1.

Entitlement Findings

Zone Change and Height District Change Findings

a. Pursuant to Section 12.32.C.7 of the Los Angeles Municipal Code, the
recommended zone and height district change is deemed consistent with the
General Plan and is in conformity with the public necessity, convenience, general
welfare and good zoning practice.

The project includes a Zone and Height District Change for the entire project site from C4-
2D-SN to (T)(Q)C4-2D-SN. The requested Zone Change and Height District Change allow
for the development of a new mixed-use project containing up to 270 residential units and
up to 12,120 square feet of commercial retail and restaurant uses. The proposed uses will
be located within a seven-story building comprised of up to 243,315 square feet of floor
area. A total of 361 vehicle parking spaces will be provided within two and one-half
subterranean levels. The project's maximum floor area ratio (FAR) will be 4.5:1 with a
maximum height of 92 feet. In order to allow for the development of the proposed project
and maximum FAR of 4.5:1, the Zone and Height District Change will amend the existing D
Limitation, which currently limits the FAR on the project site to 2:1. The proposed mixed-use
project will serve the public convenience through the provision of commercial retail and
restaurant uses, and new multi-family housing units, on a site that is currently characterized
by surface parking and strip center commercial uses. The zone and height district change
are deemed consistent with the public necessity, convenience, general welfare and good
zoning practice in that they will allow for the development of a mixed-use building that
provides new housing and commercial opportunities on a site located near ftransit,
employment options, and commercial amenities.

Public necessity, convenience and general welfare will be better served as a result of
adopting the proposed Zone and Height District Change, as they allow a commercially-
zoned site along a main commercial corridor within a designated Regional Center to be
redeveloped with a mixed-use project that will provide new multi-family dwelling units and
commercial uses. The project will provide needed housing and job opportunities in proximity
to transit. The proposed project site is in a Transit Priority Area as defined in Public
Resources Code 21099. The project site is served by the Metro Hollywood and Vine Red
Line subway station 0.25 mile from the project site, as well as by multiple bus lines (Metro
Local Lines 2, 4, 180/181, 210, 212/312, 217, 222, 302, Metro Rapid Lines 704 and 780,
and LADOT DASH Hollywood, Hollywood/Wilshire, and Beachwood Canyon). These transit
lines provide connections within Hollywood as well as to job- and entertainment-rich
destinations in Downtown Los Angeles and throughout the greater Los Angeles area.

The project is further in conformity with public necessity, convenience, general welfare and
good zoning practice because it includes upgraded streetscapes, sidewalk improvements,
and publicly accessible open space. The proposed project will be lined by restaurant and
retail space on the ground floor, and all parking will be provided within subterranean and
semi-subterranean levels, thereby activating a site that currently contains large expanses of
surface parking, and primarily auto-related strip center commercial uses. In addition, the
project will provide a publicly accessible retail plaza fronting Sunset Boulevard, and will
provide improved and widened sidewalks with new street trees and landscaping.

The proposed uses are consistent with the surrounding area and with the General Plan.
The General Plan Framework Element establishes general principles to encourage growth
and increase land use intensity around transit nodes, to create a pedestrian oriented
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environment while promoting an enhanced urban experience, and to provide for places of
employment. In this case, the proposed function of the project is to support the Framework
Element’'s goal of encouraging development in proximity to rail and bus transportation
corridors and stations, encouraging transit use, reducing vehicle dependency, and improving
air quality.

The project site is designated as Regional Center Commercial in the Hollywood Community
Plan. The Framework Element’s Land Use Chapter identifies Regional Centers as the focal
points of regional commerce, identity, and activity. Surrounding properties along Sunset
Boulevard are similarly designated for Regional Center Commercial land uses. The
surrounding built environment is developed and highly urbanized, and is characterized by a
mix of low- to high-intensity multi-family and commercial buildings. Main thoroughfares such
as Sunset Boulevard are generally developed with more dense residential, commercial and
mixed-use development, while lower-density commercial and residential areas are located
along the adjacent collector streets. The proposed project is consistent with this land use
pattern, and will provide a transition from the larger scale development along Sunset
Boulevard to the north of the project site to the lower-scale multi-family residential uses to
the south of the project site.

The proposed (T)(Q)C4-2D-SN Zone is a corresponding zone for the Regional Center
Commercial land use designation as set forth in the adopted Hollywood Community Plan.

Per LAMC Section 12.32-G,1 and 2, the current action, as recommended, has been made
contingent upon compliance with new “T” and “Q” conditions of approval imposed herein for
the proposed project. The “T” Conditions are necessary to ensure the identified dedications,
improvements, and actions are undertaken to meet the public’s needs, convenience, and
general welfare served by the actions required. These actions and improvements will
provide the necessary infrastructure to serve the proposed community at this site. The “Q”
conditions that limits the scale and scope of future development on the site are also
necessary to protect the best interests of and to assure a development more compatible
with surrounding properties and the overall pattern of development in the community, to
secure an appropriate development in harmony with the General Plan, and to prevent or
mitigate the potential adverse environmental effects of the subject recommended action.

Therefore, based on the above, the recommended zone and height district change is
deemed consistent with the General Plan and is in conformity with the public necessity,
convenience, general welfare and good zoning practice.

ADDITIONAL FINDINGS FOR A “Q” QUALIFIED AND “D” LIMITED CLASSIFICATIONS:

b. The project will protect the best interests of and assure a development more
compatible with the surrounding property or neighborhood.

The proposed project is reflective of the character of development pattern and land use
designations in the immediate vicinity, which support the goals and policies of the General
Plan Framework Element. As described in the Framework Element, the Regional Center
Commercial land use designation typically provides for high-density places whose physical
form is substantially differentiated from the lower-density neighborhoods of the City.
Generally, regional centers will range from FAR 1.5:1 to 6:1 and are characterized by six- to
twenty-story (or higher) buildings as determined in the community plan. Their densities and
functions support the development of a comprehensive and inter-connected network of
public transit and services. Framework Element Goal 3F envisions regional centers as
mixed-use centers that provide jobs, entertainment, culture, and serve the region. The
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project is consistent with the Framework Element through its provision of 270 multi-family
units and 12,120 square feet of ground-floor commercial retail and restaurant uses within
the vicinity of rail transit as well as several Metro Local and Rapid bus stops.

The project’s ground floor commercial uses will be compatible and complementary with the
commercial uses in the vicinity, including retail and restaurant uses immediately to the east
across El Centro Avenue and to the west of the project site along Sunset Boulevard. In
addition, the project’s on-site mix of residential and commercial uses will be compatible and
complementary with existing and proposed mixed-use buildings along Sunset Boulevard,
which are discussed further below.

The use and development of the 270 multi-family units shall not be permitted to operate as a
Transit Occupancy Residential Structure (TORS). In the event that the applicant decides to
convert the multi-family units to TORs units, the applicant is required to request a
Conditional Use Permit.

The project proposes a maximum FAR of 4.5:1 in lieu of the 6:1 otherwise permitted in
Height District two (2). While the project’s increase in FAR is greater than the site’s currently
permitted 2:1 FAR, the proposed FAR is consistent with the nature of the surrounding area,
specifically existing buildings to the north of the project site, inclusive of the CBS Columbia
Square building and 20-story mixed-use project, the 22-story Sunset Media Center building,
and the proposed retention of the existing Hollywood Palladium and 28-story mixed-use
project, for which a determination letter was issued on January 8, 2016. The project is also
consistent with the currently under-construction seven-story mixed-use project at 6250
Sunset Boulevard, thereby creating a consistent street wall and a prevailing sense of
pedestrian-oriented scale along this stretch of Sunset Boulevard. Further, the proposed
increase in FAR affords the square footage needed to provide much needed housing within
a designated Regional Center in close proximity to mass transit.

To ensure the preservation of the residential neighborhood’s character to the south, the
building’s massing, scale, and height will be reduced at its southern-facing frontage.
Specifically, the mixed-use building will step down from seven stories to six stories as it
approaches the one- to two-story multi-family residential uses along the south side of Leland
Way. In addition, the project includes a ground-level courtyard open to the sky at the center
of its Leland Way frontage, in keeping with the typology of the residential uses to the south,
further breaking up the massing of the project's south elevation. Lastly, the project will
provide an 18-foot landscaped sidewalk along the site’s southern frontage, consisting of
trees and planters that will help to screen and create space between the project site and
adjacent residential uses.

The project site has been conditioned so that any development on the site will be compatible
with existing and future development in the area. In addition, the “Q” Conditions will ensure
that the project is constructed as approved herein and subject to the mitigation measures
and project design features identified in the EIR.

¢. That the project will secure an appropriate development in harmony with the
objectives of the General Plan.

The project’'s proposed multi-family residential, commercial retail and restaurant uses are
consistent with the surrounding area and will secure an appropriate development in
harmony with the objectives of the General Plan. The General Plan Framework Element
establishes general principles to encourage growth and increase land use intensity around
transit nodes. In particular, the General Plan Framework identifies Regional Centers as focal
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points of regional commerce, identity, and activity. The Framework Element further states
that regional centers, typically, provide a significant number of jobs and many non-work
destinations that generate and attract a high number of vehicular trips. The project site is
designated as Regional Center Commercial in the Hollywood Community Plan. The
proposed Zone and Height District Change are consistent with the principles of the General
Plan, as they will allow a commercially-zoned site along a main commercial corridor within a
designated Regional Center to be redeveloped with a mixed-use project that will provide
new multi-family dwelling units and commercial uses. The project will provide needed
housing and job opportunities in proximity to transit. The project site is approximately 0.25
mile from the Metro Red Line Hollywood and Vine Station and is served by multiple Metro
Local and Rapid bus lines. The proposed (T)(Q)C4-2D-SN Zone is a corresponding zone for
the Regional Center Commercial land use designation as set forth in the adopted Hollywood
Community Plan.

The project is consistent with the Hollywood Community Plan’s provisions to provide for
needed housing while also preserving and enhancing the residential character of the
Community and protecting lower density housing from the scattered intrusion of apartments.
The project will provide 270 new multi-family housing units within a mixed-use project on a
site that currently does not provide any housing units. These multi-family units will include
studio, one- and two-bedroom units in order to satisfy a variety of housing needs within the
community, thus maximizing the opportunity for individual choice. The project avoids
encroaching into lower-density neighborhoods to the south by providing a mixed-use project
on a commercially zoned site on Sunset Boulevard.

The project’s proposed a seven-story building and maximum height of 92 feet is consistent
with the surrounding built environment, which is developed and highly urbanized, and is
characterized by a mix of low- to high-intensity multi-family and commercial buildings. Main
thoroughfares such as Sunset Boulevard are generally developed with more dense
residential, commercial and mixed-use development, while lower-density commercial and
residential areas are located along the adjacent collector streets. The proposed project is
consistent with this land use pattern, and will provide a transition from the larger scale
development along Sunset Boulevard to the north of the project site to the lower-scale multi-
family residential uses to the south of the project site. The project steps down a story at the
southern frontage, provides a wider sidewalk and landscaping along the southern frontage,
and breaks up the massing of the southern-facing project elevation through the provision of
a ground-floor courtyard for project residents.

As such, the project will secure an appropriate development in harmony with the objectives
of the General Plan.

2. Conditional Use Findings

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

LAMC Section 12.24-W,1 allows a Conditional Use Permit to be granted for the sale and
dispensing of alcoholic beverages. The project requests a Conditional Use Permit for the
sales and/or dispensing of alcoholic beverages for a total of two (2) on-site full line permits,
with the option for these full line permits to instead be for beer/wine only, within the project
restaurant spaces. The restaurants will be located street level along Sunset Boulevard and
El Centro Avenue.
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The project proposes the demolition of approximately 22,029 square feet of low-rise
commercial strip center uses and surface parking and the construction of a new mixed-use
building containing up to 270 residential units and up to 12,120 square feet of commercial
retail and restaurant uses. The proposed uses will be located within a seven-story building
comprised of up to 243,315 square feet of floor area. A total of 361 vehicle parking spaces
will be provided within two and one-half subterranean levels.

The surrounding built environment is developed and highly-urbanized, and the immediate
vicinity of the project is characterized by a mix of low- to medium-intensity, multi-family and
commercial uses. Arterials such as Sunset Boulevard are generally developed with more
dense residential and commercial development, while lower density mixed-use and
residential areas are located along the adjacent collector streets. The properties located to
the north of the project site along Sunset Boulevard are improved with the Hollywood
Palladium live music venue and surface parking, CBS Columbia Square building and 20-
story mixed-use project, and the 22-story Sunset Media Center building. A determination
letter was issued on January 8, 2016 for the retention of the existing Hollywood Palladium
and construction of a 28-story mixed-use project comprised of 731 residential dwelling units
and 24,000 square feet of retail and restaurant uses. The properties located to the south of
the project site along Leland Way are improved with one- to two-story multi-family residential
uses. To the east of the project site, properties are currently improved with low-rise
commercial strip center uses and the five-story Sunset Gower Studios building. The
properties located to the west along Sunset Boulevard are improved with the Earl Carroll
Theatre, and the construction site of a new mixed-use building that will be comprised of 200
dwelling units and 4,700 square feet of ground floor commercial area. Along the same block
farther to the west, Sunset Boulevard is improved with one- to two- story commercial uses
and the 20-story Sunset Vine tower. The project proposes a mix of multi-family residential,
commercial retail and restaurant uses that is consistent with the surrounding uses described
above. The project’'s massing, and maximum height of 92 feet and seven stories is
compatible with the highly urbanized surrounding area, and steps down to six stories to
appropriately transition to lower-density multi-family uses to the south of the site. Thus, the
proposed mixed-use project will enhance the built environment by bringing new compatible
development to the area.

The restaurants will also provide a beneficial service for the residents, employees, and
visitors to the area, and the availability of alcohol sales is a desirable amenity that is typical
of many restaurants and markets. The proposed alcohol service will improve the viability and
desirability of the proposed restaurants (up to two). Further, as conditioned, the sale of
alcoholic beverages will occur within a controlled environment within the store by trained
employees, subject to security measures, limited hours of operation, STAR training,
inspections, and evaluations of any nuisance complaints and the appropriateness of the
use. The service of alcoholic beverages in food establishments has become accepted as a
desirable and expected use that is meant to complement food service. Since alcoholic
beverage service is a common and expected amenity with meal service for many patrons,
the grant for alcohol sales will be desirable to the public convenience and welfare. The
project will provide increased opportunities for quality food and may serve as a central
meeting point for the neighborhood. The sale of alcoholic beverages is anticipated to be an
ancillary use to the restaurant use.

Therefore, as conditioned, the service of alcoholic beverages for on-site consumption and
sales for off-site consumption will enhance the built environment in the surrounding
neighborhood and provide a service that is beneficial to the community, city or region.
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b. That the project’s location, size, height, operations, and other significant
features will be compatible with and will not adversely affect or further degrade
adjacent properties, the surrounding neighborhood, or the public health, welfare
and safety.

The project proposes the demolition of approximately 22,029 square feet of low-rise
commercial strip center uses and surface parking and the construction of a new mixed-use
building containing up to 270 residential units and up to 12,120 square feet of commercial
retail and restaurant uses. The proposed uses will be located within a seven-story building
comprised of up to 243,315 square feet of floor area. A total of 361 vehicle parking spaces
will be provided within two and one-half subterranean levels. The project’'s maximum floor
area ratio (FAR) will be 4.5:1 with a maximum height of 92 feet.

The project site is located in the Hollywood Community Plan, along Sunset Boulevard in
Hollywood, and is specifically bounded by Sunset Boulevard to the north; El Centro Avenue
to the east; Leland Way to the south; and the Earl Carroll Theatre to the west. The project
site is located in a highly-urbanized area on a stretch of Sunset Boulevard generally
comprised of retail, restaurant, and office uses.

Uses to the immediate north, west and east of the project site include low-rise to mid-rise
commercial uses, ranging to high-rise office, commercial, residential and mixed uses, and
are generally zoned C4-2D-SN. Low-rise multi-family uses zoned R4-2D are located directly
south of the project site across Leland Way. The nearest public schools (e.g. Joseph Le
Conte Middle School and Grant Elementary School) are located from a half to one mile
away from the project site.

No evidence was presented at the Hearing Officer hearing or in writing that the sale of
alcoholic beverages for on- and off-site consumption will be materially detrimental to the
immediate neighborhood. The sales of alcohol will not be detrimental to nearby schools,
since the establishments serving alcohol will be carefully controlled and monitored, and will
be located from over a half mile to a mile away from the project site and buffered throughout
this distance by a wide variety of existing commercial and residential uses. The project has
been designed in a manner to enhance the public realm and improve the aesthetics and
safety of the surrounding area. The inclusion of alcohol uses will allow for added vibrancy
within the project, which is appropriate for a mixed-use transit priority project. Any
establishments serving alcohol will be carefully controlled and monitored, while being
compatible with immediately surrounding commercial uses consisting of boutique retail
shops, restaurants and multi-family residential. The proposed project will provide a place for
residents, workers and visitors to eat, drink, and socialize; as such, the sale of alcoholic
beverages is a normal part of restaurant operation and an expected amenity.

Additionally, the conditions recommended herein will ensure that the establishment will not
adversely affect or further degrade the surrounding neighborhood, or the public health,
welfare, and safety. Approval of the conditional use will contribute to the success and vitality
of the commercial development and help to reinvigorate the site and vicinity. Since the
alcohol sales will be incidental to food service, permitting alcohol sales on the site will not be
detrimental to the development of the community.

Thus, as conditioned, 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.
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Furthermore, this grant also includes conditions of approval intended to address alcohol-
related issues to safeguard public welfare and enhance public convenience, such as proper
employee training. In addition, as each operator comes in, they will be required to file a plan
approval to allow for the Zoning Administrator to review the floor plan, and impose any other
conditions as deemed appropriate.

The location of the project’s alcohol-sale will continue to add to the diversification of
commercial activities being conducted in the area and will not adversely affect the
surrounding neighborhood. As mentioned, the alcohol-sales will be compatible and
complement the surrounding commercial along Sunset Boulevard. The proposed hours of
operation are reasonable and the sale of alcohol is incidental to food sales at the
restaurants. Therefore, as conditioned, it is anticipated that the project features and uses will
not adversely affect or further degrade adjacent properties, the surrounding neighborhood,
or public health, welfare, and safety.

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

The elements of the General Plan establish policies that provide for the regulatory
environment in managing the City and for addressing concerns and issues. The majority of
the policies derived from these Elements are in the form of Code Requirements of the Los
Angeles Municipal Code (LAMC). Except for the entitlements described herein, the project
does not propose to deviate from any of the requirements of the LAMC.

The project site is located within the Hollywood Community Plan. The parcel is zoned C4-
2D-SN and is designated for Regional Center Commercial land uses. The proposed project
will provide12,120 square feet of commercial retail and restaurant uses along with required
parking facilities.

The Community Plan text is silent with regard to alcohol sales. In such cases, the Zoning
Administrator must interpret the intent of the Plan. Approval of the request is consistent with
the general purpose, intent and provisions of the Hollywood Community Plan.

The subject project is consistent with the adopted General Plan in that alcohol sales in
conjunction with the operation of a future restaurant and/or retail use serve to improve the
function, design, and economic vitality of Sunset Boulevard in an area known for dining,
tourism, and entertainment. Furthermore, the requested application will be given numerous
conditions of approval for the instant requests. As such, the proposed project substantially
conforms with the purpose, intent and provision of the General Plan.

Additional required findings for the sale of alcoholic beverages:

d. The proposed use will not adversely affect the welfare of the pertinent
community.

The subject property is surrounded by a variety of commercial and multi-family residential
land uses, including restaurants. A variety of commercial uses are an intrinsic part of the
service amenities necessary for the conservation, development, and success of a vibrant
neighborhood. As conditioned, the sale of a full line of alcoholic beverages for on-site
consumption in conjunction with the operation of new restaurants located on the project site
will not adversely affect the welfare of the pertinent community. Negative impacts commonly
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associated with the sale of alcoholic beverages, such as criminal activity, public
drunkenness, escort services, and loitering are mitigated by the imposition of conditions
requiring deterrents against loitering and responsible management. Employees are required
to undergo training on the sale of beer and wine including training provided by the Los
Angeles Police Department Standardized Training for Alcohol Retailers (STAR) Program.
Other conditions related to excessive noise, litter and noise prevention will safeguard the
residential community. Therefore, with the imposition of such conditions the sale of a full
line of alcoholic beverages for on-site consumption at this location will not adversely affect
or further degrade adjacent properties, the surrounding neighborhood, or the public health,
welfare and safety.

e. 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 in 2017, two (2) on-sale and one (1) off-sale licenses are allocated to
Census Tract No. 1908.01. There are currently a total of 13 licenses (11 on-site and 2 off-
site) in this Census Tract.

Although the number of existing on-site licenses is above the number currently allocated, no
evidence was submitted for the record establishing any link between the subject property
and crime rates in the community. The location of this existing restaurant is within a
predominantly commercial area, with many existing restaurants exist in the immediate
vicinity.

According to statistics provided by the Los Angeles Police Department’s Hollywood Division
Vice Unit, within Crime Reporting District No. 666, which has jurisdiction over the subject
property, a total of 1,489 crimes were reported in 2017 (422 Part | and 1,067 Part Il crimes),
compared to the total citywide average of 191 crimes for the same reporting period.

Part 1 Crimes reported by LAPD include, Homicide (0), Manslaughter (0), Rape (0), Robbery
(16), Aggravated Assault (32), Burglary (57), Auto Theft (19), Larceny (260). Part Il Crimes
reported include, Other Assault (47), Forgery/Counterfeit (11) Embezzlement/Fraud (14),
Stolen Property (1), Weapons Violation (17), Prostitution Related (21), Sex Offenses (5),
Offenses Against Family (7), Narcotics (157), Liquor Laws (11), Public Drunkenness (18),
Disturbing the Peace (1), Disorderly Conduct (197), Gambling (0), DUI related (32), Moving
Traffic Violations (25), and other offenses (328). Of the 1,489 total crimes reported for the
census tract, 32 arrest were made for driving under the influence and 18 for public
drunkenness.

Concentration can be undue when the addition of a license will negatively impact a
neighborhood. Concentration is not undue when the approval of a license does not
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3.

negatively impact an area, but rather such a license benefits the public welfare and
convenience. No information was provided by LAPD showing that the approval of the two
permits would negatively impact the neighborhood. Of the 1,489 arrests in the crime district,
only 3% (50) of the total were for alcohol-related offenses, and 32 were for driving under the
influence (DUI). DUI offenses cannot be blamed in this case as the crime district includes
Sunset Boulevard and Vine Street, which are major traffic access routes through Hollywood
to adjacent residential areas with freeway access to other major entertainment areas such
as the Central City, Koreatown, Silver Lake and Echo Park.

f. 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 site is zoned for commercial uses and will continue to be utilized as such with
the development of new restaurant uses on the project site. With regard to surrounding
sensitive uses, there are the following within a 1,000-foot radius of the site:

Southern California Hospital at Hollywood, 6245 De Longpre Avenue.
Multi-family residential uses.

Consideration has been given to the distance of the subject establishment from the above-
referenced sensitive uses. The grant has been well conditioned, which should protect the
health, safety and welfare of the surrounding neighbors. The potential effects of excessive
noise or disruptive behavior have been considered and addressed by imposing conditions
related to noise and loitering. The project is consistent with the zoning and in keeping with
the existing uses adjacent to the development. This project will contribute to a neighborhood
and will serve the neighboring residents and the local employees as well as visitors.
Therefore as conditioned, the project will not detrimentally affect residentially zoned
properties or any other sensitive uses in the area.

Zoning Administrator Adjustment Findings

a. That while site characteristics or existing improvements make strict adherence
to the zoning regulations impractical or infeasible, the project nonetheless
conforms with the intent of those regulations.

Side Yards

The applicant is requesting adjustments to allow a zero-foot side yard (easterly side yard), in
lieu of the 10-foot side yard otherwise required in the C4 Zone; and to allow a zero-foot side
yard (westerly side yard), in lieu of the 10-foot side yard otherwise required in the C4 Zone.
The general purpose and intent of setback regulations is to provide character of
development intended by the zone classification, open space, and safety. Consistently
applying the regulation creates compatibility between respective properties.  Such
regulations, however, are written on a citywide basis and cannot take into account individual
unique characteristics of a specific property. An adjustment is a grant of permission to
depart from the literal enforcement of a zoning ordinance and allow the property to be
developed in a manner otherwise not permitted where the spirit of the ordinance is observed
and is done without detrimental impacts to the community.
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The subject property is a rectangular shaped lot, mildly sloping downward from north to
south, consisting of approximately 54,070 square feet. The project site has an approximately
198-foot frontage on Sunset Boulevard along the northern property line and a depth of
approximately 272 feet (prior to dedication). The subject property is within the C4-2D-SN
Zone, and is requesting a Zone Change to the (T)(Q)C4-2D-SN Zone. Both the existing C4-
2D-SN Zone and proposed (T)(Q)C4-2D-SN Zone require a 10-foot side-yard setback.

The subject site is currently developed with 22,029 square feet of low-rise commercial strip
center uses and surface parking. The project site does not currently contain residential uses.
Pursuant to LAMC Section 12.16-A,C(2), side yards are not required in the C4 Zone for
buildings erected and used exclusively for commercial purposes. Therefore, under the
provisions of the C4-2D-SN Zone, the existing commercially-used buildings on the project
site are not required to have side yard setbacks, and as such are currently built to the
easterly and westerly property lines. The easterly property line abuts El Centro Avenue, and
the westerly property line abuts the Earl Carroll Theatre, which is a City-designated Historic
Cultural Monument.

In the C4 Zone, for all portions of buildings erected and used for residential purposes, side
and rear yards shall meet the requirements of the R4 Zone. The side yard requirements of
the R4 Zone are therefore applicable to the residential portions of the project, and require
10-foot side yard setbacks. The purpose of side yards is to provide adequate separation
between neighboring properties and to provide light and air to residents of these homes.
The side yard fronting El Centro Avenue abuts the public street, and therefore no issues will
be created with respect to providing adequate separation between neighboring properties
and to provide light and air. In addition, the uses across El Centro Avenue from the project
site are one-story commercial strip center uses within the C4-2D-SN Zone, which currently
house a Rite Aid pharmacy. These commercial uses are approximately 60 feet in distance
from the project site across El Centro Avenue, and will continue to experience adequate
separation, light, and air. Therefore, allowing for the zero-foot side-yard easterly setback still
achieves the separation of buildings and the provision of light and air to the property, and
therefore meets the intent of the zoning regulation.

Moreover, the LAMC currently provides for an exemption in 12.22-A,18(a)(3) that no yard
requirements shall apply to the residential portions of building located on lots in the C4 Zone
for combined commercial and residential uses, if such uses abut a street and the first floor at
ground level is used for commercial purposes. The proposed project is indeed located in
the C4 zone, abuts a public street, and combines commercial and residential uses.
However, while the Sunset Boulevard and El Centro Avenue frontage on the ground floor
are largely used for commercial retail and restaurant space, and driveway access, the
project has residential uses in the interior of the site towards Leland Way which are
considered on the ground floor due to the gently sloping nature of the project site. As such,
the first floor of the project at ground level is not used exclusively for commercial purposes.
Nonetheless, the existing exemption, for which the project nearly qualifies, further
demonstrates that granting a zero-foot side yard along El Centro Avenue is generally
consistent with the intent of the setback regulations of the LAMC. In sum, granting a zero-
foot easterly side yard for residential uses on the project site conforms with the intent of the
side yard regulations in the C4 Zone, and will not cause any adverse impacts to adjacent
properties.
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The project site’s westerly side yard abuts the historic Earl Carroll Theatre. As mentioned
above, the existing low-rise commercial strip center uses on the project site are currently
built to the property line. The Earl Carroll Theatre is proposed to be retained as part of a
separately proposed mixed-use project located at 6250 West Sunset Boulevard (CPC-2014-
750-VZC-HD-SPP-SPR). The 6250 Sunset Draft EIR states that, with respect to the Earl
Carroll Theatre, “Following construction of the Project, the building is expected to either
support continued operation as a television production studio, a similar studio use, or, use
as creative office space.” (6250 Sunset DEIR page 2-11) The 6250 Sunset mixed-use
project was approved by the City Planning Commission on June 9, 2016. Therefore, based
upon the approved 6250 Sunset project’s retention and proposed reuse of the historic Earl
Carroll Theatre, it is unlikely that this adjacent site will be redeveloped in the future with
residential uses immediately abutting the proposed project site.

Furthermore, the only point at which the project encroaches into the otherwise required 10-
foot westerly side yard will be residential patios on the second floor. These patios will still
afford a considerable degree of light and air between the two properties consistent with the
intent and purpose of the setback regulations. On floors three through seven the project is
set back ten feet from the Earl Carroll Theatre, consistent with the side yard regulations for
residential uses in the C4 Zone. Therefore, granting a zero-foot westerly side yard for
residential uses on the project site nonetheless conforms with the intent of the side yard
regulations in the C4 Zone, and will not cause adverse impacts to adjacent properties.

Pre-Dedication Lot Area to Calculate Density and Floor Area Ratio

The applicant is requesting an adjustment to utilize the project site’s pre-dedication Iot area
for density and FAR calculation purposes. With regard to the portion of the request to utilize
the project site’s pre-dedication lot area for density calculation purposes, on July 26, 2018,
the Deputy Advisory Agency approved this request in conjunction with Vesting Tentative
Tract Map No. VTT-74085. This determination was not appealed. Therefore, this request is
recommended to be dismissed as it was granted through the tract map approval.

With regard to the portion of the request to utilize the project site’s pre-dedication lot area for
FAR calculation purposes, the project site’s pre-dedication area is 54,070 square feet, which
with the proposed maximum project floor area of 243,315, yields a maximum floor area ratio
of 4.5:1. The project site’s post-dedication lot area is 51,916 square feet, which with the
proposed maximum project floor area of 243,315, yields a maximum floor area ratio of
4.68:1. Because the project is concurrently requesting a Vesting Tentative Tract Map, FAR
is calculated based upon post-dedication lot area rather than pre-dedication lot area,
pursuant to LAMC 12.37. The requested adjustment would therefore permit the project to
achieve the same lot area as what could be utilized on the project site either by-right or in
the absence of the project's concurrent tract map request. In addition, as discussed above,
the project’'s proposed height, mass, and bulk is consistent with the highly urbanized
surrounding area, and will provide for much needed housing and commercial uses within a
Regional Center in proximity to mass transit. The project site is therefore an appropriate
location for the increase in FAR as requested by the adjustment. Therefore, the request to
utilize the project site’s pre-dedication lot area for FAR calculation purposes nonetheless
conforms with the intent of the City’s regulations and policies, and will not cause adverse
impacts to adjacent properties.

b. That in light of the project as a whole, including any mitigation measures
imposed, the project’s location, size, height, operations and other significant
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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.

Side Yards

The project will promote the public health, welfare and safety of the area by providing
needed housing and commercial retail space, in the form of 270 new multi-family housing
units and up to 12,120 square feet of commercial retail and restaurant uses proximate to the
Metro Red Line subway and to multiple bus routes. The project will also be compatible with
the surrounding neighborhood and adjacent properties. The project site’s surrounding uses
include retail, restaurant, office, and existing and proposed mixed-uses along Sunset
Boulevard and other principal arterials, with lower-density multi-family uses to the south of
the project site. The proposed mix of commercial retail and residential uses provided by the
project will be compatible with those existing nearby uses.

The project’s location, size and height is compatible with the surrounding neighborhood and
adjacent properties. The setting in which the project is located is highly urbanized. The
properties located to the north of the project site along Sunset Boulevard are improved with
the Hollywood Palladium live music venue and surface parking, CBS Columbia Square
building and 20-story mixed-use project, and the 22-story Sunset Media Center building. A
determination letter was issued on January 8, 2016 for the retention of the existing
Hollywood Palladium and construction of a 28-story mixed-use project comprised of 731
residential dwelling units and 24,000 square feet of retail and restaurant uses. The
properties located to the south of the project site along Leland Way are improved with one-
to two-story multi-family residential uses. To the east of the project site, properties are
currently improved with low-rise commercial strip center uses and the five-story Sunset
Gower Studios building. The properties located to the west along Sunset Boulevard are
improved with the Earl Carroll Theatre, and the construction site of a new seven-story
mixed-use building that will be comprised of 200 dwelling units and 4,700 square feet of
ground floor commercial area. Along the same block farther to the west, Sunset Boulevard is
improved with one- to two- story commercial uses and the 20-story Sunset Vine tower.

The project will provide a seven-story mixed-use building that will be consistent with existing
and proposed development along Sunset Boulevard, which is a very active commercial
street, while stepping down in height along the southern portion of the project. The project’s
perceived size is further reduced by providing building articulation and design variation.
Along the project site’s Leland Way frontage, the project includes a landscaped pool
courtyard and steps back from seven to six stories, thereby breaking up the massing of the
building elevation facing the low-rise multi-family uses to the south of the project site.

The project is appropriate for the location as it provides commercial retail components along
Sunset Boulevard, an existing commercial corridor and within a designated Regional Center.
In a manner consistent with the property’s proximity to the Metro Red Line Hollywood and
Vine Station, and proximity to existing retail and employment centers within Hollywood, the
project will provide needed housing and retail space.

Thus, the requested adjustments to allow a zero-foot side yard (easterly side yard), in lieu of
the 10-foot side yard otherwise required in the C4 Zone, and to allow a zero-foot side yard
(westerly side yard), in lieu of the 10-foot side yard otherwise required in the C4 Zone, will
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be compatible with and will not adversely affect the adjacent properties or surrounding area
as described above.

Therefore, 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.

Pre-Dedication Lot Area to Calculate Density and Floor Area Ratio

The applicant is requesting an adjustment to utilize the project site’s pre-dedication lot area
for density and FAR calculation purposes. With regard to the portion of the request to utilize
the project site’s pre-dedication lot area for density calculation purposes, on July 26, 2018,
the Deputy Advisory Agency approved this request in conjunction with Vesting Tentative
Tract Map No. VTT-74085. This determination was not appealed. Therefore, this request is
recommended to be dismissed, as it was granted through the tract map approval.

With regard to the portion of the request to utilize the project site’s pre-dedication lot area for
FAR calculation purposes, the project site’s pre-dedication area is 54,070 square feet, which
with the proposed maximum project floor area of 243,315, yields a maximum floor area ratio
of 4.5:1. The project site’s post-dedication lot area is 51,916 square feet, which with the
proposed maximum project floor area of 243,315, yields a maximum floor area ratio of
4.68:1. The increase in FAR afforded by utilizing the pre-dedication lot area is appropriate
for its location. In a manner consistent with the property’s proximity to the Metro Red Line
Hollywood and Vine Station, multiple bus routes, and proximity to existing retail and
employment centers within Hollywood, the increase in FAR will provide space for needed
housing and commercial retail on the project site. As discussed above, the project’s
massing, bulk and height, inclusive of the requested FAR adjustment, will be compatible
with surrounding area, which is highly urbanized and characterized by existing and
proposed mixed-use buildings that range from low- to high-rise, with lower-density multi-
family uses to the south of the project site. Along the project site’s Leland Way frontage, the
project includes a landscaped pool courtyard and steps back from seven to six stories,
thereby breaking up the massing of the building elevation facing the low-rise multi-family
uses to the south of the project site.

Thus, the requested adjustment to utilize the project site’s pre-dedication lot area for FAR
calculation purposes will not adversely affect or further degrade adjacent properties, the
surrounding neighborhood, or the public health, welfare, and safety.

¢. That the project is in substantial conformance with the purpose, intent and
provisions of the General Plan, the applicable community plan and any
applicable specific plan.

Side yards

The proposed project has been designed to provide a use that will be consistent with the
purposes, intent and provisions of the General Plan. The project site is designated for
Regional Center Commercial land uses under the adopted Hollywood Community Plan. The
project is seeking a Zone Change and Height District Change to allow for a maximum FAR
of 4.5:1, in lieu of the maximum 2:1 FAR under the existing D Limitation. The project’s
proposed (T)(Q)C4-2D-SN Zone corresponds to the Regional Center Commercial land use
designation.
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The General Plan Framework identifies Regional Centers as focal points of regional
commerce, identity, and activity. The Framework Element further states that regional
centers, typically, provide a significant number of jobs and many non-work destinations that
generate and attract a high number of vehicular trips. Consequently, each center shall
function as a hub of regional bus or rail transit both day and night. Good quality street, area,
and pedestrian lighting is essential to generating feelings of safety, comfort, and well being
necessary for ensuring public nighttime use of transit facilities. They are typically high-
density places whose physical form is substantially differentiated from the lower-density
neighborhoods of the City. Generally, regional centers will range from FAR 1.5:1 to 6:1 and
are characterized by six- to twenty-story (or higher) buildings as determined in the
community plan. Their densities and functions support the development of a comprehensive
and inter-connected network of public transit and services. The Framework Element goal 3F
further envisions Regional Centers as mixed-use centers that provide jobs, entertainment,
culture, and serve the region.

The project proposes to develop a mixed-use building with 270 multi-family units and
commercial retail and restaurant uses within approximately 0.25 mile of the Metro Red Line
Hollywood and Vine Station, on a commercial corridor served by multiple Metro Local and
Rapid bus lines. The project will provide pedestrian amenities with ground floor retail fronting
Sunset Boulevard and El Centro Avenue, a publicly accessible retail plaza fronting Sunset
Boulevard, and a proposed FAR of 4.5:1. The project is therefore consistent with the land
use characteristics of the Regional Center land use designation as provided in the
Framework Element.

The Hollywood Community Plan identifies the following goals and objectives that are
relevant to the proposed project:

Objective 3: To make provision for the housing required to satisfy the varying
needs and desires of all economic segments of the Community, maximizing the
opportunity for individual choice.

To encourage the preservation and enhancement of the varied and distinctive
residential character of the Community, and to protect lower density housing from
the scattered intrusion of apartments.

Policies:

The Plan encourages the preservation of lower density residential areas, and the
conservation of open space lands.

The project is consistent with this objective and policy as it will provide 270 new multi-family
housing units within a mixed-use project on a site that currently does not provide any
housing units. These multi-family units will include studio, one- and two-bedroom units in
order to satisfy a variety of housing needs within the community, thus maximizing the
opportunity for individual choice. The project avoids encroaching into lower-density
neighborhoods to the south by providing a mixed-use project on a commercially zoned site
on Sunset Boulevard. The project’'s design characteristics appropriately transition from
higher-intensity uses to the north of the project site to lower-intensity uses to the south of
the project site by stepping down a story at the southern frontage, providing a wider
sidewalk and landscaping along the southern frontage, and breaking up the massing of the
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southern-facing project elevation through the provision of a ground floor courtyard for
project residents.

The Hollywood Community Plan also provides the following for the Hollywood Center:

The focal point of the Community is the Hollywood Center, located generally on both
sides of Hollywood and Sunset Boulevards between la Brea and Gower Street. The
Hollywood Center is included in the Hollywood Redevelopment Project area as adopted
in May 1986. This center area shall function

1) as the commercial center for Hollywood and surrounding communities and

2) as an entertainment center for the entire region. Future development should be
compatible with existing commercial development, surrounding residential
neighborhoods and the transportation and circulation system. Developments combining
residential and commercial uses are especially encouraged in this Center area.

The project site is bounded by Sunset Boulevard to the north, El Centro Avenue to the east,
and Leland Way to the South. The project site is therefore located within the Hollywood
Center as defined by the Hollywood Community Plan. The project is consistent with the
Community Plan’s vision for this area, as it will provide a mixed-use development combining
residential and commercial uses, and will generally reinforce this area as a commercial
center for Hollywood and the surrounding communities. The project achieves this vision
through the provision of commercial retail and restaurant uses, and new multi-family housing
units, on a site that is currently characterized by surface parking, and strip center
commercial and auto-oriented uses. Further, the proposed mixed-use development
preserves surrounding lower-density neighborhoods from encroachment of incompatible
land uses by locating a mixed-use project along an established commercial corridor on a
commercially zoned property within the Hollywood Center. The proposed Project will bring
much needed neighborhood-serving commercial uses and opportunities for jobs to the area,
and provide opportunities for those using the Metro station to and from work or home. The
project site is also is also served by multiple Local and Metro Rapid Bus line routes.

As such, the project, inclusive of the reduced easterly and westerly side yards, will be in
substantial conformance with the purpose, intent and provisions of the General Plan, the
applicable community plan and any applicable specific plan.

Pre-Dedication Lot Area to Calculate Density and Floor Area Ratio

The applicant is requesting an adjustment to utilize the project site’s pre-dedication Iot area
for density and FAR calculation purposes. With regard to the portion of the request to utilize
the project site’s pre-dedication lot area for density calculation purposes, on July 26, 2018,
the Deputy Advisory Agency approved this request in conjunction with Vesting Tentative
Tract Map No. VTT-74085. Therefore, this request is recommended to be dismissed, as it
was granted through the tract map approval.

With regard to the portion of the request to utilize the project site’s pre-dedication lot area for
FAR calculation purposes, the project site’s pre-dedication area is 54,070 square feet, which
with the proposed maximum project floor area of 243,315, yields a maximum floor area ratio
of 4.5:1. The project site’s post-dedication lot area is 51,916 square feet, which with the
proposed maximum project floor area of 243,315, yields a maximum floor area ratio of
4.68:1. This proposed adjustment is consistent with the Framework Element and Hollywood
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Community Plan as it will permit higher density residential development in a designated
Regional Center in close proximity to bus and rail mass transit. The proposed adjustment
will therefore allow for an increase in available housing in an appropriate location consistent
with the goals and policies of the General Plan.

As such, the requested adjustment to utilize the project site’s pre-dedication lot area for FAR
calculation purposes will be in substantial conformance with the purpose, intent and
provisions of the General Plan, the applicable community plan and any applicable specific
plan.

4. 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.

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

The project proposes the development of a new mixed-use building on a 1.24-acre site
located at 6200 West Sunset Boulevard, at the intersection of Sunset Boulevard and El
Centro Avenue within the Hollywood community. The project includes up to 270 residential
units (58 studio, 158 one-bedroom, and 54 two-bedroom units) and up to 12,120 square feet
of commercial retail and restaurant uses. The proposed uses will be provided within a
seven-story building with a maximum height of 92 feet. The commercial uses will be
provided on the ground floor fronting Sunset Boulevard, with residential units above on floors
two through seven. The building height steps down to six stories near the existing lower-
density residential uses to the south. The project will provide a total of 243,315 square feet
of floor area, with a maximum floor area ratio (FAR) of 4.5:1. A total of 361 vehicle parking
spaces will be provided within two and one-half subterranean levels. Approximately 22,029
square feet of existing low-rise commercial strip center uses and surface parking will be
removed to allow for the development of the project.

The proposed mixed-use project is consistent with the General Plan Framework Element,
the Hollywood Community Plan, and the Housing Element, as discussed below:

Framework Element
Land Use Chapter

The Framework Element’s Land Use Chapter (Chapter Three) establishes general principles
to encourage growth and increase land use intensity around transit nodes, to create a
pedestrian oriented environment while promoting an enhanced urban experience and
provide for places of employment. The project site is designated as Regional Center
Commercial in the Hollywood Community Plan. The Framework Element's Land Use
Chapter identifies Regional Centers as the focal points of regional commerce, identity, and
activity. The Framework Element further states that regional centers, typically, provide a
significant number of jobs and many non-work destinations that generate and attract a high
number of vehicular trips. Consequently, each center shall function as a hub of regional bus
or rail transit both day and night. Good quality street, area, and pedestrian lighting is
essential to generating feelings of safety, comfort, and well being necessary for ensuring
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public nighttime use of transit facilities. Per the Framework Element, regional centers are
typically high-density places whose physical form is substantially differentiated from the
lower-density neighborhoods of the City. Generally, regional centers will range from FAR
1.5:1 to 6:1 and are characterized by six- to twenty-story (or higher) buildings as determined
in the community plan. Their densities and functions support the development of a
comprehensive and inter-connected network of public transit and services.

The proposed project is consistent with and meets the goals of the Regional Center
designation by providing a seven-story mixed-use project with 270 multi-family residential
units and 12,120 square feet of commercial retail and restaurant uses within approximately
0.25 mile of the Metro Red Line Hollywood and Vine Station, on a commercial corridor
served by multiple Metro bus routes. The project will provide pedestrian amenities with
ground floor retail fronting Sunset Boulevard and El Centro Avenue, a publicly accessible
retail plaza at the center of the project’'s Sunset Boulevard frontage, and a proposed FAR of
4.5:1. The project is therefore consistent with the appropriate land uses for the Regional
Center land use designation as envisioned in the Framework Element.

The project meets the following objectives and policies set forth in the Framework Element’s
Land Use chapter.

Regional Centers:

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

Objective 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.

Policy 3.10.4: Provide for the development of public streetscape improvements, where
appropriate

The proposed mixed-use project complies with the aforementioned goal, objective, and
policies relative to its location in a Regional Center. The project includes 270 residential
units located above the ground floor commercial uses, thus promoting the development
of high-activity areas in appropriate locations and reinforcing the mixed-use character of
the center. The project’s proposed 12,120 square feet of neighborhood-serving ground
floor commercial space is anticipated to include retail and restaurant uses and will
provide new employment opportunities. Residents of the project and the surrounding
neighborhood will have convenient pedestrian access to the project’'s ground floor
commercial uses, thus encouraging pedestrian activity in and around the project site.
The proposed mixed-use project will be compatible with adjacent land uses, which are
highly urbanized and characterized by multi-family residential, commercial, retail and
mixed-use buildings at a variety of scales. In addition, the project will improve the
surrounding public streetscape on Sunset Boulevard, EI Centro Avenue, and Leland
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Way by incorporating new trees and planters, and widening the sidewalk on Leland Way
from an existing eight feet to a proposed 18 feet.

Distribution of Land Use:

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

Objective 3.2: Provide for the spatial distribution of development that promotes an
improved quality of life by facilitating a reduction of vehicle trips, vehicle miles traveled
and air pollution.

Objective 3.4: Distribution of Land Use: 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: 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.

The proposed project complies with the aforementioned objectives and policy relative to the
distribution of land use. The project will provide a complementary mix of multi-family
residential, retail and restaurant uses to accommodate and meet the needs of the City’s
residents and visitors. In addition, residents and visitors who prefer not to drive benefit from
the multitude of bus lines that operate directly along Sunset Boulevard, and elsewhere
nearby, facilitating a reduction of vehicle trips, as well as the project’s close proximity (0.25
mile) to the Metro Red Line Hollywood and Vine subway station. The new multi-family
residential and commercial retail uses will be located within in existing Regional Center
along a main commercial corridor in proximity to transit.

Urban Form and Neighborhood Design Chapter

Goal 5A: A livable City for existing and future residents and one that is attractive to
future investment. A City of interconnected, diverse neighborhoods that builds on the
strengths of those neighborhoods and functions at both the neighborhood and citywide
scales.

Objective 5.5: Enhance the livability of all neighborhoods by upgrading the quality of
development and improving the quality of the public realm.

Objective 5.9: Encourage proper design and effective use of the built environment to
help increase personal safety at all times of the day.

Policy 5.9.2: Encourage mixed-use development which provides for activity and natural
surveillance after commercial business hours through the development of ground floor
retail uses and sidewalk cafes. Mixed-use should also be enhanced by locating
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community facilities such as libraries, cultural facilities or police substations, on the
ground floor of such building, where feasible

The proposed project complies with the aforementioned goal, objectives and policy in that
the addition of new commercial, restaurant and residential uses complement the Hollywood
Regional Center that is developed with a variety of unique restaurants, retail, and boutique
retail shops. The project enhances the livability of the area with the addition of new ground
floor commercial uses that will draw patrons to the site and which builds upon the mix of
uses already found in the area.

The project’'s public amenities include a 1,480 square-foot retail plaza fronting Sunset
Boulevard. In addition, the project will enhance the surrounding streetscape on Sunset
Boulevard, El Centro Avenue, and Leland Way by incorporating new trees and planters, and
widening the sidewalk on Leland Way from an existing eight feet to a proposed 18 feet. This
proposed streetscape provides a substantial improvement from existing conditions, which
are characterized by expansive surface parking areas and unadorned blank walls along the
site’s public street frontages. The project’'s pedestrian-scale lighting and visibility at the
ground floor will help improve the livability and security of the neighborhood at all hours.

Open Space Chapter

Objective 6.2: Maximize the use of the City's existing open space network and recreation
facilities by enhancing those facilities and providing connections, particularly from
targeted growth areas, to the existing regional and community open space system.

Policy 6.4.7: Consider as part of the City's open space inventory of pedestrian streets,
community gardens, shared school playfields, and privately-owned commercial open
spaces that are accessible to the public, even though such elements fall outside the
conventional definitions of "open space." This will help address the open space and
outdoor recreation needs of communities that are currently deficient in these resources.

The project includes a publicly accessible retail plaza for shopping and public gathering. The
project also includes several open space amenities for residents, including two courtyards
(Ground Level and Level Two) and two separate roof decks.

Economic Development Chapter

Goal 7A: A vibrant economically revitalized City.

The project proposes the demolition of 22,029 square feet of low-rise commercial strip
center uses and surface parking for the construction of 243,315 square-foot mixed-use
development that contains 270 residential units and approximately 12,120 square feet of
ground floor commercial retail and restaurant uses, thereby providing uses that will attract
economic activity in the area and new residents who may patronize existing business in
addition to the proposed on-site commercial uses.

Goal 7B: A City with land appropriately and sufficiently designated to sustain a robust
commercial and industrial base.

Objective 7.2: Establish a balance of land uses that provides for commercial and
industrial development which meets the needs of local residents, sustains economic
growth, and assures maximum feasible environmental quality.
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Policy 7.2.3: Encourage new commercial development in proximity to rail and bus transit
corridors and stations.

Policy 7.2.5: Promote and encourage the development of retail facilities appropriate to
serve the shopping needs of the local population when planning new residential
neighborhoods or major residential developments.

The project will further the above goals, objective and policies through the introduction of a
mixed-use project that will provide a total of 270 residential units and approximately 12,120
square feet of ground floor commercial retail and restaurant uses. The projects convenient
location to rail and bus stops will allow residents and visitors easy access to the goods and
services provided by the project. The commercial component of the project will provide long-
term jobs in the area. The mixed-use project will promote job creation and economic
growth, strengthen the commercial sector, and contribute to a better balance of land uses
that meets the needs of residents.

Goal 7D: A City able to attract and maintain new land uses and businesses.
The project will further the above goal through the introduction of a mixed-use project that
will provide a total of 270 residential units and approximately 12,120 square feet of ground
floor commercial retail and restaurant uses.

Goal 7G: A range of housing opportunities in the City.
The project will provide a range of housing opportunities in the form of 270 new residential
units within studio, one- and two-bedroom configurations, located on a site that currently

does not provide any housing units.

Housing Element

Framework Objective 4.1: 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.

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

The project will further the City's goal of achieving adequate housing supply for the city. The
project proposes 270 multi-family residential units that are comprised of studio, one-
bedroom and two-bedroom units that will ensure a range of housing units are available to
meet current and projected needs.

Hollywood Community Plan

The project site is located within the Hollywood Community Plan, adopted by the City
Council on December 13, 1988. The Plan designates the project site for Regional Center
Commercial Land Uses with corresponding zones of C2, C4, P, PB, RAS3, and RAS4,
which allow for the project’s proposed residential and commercial uses. The project site is
currently zoned C4-2D-SN. Although the existing "D" Development Limitation restricts the
maximum floor area ratio (FAR) to 2:1, the project includes a request for a Zone Change
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and Height District Change to amend the existing D Limitation to permit an FAR increase of
up to 4.5:1. As set forth below, the project is consistent with the Community Plan.

The Hollywood Community Plan text includes the following relevant land use objectives,
policies and programs:

Objective 1: To coordinate the development of Hollywood with other parts of the City of
Los Angeles and the metropolitan area. To further the development of Hollywood as a
major center of population, employment, retail services, and entertainment...”

The proposed mixed-use project is coordinated with the development of Hollywood and
other parts of the City of Los Angeles, by further developing Hollywood as a major center of
population, employment, and retail services. The project reflects orderly development of the
urban area, with housing to accommodate residents and employees, proximate to transit
and retail services and existing employment centers. The project will provide construction,
retail and commercial jobs, as well as new housing opportunities for residents.

Objective 3: To make provision for the housing required to satisfy the varying needs and
desires of all economic segments of the Community, maximizing the opportunity for
individual choice.

The project will provide housing required to satisfy the needs and desires of varying
economic segments of the community by providing much-needed housing in the City of Los
Angeles. The project includes 270 multi-family units in a variety of unit types to help
respond to the need for housing in the Hollywood Community Plan area. As Hollywood is
highly-urbanized and is experiencing ongoing revitalization, building new multi-family
housing with complementary on-site commercial retail and restaurant uses will continue help
make Hollywood a vibrant community. In addition, the project will not displace any existing
residents or residential communities, as the project site is currently developed with older
commercial uses and surface parking.

To encourage the preservation and enhancement of the varied and distinctive residential
character of the Community, and to protect lower density housing from the scattered
intrusion of apartments.

The project’s design characteristics appropriately transition from higher-intensity uses to the
north of the project site to lower-intensity multi-family uses to the south of the project site by
stepping down a story at the southern frontage, providing a wider sidewalk and landscaping
along the southern frontage, and breaking up the massing of the southern-facing project
elevation through the provision of a ground floor courtyard for project residents.

Objective 4: To promote economic well-being and public convenience through:

a. Allocating and distributing commercial lands for retail, service, and office facilities
in quantities and patterns based on accepted planning principles and standards.

The project will effectively and adequately allocate and distribute commercial lands for retail
and restaurant uses on the ground floor and will provide residential uses above. With its
complementary mix of uses, the project provides the retail/commercial uses anticipated in
the Community Plan while also providing much needed housing in a Regional Center and
within the Hollywood Center, located along a major commercial corridor.
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b. 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 adjacent properties
and neighboring properties.

Height and Bulk

The project’s density and massing is appropriately scaled and compatible with existing and
future surrounding multi-family and commercial uses. The project proposes the construction of
a new mixed-use building containing up to 270 residential units and up to 12,120 square feet of
commercial retail and restaurant uses. The proposed uses will be located within a seven-story
building comprised of up to 243,315 square feet of floor area. The project's maximum floor area
ratio (FAR) will be 4.5:1 with a maximum height of 92 feet. The project will therefore be
consistent with the scale and character of the surrounding area. The surrounding area is a
highly-urbanized neighborhood that is characterized by a mix of land uses at various scales of
development, including low- and medium-density buildings comprised of residential,
commercial, and office uses. For example, the project vicinity includes the five-story Sunset
Gower Studios one block east of the project site, the CBS Columbia Square building and 20-
story mixed-use project, the 22-story Sunset Media Center building, the approved 28-story
Hollywood Palladium mixed-use project to the north across Sunset Boulevard, and the Earl
Carroll Theatre, and the construction site of a new seven-story mixed-use building to the west.

The project’'s massing appropriately transitions from the high-rise buildings on the north side of
Sunset Boulevard to the less dense one- to two-story multi-family residential on the south side
of Leland Way. Moreover, the project is designed to “step down” to six-stories at the southern
frontage from the maximum seven stories reached on the northern portion of the project site.
The project will also widen the sidewalk on the southern project frontage along Leland Way from
an existing eight feet to 18 feet, providing a wider sidewalk and landscaping along the southern
frontage. The project also provides a ground floor courtyard for project residents along Leland
Way that is open to the sky and will break up the massing of the southern-facing project
elevation.

The proposed building is designed to be modern in style, and has been articulated along all
street frontages through the use of balconies, recessed windows, and architectural treatments in
order to reduce the perceived mass and scale of the building, and integrate the project into the
Sunset Boulevard street frontage. The project incorporates design elements that visually
provide for transitions in height and massing. Window walls, cut-outs, and a variety of building
materials will be utilized to provide vertical and horizontal articulation on the proposed building
elevations to create visual interest, and reduce the perceived building scale. Materials
anticipated to be utilized include glass, metal and composite cladding, plaster, stone tiles, and
architectural fabric. The color variations and textures of the different materials create visual
interest and reduce the perceived building scale. Variations in color, rhythm, opacity, and
reflectivity on the fagades ensure that the building is varied and enjoyable to residents, visitors,
and neighbors.

Parking and access

Vehicular access to the site has been designed to limit curb-cuts and thus improve the
pedestrian environment. Vehicular access for both the commercial and residential components
of the project will be from EI Centro Avenue via one driveway with a two-way ingress and egress
to the project site. Loading will also be provided from the same El Centro Avenue driveway. No
vehicular access will be allowed on Sunset Boulevard or Leland Way. Pedestrian access to the
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ground-floor commercial retail and restaurant uses will be from Sunset Boulevard. Project
residents access the project site from a residential lobby located on El Centro Avenue, and from
all levels of the parking garage.

The project provides automobile parking in compliance with Los Angeles Municipal Code
requirements. Based on the parking requirements for residential, retail, and restaurant uses set
forth in LAMC Section 12.21.A.4 and 12.21.A.4.(x)(3), the project will be required to provide a
total of 428 residential and commercial vehicle parking spaces. However, reductions in parking
are permitted if sufficient bicycle parking is provided, with the reduction of one vehicle space
requiring the provision of four bicycle spaces, and provided that reductions in vehicular parking
are limited to 15 percent of the residential parking and 30 percent of the commercial parking.
Accordingly, with these permitted reductions, the project’s parking requirement is reduced by a
total of 67 spaces for a total parking requirement of 361 vehicle parking spaces. |n accordance
with LAMC requirements, the project will provide 361 vehicle parking spaces.

All parking will be provided in subterranean and semi-subterranean levels. The project’s ground-
floor commercial uses and siting of parking within subterranean and semi-subterranean levels
will activate this frontage of Sunset Boulevard and El Centro Avenue, which currently contains
large expanses of surface parking and primarily auto-related strip center commercial uses.

Setbacks

The project site is bounded by Sunset Boulevard to the north, El Centro Avenue to the east,
Leland Way to the south, and the historic Earl Carroll Theatre to the west. As a mixed-use
project proposed in the C4 zone, the project is not required to provide front yard setbacks. As
discussed above, the project applicant is requesting Zoning Administrator's Adjustments to
allow for zero-foot easterly and westerly side yards in lieu of the 10-foot side yards otherwise
required in the C4 Zone. As discussed above, the request conforms with the intent of the
setback regulations in the LAMC, is compatible with and will not aversely affect adjacent
properties, and is consistent with the General Plan. Therefore, the proposed setbacks for the
project are consistent with the requirements of the LAMC.

Lighting

The project is in the Hollywood Signage Supplemental Use District and will comply with all
related requirements under this district. Exterior lighting along the public areas will include
pedestrian-scale fixtures and elements. Project lighting will incorporate low-level exterior lights
on the building and along pathways for security and wayfinding purposes. In addition, low-level
lighting to accent signage, architectural features and landscaping elements will be incorporated
throughout the site. Project lighting will be designed to minimize light trespass from the project
site.

On-Site Landscaping

The project will include a lobby, club room, leasing office, pool courtyard, and residential units
located on the ground floor and basement levels. Amenities on the basement level include
recreational features such as a pool with chaise lounges, seating areas, and a barbeque area.
Indoor residential amenities on the basement level includes a fitness center, a club room with a
bar and kitchen, and a screening room. A second courtyard will be located on Level 2 and will
provide seating areas and a fireplace. Rooftop residential amenities include two separate roof
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decks. The northern roof deck will be partially covered and have lounge-type space. The
southern roof deck will be open to the sky and have a sunning area, seating areas, barbeque
grills, and outdoor dining tables.

The project provides 10,150 square feet of private open space with residential balconies. In
addition, the retail plaza at the ground floor along Sunset Boulevard provides 1,480 square feet
of common open space, and the pool courtyard within the southern portion of the site provides
4,520 square feet of common open space. The Level 2 courtyard provides approximately 4,180
square feet of common open space, and the Level 7 roof decks provide 3,520 square feet of
common open space. Finally, the ground and basement-level indoor amenity spaces totals
4,500 square feet of common open space. In total, approximately 28,350 square feet of open
space will be provided, which meets the open space requirements set forth by the LAMC.

As part of the project, the one existing Palm street tree along Sunset Boulevard is expected to
remain. Overall, approximately 68 new trees will be provided in accordance with LAMC
requirements. The project will also increase the width of the sidewalk along Leland Way to 18
feet, and install additional street trees and other landscape features such as raised planters.

Further, as conditioned, the project shall be constructed with an operable recycled water pipe
system for onsite greywater use, to be served from onsite non-potable water sources such as
showers, washbasins, or laundry and to be used as untreated subsurface irrigation for
vegetation or for cooling equipment. The system specifics shall be required as determined
feasible by DWP in consultation with DCP. The condition requiring systems for on-site
greywater use will provide for the public welfare and public necessity by reducing the level of
runoff and water use by project residents, employees and visitors. This approach to water
conservation is consistent with multiple City policies that have been adopted to address drought
conditions and water supply issues, such as Executive Directive No. 5 (ED 5), which set goals
to reduce per capita water use by 20 percent by 2017, and the Sustainability pLAn (water
savings goals of reduction in per capita potable water by 20 percent by 2017, by 22.5 percent by
2025, and by 25 percent by 2035). This condition allows the Project to improve environmental
quality and water conservation, but within the context of the Project's proposed density, uses,
and features.

In addition, as conditioned, the project shall provide a 35,000-watt DC Solar Photovoltaic (PV)
System, which is estimated to generate approximately 50,000 kilowatt hours of energy per year.
This condition requiring that the project provide a Solar Photovoltaic System will support the
site’s electrical uses to help reduce the site's carbon generating public utility electrical power.
This condition provides for the public welfare and public necessity by reducing the level of
pollution or greenhouse gas emissions to the benefit of the neighborhood and City in response
to General Plan Health and Wellness Element Policies 5.1 (reduce air pollution), 5.7 (reduce
greenhouse gas emissions); and Air Quality Element policy 5.1.2 ( shift to non-polluting sources
of energy in buildings and operations). The solar condition is also good zoning practice because
it provides a convenient service amenity to the occupants or visitors who utilize electricity on
site. This condition allows the project to improve the health, wellness, and air of the
neighborhood, but within the context of the project's proposed density, uses, and features.

Trash Collection and Loading Areas

The project has been designed to minimize the visual impact of trash receptacles and loading
areas. Electrical rooms, storage rooms, trash enclosures, and loading spaces are located within
the project and are not visible from surrounding pubic streets and public view. Rooftop
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equipment will be set back from the roof parapet edge and appropriately screened from public
view. In addition, numerous conditions have been imposed on the project to ensure that any
trash or mechanical equipment is fully screened and not visible to the public.

As described above, 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 will be compatible
with existing and future development on adjacent and 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 incorporates recreational and service amenities to improve habitability and wellness
opportunities for its residents and minimize impacts on neighboring properties. As previously
mentioned, the project provides 10,150 square feet of private open space with residential
balconies. In addition, the retail plaza at the ground floor along Sunset Boulevard provides
1,480 square feet of common open space, and the pool courtyard within the southern portion of
the site provides 4,520 square feet of common open space. The Level 2 courtyard provides
approximately 4,180 square feet of common open space, and the Level 7 roof decks provides
3,520 square feet of common open space. Finally, the ground and basement-level indoor
amenity spaces total 4,500 square feet of common open space. In total, approximately 28,350
square feet of open space will be provided, which meets the open space requirements set forth
by the LAMC.

In addition, the Draft EIR prepared for the project found that with implementation of regulatory
requirements, such as the payment of Quimby Fees, impacts to local parks and recreation
facilities will be less than significant. Therefore, it is determined that the project provides
sufficient recreational and service amenities to serve residents without creating negative
impacts on neighboring properties.

Further, as provided for as Project Design Features D-3 and D-4, at least twenty (20) percent of
the total code-required parking spaces provided for all types of parking facilities will be capable
of supporting future electric vehicle supply equipment (EVSE), and at least 5 percent of the total
code-required parking spaces will be equipped with EV charging stations. The Project Design
Feature providing EV ready parking spaces (installed with chargers) will support the adoption of
low and zero emission transportation fuel sources by the project’'s visitors, residents and
employees. This feature provides for the public welfare and public necessity by reducing the
level of pollution of greenhouse gas emissions to the benefit of the neighborhood.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (“CEQA”) FINDINGS

The City of Los Angeles, as lead agency, acting through the Department of City Planning,
prepared an environmental impact report (EIR), consisting of a Draft EIR and Final EIR, under
case number ENV-2015-3603-EIR. Pursuant to the California Environmental Quality Act
(California Public Resources Code Sections 21000-21189.57)(CEQA), the EIR is intended to
serve as an informational document for public agency decision-makers and the general public
regarding the objectives and components of the project at 6200 West Sunset Boulevard,
consisting of a mixed-use building, including seven stories of residential multi-family units (270
total units) and 12,120 square feet of ground-floor neighborhood-serving commercial retail and
restaurant uses, and 361 vehicle parking spaces (Project) on a 1.24-acre site located at 6200—
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6218 West Sunset Boulevard, 1437—1441 North El Centro Avenue, and 6211 West Leland Way
in the Hollywood area of Los Angeles (Site or Project Site).

In a determination letter dated July 26, 2018, the City’s Deputy Advisory Agency (DAA) certified
the EIR; adopted the environmental findings prepared for the Project as well as a statement of
overriding considerations and a mitigation monitoring program (MMP); and approved the
Project’s vesting tentative tract map (VTTM). No appeal was filed with respect to the DAA’s
approval of the VTTM. A Notice of Determination was filed on August 7, 2018 with the Los
Angeles County Clerk.

CEQA and the State CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3,
Sections 15000-15387) allow the City to rely on the previously certified EIR unless a
Subsequent or Supplemental EIR is required. Specifically, CEQA Guidelines Sections 15162
and 15163 require preparation of a Subsequent or Supplemental EIR when an EIR has been
previously certified or a negative declaration has previously been adopted and one or more of
the following circumstances exist:

1. Substantial changes are proposed in the project which will require major revisions of
the previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;

2. Substantial changes occur with respect to the circumstances under which the project
is undertaken which will require major revisions of the previous EIR or negative
declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects; or

3. New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the previous EIR
was certified as complete or the negative declaration was adopted, shows any of the
following:

a. The project will have one or more significant effects not discussed in the previous
EIR or negative declaration;

b. Significant effects previously examined will be substantially more severe than
shown in the previous EIR;

c. Mitigation measures or alternatives previously found not to be feasible would in
fact be feasible, and would substantially reduce one or more significant effects of
the project, but the project proponents decline to adopt the mitigation measure or
alternative; or

d. Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant
effects on the environment, but the project proponents decline to adopt the
mitigation measure or alternative.

Likewise, Public Resources Code Section 21166 states that unless one or more of the following
events occur, no Subsequent or Supplemental EIR shall be required by the lead agency or by
any responsible agency:
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e Substantial changes are proposed in the project which will require major revisions of the
environmental impact report;

e Substantial changes occur with respect to the circumstances under which the project is
being undertaken which will require major revisions in the environmental impact report;
or

¢ New information, which was not known and could not have been known at the time the
environmental impact report was certified as complete, becomes available.

SECTION 2. CEQA FINDINGS

FIND, based on the independent judgment of the decision-maker, after consideration of the
whole of the administrative record, the project was assessed in the 6200 Sunset Project EIR No.
ENV-2015-3603-EIR, SCH No. 2016011040 certified on July 26, 2018; and pursuant to CEQA
Guidelines, Sections 15162 and 15164, no subsequent EIR, negative declaration, or addendum
is required for approval of the Project.

SECTION 3. MITIGATION MONITORING PROGRAM

All mitigation measures in the previously adopted Mitigation Monitoring Program attached as
Exhibit “B”, are imposed on the project through Q Condition Nos. 5 and 6, and Condition of
Approval Nos. 11 and 12, to mitigate or avoid significant effects of the proposed Project on the
environment and to ensure compliance during Project implementation.



