


Unique features of the project include open balconies, structural setbacks above the lower
levels, and an open entry courtyard that is heavily landscaped, all of which provide a visual
break in the building, reducing the impact of the reduced setback. The South Building’s rear
yard would abut a commercial building that does not need a buffer from adjacent residential
uses. As such, the reduced setback would be compatible with surrounding uses.

North Building

As the North Building is entirely residential with no street level commercial floor area, 16-foot
setbacks are required based on the R4 Zone for rear yard adjacent to the alley, 5-foot
setbacks for side yards facing the west and east property lines, and 15-foot setbacks for the
R3 Zone for the front yard. However, the proposed reduction of the front yard setback on 5th
Street would be justified as the residential “stoop” units at the street level would have
landscaping and a deck area designed to fit each unit, in conjunction with street trees within
a planting strip at the curb. The street wall of the building would be setback at least 8 feet
from 5th Street.

A reduction of the setbacks for the two side yards fronting on the south and north property
lines of the North Building is justified because the west-facing wall would adjoin a blank wall
from the adjacent commercial building and surface parking lot. The east facing yard faces a
2-level parking structure. If setbacks were to be included along these property lines it would
become dead space and serve no purpose in a high-density residential and mixed-use
neighborhood, preventing a well-planned, integrated project, resulting in an unnecessary
hardship.

In order for the Applicant to provide a well-planned project with a creative design, this request
for reduced setbacks is necessary.

These setback requirements also have financial impacts that create additional unnecessary
hardships on the project. As a result if the setbacks are applied in order to achieve the same
floor area and density, the building may have to be constructed taller in order to create a
sufficient density. There are substantial cost increases associated with developing a taller
building, such as costs associated with a steel high-rise structure. The result is that much
needed housing would either not be constructed or if it were constructed, higher rents would
be necessary to cover increased construction costs. To impose the required setbacks would
result in a project that is out-of-scale with the prevailing setbacks of existing development,
and the unnecessary hardship of reducing building area would render a project that is
financially infeasible to implement without passing those costs onto future renters.

For the reasons stated above, the strict application of the regulations of the CCWSP would
result in practical difficulties or unnecessary hardships inconsistent with the general purpose
and intent of the specific plan.

The street standards set forth in the CCWSP designate 5th Street as a Modified Collector
Street that requires a 75-foot right-of-way and 56-foot roadway width. The City Council
adopted the Mobility Plan 2035, which is a revision to the General Plan Transportation
Element, on August 11, 20151, that revises the street designations for many streets in the
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city. In this instance, the Mobility Plan designates 5™ Street as a Collector Street with a
required 66-foot right-of-way and 40-foot roadway width. Currently, the right-of-way is 60
feet, and the roadway is 40 feet. An 8-foot dedication would be required to meet the CCWSP
right-of-way standards. However, the Mobility Plan would only require a 3-foot dedication to
meet the new standards.

The Applicant is requesting that an exception be granted so that a 3-foot dedication can be
made consistent with Mobility Plan requirements. Implementation of the CCWSP right-of-
way standards would result in an unnecessary hardship for a street designation that is no
longer feasible, as 5" Street terminates at Bixel Street and Lucas Avenue.

That there are exceptional circumstances or conditions applicable to the subject
property involved or to the intended use or development of the subject property that
do not apply generally to other property in the specific plan area.

Setback Standards

The area surrounding the project site was developed primarily before adoption of the CCWSP
in 1991 and its amendment in 2009. There is a general mix of older office and commercial
buildings that are 1- and 2-stories in height. The land use and zoning redesignated the entire
area covered by the CCWSP area to a uniform pattern of taller commercial properties closer
to the 110 Freeway, stepping back to the west to low-rise buildings that have more high
density residential land use and zoning. Current development trends have resulted in more
mixed-use projects that have utilized the commercial zoning together with its reduced
setbacks in order to maximize the residential portions of a project.

Due to the unusual configuration of the site (i.e., sloping site from 5" Street to 6 street,
location of an alley which separates the two main structures) and the 3 zoning designations,
the strict application of the regulations of the Specific Plan creates exceptional circumstances
not applicable to other properties and would result in dead space on the project site which
would not provide any practical benefits to either the project site or adjoining properties.

The required side yard of the South Building and the rear yard facing the alley have little
value and no practical purpose to a medium rise building that has its own amenities,
landscaping, and courtyards that provide visual relief to the neighborhood and project
residents. There are no blank walls that would overlook adjacent properties and the building
heights would not overpower smaller adjacent existing structures. Furthermore, alleys
typically serve as driveways for service vehicles, deliveries, and parking access and are not
used for open space, recreation, or a buffer for adjacent properties and setbacks would not
be necessary for these purposes. The 20-foot wide separation created by the alley right-of-
way would serve for light and air circulation between the North Building and South Building
but not have much aesthetic value to the rear service spaces of the buildings. Any additional
separation would serve little purpose in a high-density, mixed-use development. As such,
granting the reduced setbacks would result in a better project that is consistent with the intent
of the Specific Plan.

The challenging configuration of the project’s 2 off-centered building sites on sloping terrain
separated by an alley are constraints that most other sites in the vicinity do not have. The
North Building setbacks are not necessary due to the exceptional conditions of (1) the project
borders itself on each side of the alley (North Building and South Building are separated by
an alley) and (2) the project is surrounded by parking lots with the South Building bordering



a parking lot to the west and the North Building bordering a parking lot to the East. As there
are no sensitive uses and there are no residential uses existing or planned adjacent to the
Project site, there are exceptional circumstances that do not apply to other properties and
these conditions justify granting of the exceptions. This offset nature of the project site does
not allow the building design to achieve the required setbacks without increasing the height.

Therefore, the unusual site configuration, the alley separation of the project, the lack of
necessity of protecting adjacent land uses, and costs associated with constructing a taller
building that includes the setbacks required by the Specific Plan, are exceptional
circumstances that do not apply to other properties in the CCWSP and justify the requested
setback exception. The project provides architectural interest to the community with
articulated walls, creative architectural features, landscaped courtyards (exceeding the open
space requirement), and decks visible from surrounding properties and is compatible with
other buildings in the area in massing, setbacks and articulation.

Street Standards

The exceptional circumstances for street standards are related to the adoption of the Mobility
Element that requires a greater right-of-way of 66 feet, which is greater than the 60-foot right-
of-way that presently exists on 5" Street. It should be noted that state law requires a Specific
Plan to be consistent with the General Plan, including all associated elements, such as the
Mobility Element. The exceptional circumstance in this case is that the City has not yet
updated the Specific Plan to make it consistent with the General Plan. The Applicant would
be required to dedicate 3 feet to meet the new Mobility Element standard. As it is highly
unlikely that the other properties on 5t Street would comply with the out-of-date standards in
the CCWSP since 5" street now terminates at both Bixel Street and Lucas Avenue, there are
exceptional circumstances justifying that the maximum dedication be no greater than the 3
feet set forth in the Mobility Element.

That an exception from the specific plan is necessary for the preservation and
enjoyment of a substantial property right or use generally possessed by other
property within the specific plan area in the same zone and vicinity but which, because
of special circumstances and practical difficulties or unnecessary hardships is denied
to the property in question.

Setback Standards

The exceptions are necessary for the preservation and enjoyment of a use generally
possessed by other property in the same zone. In this portion of Los Angeles, many existing
buildings occupy their entire site. The project design complements the positive characteristics
of the surrounding existing uses, while serving as a visual transition to the areas of the
Financial District and South Park, which have seen major redevelopment within the past
decade.

The project site is currently developed with minimal setbacks and has existed for many years
without significant impacts to the surrounding neighborhood and adjacent property.
Approximately one-half of the 5" Street frontage is bordered by commercial zones that are
typically not required to provide setbacks for commercial/mixed-use developments. The
zoning on the south side of 6" Street, immediately across from the project, includes a C4
designation that would not require setbacks for a similar mixed-use project. Under Case No.
DIR-2008-3407-SPP-SPPA-DB, this C4 zoned site was approved for the development of 648
residential units and 39,989 square feet of commercial uses.



Similar projects in the immediate vicinity of the project and subject to the same requirements
of the LAMC and CCWSP have been granted reduced yard setbacks. For example, the
property located immediately across 5" Street from the project was granted zero-foot front
and side yards under Case No. APCC 2005-2155-SPE-ZAD-SPP for an 84 unit residential
development in the C4 and R5 zones. Case No. APCC 2006-1300-SPE-SPP was approved
with a zero-foot rear yard and other reduced yards along the alley and St. Paul Street
frontage.

Additionally, the South building would be required to provide a 19-foot setback along the
westerly property line. Such a setback is a practical difficulty for a high-density neighborhood
with a mix of commercial and residential land use and zoning. This type of residential setback
is required by the R4 zoning. However, this standard is one that is more typically suited for
lower density zones where the separation of low density residential uses is more critical to
expected privacy. The project is proposing decks, articulations, architectural details,
courtyards, and other landscaped areas visible from the exterior of the structures that
breakup blank walls, and avoid a box-like design that the might otherwise result from the
underlying zoning. The requested zero-foot rear yard along the Property line is consistent
with existing high-density, mixed-use projects in this area of the CCWSP.

By bringing the ground floor commercial to the property line, the project would enhance the
pedestrian orientation of the project, providing pedestrians with views into an active building
along the street frontage. Given the unique qualities of the size — irregular shape, slope, and
multiple zone designations, coupled with the project’s location along a stretch of the street
that contains similar uses, the reduction of yards would allow for the development of a much
needed mixed-use development.

Therefore, the development trends and approvals in the project vicinity have provided that
there are practical difficulties and unnecessary hardship that justify the requested reduced
setbacks that are consistent with these previous approvals.

Street Standards

The special circumstances would preserve a property right generally enjoyed by the other
property owners on 5" Street, which would result in unnecessary hardship to the project by
requiring an 8-foot dedication under the CCWSP. Other properties on 5™ Street do not have
to make any dedication at this time. Once the CCWSP has been updated to reflect the street
standards of the Mobility Plan 2035, the Applicant would only have to dedicate 3 feet. A
practical difficulty would result if a full 8 feet were required for dedication. This would result
in an unnecessary hardship in that the CCWSP standards and required dedications would
increases the required dedication of a street that is being redesignated to a reduced right-of-
way and ends at Lucas Street, which only needs a minimal right of-way to serve the residents
and the few businesses on this limited street.

That the granting of an exception will not be detrimental to the public welfare or
injurious to the property or improvements adjacent to or in the vicinity of the subject
property.

Granting of the exceptions would not be detrimental to the public welfare, injurious to property
or improvement to property in the surrounding neighborhood. On the contrary, the project
would result in a significant improvement and benefit to the neighborhood by revitalizing
commercial property and an underutilized parking garage by providing a well-designed and



contemporary, mixed-use building with more than the required open space and code required
off-street parking. In addition, the project would provide much needed housing and
neighborhood serving commercial uses. The granting of the exception to allow for reduced
yards adjacent to an existing parking structure and along an alley would not be detrimental
to the public welfare or injurious to property or improvements in the vicinity of the project site.
While the request is for zero setbacks, the actual structures are not proposed to be built to
the property line at the above-ground levels.

Most existing buildings in the surrounding commercial and residential zones are built to the
property line. Historically, commercial streets have been developed with buildings built to the
property line in order to promote pedestrian activity. By orienting the commercial uses on a
main commercial thoroughfare along 6" Street, the project would create an inviting and
pedestrian friendly environment. Thus, the approval of this request would allow for a
development that is consistent with the surrounding community.

The project would enhance the neighborhood by providing a significant residential
development that brings with it neighborhood-serving commercial uses and residential units
in a location that provides the opportunity to live near a large employment center in the
Central City.

The design and location of the proposed project would enhance the surrounding
neighborhood by providing jobs and housing, being conveniently located near the Downtown
area, a major jobs center in the city, in conformance with the following CCWSP Purposes:

G. Provide for an improved jobs/housing ratio over that which would otherwise have
occurred, through the requirement that housing be constructed commensurate with
commercial Projects.

H. Create new mixed-use residential/commercial land use categories, in order to locate
housing closer to jobs, reduce vehicle miles travelled and improve air quality.

O. Provide for an expanded and enhanced relationship to the Central Business District
and the greater downtown area.

Therefore, granting of an exception to the setbacks would not be detrimental to the public
welfare or injurious to the property or improvements adjacent to or in the vicinity of the project
site. The project would provide much needed housing and jobs, resulting in a significant
improvement to previous uses of the project site.

Street Standards

The granting of the exception to make the street right-of-way for 51" Street as set forth in the
CCWSP to be consistent with the Mobility Element would not be detrimental to the public
welfare or injurious to the property or improvements adjacent to or in the vicinity of the project
site. The City has determined that the Transportation Element of the General Plan should be
amended and has, therefore, adopted the Mobility Element, which establishes new
standards, including revised rights-of-ways dimensions for streets throughout the City,
including the CCWSP. In this instance, the right-of-way for 5" Street is revised to reduce the
amount of land needed for this street for new development, which in turn would add to the
public welfare by higher-density uses, thereby creating more housing and/or jobs, instead of
for unnecessary street improvements. Therefore, there is no detriment or injury to property
or improvements adjacent to or in the project vicinity, as the setbacks are compatible with
other properties adjacent and near to, the project site.
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dwelling units previously removed from the Specific Plan area, and provide new housing
in proportion to the need, by household size and income, associated with the existing
community and newjobs generated in the Plan area.

The existing buildings and parking structure have consistently been used for offices and
parking, hence no dwelling units would be lost or displaced as a result of the project. The
project addresses housing needs in a range of household sizes and incomes. Moreover, with
the jobs rich environment of the Downtown commercial core, there is high demand for housing
in the area. Other projects are being developed within the existing Westlake community to
provide for similar types of housing, creating a more vibrant residential community for the
area. Furthermore, the greater availability of housing in the area will be a catalyst in
generating jobs in the CCWSP and Westlake Community Plan areas.

Provide for an improvedjobs/housing ratio over that which would otherwise
have occurred, through the requirement that housing be constructed commensurate with
commercial Projects.

By replacing two commercial office buildings and a parking structure with a mixed-use
development, the project proposes to improve the jobs/housing balance within the greater
vicinity. The Downtown commercial core, which is proximate to the subject site, is a major
source of jobs in Los Angeles. However, the Downtown area lacks the appropriate
jobs/housing ratio due to the presence of many high-rise office buildings that lack residential
housing facilities in close proximity. Construction of 369 residential units helps to provide
housing that is commensurate with commercial projects in the area.

Create new mixed use residential/commercial land use categories, in order
to locate housing closer tojobs, reduce vehicle miles traveled and improve air quality.

By replacing two commercial office buildings and parking structure, with residential dwelling
units and neighborhood commercial, this project fulfills the purpose of the CCWSP to create
a hybrid of residential and commercial land uses. With the major employment center of nearby
Downtown Los Angeles, new residents would also be able to access many businesses. The
use of nearby public transit or the ability to walk to Downtown allows for a significant reduction
in vehicle miles traveled, and subsequently, will improve local air quality.

The Community Plan

The Westlake Community Plan also contains applicable principles and goals for residential
development embodied in the "Community Issues and Opportunities” section:

Access and proximity to employment for community residents;
The project is providing housing in close proximity to Downtown employment and
entertainment opportunities, with access to the job market easily accessible by walking or
public transit.

Potential for residential and mixed-use development along Commercial Corridors;
The project would create commercial and residential uses near the commercial corridor of

Wilshire Boulevard, as well as 6th Street where new housing and commercial businesses are
being developed and where public transit offers easy access to the Downtown area.



Provide for a variety of housing opportunities by income, with an emphasis on the creation
of middle-income neighborhoods, especially targeted for downtown workers.

New residential developments have emerged in the neighborhood. The project is designed
for a variety of income levels that can take advantage of the nearby commercial core job
market of Downtown Los Angeles.

The Land Use Plan Policies and Programs section of the Westlake Community Plan contains
several Objectives and Policies with which the project is also consistent:

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

The Applicant proposes to create 369 dwelling units from what is currently two underutilized
office buildings and a parking structure. These new units would provide a supply of various
types and sizes to meet the needs of a diverse group of potential residents. These units would
satisfy the varying needs and desires of different income groups within the community’s
population. Due to its location near Downtown, the project is likely to attract a wide range of
households seeking proximity to other businesses and cultural and entertainment attractions,
in a vibrant urban center with a multitude of employment and entertainment opportunities.

To improve the compatibility between commercial and residential uses.

The project contains 369 dwelling units and 22,000 square feet of neighborhood-serving
commercial floor area, which combines both commercial and residential uses into one
cohesive development. Living in the urban environment of Downtown Los Angeles affords
the residents easy access to other businesses and commercial opportunities. This project
site is within convenient walking distance to many businesses and other residential properties
within the surrounding area.

The Housing Element of the General Plan

The 2013-2021 Housing Element provides the assessment that the City of Los Angeles is
“facing an unprecedented housing crisis,” and this crisis impacts all segments of the housing
market. The Housing Element notes that for over 20 years the City has been “pursuing a
sustainable approach to accommodating long-range growth,” and that this approach is
established in the Framework Element of the General Plan, which “encourages sustainable
growth in higher- intensity commercial and mixed-use districts, centers and boulevards, and
in proximity to transit.” The Executive Summary of the Housing Element notes “the primary
goal of the Housing Element is to provide a range of housing opportunities for all income
groups.” The Housing Element calls for a yearly production of 10,250 housing units, which is
significantly greater than the approximately 6,000 units annually generated, on average, from
2006 through 2012 (the period preceding the 2013-2021 focus of the current Housing
Element), as identified in the Housing Element’s Regional Housing Needs Assessment.

The Housing Element notes that in 2006 the City issued permits for 13,276 units. The pace
of development fell to a low of 2,093 housing permit in 2009. By any reasonable objective
measure, the needed amount of housing to accommodate growth is not being achieved.






The granting of the floor area and density averaging will result in a seamless development of
the structures located in each zone facing 6" Street so that the external architecture is
consistent and the floors that connect the residential units have easy access to the various
amenities for internal consistently. The averaging of floor area and density between the south
parcels is necessary to create a fully integrated and well-balanced mixed-use building, with
shared facilities, open space and amenities.

Open Space

The applicant is requesting a Specific Plan Adjustment to reallocate permitted open space
within the entire project. The project site is unique in that it consists of 2 buildings, separated
by an alley, and fronting on 3 streets. The North Building that will front on 5" Street will be
entirely residential with associated parking. Open space and common area amenities will be
distributed throughout this building in a variety of locations and configurations. The project is
proposing street level private decks; a clubhouse, pool, and courtyard open to the sky on the
second floor; and sky deck on the seventh floor.

The South Building will have comparable open space and amenities, as well as retail on the
ground floor. The project is proposing an outdoor plaza on the first floor; multiple courtyards,
including a pool and clubhouse on upper floors, and a sky deck on the seventh floor.

The proposed amenities are designed for the benefit of all the residents and visitors to the
project site (for both buildings), to be made accessible by a foot bridge between buildings. As
a result, the design gives an open feeling that avoids the boxlike structure of so many
residential structures that are built out to the cover every square foot possible. The creative
design on the project results in a design that maximizes the location and variety of open space
and allows for the open-air feeling. Openness of the design allows more light and air to the
residential units in a manner that benefits residents while providing for the optimum number
of dwelling units.

That in granting the Project Permit Adjustment, the Director has imposed project
requirements and/or decided that the proposed project will substantially comply with
all applicable specific plan regulations.

Density Averaging

Specific Plan

The granting of the requested floor area averaging would be consistent with the principles,
intent, and goals of the CCWSP and with the General Plan. The granting of the floor area
averaging would allow for a creatively designed, seamless structure that would complement
the neighborhood and provide much needed housing. The construction of new residential
units is a major emphasis of the CCWSP, an objective of the Westlake Community Plan, and
would be consistent with the objectives of the City’s Housing Element.

The project is in substantial conformance with the following goals contained in the “Purposes”
section of the CCWSP.

Section 2.B. Establish a complete 24-hour community for all segments of the population,
with jobs and housing, needed public facilities, recreation/entertainment and amenities,
open spaces and pedestrian oriented places.



The mixed-use project would provide much needed housing opportunities for those who
work in the adjacent Downtown area, the commercial core of the City. Housing is often the
catalyst for creating and expanding commercial and retail services in a given area as there
is a need for housing near jobs. Because “residential” is a 24-hour use, businesses usually
extend their hours in order to accommodate those who live in the area, thus giving rise to
a vibrant, safer community. The commercial environment of Downtown would prove
attractive to new residents, and in turn more recreational, entertainment and shopping
opportunities should arise in the Specific Plan area for a growing community. The project
is in close proximity to the commercial core of the City, and residents are within easy
walking distance of many Downtown office buildings. Furthermore, with the project’s
location near Wilshire Boulevard, residents have easy access to a number of public transit
alternatives, including the Metro Rapid Bus and subway systems. It is anticipated that
residents of the project would walk or use public transit, thereby creating a more
pedestrian oriented neighborhood.

Section 2.C. Regulate all development including use, location, height and density to
ensure compatibility of uses, and to provide for the consideration of transportation and
public facilities, aesthetics, historic preservation, open space and the economic and social
well-being of area residents.

The project consists of residential and commercial uses that are compatible with existing
uses in the community. By replacing the existing commercial buildings and parking
structure, the project would also assist in improving the project site. In turn, by enhancing
the physical character of the area and by stimulating economic activity and investment in
the area. The availability of public transportation and the pedestrian-friendly nature of the
community would assure the social well-being of area residents because they would have
easy access to the jobs, culture and entertainment opportunities widely available in the
Downtown area.

Section 2.D. Protect the existing residential community from further displacement, replace
dwelling units previously removed from the Specific Plan area, and provide new housing
in proportion to the need, by household size and income, associated with the existing
community and new jobs generated in the Plan area.

The existing buildings and parking structure have always been used as commercial
buildings and parking, thus no dwelling units would be lost or displaced as a result of the
project. The project addresses housing needs in a range of household sizes and incomes.
Moreover, with the jobs rich environment of the Downtown commercial core, there is high
demand for the type of residential units contemplated in the project. Other projects are
being developed within the Westlake community to provide for similar type of housing,
creating a vibrant residential community. Furthermore, the greater availability of housing
in the area is certain to have a positive impact on jobs generated in the CCWSP area.

Section 2.G. Provide for an improved jobs/housing ratio over that which would otherwise
have occurred, through the requirement that housing be constructed commensurate with
commercial Projects.

By replacing two commercial office buildings and a parking structure into a mixed-use
development, the project proposes to improve the jobs/housing balance within the greater
vicinity. The Downtown commercial core, which is proximate to the subject site, is a major
source of jobs in Los Angeles. However, the Downtown area lacks the appropriate



jobs/housing ratio due to the presence of many high-rise office buildings that lack
residential facilities. The construction of 369 dwelling units helps to provide housing that
is commensurate with commercial projects in the area.

Section 2.H. Create new mixed use residential/commercial land use categories, in order
to locate housing closer to jobs, reduce vehicle miles traveled and improve air quality.

By replacing two commercial office buildings and parking structure with residential
dwelling units and neighborhood-serving commercial, the project fulfills the purpose of the
CCWSP to create a hybrid of residential and commercial uses. With the major
employment center of nearby Downtown Los Angeles, new residents would also be able
to access many of the businesses. The use of public transit or the ability to walk to
Downtown allows for a significant reduction in vehicle miles traveled, and subsequently,
to the improvement of local air quality.

The project as proposed complies with the regulations of the CCWSP; including the requested
variations. Averaging floor area would permit the South Building to be efficiently designed,
configured, and constructed with 168,812.2 square feet located in the C4(CW)-U/4.5 Zone
and 47,068.2 square feet in the C2(CW)-U/3 Zone.

Notwithstanding floor area averaging, the building would still comply with height limitations for
each zone, and the South Building would still be less than the maximum floor area permitted
on the project site. The proposed South Building floor area is 215,880.4 square feet, and
215,905.5 square feet is permitted. The Applicant is requesting to move 3,868.2 square feet
of floor area from the C4(CW)-U/4.5 Zone to the C2(CW)-U/3 Zone.

The structure would not shade or overpower any other buildings fronting on 6" Street. The
design would appear seamless and would have a uniform pattern across the 2 zones.

Open Space

The project as designed would substantially comply with goals and intent of the CCWSP. The
project provides a variety of open space amenities that are distributed throughout both
structures that exceeds the City’s minimum requirement, is satisfying the parking
requirements, and provides a mixed-use development that provides many residential
opportunities.

That in granting the Project Permit Adjustment, the Director has considered and found
no detrimental effects of the adjustment on surrounding properties and public rights-
of-way.

Density Averaging

Granting the Adjustment would not result in any detrimental effects on surrounding properties.
The averaging would shift a portion of the South Building’s floor area from the C4 zone with
the 4.5:1 FAR to the C2 zone with a 3.0:1 FAR. The overall building would be a balanced
design that is a continuous structure without a “stair-step” effect that would cause the floors
between the two portions of the buildings located in each zone to be on 2 different planes if
the averaging was not granted. The C4 zone floor area would be slightly reduced and the C2
Zone floor area would be slightly increased. Furthermore, the amount of dwelling units in the
C4 zoned portion (173) would be slightly less than the amount otherwise permitted without



the Adjustment (191), and the amount of dwelling units in the C2 zoned portion (54) would be
slightly greater that the amount otherwise permitted without the Adjustment (36).
Nevertheless, the project, as proposed, would not result in any increased floor area for the
overall project, and the total amount of dwelling units (227) would equal the total amount
permitted (227) for the South Building portion of the site. The increase in density between
sites would not affect surrounding commercial properties.

Open Space

The Project provides a unique design in which street levels are designed with varied facades,
ample landscaping, street trees, landscaped street level decks and landscaped mezzanine
levels that are all visible from the surrounding properties that will enhance the surrounding
neighborhood.

That the project incorporates mitigation measures, monitoring of measures when
necessary, or alternatives identified in the environmental review, which would mitigate
the negative environmental effects of the project, to the extent physically feasible.

Density Averaging and Open Space

In compliance with requirements of the California Environmental Quality Act (‘“CEQA”),
the project would comply with mitigation measures for environmental impacts set forth in
the Mitigation and Monitoring Program for ENV-2015-3033-EIR (SCH# 2016031029) as
shown in Exhibit B of this report.

PROJECT PERMIT COMPLIANCE FINDINGS

Findings Pursuant to LAMC Sec. 11.5.7C and CCWSP Sec. 17.A2. The Director shall grant a
Project Permit Compliance upon written findings that the project satisfies each of the following
requirements:

1.

That the project substantially complies with the applicable regulations, findings,
standards and provisions of the specific plan.

Land Use

The project site consists of 3 zones: the North Building lots fronting on 5" Street are zoned
R5(CW)-U/6 and permit residential development at the R5 density; and the South Building
zones include C2(CW)-U/3 and C4(CW)-U/4.5, which are both commercial zones. The
C2 zone permits commercial uses, mixed uses, and multiple residential uses up to an R4
density and the C4 zone permits commercial uses, mixed uses, and multiple residential
uses up to an R5 density when in a Redevelopment area.

The North Building is proposed to be developed with 142 dwelling units and the South
Building is proposed to be developed with 227 dwelling units and 22,000 SF of commercial
uses.

The project requires Project Permit compliance for a total of 369 dwelling units, and 22,000
square feet of commercial space, consistent with the development of CCWSP uses and
density as permitted in these zones.

Building Height

The South Building lots are located in the C2(CW)-U/3 zone, which permits a maximum
height of 1,218 feet above mean sea level with a maximum FAR of 3:1, and the C4(CW)-




U/4.5 zone, which permits maximum height of 1,218 feet above mean sea level and an
FAR or 4.5:1. The maximum height of the South Building is approximately 91 feet 11
inches per LAMC and approximately 452 feet above mean sea level, which is well within
this requirement. Building appurtenances such as stairways and elevator shafts may be
permitted pursuant to LAMC Section 12.21.1 B.3.

The North Building lots are located in the R5(CW)-U/6 zone within an area in CCWSP
Section 8.A.3 that permits a maximum height of 1,218 feet above mean sea level with a
maximum FAR of 6:1. The maximum height of the North Building is approximately 98 feet
2 inches per LAMC and 466 feet above mean sea level, which is well within this
requirement. Building appurtenances such as stairways and elevator shafts may be
permitted pursuant to LAMC Section 12.21.1 B.3.

Open Space / Landscaping

The CCWSP requires 150 square feet of open space per unit. Up to a maximum of 50
square feet per unit of the required open space may be provided as private open space.
Of that amount 100 square feet per unit must be provided as common open space. The
project is required to provide a total of approximately 40,675 SF of open space.

Approximately 24,600 square feet of open space is proposed at the South Building and
approximately 16,075 square feet of open space is proposed at the North Building,
meeting CCWSP requirements. Furthermore, an additional 8,525 square feet of
uncredited open space is proposed at the South Building, and an additional 3,660 square
feet of uncredited open space is proposed at the North Building. Open space at each
building includes common areas and amenities such as courtyards, swimming pools, sky
decks, lobbies, club house, and fitness centers.

The CCWSP requires 1 tree per residential unit. Per this standard, the project would be
required to provide 369 trees. Of that amount 50% are required to be provided on-site.
The project will provide 185 trees on-site. The remainder of the required trees will be
planted off-site at locations to be approved by the Department of City Planning.

Automobile Parking

The CCWSP requires parking for uses other than office use to be provided per the LAMC.
Parking for the North Building would consist of 139 residential spaces, and parking for the
South Building would consist of 216 residential spaces and 35 commercial spaces. The
project would require a total of 438 parking spaces. However, the project is requesting
the bicycle parking incentive program, which would reduce the required automobile
parking to 390 required parking spaces with the provision of 429 bicycle parking stalls.

2. That the project incorporates mitigation measures, monitoring measures when
necessary, or alternatives identified in the environmental review which would
mitigate the negative environmental effects of the project, to the extent physically
feasible.

In compliance with requirements of the California Environmental Quality Act (“CEQA”), the
project would comply with mitigation measures for environmental impacts set forth in the
Mitigation and Monitoring Program for ENV-2015-3033-EIR (SCH# 2016031029) as
shown in Exhibit B of this report.

DIRECTOR’S DECISION FINDINGS:

Findings pursuant to LAMC Sec. 12.21 G.3(b). The Director of Planning shall have the authority
to review and approve or disapprove all proposed landscape plans with a ten percent increase in
the qualifying area of recreation rooms up to a maximum of 35% of the total required usable open



space. The Applicant is requesting a 10% increase in the qualifying area of recreation rooms
(including interior amenities, such as a fitness center, club house, and lobbies) up to a maximum
35% of the total required usable space. The Director shall grant a Director’s Decision upon written
findings that the project satisfies each of the following requirements.

1. That the open space provided conforms with the objectives of this subsection.
Per LAMC Section 12.21.G.1, the Purpose of this subsection is as follows:

“[To] afford occupants of multiple residential dwelling units opportunities for outdoor living
and recreation; provide safer play areas for children as an alternative to the surrounding
streets, parking areas and alleys; improve the aesthetic quality of multiple residential
awelling units by providing relief to the massing of buildings through the use of landscape
materials and reduced lot coverage,; and provide a more desirable living environment or
occupants of multiple residential dwelling units by increasing natural light and ventilation,
improving pedestrian circulation and providing access to on-site recreation facilities.”

The project meets the objectives of this subsection. The project will provide a total of
40,675 square feet of open space. Approximately 24,600 square feet of open space is
proposed at the South Building and approximately 16,075 square feet of open space is
proposed at the North Building. Open space at each building includes common areas
and amenities as courtyards, swimming pools, sky decks, lobbies, club house, and fitness
centers, which will provide a desirable living environment for occupants, increasing natural
light and ventilation, improving pedestrian circulation and providing access to on-site
recreation facilities.

2. That the proposed project complies with the total usable open space requirements.

LAMC Section 12.21.G requires usable open space for new developments with 6 or more
dwelling units. Per LAMC Section 12.21.G, there shall be 100 square feet of open space
provided for each residential unit having less than 3 habitable rooms; 125 square feet of
open space provided for each residential unit containing 3 habitable rooms; and 175
square feet of open space provided for each residential unit containing more than 3
habitable rooms. The project requires a total of 40,675 square feet of open space for the
proposed 369 dwelling units, including 24,600 square feet for the South Building and
16,075 square feet for the North Building.

Under LAMC Section 12.21.G.2.a.1, common open space standards are described,
including that such space:

o Be open to the sky;

o Be readily accessible to all residents of the site;

e Have a minimum area of 400 square feet with no horizontal dimension less than 15
feet when measured perpendicular from any point on each of the boundaries of the
open space area; and

e Constitute at least 50% of the total required usable open space in developments built
at R4 and R5 densities.

A total of 22,644 square feet of the project’s proposed open space (including 14,090 square feet
at the South Building and 8,574 square feet at the North Building) meets LAMC Section
12.21.G.2,a(1) common open space standards. The project's open space exceeds the 50%
minimum of required usable open space, with the 50% minimum requirement being 20,337.5
square feet.












































































































































































































below the CCWSP’s maximum height limit of 1,218 feet above MSL. The below grade parking
garage would be similar to the Proposed Project. The additional five parking levels above grade
would alter the scale and character of the proposed building in that the residential units would
start on the sixth level and would include 10 residential floors with a smaller building footprint atop
the parking podium.

ii. Impact Summary of the Commercial Reuse Alternative

The Commercial Reuse Alternative would result in similar less than significant impacts as the
Proposed Project with respect to Geology/Soils, Hazards and Hazardous Materials, and Land
Use and Planning. This Alternative would result in increased less than significant impacts as
compared to the Proposed Project with respect to Aesthetics, Air Quality, Operational Noise and
Traffic impacts. This Alternative would result in reduced less than significant impacts as
compared to the Proposed Project with respect to Archaeological Resources, Paleontological
Resources, Greenhouse Gas Emissions, Population Housing and Employment, Public Services,
and Public Utilities. The Proposed Project’s significant and unavoidable construction noise and
groundborne vibration impacts would be reduced but would still remain significant and
unavoidable. The Proposed Project’s significant and unavoidable impacts related to historic
resources would be reduced to less than significant impacts.

iii. Finding

Overall, the Commercial Reuse Alternative would reduce some adverse environmental impacts
when compared with the development of the proposed Project but would not eliminate all of the
proposed Project’s significant impacts. The Commercial Reuse Alternative would not fully meet
the proposed Project’'s objectives. Rather, this Alternative would only partially meet or be
incompatible with some of the proposed Project’s objectives. It is found pursuant to Public
Resources Code Section 21081(a)(3), that specific economic, legal, social, technological, or other
considerations, including considerations identified in Section L of these Findings (Statement of
Overriding Considerations), make infeasible the Commercial Reuse Alternative described in the
EIR.

iv. Rationale for Finding

While the Commercial Reuse Alternative would meet the underlying purpose of the Project to
transform a series of underutilized parcels into an integrated smart-growth, mixed use
development that provides mid-rise residential, retail and restaurant uses in the Central City West
Specific Plan area of the City of Los Angeles, this alternative would fail to meet the following
project specific stated objectives:

» To provide new high-quality structures that meet current California Green Code (Cal Green)
and the City of Los Angeles Green Building Code standards;

» To provide a viable project that promotes the City’s economic well-being by significantly
increasing sales and tax revenues;

» To orient housing and retail toward the street to make for a safer neighborhood (“eyes on
the street’) and enhancing pedestrian activity by including residential stoops and other
design features;

» To provide on-site parking in secure areas on-site that minimizes the distance between the
future tenants’ and visitors’ parking space and destination;

» To activate the retail pedestrian activity on 6th Street with neighborhood-serving commercial
retail land uses that are highly visible and accessible at-grade level; and
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10.

11.

12.

and Recreation and Parks); Traffic/Transportation; Utilities and Service Systems (Water
Supply, Wastewater, Energy Conservation, and Solid Waste). Additionally, the EIR
considered, in separate sections, Significant Irreversible Environmental Changes, Growth
Inducing Impacts and potential secondary effects of the Project. The significant
environmental impacts of the Project and the alternatives were identified in the EIR.

The project design features and mitigation measures identified for the Proposed Project
were included in the Draft EIR and Final EIR. The final mitigation measures for the
proposed project are described in the Mitigation Monitoring Program (*MMP”). Each of the
project design features identified above and the mitigation measures identified in the MMP
are hereby incorporated into the project. The City finds that the impacts of the project have
been mitigated to the extent feasible by the mitigation measures identified in the MMP.

The responses to the comments on the Draft EIR, which are contained in the Final EIR,
clarify and amplify the analysis in the Draft EIR.

Having reviewed the information contained in the EIR and in the administrative record, as
well as the requirements of CEQA and the state CEQA Guideline regarding recirculation
of Draft EIRs, the City finds that there is no new significant information in the Final EIR
and finds that recirculation of the Draft EIR is not required.

CEQA requires the Lead Agency approving a project to adopt an MMP for the changes to
the project which it has adopted or made a condition of project approval in order to ensure
compliance with the mitigation measures during project implementation. The mitigation
measures included in the EIR as certified by the City and included in the MMP as adopted
by the City serves that function. The MMP includes all of the mitigation measures adopted
by the City in connection with the approval of the Project and has been designed to ensure
compliance with such measures during implementation of the Project. In accordance with
CEQA, the MMP provides the means to ensure that the mitigation measures are fully
enforceable. In accordance with the requirements of Public Resources Code Sec.
21081.6, the City hereby adopts the MMP.

In accordance with the requirements of Public Resources Code § 21081.6, the City hereby
adopts each of the mitigation measures expressly set forth herein as conditions of
approval for the project.

The custodian of the documents or other material which constitute the record of
proceedings upon which the City’s decision is based, is the City of Los Angeles,
Department of City Planning.

The City finds and declares that substantial evidence for each and every finding made
herein is contained in the EIR, which is incorporated herein by this reference, or is in the
record of proceedings in the matter.

The City is certifying an EIR for, and is approving and adopting findings for, the entirety of
the actions described in these Findings and in the EIR as comprising the Project. It is
contemplated that there may be a variety of actions undertaken by other state and local
agencies (who might be referred to as “responsible agencies” under CEQA). Because the
City is the Lead Agency for the Project, the EIR is intended to be the basis for compliance
with CEQA for each of the possible discretionary actions by other state and local agencies
to carry out the Project.



13. The EIR is a Project EIR for purposes of environmental analysis of the project. A Project
EIR examines the environmental effects of a specific project. The EIR serves as the
primary environmental compliance document for entitlement decisions regarding the
project by the City and the other regulatory jurisdictions.

L. STATEMENT OF OVERRIDING CONSIDERATIONS

The Final EIR identified unavoidable significant impacts resulting from the implementation of the
Project. Section 21081 of the California Public Resources Code and Section 15093(b) of the
CEQA Guidelines provide that when the decision of the public agency allows the occurrence of
significant impacts that are identified in the EIR but are not at least substantially mitigated, the
agency must state in writing the reasons to support its action based on the completed EIR and/or
other information in the record. State CEQA Guidelines require, pursuant to CEQA Guidelines
Section 15093(b), that the decision-maker adopt a Statement of Overriding Considerations at the
time of approval of a project if it finds that significant adverse environmental effects have been
identified in the EIR which cannot be substantially mitigated to an insignificant level or be
eliminated. These findings and the Statement of Overriding Considerations are based on
substantial evidence in the record, including but not limited to the EIR, including the reference
library to the EIR, and documents and materials that constitute the record of proceedings.

The following impacts are not mitigated to a less than significant level for the Project, as identified
in the EIR: (1) construction noise impacts, (2) construction groundborne vibration impacts, and
(3) the demolition of two buildings recognized as historic resources. Accordingly, the City adopts
the following Statement of Overriding Considerations. The City recognizes that significant and
unavoidable impacts will result from implementation of the proposed Project. Having (i) adopted
all feasible mitigation measures, (ii) rejected alternatives to the proposed Project, as discussed
above, (iii) recognized all significant, unavoidable impacts, and (iv) balanced the benefits of the
Project against the Project’s significant and unavoidable impacts, the City hereby finds that the
benefits outweigh and override the significant unavoidable impacts for the reasons stated below.

These overriding considerations of economic, social, aesthetic, and environmental benefits for
the Project justify adoption of the Project and certification of the completed EIR. Each of the
following overriding considerations separately and independently (i) outweighs the adverse
environmental impacts of the Project, and (ii) justifies adoption of the Project and certification of
the completed EIR. In particular, achieving the underlying purpose for the Project to transform a
series of underutilized parcels into an integrated smart-growth, mixed use development that
provides mid-rise residential, retail and restaurant uses in the Central City West Specific Plan
area of the City of Los Angeles will be sufficient to override the significant environmental impacts
of the Project. Additionally, implementation of the proposed Project would:

1. Contribute to the revitalization of the Central City West Specific Plan area by providing
new “smart-growth” infill development with residential, retail and restaurant uses;

2. Provide housing in order to contribute to housing needs based on the current and
projected housing demand in the City of Los Angeles;

3. Provide new high-quality structures that meet current California Green Code (Cal
Green) and the City of Los Angeles Green Building Code standards;

4. Provide a viable project that promotes the City’s economic well-being by significantly
increasing sales and tax revenues;

5. Enhance the neighborhood with new, modern, and attractive infill, predominantly
residential mid-rise development;






