
otherwise permitied in an R 2one, the proposed signs are reasonable to ldentily the
proposed commercial uses of-the property since the signs will only be located on a
portion of the propeny thal permils commercial uses sllowed-in the C4 Zone. Any
commeicial use in the C4 Zone would ba permilted approximately 1360 square feel
of signage {760 square feel of slgnﬁge along the Hollywood Boulevard trontage and
approximately 600 squarg fee! of signage along the Garlield Place frontage). The
proposed wall slgns wil contaln apptoxlma\aly han the squars feet that would

be p oned property. To not permil
appropriate s!gnage would create a hardshlp for (he retail uses lo identily their
focation o the general public.
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The combination of land use designatlons, zones, height districts, SNAP Subareas
and Cily agencies thal have discrelionary authority o review projects on the subject
property create that 1o the spacial ci to
the subject property, Including size, lopography, location and suroundings that do not
apply generally to other property in the same zone and vicinity.

The 7 Is y lor the preserva and of a

properiy right or use generally possessed by ather property in lhe same zone and
vicinity but which, because of the special cis and p or
unnecessary hardships, is denied to the property in quesbon

The proposed project reqmres a variance lox sngnage similar to other commercial
projects that are p in zones by either a governing
Specilic Pian or other discretionary approval. The project also requires a variance
simifar to that granted In Case No, APCC 2003-2145-ZV-SPE-SPP-SPR, for a mixed
commercial and residential building al 1516 N. Westem Avenue on property classilied
in a combination of zones and subareas. Such a variance has been granled for other
unified projects of property ified ina ion o zones. Therelore, granting
the subject is y for the pi and enjoyment of a substantial
property right or use generally possessed by other pmpeny in the same zone and
vicinity, but which of special ci y hardships as
described in Findings a and b above, is denied to the propeny in question.

The granting of the vaniance will nat be materially delrimental to the public wellare, or
injuriaus to the propery or improvemenis in the same zone or vicinily in which the
property is localed.

The is the goals and purposes of the
VermonVWestem Transﬂ Oriented District Specmc Plan o encourage mixed use
projects and pedestian orignted uses along Holly Boulevard. The prop

signage will identify the residential bullding use and the nelghborhood sewing retall
uses along Hollywood Boulevard and .a portion of Garfield Place. Such signage is
typical for these uses and will ensure a successful operalion.

The ! and uses crossing the zone lines will be
Impercephb!e to the public, Therelore, the granting of the variances will not be
matedally delrimental to the public wellare, or injurious o the properly or
improvemenis in the same zone or vicinity in which the propenty is localed.

The granting of the variance will nol adversely affect the General Plan.

The Hollywood Communily Plan designates the subject property lor High Density
F ial land uses ponding to the R4 and [QJAS Zones; and the ncmherly
portion of the property is designated for Medium Residential land uses ponding
1o the A3 Zone. The VermontWestern Transit Odented District Specific Plan permits
commercial uses in Subarea C and would generally permit signs. However, the
tequested RAS4 Zone does not allow signs and !he varianee is necessary Io provide
the necessary amount ol signs lor the h as the
ground floor of the mixed project is for uses me requested variance
is approprate lor the use and will nol adversely altect the General Plan and its
regulations on signs.  The variance o pernit access within the site iom a less
restrictive zone to a more restrictive zone does not aflect the General Plan since the
proposed project is a unitied development over the entire site however due to the

APCC 2006-4763-SPE-ZV-ZAA-SPP-SPR

APCC 2006-4763-SPE-ZV-ZAA-SPP-SPR,

Zoning Admln!s!ralor‘s Ad]ustmunt
Code, Zoning 'S are

- over a [QJR5-2 and R3-1 Zone boundary line and is veasonable smce the projectisa
« unified, mixed use and :
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Crossing from 8 less resirictive zone JOIRS-2 to 8 morm resticlive zone A3
Granting the requested varance will permit the proposed bun!dlng to be constructed

uses,
including parking areas and ulility servk:es. Whila the pmpexty Is classified in a
combination of two zones, the zone boundary fine will be i to the users of
the site. Stict applicalion of the zoning ordinance would fimit awam:‘bmty or restrict
tha design of the buiiding,
The zoning regulaﬁons ‘aliow certaln_uSes In respective zones In order to ensure
ility respective uses. Such regulations, howaver,
are writlen on'a Cnyw;da basis and cannot take Into account individual unique
charactéristics which a spacific parcel and its Intended use may have. In the instant

" shuation, the Coda's desire Io achieve compabblﬂy batween respective uses and the

ol the pi d mixed use can be na
manner consisientwﬂh the Intent and purpose ol.the zoning regulations because the
uses will help stablize the' value of the sublect and surmundlng pmpeny which,
‘frorting along’ the north and south sides of is

- commercial in use, The scale and bulk of the pm}ec! has been das‘gnad 1o be

compatible with the bull. environment. Denial of the subject requests would

. compfomise the viability of the proposed project and s goa‘ of providing a pedestrian

orfented giound floor commercial use along a designated Major Highway that is
desired by the local commuhny In addilion, stict compliance with the provislons of
the zoning code would resull in a davebpment that Is inconsistent with the ovesall
goals of the General Plan F Plan and the \

Transit Oriented Distict Specific Plan Therefore, the stict application of the
provisions of the Zoning Ordinance would result in practical difficulties or unnecessary
hardships Inconsistant with the general purpose and intent of the zoning regulations.

'7hem arg special circumstance’s applicable o the subject property such as-size,

shape, top iphy, Iocation, .or
propery In the sami zone or vicinily.

that do not apply generally to ather

* The subject pmpeny Is an approximately 1.1 acre, sloping, reverse comer, parcei of

tand, comprised of four recond fots, with primary frontage along a designated Major
nghway The propeny Is !uc:ned ina combinallon ol High' Density-and Medium
of [QJAS and R3

and use and in
Zonas and a combination of Heigh! Dlstrict Nos. 1 and 2

The subject property Is also located in a combination of Subarea A and C of the
SNAP, The SNAP regulations supercede Zoning Code standards and commercial
uses allowed in'the C4 Zone are pesmitted In Subarea C. Addltionally, three of the
four record lots are located within the adopted Hollywood Redevelopment Plan Arep
which dssignates this portion o! the property for High Denslty Residential
development.

The subject property is
and south sides of Hollywood
A Request lor Propesals was issued on March 8, 2004 lor a mixed tes:dan\val and
commercial project that also includes the historde S1. 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.

posed along !he north

to alarge site
the G
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technical clrcumstance of having two dillerent zones on one sile requires the
variance. The crossing of the zone boundary is not between two separate siles.

Pursuant to Section 12.28.C4 of the Municipal
1 to peamit: (1) a O-loot side yard

tor the approximate 14-foot in height ground Jevel and an B-foot setback of Ihe building face
at levels 2-5, in fieu-of the B-foot side yard otherwise required by Sec. 12,10 C 2 of the
LAMC along the westerly property boundary lines of Lots 3 and 4 ol Grider and Hamillon's
Garfield Place Tract, classified in the R3-1 Zone; and {2) accessory uses (mechanical and
electrical equipment and parking) located In the R3 Zone serving the commercial uses
{ocated in the [QJR5.2 Zone, as not olherwise permitied by Sec. 1221 C 5 (h) of the
LAMC.:

.

The gmnl]hg of an
with the surrounding area.

will result In and

Side Yard. An adjusiment is requesied to allow a 0-foot westerly side yard setback
between the ground and podium slab level lor an approximate 14-foot height of the
proposed buiiding thal is located in Subarea A of the SNAP. The portion of the
buliding above the podium in Subarea A, at levels 2-5, will be setback the requlred 8
feel from the westerly propery boundary line.

Pursvant to the SNAP, Lots 1 and 2 of the subjec! property, located in Subarea C, are
not required to provide any lront, side of rear yards. Lots 3 and 4 of the subject
property are located in Subarea A, and since the SNAP is silen! regarding the
provision of intesior side yards, the 8-foot westedy side yard requirement of the R3
Zone is applicable to the subject Project,

The reduced setback between the ground and podium slab levels will be compatible
with the adjacent residenlial use since there is a parking garage located along the
common westerly property boundary line. Side yard selbacks in residential zones are
imposed to provide naturat light and air circulation for the residential uses of the
property. in the instant siluation, there is 8 parking rather than a residential use along
ihis portion of the property; the reduced building selback will allow more parking
spacas {0 be provided within the ground lloor of the buﬂdmg. and, an B-loot setback
provided al the residential fevets 2-5 will provide fight and air to all of the units of the
propenty.

The proposed 0-foot building selback along the westerly property line is consislent
with the setbacks of other buildings Jronting along Hollywood Boulevard, Therefore,
the pioject has been designed to be compatible with the sumounding built
environment, :

Accessory Uses. The proposed project is a unified mixed cammercial and residential
development on property classified in a combination of the JOJRS and R3 Zones.
Such mixed use developments are encoutaged along major transportation cowidors
and i in ploxm’uty o Melm Rall Slalmns To ach:eve an integraled design, accessory
uses i and and parking may be provided on
the R3 zoned portion of the property lor the uses of the [OJRS zoned portion of the
propeny. The requirement that prohibits accessory uses on more restrictively zoned
propenty was implemented to imit impact on the use of that portion of the property,
angd surrounding property. in the instant situation, this proposed building has been
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designed to address the: goals and purposes of the SNAP and the mnﬂgumlion will
be compatible with surrounding uses.

The granting of an will be In with the intent and purposs of '
the General Plan of the Clty. .

“Tha Holly i © Plan desk the subject property for H‘gh Density
F ! fand uses fo the, R4 and [QJR5 Zones; and the northerdy

. portion of the property is designated for Madium F il land uses e
to the A3 Zone. The request to penmit reduced setbacks and pemmit accessory uses
.doss not directly affect the General Plan. The proposed project overall complies with -

the land use das!gnanon of the site, and adjustmepls are technical issues, which are
not in tha Comi Plan or other elements o the Gerneral
Plan.

The granting of an adjustment is_in confonnance with the spirit and intént of the -

Planning and Zoning Code of tha City.

Side. Yard. Yard. The' zoning regulaﬂons requite cartain setbacks from naspeclive properly -

Tinés in on in order to provide patibllity uses as
wall as to ensure access in the event of Such are

written on A citywide- basis and cannot take Info account individual and wnique -

characleristics that specific parcels may have.
For this sile, both the Los Angeles Municipal Code and the SNAP govern the project's

* required setbacks. The setbacks for Lots 1 and 2 are regulated by Subarea C of the

SNAP, which does not require front, side or rear yard setbacks. Subarea C also
permlls uses allowedin the C4 Zone and the provision requiring no setback Is
4 with the uses In this zone. and promotes the

for
‘SNAP's intent t6 establish projects lha! incorporate a pedes!nan oriented design.

Subarea A of the SNAP Is slent with regard 1o the fequireinents lot Inledof slde yards

- and rear yards, Therefore, for Lots 3 and 4, the yards requirements as provided In

Sec. 12.10 C 2 of the Los Angeles Municipal Code are utilized and In this case, the

d yards are In’ conf with the intent and purpose of the Los Angeles
Municipal Cade since thers ars no residential uses al ground level along the westerly
property bot:gdavy fing on the subject propery, and, there is a one-story garage

is nol necessary to provide a buffer since the two parking uses are compatible by
their similar nature, )

Acgessory Uses. The Los Angeles Municipal Code fimits accessory uses on more
restrictive propenty to prolect uses of the property from possible atverse impacts of
usas allowed in a less restricuva zone. The prapased profect is a unilied mixed use
Is proposed on a properly in a i of the A3-1 and [QJR5-1
Zones. The accessory uses proposed 1o be located on the R3 zoned portion of the
site, including electical and other ulility services, and parking, would ba a\lowed on
the R3 zoned portion of the site in with the p
condominium use of the property. Therefore, the granting of an ad)uslmem would be
in conformance with lha intent and purpose of the Planning and Zaning Code of the

City

*There are no adverse lmpacis from the proposed adjustment or any advarse impacis

have been mitigated.

Ip along the easterly property fine at this location. 1t .
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" but does not address. rear or interior side yard

Slde Yard. There-are no adversa impacts identified in the EIR associated with the
proposed 0-foot setback at ground level for an approximale 14-foot height of building
along the wastedly property boundary fing. The satback for the building face above
the. podium will be the réquired 8-foot. There will ba no balconies along this fagads of
the building. Since this postion of the subject she abu!s the ‘rear yard of propeny
adjacent westerly, there will be a i 23-foot ¢

uses. No'adverse impact will tesull from a ground leve! portion of the preposed
building, 1o be used for parking, sifce Lot 3 sbirts a surdace parking area and Lot 4

. abuts a one-story park!ng garage servmg the mult-family resldenllal use of the that

property.

Accessory Uses. Adverée impacts as a result of the accessory .uses were not
identified in the project EJR. Allowing- wiility senices and parking serving both the
commercial and residential uses in the less restrictive zone and located on the mom

tenants of the p or on the
residential nalghbomood since it will not be noticeable to the public.

restrictively zoned portion of the pmperty will have no advarse Impact on future
and

The site and/or existing !
impractical or Infeasible.

- make strict

to zoning

Side. Vgﬂ. The subject property s classified in a combinalion of fwo zones and

.located in two ditferent subareas of the SNAP. A requirement of the SNAP Is that

projects also i to the Station Neigh! d Area Plan
Davelopment Standards and Design Guldelines ("Guidelines”).
As stated above, Lots 1 and 2 of the subject property are located in Subarea C and
pursuant to Sec. 9.H of the SNAP, projects located in this subarea are not-required 10
provide front, side or rear yards. Lots 3 and 4 are located in Subarea A,.which.
the setback along the Garfield P)aae lron\age of the property.
the

of the B3 Zone govern the setback requirements of the rear and interior side yards.
The zoning regukitions of the R3 Zong wera: intended to apply to mulliple family
davelopments for the pumpose of providing light, alr and access al the ground floar for
and betwean residential uses, but-there are no residential uses In this area'of the
building. For pomons of the building contairfing sesidential uses, the required setback
will be d. Therelt the strict 1o the zonmq regulations is
mpracucal

Accessog' Uses. As notad above the development Is an mlegtaled mixed
d in of

commerclal and on property

the [Q]RS and R3 Zones. Since there will be no impact on the tenams or.neighbors
by providing accessory utflity and parking uses on the A3 zoned portion of the site,
having lo provide separate utilitles for dmerenlly zoned ponlons of tha site would
make strict adherence lo the zoning ical or i

Specific Plan Praject Permit Compliance Review. Pursuant to Section 11.5.7.C of ther
Mupicipal Code and the VerrnonWVeslam Transit Onemed Specilic Plan, Ordinance No.
173,749

1.

That the project ias with the e ! d: and
provisions of this Spec;llc Plan. ’




