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FINDINGS

General Plan/Charter Findings

1.

General Plan Land Use Designation.

The subject property is located within Westlake Community Plan which was last updated by
the City Council on September 16, 1997. The subject property rectangular-shaped parcel
comprised of 16 lots totaling approximately 70,912 square feet of lot area. The Community
Plan currently designates the subject property for Regional Center and Community
Commercial land uses corresponding to the C4, C2, RAS3, RAS4, P, PB and C4, C2, C1,
CR, RASS, RAS4, P, and PB respectively. The site contains multiple zones composed of
C4-2, C2-2, and C2-4 and is thus consistent with site’s land use designations.

As proposed, the plan amendment will re-designate the southerly portion of the project site
from Community Commercial to Regional Center land uses and remove the Community
Plan’s Footnote No. 2 from the subject site which would allow for the site to partially utilize
Height District No. 4. As previously described, the proposed Regional Center land use
designation corresponds to the C4, C2, RAS3, RAS4, P, and PB Zones, which is consistent
with the site’s southerly parcels zoned C2-4 and C2-2. Therefore, the recommended
General Plan Amendment would be in substantial conformance with the purpose, intent,
and provisions of the General Plan as it is reflected in the Westlake Community Plan.

General Plan Text. The development of the project represents an opportunity to address
residential and commercial issues of the Westlake Community Plan, which include a lack of
open space in apartment projects; the need for more affordable housing; a lack of continuity
and cohesiveness along commercial frontages; and inadequate transitions between
commercial and residential uses. While the Community Plan does not explicitly identify any
goals, the proposed development furthers the following objectives and policies:

Residential Objective No. 1: To designate a supply of residential land adequate to
provide housing of the types, sizes, and densities required
to satisfy the varying needs and desires of all segments of
the community’s population.

Residential Objective No. 2: To conserve and improve existing viable housing for
persons desiring to live in Westlake, especially low and
moderate income families.

Commercial Objective No. 1: To conserve and strengthen viable commercial
development in the community and to provide additional
opportunities or new commercial development and
services.

Commercial Objective No. 3. To improve the compatibility between commercial and
residential uses.

Commercial Objective No. 4:  To encourage all new large scale commercial development
to provide adequate parking and access to public
transportation.

Commercial Policy No. 1: That commercial facilities be located on existing traffic
arteries and commercial corridors.
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Commercial Policy No. 2: That the pedestrian oriented commercial centers around
MacArthur Park continue to serve as a focal point for
shopping, social, and entertainment activities.

Cultural Objective No. 1: To ensure that the Plan area’s significant cultural and
historical resources are protected, preserved, and/or
enhanced.

The proposed project will address identified issues and is consistent and compatible with
the various objectives and policies of the Westlake Community Plan. The requested
entittements have been filed in conjunction with a development containing three
components: the rehabilitation and conversion of an existing fourteen story (14-story), 178-
foot tall medical office building into a boutique hotel; the construction of a five-story (5-
story), 125-foot tall, 69,979 square-foot cultural, learning, and performing arts center that
will contain a 850-seat theater, classroom space, community hall, office space; and the
construction of a 41-story, 440-foot tall, residential tower containing 478 residential units,
with 39 units set aside for Very Low Income Households.

As proposed, the transit-oriented, mixed-use, residential development will further activate
Wilshire Boulevard and create a link between existing commercial uses along the
community’s important corridor. The project's proposed uses are integrated with one
another, whereby a hotel guest may circulate to and from the cultural center from the hotel
lobby and restaurant and potential residents may enter the proposed residential tower from
the cultural center. Proposed open space amenities are well designed and accessible
throughout the project and the entire project site, which will include new commercial,
cultural, and residential uses, is appropriately situated in MacArthur Park, a pedestrian
oriented commercial center and one block away from the Westlake/MacArthur Park Metro
Station.

The Westlake Community Plan pre-dates State Density Bonus law and the City’s Density
Bonus Ordinance and, as such, focuses on incentivizing the provision of affordable housing
and limiting the demolition of any existing, affordable residential units. As a result, the
project’s proposal to restrict 11% of its base density units for very-low income households
without involving the removal of any existing housing is consistent with the text of the
Community Plan. The recommended General Plan Amendment results in an increase in
the base density permitted on-site and increases the overall number of market rate and
affordable units made available through the City’s Density Bonus Ordinance. The proposed
mixed-use project will be located along a commercial corridor and adjacent to other
residential buildings. The project would revitalize the site by converting the Wilshire Medical
Building into a new hotel and replacing an underutilized parking lot with a well-designed and
landscaped project that includes a community serving cultural, performing arts, and learning
center, and a mixed-income residential tower. The project will provide many benefits to the
community including, among others, a hotel use that is lacking in the nearby vicinity, and
increased community serving uses, housing, parking, and dining opportunities within
proximity of transit stations. In addition to the language found in the Westlake Community
Plan text, the project is consistent with a number of the General Plan objectives, and
policies, as discussed further below.

3.  Framework Element. The Framework Element for the General Plan (Framework Element)
was adopted by the City of Los Angeles in December 1996 and re-adopted in August 2001.
The Framework Element provides guidance regarding policy issues for the entire City of Los
Angeles, including the project site. The Framework Element also sets forth a Citywide
comprehensive long-range growth strategy and defines Citywide polices regarding such
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issues as land use, housing, urban form, neighborhood design, open space, economic
development, transportation, infrastructure, and public services.

According to the Framework’s Long-Range Land Use Diagram for the Metro Los Angeles
region, Regional Centers are intended to serve as the focal points of commerce, identity,
and activity and contain a diversity of uses including professional offices, residential, retail
commercial malls, major entertainment and cultural facilities and supporting services. The
Project is proposing a mix of hotel, cultural, residential and supporting services to continue
serving as a point of commerce and activity in the community and is consistent with the
General Plan’s Regional Center designation.

Regional Centers typically provide significant numbers of jobs and popular entertainment
destinations and function as hubs of bus and rail transit. Regional Centers are expected to
include higher densities than other areas of the City of Los Angeles and may be
characterized by buildings of approximately six to 20 stories (or more) in height. According
to the Framework, this density should be designed to support the development of
comprehensive public transportation systems. The project is proposing a mix of cultural,
residential, hotel, and supporting services that will be located approximately 375 feet from
the Metro-Westlake/MacArthur Park Metro Station as well as nine bus lines that currently
serve the area around the project site.

The proposed General Plan Amendment will allow the Project to be developed with the
proposed density, intensity, and range of uses. The project will provide a significant number
of jobs and entertainment destinations, and function as a bus and rail transit hub. All of
which are encouraged by the Regional Center designation and the Framework Element of
the General Plan.

The Framework Element offers several policies for Regional Centers that include
accommodating land uses that serve a regional market, encouraging the development of
multi-modal transportation centers, promoting the development of high-activity areas in
appropriate locations that are designed to induce pedestrian activity, and supporting the
development of small parks that incorporate pedestrian-oriented plazas, benches, or play
areas. The projectis consistent with the Framework Element goals, objectives, and policies,
including those listed below:

Goal 3A: A physically balanced distribution of land uses that contributes towards and
facilitates the City's long-term fiscal and economic viability, revitalization of
economically depressed areas, conservation of existing residential
neighborhoods, equitable distribution of public resources, conservation of natural
resources, provision of adequate infrastructure and public services, reduction of
traffic congestion and improvement of air quality, enhancement of recreation and
open space opportunities, assurance of environmental justice and a healthful
living environment, and achievement of the vision for a more liveable city.

Objective 3.1: Accommodate a diversity of uses that support the needs of the
City's existing and future residents, businesses, and visitors.

Policy 3.1.4: Accommodate new development in accordance
with land use and density provisions of the
General Plan Framework Long-Range Land Use
Diagram.
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Objective 3.2:

Objective 3.4:

Provide for the spatial distribution of development that promotes
an improved quality of life by facilitating a reduction of vehicular
trips, vehicle miles traveled, and air pollution.

Policy 3.2.1:

Policy 3.2.2:

Provide a pattern of development consisting of
distinct districts, centers, boulevards, and
neighborhoods that are differentiated by their
functional role, scale, and character. This shall be
accomplished by considering factors such as the
existing concentrations of use, community-
oriented activity centers that currently or
potentially service adjacent neighborhoods, and
existing or potential public transit corridors and
stations.

Establish, through the Framework Long-Range
Land Use Diagram, community plans, and other
implementing tools, patterns and types of
development that improve the integration of
housing with commercial uses and the integration
of public services and various densities of
residential development within neighborhoods at
appropriate locations.

Encourage new multi-family residential, retail commercial, and
office development in the City's neighborhood districts,
community, regional, and downtown centers as well as along
primary transit corridors/boulevards, while at the same time
conserving existing neighborhoods and related districts.

Policy 3.4.1:

Policy 3.4.3:

Conserve existing stable residential
neighborhoods and lower-intensity commercial
districts and encourage the majority of new
commercial and mixed-use (integrated
commercial and residential) development to be
located (a) in a network of neighborhood districts,
community, regional, and downtown centers, (b)
in proximity to rail and bus transit stations and
corridors, and (c) along the City's major
boulevards, referred to as districts, centers, and
mixed-use boulevards, in accordance with the
Framework Long-Range Land Use Diagram.

Establish incentives for the attraction of growth
and development in the districts, centers, and
mixed-use boulevards targeted for growth that
may include:

a) Densities greater than surrounding areas,

b) Prioritization of capital investment strategies
for infrastructure, services, and amenities to
support development,
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c) Economic incentives (e.g., redevelopment,
Enterprise Zones, Neighborhood Recovery,
and other),

d) Streamlined development review processes,

e) "By-right" entitlements for development
projects consistent with the community plans
and zoning,

f) Modified parking requirements in areas in
proximity to transit or other standards that
reduce the cost of development, and

g) Pro-active solicitation of development.

Goal 3F: Mixed-use centers that provide jobs, entertainment, culture, and serve the

region.

Obijective 3.10:

Reinforce existing and encourage the development of new
regional centers that accommodate a broad range of uses that
serve, provide job opportunities, and are accessible to the
region, are compatible with adjacent land uses, and are
developed to enhance urban lifestyles.

Policy 3.10.3: Promote the development of high-activity
areas in appropriate locations that are
designed to induce pedestrian activity, in
accordance with Pedestrian-Oriented District
Policies 3.16.1 through 3.16.3, and provide
adequate transitions with adjacent residential
uses at the edges of the centers.

The proposed mixed-use project will establish a new hotel use to the area and redevelop
an underutilized lot with high-density residential uses and a neighborhood- and regional-
serving cultural, performing arts, and learning center intended to attract residents, workers,
and visitors in an established pedestrian oriented, multi-family residential and mixed-use
part of Downtown Los Angeles.

Goal 4A:

An equitable distribution of housing opportunities by type and cost accessible
to all residents of the City.

Objective 4.1:

Objective 4.2:

Plan the capacity for and develop incentives to encourage
production of an adequate supply of housing units of various
types within each City subregion to meet the projected housing
needs by income level of the future population to the year
2010.

Encourage the location of new multi-family housing
development to occur in proximity to transit stations, along
some transit corridors, and within some high activity areas with
adequate transitions and buffers between higher-density
developments and surrounding lower-density residential
neighborhoods.

The project will provide housing for a mix of income levels and unit types. Of the proposed
478 residential units, 11% (39 units) will be reserved for very low income households and
the remaining units will be market rate. The project is appropriately situated near many
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public transit options with connections and ease of access to jobs, entertainment and other
amenities and is located among other multi-family uses within the Westlake Community
Plan.

4, Conservation Element. The Conservation Element was adopted on September 26, 2001,
and sets forth the City’s policies to address conservation, protection, development,
utilization and reclamation of natural and open space resources, and opportunities for the
protection and improvement of the city's natural resources. The Project will preserve and
enhance the existing 14-story medical office building, which is a historic resource known as
the Wilshire Medical Building, which is consistent with Conservation Element Section 5-
Cultural and Historical policy. The conversion of the existing historic building into a hotel
use will be conducted in conformance with the Secretary of Interior's Standards for
Rehabilitation, which is consistent with the Conservation Element’s policy to "continue to
protect historic and cultural sites and/or resources potentially affected by proposed land
development, demolition or property modification activities.”

5. The Housing Element of the General Plan will be implemented by the recommended action
herein. The Housing Element is the City’s blueprint for meeting housing and growth
challenges. It identifies the City’'s housing conditions and needs, reiterates goals,
objectives, and policies that are the foundation of the City’s housing and growth strategy,
and provides the array of programs the City has committed to implement to create
sustainable, mixed-income neighborhoods across the City. The Housing Element includes
the following foals, objectives, and policies relevant to the instant request:

Goal 1: A City where housing production and preservation result in an adequate supply
of ownership and rental housing that is safe, healthy and affordable to people of
all income levels, races, ages, and suitable for their various needs.

Objective 1.1: Produce an adequate supply of rental and ownership housing in order to
meet current and projected needs.

Policy 1.1.2 Expand affordable rental housing for all income groups
that need assistance.

Policy 1.1.3 Facilitate new construction and preservation of a range
of different housing types that address the particular
needs of the city’s households.

Policy 1.1.4 Expand opportunities for residential development,
particularly in designated Centers, Transit Oriented
Districts and along Mixed-Use Boulevards.

Objective 1.4. Reduce regulatory and procedural barriers to the production and
preservation of housing at all income levels and needs.

Policy 1.4.1. Streamline the land use entitlement, environmental review,
and building permit processes, while maintaining
incentives to create and preserve affordable housing.

The General Plan Amendment from Community Commercial to Regional Center land use
implement the Housing Element by increasing the housing supply, consistent with the
Community Commercial land use designation. With the proposed Amendment to Regional
Center, the applicant is able to utilize Los Angeles Municipal Code Section 12.22-A,18 to
calculate density at 200 square feet per dwelling unit rather than 400 square feet per
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dwelling unit. Approval of the Amendment would permit a new base density for the project
site that is 354 dwelling units, rather than the 271 units that would be permitted today. In
addition, the requested density bonus of 35%, allows an additional increase in the number
of dwelling units permitted on-site, up to a total of 478 dwelling units, with 39 units set aside
for very low income households. The project would achieve the production of new housing
opportunities, meeting the needs of the city, while ensuring a range of different housing
types (studio, one- and two-bedroom rental units) that address the particular needs of the
city’s households. Additionally, the project site is located within a Transit Priority Area, is
approximately 375 feet from the Westlake/MacArthur Park Metro Station, and faces Wilshire
Boulevard, which is serviced by a Metro Rapid Line.

Furthermore, the approval of the project streamlines the land use entitlement process,
environmental review, and building permit process by establishing a singular regulatory
standard across the entire site, which allows for the construction of up to 478 dwelling units,
as opposed to the project going through multiple individual entitlements.

Therefore, the General Plan Amendment is consistent with the Housing Element goals,
objectives, and policies of the General Plan.

6. The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected
by the recommended action herein. Wilshire Boulevard, abutting the property to the north,
is an Avenue |l, dedicated to a right-of-way width of 86 feet, with a roadway width of 56 feet
and 15-foot sidewalks, and is improved with asphalt roadway and concrete curb, gutter and
sidewalk. Westlake Avenue, abutting the property to the west, is a Local Street — Standard,
dedicated to a right-of-way width of 60 feet, with a roadway width of 36 feet, and 12-foot
wide sidewalks, and is improved with asphalt roadway and concrete curb, gutter and
sidewalk. Bonnie Brae Street, abutting the property to the west, is a Local Street - Standard,
dedicated to a right-of-way width of 60 feet, with a roadway width of 36 feet, and 12-foot
wide sidewalks, and is improved with asphalt roadway and concrete curb, gutter and
sidewalk.

Furthermore, the project meets the following policies of the Mobility Plan 2035:

Policy 2.3: Recognize walking as a component of every trip, and ensure high-quality
pedestrian access in all site planning and public right-of-way modifications
to provide a safe and comfortable walking environment.

Policy 2.10: Facilitate the provision of adequate on and off-street loading areas.

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and
vehicular modes - including goods movement - as integral components of
the City’s transportation system.

Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by
providing greater proximity and access to jobs, destinations, and other
neighborhood services.

Policy 3.4: Provide all residents, workers and visitors with affordable, efficient,
convenient, and attractive transit services.

Policy 3.5: Support "first-mile, last-mile solutions” such as multi-modal transportation
services, organizations, and activities in the areas around transit stations
and major bus stops (transit stops) to maximize multi-modal connectivity
and access for transit riders.
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Policy 3.7. Improve transit access and service to major regional destinations, job
centers, and inter-modal facilities.

Policy 3.8. Provide bicyclists with convenient, secure and well-maintained bicycle
parking facilities.

The project’s proximity to existing regional transit services, approximately 375 feet
from the Metro-Westlake/McArthur Park Redline rail station and fronting along a Metro
Rapid line along Wilshire Boulevard, will reduce vehicular trips to and from the project,
vehicle miles traveled, and will contribute to the improvement of air quality. The
adjacency of the regional transit services along with the creation of 478 dwelling units,
200 hotel guest rooms, and a 70,000 square-foot multi-cultural and performing arts
center ties the proposed project into a regional network of transit and housing.

In addition, the project will provide a minimum of 629 bicycle parking spaces, including
478 long-term and 48 short-term spaces for the residences and a combined 45 long-
term and 58 short-term spaces for the hotel and multi-cultural and performing arts
center. All long-term bike parking would be located within the parking garage area.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources,
new mobility technologies, and supporting infrastructure.

As conditioned, a minimum of 20% of all new parking spaces will be installed as
electronic vehicle-ready. In addition, 5% of those parking spaces will have EV parking
facilities.

Lastly, the Department of Transportation submitted a Traffic Impact Assessment of the
proposed project that was approved on August 9, 2016, where it was determined that
traffic impacts from trips generated from the project will be less than significant.

Therefore, the General Plan Amendment and Zone and Height District Change is
consistent with Mobility Plan 2035 goals, objectives and policies of the General Plan.

7. The Sewerage Facilities Element of the General Plan will not be affected by the
recommended action. While the sewer system might be able to accommodate the total flows
for the proposed project, further detailed gauging and evaluation may be needed as part of
the permit process to identify a specific sewer connection point. If the public sewer has
insufficient capacity then the developer will be required to build sewer lines to a point in the
sewer system with sufficient capacity. A final approval for sewer capacity and connection
permit will be made at that time. Ultimately, this sewage flow will be conveyed to the
Hyperion Treatment Plant, which has sufficient capacity for the project.

8.  Charter Finding — City Charter Section 555. The General Plan may be amended in its
entirety, by subject elements or parts of subject elements, or by geographic areas, provided
that the part or area involved has significant social, economic or physical identity.

The subject site is comprised of 16 lots totaling approximately 1.64 acres. It is located within
the Westlake Community Plan Area, just west of Downtown Los Angeles and located to the
immediate west of MacArthur Park and the Westlake-MacArthur Park Metro Station. The
zoning in the immediate area provides for a pattern that composed of commercial and open
space zones. Development in the surrounding area is reflective of an urban environment
characterized by commercial, office, retail, and multi-family residential uses, with the
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community plan’s largest unified area of open space, MacArthur Park, located one block
west of the subject site.

The project involved provides for a significant social, economic, and physical identity to the
area of the Plan Amendment. The project site is a large, underutilized parcel of land, a
sizable portion of which is currently designated Regional Center Commercial. The subject
site is presently developed with a 14-story, multi-tenant, office building and a surface parking
lot that makes up approximately three quarters of the subject site’s total lot area. The
project’s central location within the Westlake Community Plan, adjacent to MacArthur Park
and the Westlake/MacArthur Park Metro Station provide for a significant physical and social
identity. MacArthur Park is an identified “main area” within the Westlake Community Plan.
As the plan describes it, “MacArthur Park bounded by Sixth Street to the north Seventh
Street to the west and Witmer Street to the east is the commercial hub and heart of
Westlake. Many of the activities surrounding the park cater to the predominantly Latino
population of Westlake. A Red Line Metro Rail Station is located across from the park on
Alvarado Street. MacArthur Park is the largest public open space in the Community Plan
Area. The MacArthur Park area is also one of eight special vending districts established by
ordinance in 1994.” As further described below, the Plan Amendment will provide a
consistent land use pattern on the subject site that will for the development of a unified,
multi-faceted project.

As designed, the project meets the definition of Regional Center Commercial uses, as
defined by the City’s Framework Element, which are intended to serve as focal points of
regional commerce, identity, activity. These uses contain a variety of types, including
regional-serving commercial uses, major entertainment and cultural facilities and supporting
services, with integrated, high density housing. Much like the project, regional centers
typically provide significant number of jobs and many non-work destinations and, as such,
should be located near transit hubs.

The project appropriately locates needed residential density and community amenities near
several transit options providing access to jobs, entertainment, and services within
Downtown and the Greater Los Angeles region. It creates new commercial uses for the
neighborhood, promotes pedestrian activity in the general vicinity, and provides a multi-
cultural and performing arts center that will be available to residents and the surrounding
community. The new multi-cultural performing art center will enhance the community by
providing a culturally inclusive learning/exchange center with a ground-level public plaza
along its Wilshire street frontage. The project will provide outdoor seating and dining areas
for locals, pedestrians, tourists and patrons to meet and congregate. In addition to onsite
retail, restaurants, café, and bars, visitors will find pairs of benches along the walkways and
throughout the project. The new uses will create a pedestrian-friendly environment and will
provide a new cultural amenity for the area. The revitalized site will attract the interest of
residents and businesses as the area continues to revitalize. As such, the General Plan may
be amended in part through the Westlake Community Plan as the proposed development
and use of the site is consistent with the Community Commercial land use designation and
social identity of the area.

Implementation of the project will renovate and redevelop the 1.64 acre site to include a mix
of cultural, residential, hotel, and supporting services that will enhance and create a link to
adjoining commercial and residential neighborhoods, create new jobs, housing, services,
and activity areas. The Plan Amendment will allow for a project containing three
components: the renovation and conversion of an existing office building into a hotel, the
construction of a cultural and performing arts center, and the construction of a mixed-income
residential tower containing 478 residential units, of which 39 will be reserved for very-low
income households. The project will involve the revitalization of an entire block facing
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segment of Wilshire Boulevard, which creates added links to the commercial corridor. The
increased commercial activity in the area will incentivize local and regional spending and
activity and increase convenience for local residents, workers, and visitors of the area. The
project will contribute to and strengthen the economic identity of the surrounding area and
as such, the General Plan may be amended in part through the Westlake Community Plan
as the proposed development and use of the site is consistent with the Regional Center land
use designation and economic identity of the area.

The buildings within the proposed project would range from five (5) stories and 125 feet tall
up to 41 stories and 440 feet tall, where the existing and proposed zoning both allow
unlimited height. Although the project's maximum height would be taller than the
immediately surrounding one- to 11-story buildings, the different building heights would
provide for an overall development that would fit within the range of other residential and
mixed-use building heights in Downtown. Furthermore, the project’s structures that will face
Wilshire Boulevard will include the renovated 178-foot tall, office building and a new five-
story, 125-foot tall building, like other commercial buildings along Wilshire Boulevard, while
concentrating the residential tower height behind. As such, the project maintains the existing
physical identity along Wilshire Boulevard. Staff recommends that the General Plan be
amended in part through the Westlake Community Plan as the proposed development and
use of the site is consistent with the Regional Center Commercial land use designation and
physical identity of the area.

9.  Charter Finding — City Charter Section 556. \When approving any matter listed in Section
558, the City Planning Commission and the Council shall make findings showing that the
action is in substantial conformance with the purposes, intent and provisions of the General
Plan. If the Council does not adopt the City Planning Commission’s findings and
recommendations, the Council shall make its own findings.

The project site is located within the Westlake Community Plan, which is one of 35
community plans comprising the Land Use Element of the General Plan. The Community
Plan designates the project site with the Regional Center and Community Commercial land
use designations, which list the following corresponding zones: C2, C4, RAS3, RAS4, P,
and PB. The site is presently zoned C4-2, C2-2, C2-4 and is thus consistent with the land
use designation.

As proposed, the amendment would re-designate a portion of the subject site from
Community Commercial to Regional Center, thereby designating the entire site for Regional
Center uses. The Plan Amendment promotes an intensity and pattern of development that
is consistent with the area’s General Plan Framework designation and that encourages
transit use; reduces automobile dependency; encourages the development of multiple
family housing and community-serving commercial uses; and increases the density within
proximity of transit stations. Furthermore, the requested plan amendment would be
consistent with surrounding commercial properties along Wilshire Boulevard, wherein which
the Regional Center designation extends into the lot to create a more unified development
with consistent regulations. The project site is comprised of a large, underutilized parcel of
land, of which a large portion of which is already designated Regional Center. The project
is in substantial conformance with and will further many of the purposes, intent and
provisions of the General Plan. Land use at the project site is guided by the City’s General
Plan, and Community Plan.

General Plan Text. The development of the project represents an opportunity to address
residential and commercial issues of the Westlake Community Plan, which include a lack of
open space in apartment projects; the need for more affordable housing; a lack of continuity
and cohesiveness along commercial frontages, and inadequate transitions between
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commercial and residential uses. While the Community Plan does not explicitly identify any
goals, the proposed development furthers the following objectives and policies:

Residential Objective No. 1:

Residential Objective No. 2:

Commercial Objective No. 1:

Commercial Objective No. 3:

Commercial Objective No. 4:

Commercial Policy No. 1:

Commercial Policy No. 2:

Cultural Objective No. 1:

To designate a supply of residential land adequate to
provide housing of the types, sizes, and densities required
to satisfy the varying needs and desires of all segments of
the community’s population.

To conserve and improve existing viable housing for
persons desiring to live in Westlake, especially low and
moderate income families.

To conserve and strengthen viable commercial
development in the community and to provide additional
opportunities or new commercial development and
services.

To improve the compatibility between commercial and
residential uses.

To encourage all new large scale commercial development
to provide adequate parking and access to public
transportation.

That commercial facilities be located on existing traffic
arteries and commercial corridors.

That the pedestrian oriented commercial centers around
MacArthur Park continue to serve as a focal point for
shopping, social, and entertainment activities.

To ensure that the Plan area’s significant cultural and
historical resources are protected, preserved, and/or
enhanced.

Recreation and Parks Facilities/Open Space Objective No. 1: To provide adequate

recreation and park facilities which meet the needs of residents in the community.

As mentioned, the proposed project will address identified issues and is consistent and
compatible with the various objectives and policies of the Westlake Community Plan. The
requested entitlements have been filed in conjunction with a development containing three
components: the rehabilitation and conversion of an existing fourteen story (14-story), 178-
foot tall medical office building into a boutique hotel; the construction of a five-story (5-
story), 125-foot tall, 69,979 square-foot cultural, learning, and performing arts center that
will contain a 850-seat theater, classroom space, community hall, office space; and the
construction of a 41-story, 440-foot tall, residential tower containing 478 residential units,
with 39 units set aside for Very Low Income Households.

The project will conserve and strengthen viable commercial development, will establish a
new hotel use, construct a new cultural center, and provide for much-needed housing that
includes a very-low income affordability component. As planned for and conditioned herein,
the mixed-use project is well-designed and compatible with surrounding uses, development,
and infrastructure. The project will enhance the appearance of the surrounding commercial
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district by renovating an existing older office building and converting it to a boutique hotel;
replace an existing surface parking lot with a multi-faceted cultural and performing arts
center intended to serve the local and regional community, and construct a residential tower
containing units reserved for very-low income households, all done without the displacement
of any existing residential uses.

The project is located near many public transit opportunities, including the
Westlake/MacArthur Park Metro station and the Metro Local and Rapid Lines along Wilshire
Boulevard. The project has been designed to provide adequate parking and has been
conditioned to encourage the use of public transit. As proposed, the transit-oriented, mixed-
use, residential development will further activate Wilshire Boulevard and create a link
between existing commercial uses along the community’s important corridor. The project’s
proposed uses are integrated with one another, whereby a hotel guest may circulate to and
from the cultural center from the hotel lobby and restaurant and potential residents may
enter the proposed residential tower from the cultural center. Proposed open space
amenities are well designed and accessible throughout the project and the entire project
site, which will include new commercial, cultural, and residential uses, is appropriately
situated in MacArthur Park, a pedestrian oriented commercial center and one block away
from the Westlake/MacArthur Park Metro Station. The project’s proposed cultural center will
be a publicly accessible use containing community rooms, classroom space, an art gallery,
a roof and observation deck, a ground level plaza, all with neighborhood programming that
is intended to serve the needs of the community as well as attract visitors to the area.

With the approval of CPC-2016-3142-GPA-DB-VCU-CUB-SPR, the project would be in
conformance with the objectives and policies of the Community Plan by improving an
underutilized site with mixed-use development that preserves and enhances an existing
structure and provides for additional housing and community resources in the area. As such,
the project is in substantial conformance with the purpose, intent and provisions of the
General Plan and Community Plan.

The Westlake Community Plan pre-dates State Density Bonus law and the City’s Density
Bonus Ordinance and, as such, focuses on incentivizing the provision of affordable housing
and limiting the demolition of any existing, affordable residential units. As a result, the
project’s proposal to restrict 11% of its base density units for very-low income households
without involving the removal of any existing housing is consistent with the text of the
Community Plan. The recommended General Plan Amendment results in an increase in
the base density permitted on-site and increases the overall number of market rate and
affordable units made available through the City’s Density Bonus Ordinance. The proposed
mixed-use project will be located along a commercial corridor and adjacent to other
residential buildings. The project would revitalize the site by converting the Wilshire Medical
Building into a new hotel and replacing an underutilized parking lot with a well-designed and
landscaped project that includes a community serving cultural, performing arts, and learning
center, and a mixed-income residential tower. The project will provide many benefits to the
community including, among others, a hotel use that is lacking in the nearby vicinity, and
increased community serving uses, housing, parking, and dining opportunities within
proximity of transit stations. In addition to the language found in the Westlake Community
Plan text, the project is consistent with a number of the General Plan objectives, and
policies, as discussed further below.

Framework Element. The Framework Element for the General Plan (Framework Element)
was adopted by the City of Los Angeles in December 1996 and re-adopted in August 2001.
The Framework Element provides guidance regarding policy issues for the entire City of Los
Angeles, including the project site. The Framework Element also sets forth a Citywide
comprehensive long-range growth strategy and defines Citywide polices regarding such
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issues as land use, housing, urban form, neighborhood design, open space, economic
development, transportation, infrastructure, and public services.

According to the Framework’s Long-Range Land Use Diagram for the Metro Los Angeles
region, Regional Centers are intended to serve as the focal points of commerce, identity,
and activity and contain a diversity of uses including professional offices, residential, retail
commercial malls, major entertainment and cultural facilities and supporting services. The
Project is proposing a mix of hotel, cultural, residential and supporting services to continue
serving as a point of commerce and activity in the community and is consistent with the
General Plan’s Regional Center designation.

Regional Centers typically provide significant numbers of jobs and popular entertainment
destinations and function as hubs of bus and rail transit. Regional Centers are expected to
include higher densities than other areas of the City of Los Angeles and may be
characterized by buildings of approximately six to 20 stories (or more) in height. According
to the Framework, this density should be designed to support the development of
comprehensive public transportation systems. The project is proposing a mix of cultural,
residential, hotel, and supporting services that will be located approximately 375 feet from
the Metro-Westlake/MacArthur Park Metro Station as well as nine bus lines that currently
serve the area around the project site.

The proposed General Plan Amendment will allow the project to be developed with the
proposed density, intensity, and range of uses. The project will provide a significant number
of jobs and entertainment destinations, and function as a bus and rail transit hub. All of
which are encouraged by the Regional Center designation and the Framework Element of
the General Plan.

The Framework Element offers several policies for Regional Centers that include
accommodating land uses that serve a regional market, encouraging the development of
multi-modal transportation centers, promoting the development of high-activity areas in
appropriate locations that are designed to induce pedestrian activity, and supporting the
development of small parks that incorporate pedestrian-oriented plazas, benches, or play
areas. The project is consistent with the Framework Element goals, objectives, and policies,
including those listed below:

Goal 3A: A physically balanced distribution of land uses that contributes towards and
facilitates the City's long-term fiscal and economic viability, revitalization of
economically depressed areas, conservation of existing residential
neighborhoods, equitable distribution of public resources, conservation of natural
resources, provision of adequate infrastructure and public services, reduction of
traffic congestion and improvement of air quality, enhancement of recreation and
open space opportunities, assurance of environmental justice and a healthful
living environment, and achievement of the vision for a more liveable city.

Objective 3.1: Accommodate a diversity of uses that support the needs of the
City's existing and future residents, businesses, and visitors.

Policy 3.1.4: Accommodate new development in accordance
with land use and density provisions of the
General Plan Framework Long-Range Land Use
Diagram.
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Objective 3.2:

Objective 3.4:

Provide for the spatial distribution of development that promotes
an improved quality of life by facilitating a reduction of vehicular
trips, vehicle miles traveled, and air pollution.

Policy 3.2.1:

Policy 3.2.2:

Provide a pattern of development consisting of
distinct districts, centers, boulevards, and
neighborhoods that are differentiated by their
functional role, scale, and character. This shall be
accomplished by considering factors such as the
existing concentrations of use, community-
oriented activity centers that currently or
potentially service adjacent neighborhoods, and
existing or potential public transit corridors and
stations.

Establish, through the Framework Long-Range
Land Use Diagram, community plans, and other
implementing tools, patterns and types of
development that improve the integration of
housing with commercial uses and the integration
of public services and various densities of
residential development within neighborhoods at
appropriate locations.

Encourage new multi-family residential, retail commercial, and
office development in the City's neighborhood districts,
community, regional, and downtown centers as well as along
primary transit corridors/boulevards, while at the same time
conserving existing neighborhoods and related districts.

Policy 3.4.1:

Policy 3.4.3:

Conserve existing stable residential
neighborhoods and lower-intensity commercial
districts and encourage the majority of new
commercial and mixed-use (integrated
commercial and residential) development to be
located (a) in a network of neighborhood districts,
community, regional, and downtown centers, (b)
in proximity to rail and bus transit stations and
corridors, and (c) along the City's major
boulevards, referred to as districts, centers, and
mixed-use boulevards, in accordance with the
Framework Long-Range Land Use Diagram.

Establish incentives for the attraction of growth
and development in the districts, centers, and
mixed-use boulevards targeted for growth that
may include:

a) Densities greater than surrounding areas,

b) Prioritization of capital investment strategies
for infrastructure, services, and amenities to
support development,
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c) Economic incentives (e.g., redevelopment,
Enterprise Zones, Neighborhood Recovery,
and other),

d) Streamlined development review processes,

e) "By-right" entitlements for development
projects consistent with the community plans
and zoning,

f) Modified parking requirements in areas in
proximity to transit or other standards that
reduce the cost of development, and

g) Pro-active solicitation of development.

Goal 3F: Mixed-use centers that provide jobs, entertainment, culture, and serve the

region.

Obijective 3.10:

Reinforce existing and encourage the development of new
regional centers that accommodate a broad range of uses that
serve, provide job opportunities, and are accessible to the
region, are compatible with adjacent land uses, and are
developed to enhance urban lifestyles.

Policy 3.10.3: Promote the development of high-activity
areas in appropriate locations that are
designed to induce pedestrian activity, in
accordance with Pedestrian-Oriented District
Policies 3.16.1 through 3.16.3, and provide
adequate transitions with adjacent residential
uses at the edges of the centers.

The proposed mixed-use project will establish a new hotel use to the area and redevelop
an underutilized lot with high-density residential uses and a neighborhood- and regional-
serving cultural, performing arts, and learning center intended to attract residents, workers,
and visitors in an established pedestrian oriented, multi-family residential and mixed-use
part of Downtown Los Angeles.

Goal 4A:

An equitable distribution of housing opportunities by type and cost accessible
to all residents of the City.

Objective 4.1:

Objective 4.2:

Plan the capacity for and develop incentives to encourage
production of an adequate supply of housing units of various
types within each City subregion to meet the projected housing
needs by income level of the future population to the year
2010.

Encourage the location of new multi-family housing
development to occur in proximity to transit stations, along
some transit corridors, and within some high activity areas with
adequate transitions and buffers between higher-density
developments and surrounding lower-density residential
neighborhoods.

The project will provide housing for a mix of income levels and unit types. Of the proposed
478 residential units, 11% (39 units) will be reserved for very low income households and
the remaining units will be market rate. The project is appropriately situated near many
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public transit options with connections and ease of access to jobs, entertainment and other
amenities and is located among other multi-family uses within the Westlake Community
Plan.

Conservation Element. The Conservation Element was adopted on September 26, 2001,
and sets forth the City’s policies to address conservation, protection, development,
utilization and reclamation of natural and open space resources, and opportunities for the
protection and improvement of the city's natural resources. The project will preserve and
enhance the existing 14-story medical office building, which is a historic resource known as
the Wilshire Medical Building, consistent with Conservation Element Section 5-Cultural and
Historical policy. The conversion of the existing historic building into a hotel use will be
conducted in conformance with the Secretary of Interior's Standards for Rehabilitation,
which is consistent with the Conservation Element’s policy to "continue to protect historic
and cultural sites and/or resources potentially affected by proposed land development,
demolition or property modification activities.”

The Housing Element of the General Plan will be implemented by the recommended action
herein. The Housing Element is the City’s blueprint for meeting housing and growth
challenges. It identifies the City’s housing conditions and needs, reiterates goals, objectives,
and policies that are the foundation of the City’s housing and growth strategy, and provides
the array of programs the City has committed to implement to create sustainable, mixed-
income neighborhoods across the City. The Housing Element includes the following foals,
objectives, and policies relevant to the instant request:

Goal 1: A City where housing production and preservation result in an adequate supply
of ownership and rental housing that is safe, healthy and affordable to people of
all income levels, races, ages, and suitable for their various needs.

Objective 1.1: Produce an adequate supply of rental and ownership housing in order to
meet current and projected needs.

Policy 1.1.2 Expand affordable rental housing for all income groups
that need assistance.

Policy 1.1.3 Facilitate new construction and preservation of a range
of different housing types that address the particular
needs of the city’s households.

Policy 1.1.4 Expand opportunities for residential development,
particularly in designated Centers, Transit Oriented
Districts and along Mixed-Use Boulevards.

Objective 1.4. Reduce regulatory and procedural barriers to the production and
preservation of housing at all income levels and needs.

Policy 1.4.1. Streamline the land use entitlement, environmental
review, and building permit processes, while maintaining
incentives to create and preserve affordable housing.

The General Plan Amendment from Community Commercial to Regional Center land use
implement the Housing Element by increasing the housing supply, consistent with the
Community Commercial land use designation. With the proposed Amendment to Regional
Center, the applicant may utilize Los Angeles Municipal Code Section 12.22-A,18 to
calculate density at 200 square feet per dwelling unit rather than 400 square feet per
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dwelling unit. Approval of the Amendment would permit a new base density for the project
site that is 354 dwelling units, rather than the 271 units that would be permitted today. In
addition, the requested density bonus of 35%, allows an additional increase in the number
of dwelling units permitted on-site, up to a total of 478 dwelling units, with 39 units set aside
for very low income households. The project would achieve the production of new housing
opportunities, meeting the needs of the city, while ensuring a range of different housing
types (studio, one- and two-bedroom rental units) that address the particular needs of the
city’s households. Additionally, the project site is located within a Transit Priority Area, is
approximately 375 feet from the Westlake/MacArthur Park Metro Station, and faces Wilshire
Boulevard, which is serviced by a Metro Rapid Line.

Furthermore, the approval of the project streamlines the land use entitlement process,
environmental review, and building permit process by establishing a singular regulatory
standard across the entire site, which allows for the construction of up to 478 dwelling units,
as opposed to the project going through multiple individual entitlements.

Therefore, the General Plan Amendment is consistent with the Housing Element goals,
objectives, and policies of the General Plan.

The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected
by the recommended action herein. Wilshire Boulevard, abutting the property to the north,
is an Avenue |l, dedicated to a right-of-way width of 86 feet, with a roadway width of 56 feet
and 15-foot sidewalks, and is improved with asphalt roadway and concrete curb, gutter and
sidewalk. Westlake Avenue, abutting the property to the west, is a Local Street — Standard,
dedicated to a right-of-way width of 60 feet, with a roadway width of 36 feet, and 12-foot
wide sidewalks, and is improved with asphalt roadway and concrete curb, gutter and
sidewalk. Bonnie Brae Street, abutting the property to the west, is a Local Street - Standard,
dedicated to a right-of-way width of 60 feet, with a roadway width of 36 feet, and 12-foot
wide sidewalks, and is improved with asphalt roadway and concrete curb, gutter and
sidewalk.

Furthermore, the project meets the following policies of the Mobility Plan 2035:

Policy 2.3: Recognize walking as a component of every trip, and ensure high-quality
pedestrian access in all site planning and public right-of-way modifications
to provide a safe and comfortable walking environment.

Policy 2.10: Facilitate the provision of adequate on and off-street loading areas.

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and
vehicular modes - including goods movement - as integral components of
the City’s transportation system.

Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by
providing greater proximity and access to jobs, destinations, and other
neighborhood services.

Policy 3.4: Provide all residents, workers and visitors with affordable, efficient,
convenient, and attractive transit services.

Policy 3.5: Support "first-mile, last-mile solutions” such as multi-modal transportation
services, organizations, and activities in the areas around transit stations
and major bus stops (transit stops) to maximize multi-modal connectivity
and access for transit riders.
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10.

Policy 3.7. Improve transit access and service to major regional destinations, job
centers, and inter-modal facilities.

Policy 3.8. Provide bicyclists with convenient, secure and well-maintained bicycle
parking facilities.

The project’s proximity to existing regional transit services, approximately 375 feet
from the Metro-Westlake/McArthur Park Redline rail station and fronting along a Metro
Rapid line along Wilshire Boulevard, will reduce vehicular trips to and from the project,
vehicle miles traveled, and will contribute to the improvement of air quality. The
adjacency of the regional transit services along with the creation of 478 dwelling units,
200 hotel guest rooms, and a 70,000 square-foot multi-cultural and performing arts
center ties the proposed project into a regional network of transit and housing.

In addition, the project will provide a minimum of 629 bicycle parking spaces, including
478 long-term and 48 short-term spaces for the residences and a combined 45 long-
term and 58 short-term spaces for the hotel and multi-cultural and performing arts
center. All long-term bike parking would be located within the parking garage area.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources,
new mobility technologies, and supporting infrastructure.

As conditioned, a minimum of 20% of all new parking spaces will be installed as
electronic vehicle-ready. In addition, 5% of those parking spaces will have EV parking
facilities.

Lastly, the Department of Transportation submitted a Traffic Impact Assessment of the
proposed project that was approved on August 9, 2016, where it was determined that
traffic impacts from trips generated from the project will be less than significant.

Therefore, the General Plan Amendment and Zone and Height District Change is
consistent with Mobility Plan 2035 goals, objectives and policies of the General Plan.

Charter Finding — City Charter Finding 558. The proposed Amendment to the Westlake
Community Plan will be in conformance with public necessity, convenience, general welfare
and good zoning practice.

The proposed amendment to the Plan would re-designate the southerly portion of the site
from Community Commercial to Regional Center and remove the Plan Footnote No. 2 from
the site, thereby creating a consistent land use that allows for a unified mixed-use
development. The change in land use designation allows for a redevelopment of the site
that includes the renovation and conversion of a 14 story, medical office building into a hotel;
the construction of a five story, 125-foot tall cultural, performing arts, and learning center,
and the construction of a residential tower located above a ten-story parking podium, totaling
41 stories in height. The amendment allows for the subject site’s base density to increase
from 271 to 354 dwelling units and allows those parcels with a designated Height District
No. 4 to fully utilize the height district for additional floor area. From this newly established
base, the applicant has requested a density bonus with two onOmenu incentives that would
further increase the project’s potential size and unit count, and result in a provision of a a
significant number of units reserved for Very Low Income households.
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a. Public Necessity. On April 8, 2015, Mayor Eric Garcetti released the City’s first-ever
Sustainable City pLANn. The pLAn is both a roadmap to achieve back to basics short-
term results while setting the path to strengthen and transform our City in the decades
to come. In it, the Mayor set forth a goal of creating 100,000 new housing units by 2021.
The subject property is currently designated Community Commercial and Regional
Center with the corresponding zones of C2 and C4. As it exists today, a total of 271
residential units would be permitted with a 35% density bonus allowing an increase of
up to 365 units. This number is more than 100 units less than what is now possible given
the recommended amendment to the Westlake Community Plan. With more than 80%
of the Community Plan’s housing stock constructed more than 25 years old, and nearly
60% of its housing constructed more than 45 years ago, the proposed project will infuse
a significant number of housing units into the Westlake Community Plan, the second
more dense community in the City. As such, the project is viewed as catalytic to the
Westlake Community Plan, and particularly to the MacArthur Park community in which
it is located and where it is believed that it would contribute to the evolution of the
surrounding area into a residential, commercial, and mixed-use area. The project will
provide 478 new housing units for a mix of incomes, including 39 units set aside for Very
Low Income households and provide amenities that would improve the quality of life for
existing and future residents. The project will be providing new housing without the direct
displacement of any housing units. As such, the project supports the Mayor’s goal of
producing 100,000 new housing units by 2021.

b. Convenience. Approval of the requested General Plan Amendment from Community
Commercial to Regional Center and the removal of Westlake’s Footnote No. 2 from the
subject property would facilitate the redevelopment of an underutilized development site
that is proximate to mass transit options. The proposed land use amendment would
permit a mixed-use development that appropriately locates needed residential density
near several transit options that afford easy access to employment centers,
entertainment, and services, creates new commercial uses for the neighborhood,
promotes pedestrian activity in the general area, and provides a learning, performing
arts, and community gathering point within the proposed cultural center, a hotel that will
serve as a neighborhood and regional amenity, and new recreational and open space
amenities available to residents and the surrounding community.

c. General Welfare. Granting the requested General Plan Amendment to Regional Center
will unify the land use designation on the site, given that the Westlake Community Plan
has designated most Wilshire facing parcels as Regional Center. The recommended
amendment will only extend this existing land use designation to the south, within the
subject site, thereby creating a consistency in land use patterns and allowing for a better
planned, unified development project to be planned and constructed. The proposed
project will serve the interests of both visitors and residents of the community, and the
amendment will allow for the construction of much needed housing in a community that
has not seen much housing growth in the last 15 years. As discussed above, the area
is served by transit that would afford residents access to jobs, entertainment, and
services within Downtown and the Greater Los Angeles region. As an infill development
project, the requested amendment will increase the City’'s housing stock, while
minimizing any burden placed upon the existing infrastructure, including roads and
utilities. Additionally, the proposed project would activate and enhance the aesthetic
character of a currently underutilized site in a transit-rich neighborhood.

d. Good Zoning Practices. The project site has a land use designation of Regional Center
and Community Commercial and is zoned C4-2, C2-2, and C2-4. The recommended
action herein is to redesignate the southern half of the subject site from Community
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Commercial to Regional Center. The request does not involve a zone change. As such,
the C2-2 and C2-4 zoning designations within the existing Community Commercial
designated parcels will remain. These subject parcels are corresponding zones to the
Regional Center land use designation and will be consistent with the proposed
designation. Furthermore, the requested plan amendment to Regional Center would be
consistent with surrounding commercial properties along Wilshire Boulevard, wherein
which the Regional Center designation extends into the lot to create a more unified
development with consistent regulations.

As proposed, the project would not only provide new housing for a mix of incomes, but
would offer amenities that would improve the quality of life for existing and future
residents as well as the surrounding community. The redevelopment of the project site
from an underutilized office building and surface parking into a 478-unit mixed-use
development with 39 affordable unit, a 220-guestroom hotel, and a neighborhood and
regional serving cultural center will assist in the transformation of the area into a more
walkable and vibrant neighborhood in close proximity to public transit and MacArthur
Park. As discussed previously, the amendment to the Westlake Plan will create a
consistency in land use on site that is similar to adjoining commercial parcels that also
face Wilshire Boulevard. As such, the plan amendment to Regional Center would be
consistent with good zoning practices and development patterns in the immediate area.

Density Bonus/Affordable Housing Incentives Compliance Findings

8.

Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a density
bonus and requested incentive(s) unless the director finds that the incentives are not
required in order to provide for affordable housing costs as defined in California
Health and Safety Code Section 50052.5, or Section 50053 for rents for the affordable
units.

The record does not contain substantial evidence that would allow the City Planning
Commission to make a finding that the requested incentives are not necessary to provide
for affordable housing costs per State Law. The California Health & Safety Code Sections
50052.5 and 50053 define formulas for calculating affordable housing costs for very low,
low, and moderate income households. Section 50052.5 addresses owner-occupied
housing and Section 50053 addresses rental households. Affordable housing costs are a
calculation of residential rent or ownership pricing not to exceed 25 percent gross income
based on area median income thresholds dependent on affordability levels.

The list of on-menu incentives in 12.22 A.25 were pre-evaluated at the time the Density
Bonus Ordinance was adopted to include types of relief that minimize restrictions on the
size of the project. As such, the Department of City Planning will always arrive at the
conclusion that the density bonus on-menu incentives are required to provide for affordable
housing costs because the incentives, by their nature, increase the size of the project. The
requested on-menu incentives (an increase in FAR and an averaging of FAR and density)
are expressed in the Menu of Incentives per LAMC 12.22 A.25(f) and, as such, permit
exceptions to zoning requirements that result in building design or construction efficiencies
that provide for affordable housing costs.

The requested on-menu incentives allow the developer to expand the building envelope of
the proposed residential tower by allowing an increase in FAR and FAR averaging so larger
units can be built than would otherwise be allowed on the proposed residential lot. Without
the increase the 35% FAR increase and FAR averaging, the project would only be permitted
a total floor area of 371,672 which removes 99,679 square feet for the existing building and
69,979 square feet for the proposed multi-cultural and performing arts center from the by-
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right permitted floor area of 541,330 square feet. For the project which proposes 478
residential units composed of studio to two-bedroom units ranging from 464 square feet to
1,652 square feet, together with residential amenities, all within a total floor area of 514,887
square feet, this would result in a loss of 143,215 square feet of lot area. Without the FAR
increase and FAR averaging incentives, the project would result in a significant loss of units
or each of the 478 proposed units would have to be reduced in size by approximately 299
square feet on average. Even if the project were to remove the 11,747 square feet of its
surplus open space amenities, it would still be required to remove an average of 275 square
feet of area per residential unit. Each of these scenarios would significantly impact the
financial viability of the project.

9.  Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a density
bonus and requested incentive(s) unless the director finds that the Incentives will
have a Specific Adverse Impact upon public health and safety or the physical
environment or on any real property that is listed in the California Register of
Historical Resources and for which there is no feasible method to satisfactorily
mitigate or avoid the Specific Adverse Impact without rendering the development
unaffordable to Very Low, Low and Moderate Income households. Inconsistency with
the zoning ordinance or general plan land use designation shall not constitute a
specific, adverse impact upon the public health or safety.

There is no evidence that the proposed incentives will have a specific adverse impact. A
"specific adverse impact" is defined as, "a significant, quantifiable, direct and unavoidable
impact, based on objective, identified written public health or safety standards, policies, or
conditions as they existed on the date the application was deemed complete" (LAMC
Section 12.22.A.25(h)). As required by Section 12.22 A.25 (e)(2), the project meets the
additional eligibility criterion that is required for density bonus projects. As required, the
facade of the new buildings facing Wilshire Boulevard, Bonnie Brae Street, and Westlake
Avenue will be articulated with a change of materials or a break in plane so the facades are
not flat surfaces. The buildings will also be oriented toward the streets with entrances,
windows, architectural features and balconies on street-facing elevations as required.
Although the project includes a designated historic resource, the project has been
determined to not result in a significant impact to this resource. Finally, according to ZIMAS,
the project is not located on a substandard street in a Hillside area or a Very High Fire
Hazard Severity Zone. Therefore, there is no substantial evidence that the proposed project
will have a specific adverse impact on the physical environment, on public health and safety.

Conditional Use Findings to for the Sale of Alcohol

A particular type of development is subject to the conditional use process because it has been
determined that such use of property should not be permitted by right in a particular zone. All
uses requiring a conditional use permit from the Zoning Administrator are located within Section
12.24-W of the Los Angeles Municipal Code. The project has requested a conditional use
approval for the proposed hotel’s location within 500 feet of a residential zone or use and has
additionally requested a conditional use approval for the on- and off-site sales of alcohol. In order
for these requested entitlements to be authorized, the legally mandated findings delineated in
Sections 12.24-E and 12.24-W.1 have to be made in the affirmative. In these cases, there are
additional findings in lieu of the standard findings for most other conditional use categories.

As discussed in the project’s background, the applicant’s request for a conditional use approval
of a hotel use within 500 feet of a residential zone or use has been dismissed.
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10.

The project will enhance the built environment in the surrounding neighborhood or
will perform a function or provide a service that is essential or beneficial to the
community, city or region.

A conditional use is a discretionary request for a particular use which is not allowed as a
matter of right within the zone. The conditional use process singles out types of uses which
can be compatible and even desirable, but because of potential impacts are not always
desirable at every location in unlimited numbers, or in a location without restrictions and
conditions tailored to the specific use. The use will not be materially detrimental to the
character of the development in the immediate area if feasible and conditions of approval
and effective mitigation measures are imposed. The applicant has requested a conditional
use to permit the on- and off-site sales of a full line of alcohol in the C2 and C4 Zones.

The applicant is requesting the sale and dispensing of a full line of alcohol for on-site
consumption in the hotel, in conjunction with a 1,351 square-foot bar with 32-seats, a 13,582
square-foot restaurant with 176 seats, and a 4,358 square-foot roof-top terrace with 100
seats, for a total of 396 seats. The applicant is also requesting the sale and dispensing of
a full line of alcohol for on-site consumption in the cultural center, which has a 2820 square-
foot roof-top terrace with 88 seats. The cultural center is connected to the hotel, and the
kitchen that services the hotel is located on the ground floor of the cultural center. The
proposed hours of operation and alcohol sales are from 11:00 AM to 2:00 AM Monday
through Sunday.

The applicant is seeking a Conditional Use to permit the on-site sales and dispensing and
the off-site sales of a full line of alcohol for a project that includes the redevelopment of an
existing medical office building (Wilshire Medical Building) into a 220 guest room hotel and
the new construction of a cultural, performing arts, and learning center and residential tower.
The hotel will contain restaurant space on the ground floor level, a guest-serving
convenience store, and multi-purpose/ballrooms on the second floor. The proposed multi-
cultural and performing arts center will contain a large ground floor lobby, café, and
community hall on the ground floor level, a large foyer and office space rooms on the second
floor, alarge foyer and art gallery/exhibition space on the third floor, a large foyer and theater
occupying the fourth and fifth floors, and finally a rooftop level amphitheater and bar. The
mixed-use development will contain a residential tower that will be connected to and
accessed through the multi-cultural and performing arts center. The project will perform a
function for the community and City that will reactivate an underutilized commercial building
to provide a full-service hotel on Wilshire Boulevard and will redevelop an existing surface
parking lot to provide a new, conveniently located multi-cultural and performing arts center,
as well as new residential units.

The project’s central location within the Westlake Community Plan, adjacent to MacArthur
Park and the Westlake/MacArthur Park Metro Station provide for a significant physical and
social identity. MacArthur Park is an identified “main area” within the Westlake Community
Plan. As the plan describes it, “MacArthur Park bounded by Sixth Street to the north Seventh
Street to the west and Witmer Street to the east is the commercial hub and heart of
Westlake. Many of the activities surrounding the park cater to the predominantly Latino
population of Westlake. A Red Line Metro Rail Station is located across from the park on
Alvarado Street. MacArthur Park is the largest public open space in the Community Plan
Area. The MacArthur Park area is also one of eight special vending districts established by
ordinance in 1994.”

The project will enhance the built environment in the surrounding neighborhood, and will
provide services that are beneficial to the community and greater region. The
reestablishment of the existing medical office building into a hotel with a multi-cultural and
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performing arts center and residential tower constructed in its parking lot provides the
property with a use that is more in-line with the needs and projected growth of MacArthur
Park neighborhood. The close proximity of the subject site to the Westlake/MacArthur Park
Metro Station accommodates a walkable hotel option and cultural center for hotel guests
and tourists alike wishing to travel to Downtown Los Angeles or Hollywood. There are limited
hotel options along the Wilshire corridor, just west of Downtown Los Angeles, and the
proposed project will help serve a need in the community.

The sale and service of alcohol within the proposed development is essential for the vitality
of the hotel and its accessory uses; restaurant and bar space, and multi-cultural and
performing arts uses. Offering alcohol that is incidental to the larger services provided on-
site is an amenity that is not only desired by patrons, but is expected of quality restaurants
and entertainment uses. The proximity to Downtown Los Angeles and Hollywood via the
Metro rail system demands certain amenities be offered to guests and patrons of the site in
order for the project to remain successful and be competitive with similar uses across the
City.

Although located proximate to Downtown Los Angeles, the immediately surrounding
neighborhood is absent of a full-service hotel and similar multi-cultural and performing arts
center available to serve the needs of the community. The addition of a hotel and restaurant
space with incidental alcohol sales will allow for the success of a renovated medical office
building and cultural center that will provide a beneficial service to the community. With the
service of alcoholic beverages in such settings accepted as a normal and desirable
complement to food service in quality hotels and restaurants, the provision of such within
the project is found to be desirable to the public convenience and welfare.

With the project site located less than one block away from the Westlake/MacArthur Parking
Metro Station, the transit-oriented development will provide convenient access to a quality
hotel, restaurant space, and a multi-cultural and performing arts center, creating a vibrant
area for street life within a redeveloped, safe, and secure environment. The incidental on-
and off-site alcohol sales of alcohol will be a piece of a larger project that will serve as a
catalyst for the area to tie together tourism, residential, employment, and shopping.
Therefore, an essential and desirable service will be performed by providing alcohol sales
within a carefully controlled, high-quality hotel and mixed-use development.

The project’s location, size, height, operations and other significant features will be
compatible with and will not adversely affect or further degrade adjacent properties,
the surrounding neighborhood, or the public health, welfare and safety.

The proposed project is considered an infill development in a neighborhood that is
developed with mixed residential and commercial land uses. The land use and zoning in
the immediate vicinity of the project is reflective of multi-family residential and commercial
uses located in the C2, C4, and R4 Zones. The project vicinity includes established low-
and mid-rise commercial and multi-family development. Northerly, across Wilshire
Boulevard are several commercial buildings in an area zoned C4-2. These buildings
include a two- and three-story office building; and one-story office building; and a three-
story building with retail uses on the ground floor and residential uses above. Southerly,
the directly abutting property is developed with a four- and five-story residential building
with ground floor retail along Westlake Avenue. To the west, across Westlake Avenue, is
a ten-story medical office building and accessory surface parking that is immediately north
of the Westlake/MacArthur Park Metro Station. To the east, across Bonnie Brae Street, are
several commercial and office buildings that range from two- to four stories.
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The applicant is requesting a Conditional Use (CUB) for the sale and dispensing of a full
line of alcohol for on-site consumption in the hotel restaurant, bar, and roof-top terrace
(9,321 square-feet, 208 indoor seats, 100 outdoor seats). The applicant is also requesting
the sale and dispensing of a full line of alcohol for on-site consumption in the cultural center’s
roof-top terrace (2,820 square-feet, 88 outdoor seats). The cultural center is connected to
the hotel, and the kitchen that services the hotel is located on the ground floor of the cultural
center. The restaurant will provide an attractive eating venue that incorporates roof-top
terrace dining enabling patrons to relax and congregate in an attractive and enjoyable
setting. Furthermore, the restaurant is at a convenient location that residents can access by
walking or using public transit. The project will enhance the surrounding neighborhood by
providing restaurants and amenities consistent with similar commercial locations in the City.

The proposed hotel, restaurant space, and cultural center will be located within an
established regional commercial center. Within the hotel, the service of alcohol will be
almost entirely on-site, with the only off-site sales located in a gift/convenience shop that
incidental to the hotel. Food and beverage offerings in a hotel restaurant, including any
bar area, boutique gift/convenience shop, room service, and in-room mini-bars are basic
amenities for guests. The availability of alcoholic beverages in a hotel is an expected part
of the traveling experience expected by discerning travelers. The similar is to be expected
from the proposed multi-cultural and performing arts center that will provide a new amenity
to the area that is intended to improve the urban atmosphere, directly serve the community
as well as draw in visitors and tourists for exhibits and special events.

The requested alcohol sales have been approved as incidental to a hotel, restaurant and
bar space and multi-cultural and performing arts center and are anticipated to assist in the
improvement of the welfare of the neighboring community. The new uses which will bring
about new residents, hotel guests, tourists, and visitors who live within the center will
improve the pedestrian experience and increase safety as there will be more active streets
during extended hours of the day and night. The project will also improve the aesthetic of
the streets on which it fronts, Wilshire Boulevard, Westlake Avenue, and Bonnie Brae Street,
increasing their physical appeal and reiterating the safety of the area, through lighting and
public improvements required by the project’s associated subdivision request.

Numerous conditions have been adopted in conjunction with this approval to ensure that
the operation of the hotel and restaurants are compatible with the surrounding community,
and to minimize any potential adverse impacts from all its operations. The grant has been
given a seven (7) year life to preclude further sales of alcohol if management is not able to
operate within the terms of this grant, and in doing so, becomes a nuisance to the
community. Thus, it can be found that the proposed use will not adversely affect the welfare
of the pertinent community.

Therefore, as conditioned herein, the proposed use will not adversely affect the welfare of
the pertinent community. The Zoning Administrator has imposed numerous conditions to
integrate the use into the community and reflect the mode of operation stated in the
application.

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

Pursuant to LAMC Section 12.36-D, when acting on multiple applications for a project, when
appropriate, findings may be made by reference to findings made for another application
involving the same project. This finding is substantially identical to the finding found earlier
in this document as City Charter Finding 556 and is hereby incorporated by reference. The
subject site is not located within a specific plan.
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The granting of the application will not result in an undue concentration of premises
for the sale or dispensing for consideration of alcoholic beverages, including beer
and wine, in the area of the City involved, giving consideration to applicable State
laws and to the California Department of Alcoholic Beverage Control’s guidelines for
undue concentration; and also giving consideration to the number and proximity of
these establishments within a one thousand foot radius of the site, the crime rate in
the area (especially those crimes involving public drunkenness, the illegal sale or use
of narcotics, drugs or alcohol, disturbing the peace and disorderly conduct), and
whether revocation or nuisance proceedings have been initiated for any use in the
area.

According to the State of California Department of Alcoholic Beverage Control (ABC)
licensing criteria, two (2) on-sale and one (1) off-sale licenses are allocated to subject
Census Tract No. 2089.02. There are currently zero (0) on-site and five (5) off-site licenses
in this Census Tract. Two (2) of the existing establishments are liquor stores, one (1) is a
supermarket, one (1) is a drug store, and one (1) is a neighborhood serving market. Four
(4) of these establishments sell a full line of alcohol and one (1) sells beer and wine, only.
The project is located within a Regional Center where a variety of uses is permitted and
encouraged and concentration of licenses is anticipated, however, this is not the case with
the proposed project. The closest restaurant which serves alcohol is located approximately
0.4 miles away from the subject site. The next closest restaurants are 0.6 and one (1) mile
away from the subject site. Two (2) small, local dive bars are located approximately two
blocks southeast and southwest of the subject site. The proposed restaurant and bar space
within the project, however, are programmed to be accessory to a much larger project. The
applicant is proposing to add one Type 47 license, one Type 48 license, and one Type 70
license. In doing so, the applicant will have the ability to sell a full line of alcohol for on-site
consumption in the hotel and cultural center.

Over-concentration, in this case for off-site sales, can be undue when the addition of a
license will negatively impact a neighborhood. Over-concentration is not undue when
approval of a license does not negatively impact an area, but rather such license benefits
the public welfare and serves as a convenience. As described, the project proposing the on-
site sales of a full line of alcohol that will be incidental to the hotel and multi-cultural
performing arts uses and off-site sales will be incidental to the hotel and will be within a
boutique gift shop/convenience store for hotel guests. The project is not anticipated to
adversely affect the community welfare because the proposed uses are desirable and
needed uses in an area.

Within the proposed hotel, the project will add 1) one Type 47 license for its use that will
include the on-site hotel uses (lobby bar/lounge, restaurants, and roof-top pool bar/lounge),
2) one Type 66 license for in-room alcohol access cabinets (“mini-bars”), and 3) a Type 21
license for off-site sales at the hotel gift shop. The proposed ground floor restaurant/lounge
of the hotel will contain a separate Type 47. In addition, a Type 47 license would be also be
requested for the on-site sale of alcohol at the restaurant that would be located on the
ground floor of the high-rise mixed-use building.

According to statistics provided by the Los Angeles Police Department’s Rampart Division
Vice Unit, within Crime Reporting District No. 256, which has jurisdiction over the subject
property, a total of 401 crimes were reported in 2016 (216 Part | and 185 Part Il crimes),
compared to the total area average of 189 crimes for the same reporting period. Part Il
Crimes reported include, Homicide (0), Manslaughter (0), Rape (1), Robbery (41),
Aggravated Assault (20), Burglary (4), Vehicle Theft (5), Larceny (145), Other Assaults (18),
Weapons (1), Prostitution (3), Sex (4), Narcotics (22), Liquor Laws (30), Public Drunkenness
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(17), Disturbing the Peace (0), Disorderly Conduct (0), Gambling (0), DUI related (12),
Moving Traffic Violations (3), and other offenses (29). These numbers do not reflect the total
number of arrests in the subject reporting district over the accountable year. Arrests for this
calendar year may reflect crimes reported in previous years.

An undue concentration can occur when the addition of a license will negatively impact a
neighborhood. An undue concentration will not occur when the approval of a license does
not negatively impact an area, but instead benefits the public welfare and convenience. The
census tract will have an additional new license, but the project will not adversely affect
community welfare because the hotel and cultural center are appropriate and desirable
community uses. Furthermore, the hotel and cultural center are located at a particularly
accessible location on Wilshire Boulevard, one-block east of MacArthur Park and the
Westlake/MacArthur Park Metro Station. This area attracts a high volume of patrons and
should provide enough establishments to satisfy the needs and desires of these patrons
and the community.

The proposed use will not detrimentally affect nearby residentially zoned
communities in the area of the City involved, after giving consideration to the
distance of the proposed use from residential buildings, churches, schools,
hospitals, public playgrounds and other similar uses, and other establishments
dispensing, for sale or other consideration, alcoholic beverages, including beer and
wine.

The project will not detrimentally affect nearby residentially zoned uses. The project is
located within a commercial regional center where diversity among land uses is common.
The approval of the application will not detrimentally affect nearby residential zones or uses
because the area surrounding the project is primarily characterized by commercial uses.

The land use and zoning in the immediate vicinity of the project is reflective of multi-family
residential and commercial uses located in the C2, C4, and R4 Zones. The project vicinity
includes established low- and mid-rise commercial and multi-family development.
Northerly, across Wilshire Boulevard are several commercial buildings in an area zoned
C4-2. These buildings include a two- and three-story office building; and one-story office
building; and a three-story building with retail uses on the ground floor and residential uses
above. Southerly, the directly abutting property is developed with a four- and five-story
residential building with ground floor retail along Westlake Avenue. To the west, across
Westlake Avenue, is a ten-story medical office building and accessory surface parking that
is immediately north of the Westlake/MacArthur Park Metro Station. To the east, across
Bonnie Brae Street, are several commercial and office buildings that range from two- to
four stories.

The following sensitive uses are located within a 1,000-foot radius of the project site:

e The Universal Church - 625 S Bonnie Brae Street

e Esperanza Elementary School - 680 Little Street

e Camino Nuevo Charter Academy - Burlington Campus - 697 S Burlington Avenue

e Camino Nuevo Charter Academy Early Education Center - 661 S Burlington
Avenue, Los Angeles 90057

e Sang Lok Presbyterian Church - 733 S Burlington Avenue

e LaVina en Los Angeles - 720 S Lake Street

e MacArthur Park/MacArthur Lake - 653 S Alvarado Street

< El Dios Viviente Asambleas de Dios - 611 S Burlington Avenue
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The applicant understands the character of the neighborhood and is committed to helping
preserve the character through responsible service of alcohol in conjunction with the
operation of the hotel and cultural center. The use is located on a site with a Regional
Center Commercial land use designation where diversity amongst uses is common. Overall,
the subject location is well-distanced and/or buffered from nearby residential zones and
uses. Therefore, the sale alcohol for on-site consumption will not detrimentally affect the
neighboring residential properties or other sensitive uses in the area.

The project will include a 220-room hotel, a multi-cultural and performing arts center, and
478 new residential units, and has its interest to serve the needs of their owners by making
certain that establishments offering alcohol are operated in a responsible manner. The
service of alcohol will be located within a contained environment, where monitoring is
facilitated and the property owner retains responsibility for strict oversight and compliance
with all regulations and conditions.

As part of a future Plan Approval process, individual venues will have specific conditions
tailored to the specific use. The conditions will limit any potential nuisance for the
surrounding area, including close residential neighbors and the project's own residences.
Additionally, the project will provide security for the building, ensuring that while visitors,
patrons, and guests enjoy the amenities offered, no nearby uses will be disturbed. The
proposed alcohol sales will serve to support the activation of the subject site and local
community that is designated as a Regional Center. As conditioned, the proposed hotel will
not detrimentally affect nearby residentially zoned properties.

Site Plan Review Findings
In order for the Site Plan Review to be granted, all three of the legally mandated findings
delineated in Section 16.05-F of the Los Angeles Municipal Code must be made in the affirmative.

16.

17.

The project is in substantial conformance with the purposes, intent and provisions of
the General Plan, applicable community plan.

Pursuant to LAMC Section 12.36-D, when acting on multiple applications for a project, when
appropriate, findings may be made by reference to findings made for another application
involving the same project. This finding is substantially identical to the finding found earlier
in this document as City Charter Finding 556 and is hereby incorporated by reference.

The project consists of an arrangement of buildings and structures (including height,
bulk and setbacks), off-street parking facilities, loading areas, lighting, landscaping,
trash collection, and other such pertinent improvements that is or will be compatible
with existing and future development on neighboring properties.

The land use and zoning in the immediate vicinity of the project is reflective of multi-family
residential and commercial uses located in the C2, C4, and R4 Zones. The project vicinity
includes established low- and mid-rise commercial and multi-family development.
Northerly, across Wilshire Boulevard are several commercial buildings in an area zoned
C4-2. These buildings include a two- and three-story office building; and one-story office
building; and a three-story building with retail uses on the ground floor and residential uses
above. Southerly, the directly abutting property is developed with a four- and five-story
residential building with ground floor retail along Westlake Avenue. To the west, across
Westlake Avenue, is a ten-story medical office building and accessory surface parking that
is immediately north of the Westlake/MacArthur Park Metro Station. To the east, across
Bonnie Brae Street, are several commercial and office buildings that range from two- to
four stories.
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The project will include unique and compatible uses to neighboring properties, including the
proposed hotel, located in the northwest portion of the project site, at the intersection of
Wilshire Boulevard and Westlake Avenue; a five-story learning, multi-cultural and
performing arts center (“multi-cultural center”) at the northeast portion of the site, at the
intersection of Wilshire Boulevard and Bonnie Brae Street;, and an apartment and parking
complex, located in the southeast portion of the project site. An existing 14-story medical
office building, a historic resource known as the Wilshire Medical Building, will be preserved
and converted to a 220-room hotel. All existing surface parking will be removed, and a 41-
story, 478-unit apartment building, containing a 12-level, 933-space parking structure (two
subterranean levels and ten above-grade levels) will be constructed. At full project build
out, the surface parking areas will no longer remain.

Height, Bulk and Setbacks

The design of the hotel, multi-cultural center, residential uses, and related parking has
been arranged to be compatible with neighboring properties. On Wilshire Boulevard,
the project will include restaurant uses on the ground floor of the hotel, with clear glass
storefronts and window displays compatible with both historic preservation and the
surrounding properties. The storefronts will create a visual connection and will increase
pedestrian activity. The multi-cultural center will have its first and second floors set back
11 feet to 45 feet from Wilshire Boulevard and will include an attractive plaza that has
been designed as a gathering place for the community.

On Westlake Avenue, the project will also include its check-in and bar area on the
ground floor of the hotel, with clear glass storefronts and window displays compatible
with both historic preservation and the surrounding properties. The hotel building’s
historic fagade and motor court will be preserved and enhanced in its current condition.
Ample parking for residents, visitors and patron has been incorporated into the project
and will be unique and architecturally attractive. Parking for the project will be provided
two (2) levels of below grade and nine (9) levels of above grade parking. The parking
podium has been designed to include loading and bicycle parking areas for improved
convenience and accessibility and the project has been conditioned to encourage the
use of the nearby public transit.

On Bonnie Brae Street, the project will include its multi-cultural and performing art center
which will enhance the community by providing a culturally inclusive learning/exchange
center; housing an art gallery/exhibition space, class/training rooms and an 850-seat
performing arts auditorium. Cladded in multicolored mosaic glass tiles and inspired by
historic frescos dating back to 5" century AD, the design for the performing arts center
has been described as deriving from the World Heritage Site located in Sri Lanka, called
Sigiriya or “the Lion Rock”. The parking structure will provide access to Bonnie Brae
Street and will be designed with a horizontal patterned spandrel glass fagade.

The project’s arrangement of buildings and structures, parking facilities, loading areas,
lighting, landscaping, trash collection, and other improvements will be compatible with
the existing and future developments on adjacent and neighboring properties. The
building heights, bulk and scale that face Wilshire Boulevard are compatible with several
multi-story buildings within proximity of the project area. The project provides needed
housing and commercial uses, and an enhanced focal point for the community. The
existing 14 story medical office building was built with O-foot setbacks along Wilshire
Blvd and Westlake Avenue. The residential tower will be setback approximately 18-feet
from the south property line, and O-feet from S. Bonnie Brae Street. The multi-cultural
center will have its first and second floors set back 11-feet to 45-feet from Wilshire
Boulevard; floors three through five will have 0-foot setbacks, and the parking structure
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will built with O-foot setbacks. The multi-cultural center will have wall and landscape
lighting along Wilshire Blvd, the parking structure will have internal lighting, and the
residential tower will have lighting on the tower roof. The project will provide 62,497
square feet of open space, including an amphitheater, observation deck, and terrace bar
on the cultural center roof deck, and a swimming pool and fithess area on top of the
apartment complex.

Off-Street Parking Facilities

Ample parking for residents, visitors and patron has been incorporated into the project
and will be unique and architecturally attractive. A total of 933 automobile parking spaces
and 629 bicycle parking spaces are proposed. Vehicular access to the project site will
be provided via two, two-way driveways, one on Westlake Avenue and other on Bonnie
Brae Street. The hotel and multi-cultural performing arts center (public use) will be
accessed from Westlake Avenue, where a motor court and drop-off area will provide for
vehicular queuing out of the public right-of-way. Much of the proposed parking for the
public uses will be located on two subterranean levels and will be serviced with self-
parking and valet service options, providing a convenience for guests and
staff. Residential parking will be accessed from Bonnie Brae Street, where pedestrians
will have direct access from the parking garage to the residential lobby.

The project will include two subterranean and nine (9) above-grade parking levels. Due
to existing geotechnical conditions, below grade parking is limited to two levels. This is
further complicated by the 15-foot grade difference between Bonnie Brae Street and
Westlake Avenue. In addition, the project is making provisions for a potential future
underground connection to the Metro transit station. Any parking beyond two levels of
subterranean would make this future Metro connection more difficult. All podium parking
will be screened with a combination of aluminum and metal louver panels as well as with
micro-green living wall modules that will create a visual of "floating landscape." In
addition, the project’s 14-story, converted hotel building and proposed 5 story, 125-foot
tall multi-cultural and performing arts center will visually screen the project’'s above-
grade parking levels from Wilshire Boulevard.

Therefore, the off-street parking facilities will be compatible with the existing and future
developments in the neighborhood.

Loading Areas

Pursuant to LAMC Section 12.21-C,6, the project is not required to provide a loading
area because the site does not abut an alley. The parking structure was, however,
designed to include a loading area for improved convenience and accessibility. Loading
will be accessed from Westlake Avenue, located internal to the site and directly adjacent
to the project’s motor court area. This loading area is intended as an added convenience
for all uses on-site and has been safely designed to create a minimal impact on the
adjacent public right-of-way. Therefore, the loading area will be compatible with the
existing and future developments in the neighborhood.

Lighting

Lighting will be provided per LAMC requirements. The project would add new residential
dwelling units, commercial, and multi-cultural uses that would include similar lighting
effects as provided from the existing adjacent residential and commercial land uses.
Night lighting for the project would be provided to illuminate building vehicular and
pedestrian entrances, pedestrian paseos, signs, and security. The cultural center will
have wall and landscape lighting along Wilshire Blvd, the parking structure will have LED
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lighting, and apartment complex will have lighting on the tower roof. Given that the
project is located adjacent to residential uses, it has been designed and conditioned to
further protect adjacent uses from lighting related impacts, including requirements for
outdoor lighting to shine downward, be installed with shielding, and be directed onto the
project site, so that the light source does not directly illuminate any adjacent properties
or the above night skies. Above-grade parking levels are designed with exterior
screening and paneling to minimize potential glare of headlights and light spillover.

Signage for mixed-use developments typically includes building address identification,
commercial retail, way-finding, and security markings. No deviations from the City’s
sighage requirements have been requested or inherently granted at this time. No off-site
signage is proposed and has been conditioned to be prohibited.

On-Site Landscaping

The project will provide new open space and landscaping intended to enhance the
existing character of the surrounding area of the project site and provide a balance to
the existing urban development. Approximately 62,497 square feet of open space will
be provided and located primarily above the residential building podium and rooftop
deck, as well as on the roof deck of the cultural center. These areas will be landscaped
and have been conditioned to require all planters containing trees to have a minimum
depth of 48 inches to ensure adequate room for root growth and healthy trees. The
project will provide useable open space areas integrated into the project’s residential
development, which will include recreation rooms, roof decks, swimming pools, spas,
children play areas, a running track, dog park areas, half-court basketball courts, and
outdoor hardscape and landscaped areas for gathering and community activities.
Approximately 62,497 square feet of open space will be provided.

Trash Collection

The project will include on-site trash collection for both refuse and recyclable materials,
in conformance with the L.A.M.C. The residential and non-residential trash collection
and pick-up would located at the ground parking level. All of the trash and recycling bins
will be staged within the building at the ground level along Westlake Avenue. The project
has been conditioned to ensure that trash and recycling facilities will not visible from the
public right-of-way. Compliance with this condition will result in a project that is
compatible with existing and future development.

Therefore, the arrangement of buildings and structures (including height, bulk and
setbacks), off-street parking facilities, loading areas, lighting, landscaping, trash collection,
and other such pertinent improvements that will be compatible with existing and future
development on neighboring properties.

That any residential project provides recreational and service amenities in order to
improve habitability for the residents and minimize impacts on neighboring
properties.

The project involves the construction of a mixed-use development containing 478 residential
dwelling units (including 39 units set aside for Very Low Income Households), a 70,000
multi-cultural and performing arts center, and a converted hotel containing 220 guest rooms.
As designed, the project will provide recreational and service amenities to improve
habitability for its residents and minimize impacts on neighboring properties.
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Residential units will be constructed in the southeast portion of the project site in a high-rise
building above the parking structure with two subterranean levels and ten above-grade
levels. Residential uses will be developed above the upper parking level, and each
residential floor will include an open space area of approximately 2,016 square-feet within
which various types of recreational amenities will be provided. The project seeks to
incorporate sustainable water-sensitive urban outdoor greenery; providing an environment
which results in happier and healthier residents and patrons. Residents will benefit from a
fitness center, rooftop clubroom, an outdoor pool with sundeck and access to the other
rooftop amenities within the complex, along with an onsite restaurant within the converted
hotel, a café, and bars. Open space amenities available to the project’s residents include
areas for active as well as passive recreation. The project will provide useable open space
areas integrated into the project’s residential development, which will include recreation
rooms, roof decks, swimming pools, spas, children play areas, a running track, dog park
areas, half-court basketball courts, and outdoor hardscape and landscaped areas for
gathering and community activities. Approximately 62,497 square feet of open space will be
provided. The project has been conditioned to provide planters with a minimum depth of 48
inches to ensure adequate room for root growth and healthy trees.

The adjoining learning, multi-cultural and performing arts center will also provide for an
additional amenity to the project’s residents and to the surrounding area. The cultural center
will be a culturally inclusive learning/exchange center; housing an art gallery/exhibition
space, class/training rooms and an 850-seat performing arts auditorium. Intended as
community destination and gathering place, a ground-level public plaza along its Wilshire
street frontage will provide outdoor seating and dining areas for locals, pedestrians, tourists
and patrons to meet and congregate. The center’s rooftop amenity deck will offer; water
features, green open space, an observation platform with city views intended to create a
visual connection between Downtown Los Angeles and the Pacific Ocean. Therefore, the
proposed project provides recreational and service amenities to improve habitability for the
residents and minimize impacts on neighboring properties.

Environmental Findings

19.

Environmental Findings. The proposed project and potential impacts were analyzed in
accordance with the City's Environmental Quality Act (CEQA) Guidelines and the City's L.A.
CEQA Thresholds Guide. These two documents establish guidelines and thresholds of
significant impact, and provide the data for determining whether or not the impacts of a
proposed project reach or exceed those thresholds. Analysis of the proposed Project
involved the preparation of an Initial Study and Mitigated Negative Declaration (MND) (ENV-
2016-3144-MND), where it was determined that the proposed project may have a significant
impact on the following environmental factors: air quality, biological resources; land use and
planning; noise; public services; and transportation/traffic. However, the implementation of
the corresponding mitigation measures will reduce impacts to less than significant levels,
and are imposed as Conditions of Approval herein (Conditions No. 39 through 66). A
corresponding Mitigation Monitoring Program (MMP) was prepared for the proposed project.
The MMP is a document that is separate from the MND and is prepared and adopted as
part of the project’s proposal. Section 21081.6 of the Public Resources Code requires a
Lead Agency to adopt a “reporting or monitoring program for the changes made to the
project or conditions of approval, adopted to mitigate or avoid significant effects on the
environment.” The MND was circulated for public review on December 29, 2016 through
January 18, 2017.

The Department found that without mitigation potential negative impact could occur from the
project’s implementation due to:
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Air Quality

Biological Resources

Cultural Resources

Geology and Soils

Hazards and Hazardous Materials
Noise

Public Services
Transportation/Traffic

Utilities and Service Systems

On January 10, 2017 the South Coast Air Quality Management District submitted a letter to
the Department of City Planning requesting the modification of construction measures in
order to avoid underestimating impacts in the Air Quality analysis of the MND. As a result,
and after coordination with SCAQMD, such mitigation measures were amended.

On March 3, 2017, the Deputy Advisory Agency, certified that Mitigated Negative
Declaration No. ENV-2016-3144-MND reflects the independent judgment of the lead agency
and determined that this project would not have a significant effect upon the environment
provided the potential impacts identified above are mitigated to a less than significant level
through implementation of Condition No(s). 25 and 26 of the vesting tentative tract approval
(VTT-74297) associated with the herein request. Other identified potential impacts not
mitigated by these conditions are mandatorily subject to existing City ordinances, (Sewer
Ordinance, Grading Ordinance, Flood Plain Management Specific Plan, Xeriscape
Ordinance, Stormwater Ordinance, etc.) which are specifically intended to mitigate such
potential impacts on all projects.

The project site, as well as the surrounding area are presently developed with structures
and do not provide a natural habitat for either fish or wildlife.

Regarding any potential impact to a property listed in the California Register of Historic
Resources, the City of Los Angeles CEQA Thresholds Guide (2006, p. D.3-2) states that a
project would normally have a significant impact on historic resources if it would result in a
substantial adverse change in the significance of a historic resource. A substantial adverse
change in significance occurs if the project involves:

o Demolition of a significant resource;

o Relocation that does not maintain the integrity and (historical/architectural) significance
of a significant resource;

¢ Conversion, rehabilitation, or alteration of a significant resource which does not
conform to the Secretary of the Interior's Standards for Rehabilitation and Guidelines
for Rehabilitating Historic Buildings; or

e Construction that reduces the integrity or significance of important resources on the
site or in the vicinity.

In addition to this guidance provided by the City of Los Angeles, the State Legislature, in
enacting the California Register, also amended CEQA to clarify which properties are
significant, as well as which project impacts are considered to be significantly adverse. A
project with an effect that may cause a substantial adverse change in the significance of a
historic resource is a project that may have a significant effect on the environment. A
substantial adverse change in the significance of a historic resource means demolition,
destruction, relocation, or alteration of the resource or its immediate surroundings such that
the significance of a historical resource would be materially impaired. The Guidelines go on
to state that “[t}he significance of an historic resource is materially impaired when a
project...[d]lemolishes or materially alters in an adverse manner those physical
characteristics of an historical resource that convey its historical significance and that justify
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its inclusion in, or eligibility for, inclusion in the California Register of Historical Resources...
local register of historic resources... or its identification in a historic resources survey.”

Impacts from Rehabilitation of the Wilshire Medical Building:

The proposed project would rehabilitate and adaptively reuse the Wilshire Medical Building
for use as a hotel. The existing lobby and retail spaces on the ground floor would be
rehabilitated as the lobby, bar and restaurant of the hotel. The second floor would be
rehabilitated as a business center and the remaining floors would be rehabilitated as
guestrooms. Without mitigation to ensure that essential character-defining features are
retained, rehabilitation of the Wilshire Medical Building has the potential to alter or remove
character-defining features that are important in conveying the historic significance of the
property.

Potential Impacts from New Construction Adjacent to the Wilshire Medical Center:

The Project proposes substantial new construction to be located immediately adjacent to
the Wilshire Medical Building. All new construction will be built on land currently occupied
by surface parking. The existing parking lot is not considered a character-defining feature of
the Wilshire Medical Center and is not critical to understanding the building’s original use,
architecture and configuration.

The proposed project includes a new cultural center to be constructed immediately east of
the Wilshire Medical Building at the northeast corner of the project site. The cultural center
building will contain five levels, rising to the height of the ninth floor of the Wilshire Medical
Building. The proposed cultural center building will be approximately two-thirds the height
of the Wilshire Medical Building and the Wilshire Medical Building will remain the dominant
building when viewed from Wilshire Boulevard. This new building will attach to the Wilshire
Medical Building at ground level. A narrow bridge will also connect the cultural center rooftop
to the tenth floor of 1930 Wilshire. The ground and tenth floor connection from the cultural
center to the Wilshire Medical Building will be minimally invasive with minor material loss,
and the new construction will not substantially alter the 1930 Wilshire building. At both
locations, the cultural center will connect to the east fagade of the Wilshire Medical Building
which is a secondary facade with minimal architectural articulation. The majority of the
facade will remain intact and unaltered after connection to the proposed new Cultural
Center. A parking structure will be constructed on the southern half of the project site. A 42-
story apartment tower will rise from the southeast half of the parking structure. The parking
structure and apartment tower will be spatially separate and distinct from the Wilshire
Medical Building and will not attach to it. The proposed new construction will alter the spatial
relationships on the property by inserting new buildings in an area currently occupied by a
surface parking lot. In order for this alteration to be considered a substantial adverse
change, however, it must be shown that the integrity and/or significance of the Wilshire
Medical Building would be materially impaired by the proposed adjacent new construction.

In deference to the Wilshire Medical Building, the proposed new apartment tower will be
located at the rear and to the east of the site where it will not interfere with or detract from
viewing and fully experiencing the Wilshire Medical Building’s primary northern and western
facades. The Wilshire Medical Building was designed with an orientation towards Wilshire
Boulevard and it is from Wilshire Boulevard, or from Westlake Avenue where the building’s
original massing, configuration and its important architectural features are best perceived
and experienced. In contrast, the east and south-facing facades are treated in a much
simpler and straightforward manner, largely devoid of articulation and detailing. The east-
and south-facing facades are clearly secondary, and were designed in anticipation of
possible new construction on the adjacent parcels. Even so, the majority of the Wilshire
Medical Building’s secondary eastern and southern facades will also remain largely visible
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from most vantage points due to the siting of the apartment tower to the southern and
eastern portions of the project site.

The project will not involve the relocation or demolition of the Wilshire Medical Building and
only minor alteration of its east-facing facade. Therefore, the conversion of subject building
to a hotel will not affect integrity of location, design, materials, workmanship, feeling or
association of the subject building. All the existing physical elements will continue to convey
the historic significance of the property after implementation of the project. Additionally,
despite the proposed new construction within the site’s adjoining surface parking lot, the
general configuration and orientation of the building will remain discernible after construction
and the primary north- and west-facing facades will remain intact and unobstructed. As such,
the Wilshire Medical Building will continue to convey its historic significance and will not be
materially impaired by the proposed project.

For these reasons, the significance and integrity of the Wilshire Medical Building will remain
intact and the building will retain its eligibility for listing in the National Register of Historic
Places and the California Register of Historic Places.

The MND document was prepared in accordance with the California Environmental Quality
Act (CEQA) to determine if the project would result in a significant impact on the
environment. Staff from the Los Angeles Department of City Planning has reviewed the
MND and finds that it was prepared in accordance with the City of Los Angeles CEQA
Thresholds Guide and other applicable City requirements. As such, the MND is adequate
for CEQA clearance.

On the basis of the whole of the record before the lead agency including any comments
received, the lead agency finds that, with imposition of the mitigation measures described
in the MND, there is no substantial evidence that the proposed project will have a significant
effect on the environment. The attached Mitigated Negative Declaration reflects the lead
agency’s independent judgment and analysis. The records upon which this decision is
based are with the Environmental Review Section of the Planning Department in Room 750,
200 North Spring Street.

Flood Insurance. The National Flood Insurance Program rate maps, which are a part of
the Flood Hazard Management Specific Plan adopted by the City Council by Ordinance No.
172,081, have been reviewed and it has been determined that this project is located in Flood
Zone X, areas determined to be outside the 0.2% annual chance floodplain. Currently, there
are no flood zone compliance requirements for construction in these zones.



