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FINDINGS 
(As Amended by the City Planning Commission at its meeting on July 28, 2022) 

 
 

GENERAL PLAN/CHARTER FINDINGS 
 
1. Charter Section 556: The action is in substantial conformance with the purposes, 

intent, and provisions of the General Plan. 
 

General Plan. 
 
a. General Plan Land Use Designation. 

  
The subject property is located within the Hollywood Community Plan and designates the 
subject property for Commercial Manufacturing land uses corresponding to the CM and P 
Zones. The project site is comprised of six lots of which Lots 18-22 are located in the CM-
1VL Zone and Lot 23 is in the C4-1XL Zone. The applicant requests a zone change and 
height district change for Lots 21-23 of the project site from CM-1VL and C4-1XL to 
(T)(Q)CM-2D. Lots 18-20 would remain in the CM-1VL Zone. The zone change and height 
district change is warranted as the site’s existing zoning does not allow for the necessary 
Floor Area Ratio (FAR) and height to construct this project. The proposed five-story office-
retail building is a commercial use that is consistent with development permitted in the 
proposed (T)(Q)CM-2D Zone. Therefore, the project would be in substantial conformance 
with the purposes, intent and provisions of the General Plan. 

 
b. Land Use Element. 

 
The proposed project complies with applicable provisions of the Los Angeles Municipal 
Code (LAMC) and the Hollywood Plan. The twelve 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).  
 
The Land Use Element of the City’s General Plan is divided into 35 Community Plans. The 
subject property is located within the Hollywood Community Plan, which designates the 
site for Commercial Manufacturing land uses corresponding to the C and M Zones. 
 
Hollywood Community Plan. The Hollywood Community Plan text includes the 
following relevant land use goals, objectives, and policies: 
 
• 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 zone and height district change would promote a strong and competitive commercial 
sector by demolishing a one-story commercial building and surface parking lot and 
redeveloping the project site into a five-story office-retail building. The new development 
and street improvements to West Melrose Avenue and North Seward Street would 
intensify the commercial use and activity of the project site while complementing the 
surrounding commercial, residential, and manufacturing uses in the area. As such, the 
project would contribute to the economic well-being of the surrounding neighborhood 
through the creation of jobs and public convenience. The project would result in the 
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development of a 67,889 square-foot building with 67,242 square feet dedicated to 
creative office space and 647 square feet dedicated to retail space. The development 
would rise to a maximum building height of 77 feet and 9 inches (73 feet and 6 inches to 
the top of the parapet) and a FAR of 1.88 to 1 (inclusive of existing building floor area that 
would remain on Lots 18-20 developed with two, two-story commercial buildings). A total 
of 168 automobile parking spaces would be provided within the ground floor and a two-
level, subterranean garage. A majority of the parking spaces would be located within the 
subterranean parking garage (152 parking spaces) thereby reducing parking impacts onto 
nearby properties. In addition, the project’s parking areas would be accessible through a 
single two-way driveway along North Seward Street, away from residential uses. The 
project would also complement existing transportation infrastructure with public transit 
service and bike routes located within 0.40 miles of the project site. The project would 
activate the street frontage along West Melrose Avenue and North Seward Street and 
enhance the pedestrian experience with the installation of a pocket courtyard and patio, 
landscaped areas and streets trees along the sidewalk, and art walls. The project’s design 
acknowledges the perceived scale and height of the proposed five-story building in 
comparison with the adjacent single-family houses located west of the project site. The 
project would step back from the adjacent residential properties through the terracing of 
open space areas (i.e. roof decks) at the northwestern portion of the proposed office-retail 
building from the third through fifth floors. Through the orientation of uses, building 
massing, and articulation, the project would address concerns regarding compatibility with 
the neighboring residential properties. Therefore, these improvements would complement 
nearby land uses and would promote economic well-being and public convenience in the 
community. 
 
• Policy – Land Use – Industry: 

 
Industrial lands are located on a citywide basis without regard to the boundaries of 
individual communities or districts, under the general principle that such employment 
should be available within a reasonable commuting distance from residential locations.  

 
The project would redevelop a one-story commercial building and surface parking lot into 
a five-story office-retail building while maintaining the existing two two-story commercial 
buildings on the project site. As such, the project would increase employment 
opportunities in the community. The project site is within 500 feet of single- and multi-
family structures making it within walkable distance to housing. Prospective employers 
and employees who do not live nearby would have access to 168 automobile parking 
spaces located on-site. In addition, the project is within close proximity (approximately 
0.40 miles) to Metro Local Bus Lines and bike routes which connect residents and workers 
across Los Angeles. The closest bus stop (Metro Local Bus Line 10/48) is within 250 feet 
from the project site providing service to communities between West Hollywood and South 
Los Angeles. Based on the walkability of the surrounding area and proximity to various 
modes of transportation, the project is within reasonable commuting distance from 
residential locations.    

 
• Policy – Land Use – Commerce: 

  
Parking areas should be located between commercial and residential uses on the 
commercially-zoned properties where appropriate to provide a buffer, and shall be 
separated from residential uses by means of at least a solid masonry wall and 
landscaped setback.    

 



 
CPC-2021-2908-ZC-HD-ZAD-WDI-SPR                                                                                  F-3 

 
The project’s parking area would be covered and screened such that it would not impose 
nuisances to nearby residential uses. The project would provide a total of 168 automobile 
parking spaces within the ground floor and a two-level, subterranean parking garage. A 
majority of the parking spaces would be located within the subterranean parking garage 
(152 parking spaces) thereby reducing parking impacts onto nearby properties. The 
project’s surface parking area, containing ADA parking spaces and valet service, would 
be screened from the single-family residential properties to the west with a property 
demising wall and a 4-foot utility easement. In addition, the proposed office-retail building 
would cover the surface parking area. Vegetated buffers would be installed along the 
eastern edge of the project site to reduce glare from vehicular lights. Furthermore, the 
project would be served by a single two-way driveway along North Seward Street, away 
from residential uses.  
 
Consistency with Draft Hollywood Community Plan Update 

 
The project is expected to be consistent with the Goals, Objectives, and Policies of the 
updated Hollywood Community Plan. As of 2022, the Hollywood Community Plan Update 
is at its adoption phase. Additional comments from the City Council’s Planning and Land 
Use Management (PLUM) Committee are being received followed by final approval from 
the City Council.  

 
• Goal LU10:  Industrial, media-related, and entertainment-related uses that promote 

jobs in Hollywood.   
 

LU10.1: Media and entertainment uses. Promote the establishment, retention, 
and expansion of media, entertainment, and creative office uses in 
Hollywood.  

 
According to the Hollywood Community Plan Update, the project would be located in the 
Media District consisting of media/entertainment jobs subareas which emphasize the 
preservation and expansion of media and entertainment jobs in Hollywood. The 
Community Plan Update provides a transition between industrial uses and the surrounding 
neighborhoods by utilizing Hybrid Industrial land use designation. The project proposes 
the construction of a five-story office-retail building and is consistent with the Commercial 
Manufacturing land use designation and requested Zone Change and Height District 
Change to (T)(Q)CM-2D. The project would provide new employment opportunities to the 
surrounding area, complement the existing commercial, residential, and industrial land 
uses, would be located nearby public transit and bicycle infrastructure.   

 
c.  Framework Element. The Framework Element for the General Plan was adopted by the 

City of Los Angeles in December 1996 and re-adopted in August 2001. The Framework 
Element provides guidance regarding policy issues for the entire City of Los Angeles, 
including the project site. The Framework Element also sets forth a Citywide 
comprehensive long-range growth strategy and defines Citywide polices regarding such 
issues as land use, housing, urban form, neighborhood design, open space, economic 
development, transportation, infrastructure, and public services. The Framework Element 
includes the following goals, objectives and policies relevant to the instant request: 

 
• Goal 3A:  A physically balanced distribution of land uses that contributes towards and 

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

 
• 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 vehicular trips, vehicle miles 
traveled, and air pollution.  

 
• Goal 3J:   Industrial growth that provides job opportunities for the City’s residents and 

maintains the City’s fiscal viability.  
 

• Objective 3.14:  Provide land and supporting services for the retention of existing 
and attraction of new industries 

 
• Goal 7B:  A City with land appropriately and sufficiently designated to sustain a robust 

commercial and industrial base.  
 
• Goal 7H:  A distribution of economic opportunity throughout the City.. 

 
The project and the requested Zone Change and Height District Change from CM-1VL 
and C4-1XL to (T)(Q)CM-2D would help facilitate the City's long-term fiscal and economic 
viability by redeveloping the project site from a single commercial building and surface 
parking lot to a five-story office-retail building. The project site in located within a long-
developed and urbanized neighborhood comprised of commercial, residential, and 
manufacturing uses. Surrounding the project site are low-rise commercial buildings, 
single-family houses, and the John C. Fremont Branch Library. Many of the properties 
further north of the project site cater to Hollywood’s media and entertainment industry with 
studios, production facilities, studio-equipment and manufacturing and storage, and 
creative offices. The project would be comparable and compatible with these development 
as well as nearby multi-family residential buildings located east of the project site.   
 
The project site is adjacent to West Melrose Avenue, a mixed-use corridor with access to 
numerous commercial amenities, housing, neighborhood-serving services, and public 
transit lines. West Melrose Avenue is served by Metro Local Bus Line 10/48. 
Approximately 0.40 miles east of the project site is the intersection of West Melrose 
Avenue and North Vine Street which is served by Metro Local Bus Line 210. Additionally, 
bike routes are located north and east of the project site along West Willoughby Avenue 
and North Vine Street, respectively.  
 
The project substantially conforms with goals, objectives, and policies of the General Plan 
Framework Element. Therefore, the requested Zone Change and Height District Change 
would contribute to the general character of the existing commercial, residential, and 
manufacturing uses in the area as well as future developments in the immediate 
neighborhood.  

 
d.  Mobility Element. The Mobility Element of the General Plan (Mobility Plan 2035) is not 

likely to be affected by the recommended action herein through the imposition of street 
dedications and improvements along West Melrose Avenue and North Seward Street and 
the requested Waiver of Dedications and/or Improvements. West Melrose Avenue, 
adjoining the project site to the south, is a designated Avenue II under Mobility Plan 2035, 
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dedicated to a Roadway Width of 56 feet and a Right-of-Way Width of 86 feet, and is 
improved with an asphalt roadway, concrete curb, gutters, and sidewalk. The half-width 
right-of-way is 43 feet. North Seward Street, adjoining the project site to the east, is a 
designated Local Street – Standard under Mobility Plan 2035, dedicated to a Roadway 
Width of 60 feet and a Right-of-Way Width of 36 feet, and is improved with an asphalt 
roadway, concrete curb, gutters, and sidewalk. The half-width right-of-way includes an 18-
foot half roadway and a 12-foot sidewalk. 

 
The Bureau of Engineering (BOE) is requiring 3-foot dedication along West Melrose 
Avenue to complete a 43-foot half-width right-of-way and a 20-foot radius property line 
return or a 15-foot by 15-foot corner cut at the intersection with North Seward Street in 
accordance with Avenue II standards of Mobility Plan 2035. Additional concrete sidewalk 
shall be constructed in the dedicated area including in the area of the radius property line 
return or corner cut. Curb ramps and any damaged or off-grade concrete curb, gutter, 
sidewalk and asphalt concrete pavement shall also be repaired or reconstructed. 
Additionally, BOE is requiring a 5-foot dedication along North Seward Street with a 3-foot 
street widening to complete a 30-foot half right-of-way in accordance with Local Street 
standards. The 3-foot dedication along West Melrose Avenue would also contribute 
towards expanding the concrete sidewalk from 12 feet to 15 feet. The additional dedication 
along North Seward Street, would contribute towards expanding the half-width right-of-
way to 30 feet with a minimum concrete sidewalk width of 12 feet. Conditions for 
improvements have been imposed under the (T) Tentative Classification conditions in 
accordance with Avenue II and Local Street - Standard standards of Mobility Plan 2035.   
 
The Applicant requests a Waiver of Dedication and/or Improvements of the required 
dedications and street widening. After reviewing the Applicant’s request with consideration 
of the goals and standards set forth by the Mobility Plan 2035, Los Angeles City Planning 
recommends denial of the request to waive dedications and improvements. Planning 
recommends approval of the request to waive the 3-foot street widening along North 
Seward Street as well as the associated improvements.   Based on the development of 
the project site, the surrounding properties, and existing street conditions, the required 
street widening is physically impractical. Along North Seward Street to the north are low-
rise commercial and office buildings which all share a constant half roadway of 15 feet 
and a continuous sidewalk width of 10 feet. Several of the properties are developed to the 
existing sidewalk with mature street trees planted in tree wells and landscaped parkways. 
Street widening requirements along the corridor would therefore result in the partial 
demolition of commercial and office buildings, the removal of street trees, and a jagged 
path of travel. The project would incorporate pedestrian-first design features to enhance 
the pedestrian experience such as the reduction in two-way driveways from two to one, a 
dedicated valet service and pick-up/drop-off area located on-site, and the installation of 
landscaped buffers, light fixtures, and a pocket patio and courtyard with trees and seating 
adjacent to the sidewalk. The project would continue to repair, reconstruct, or replace any 
damaged or off-grade concrete curbs, curb ramps, gutters, sidewalks and asphalt 
concrete pavement.  
 
The project with its requested waiver of dedications would continue to advance Mobility 
2035’s policies in recognizing walking as a component of every trip to ensure high-quality 
pedestrian access. Along North Seward Street, new trees would be planted along the 
project’s street frontage along North Seward Street and the project would reduce the 
number of two-way driveways from two to one. The project as designed and conditioned 
will meet the following goals and objectives of Mobility Plan 2035: 
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• Policy 3.1 Recognize all modes of travel, including pedestrian, bicycle, transit, and 

vehicular modes – including goods movement – as integral components of the City’s 
transportation system. 

 
• Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by 

providing greater proximity and access to jobs, destinations, and other neighborhood 
services. 

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

parking facilities. 
 
• Policy 5.4 Continue to encourage the adoption of low and zero emission fuel sources, 

new mobility technologies, and supporting infrastructure. 
 
The project site is located in an area of Hollywood comprised of commercial, residential, 
and manufacturing uses. Within one-quarter mile of the project site are retail stores, 
offices, entertainment and media studios and facilities, single-family houses, apartment 
complexes, the John C. Fremont Branch Library, and the Hollywood DMV. As such, the 
project site is accessible to a variety of land uses within walking distance.  
 
The project would orient its primary pedestrian and vehicular access along North Seward 
Street and reduce the number of two-way driveways from two to one, to reduce conflicts 
between pedestrians, bicyclists, and neighboring residential properties. The project would 
install landscaped areas and street trees along the sidewalk as well as a pocket patio and 
courtyard to enhance the pedestrian experience.  
 
Adjacent to the project site to the south is West Melrose Avenue, a mixed-use corridor 
served by Metro Local Bus Line 10/48. Approximately 0.40 miles east of the project site is 
the intersection of West Melrose Avenue and North Vine Street which is served by Metro 
Local Bus Line 210. The project’s proximity to these public transit lines allows residents 
and workers across the City to connect to jobs, commercial amenities, housing, and other 
neighborhood-serving services within the community.  
 
The project would also provide a variety of automobile and bicycle amenities for project 
users which include a valet/drop-off area adjacent to the ground floor parking area, on-
site bicycle parking on the ground floor level and within the subterranean parking garage, 
restrooms, showers, and a locker room for project users to clean and refresh themselves, 
and a bicycle repair area. North and east of the project site are West Willoughby Avenue 
and North Vine Street, respectively, which contain bike routes connecting bicyclists to 
neighboring communities.  
 
As conditioned, a minimum of 30 percent of the proposed 168 automobile parking spaces 
would be reserved for electric vehicles and 10 percent shall be reserved for electric vehicle 
charging stations (EVCSs). Therefore, 51 automobile parking spaces would be devoted 
to low and zero-emission vehicles.  
 
Therefore, the Zone Change and Height District Change are consistent with the Mobility 
Plan 2035 and the goals, objectives, and policies of the General Plan.   

 
e.  Health and Wellness Element. The proposed project will support the policies and 

objectives of the Health and Wellness Element of the General Plan. The project has been 
conditioned to provide, at a minimum, 30% of the provided parking spaces for electric 
vehicle charging and 10% for electric vehicle charging stations. In addition, the project will 
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install a solar zone in compliance with LAMC Section 99.04.211.4 regarding solar ready 
buildings.  

 
A total of 11,325 square feet of open space would be provided, including a courtyard on 
the street level facing North Seward Street, a pocket patio facing West Melrose Avenue, 
and numerous decks on each floor. The decks would be located along the perimeter of 
the office-retail building providing outdoor space and views of the surrounding 
neighborhood. Project users would have the opportunity to work, congregate, and 
socialize outdoors with fresh air and natural light.  
 
Policy 2.2: Promote a healthy built environment by encouraging the design and 
rehabilitation of buildings and sites for healthy living and working conditions, including 
promoting enhanced pedestrian-oriented circulation, lighting, attractive and open stairs, 
healthy building materials and universal accessibility using existing tools, practices, and 
programs. 
 
Policy 5.1: Reduce air pollution from stationary and mobile sources; protect human health 
and welfare and promote improved respiratory health. 

 
f.  Sewerage Facilities Element. The Sewerage Facilities Element of the General Plan will 

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

 
ZONE CHANGE, HEIGHT DISTRICT DHANGE, “T” AND “Q” CLASSIFICATION, AND “D” 
LIMITATION FINDINGS 
 
1. Pursuant to Section 12.32 C of the LAMC, the Zone Change and Height District Change is in 

conformance with the public necessity, convenience, general welfare, and good zoning 
practice. 

 
a. Public Necessity.  

 
In accordance with the draft Hollywood Community Plan Update, the project is located in 
the Hollywood Media District Business Improvement District (BID) and the Media District 
consisting of media/entertainment jobs subareas which emphasize the preservation and 
expansion of media and entertainment jobs in Hollywood. The project is located in an area 
in the Hollywood community comprised of commercial, residential, and manufacturing 
uses. Many of the properties north of the project site cater to Hollywood’s media and 
entertainment industry with studios, production facilities, studio-equipment and 
manufacturing and storage, and creative offices.   
 
The applicant requests a Zone Change for Lot 23 of the project site from C4 to CM. The 
Zone Change would be consistent with the Commercial Manufacturing General Plan land 
use designation and would be compatible with existing and future developments in the 
community. The project site is located adjacent to West Melrose Avenue, a mixed-use 
corridor with access to commercial amenities, housing, and other neighborhood-serving 
services. Additionally, the project site is within 0.40 miles from public transit service and 
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bike routes which connect residents and workers to neighboring destinations. With the 
redevelopment of the project site to allow for job and economic growth and its accessibility 
to nearby commercial services, housing, and transportation infrastructure, the project 
would be of public necessity.  
 
The project site is comprised of lots located in the C4-1XL and CM-1VL Zones. If 
constrained to the limitations of the existing Height District 1XL and 1VL, the project site 
would be limited to a maximum building height of 30 feet or? two stories, and 45 feet or? 
three stories, respectively. In addition, the project site would be limited to a Floor Area 
Ratio of 1.5 to 1.  
 
The applicant requests a Height District Change from Height District 1XL and 1VL to 
Height District 2 for Lots 21-23 of the project site to allow unlimited height and number of 
stories and a maximum FAR of 6 to 1. The Height District Change request would facilitate 
the construction of the proposed five-story office-retail building rising to a maximum height 
of 77 feet and 9 inches (73 feet and 6 inches to the top of the parapet) and a FAR of 1.88 
to 1 (inclusive of existing building floor area that would remain on Lots 18-20 developed 
with two, two-story commercial buildings). The project would demolish the existing one-
story commercial building and surface parking lot and intensify the use of the property with 
67,242 square feet of office space and 647 square feet of ground floor retail space in the 
Hollywood community. As such, the additional floor area and height would enhance the 
neighboring commercial and entertainment industries, and promote economic growth in 
the community.  
 
The project acknowledges the difference in height and scale of the proposed building in 
comparison to the western adjacent residential properties, therefore the northwest portion 
of the proposed building has been designed such that the building envelope steps back 
from western property line starting at the third-floor level (26 foot and 10 inch height mark). 
The project continues to step back at the fourth and fifth, with a 43-foot step back at the 
top of the fourth floor. The step back areas would be utilized as roof decks and landscaped 
buffers that would address concerns such as noise  and prevent project users from looking 
into the adjacent residential properties. In addition, the terracing of open space at the 
western portion of the project would allow for air and light ventilation.  
 
The project would include 168 vehicular parking space, 26 bicycle spaces (17 long-term 
spaces and 9 short-term spaces), and a valet/drop-off zone for project users and visitors. 
The project site is also located adjacent to West Melrose Avenue and approximately 0.40 
miles from North Vine Street, which are throughfares with access to multiple public transit 
line, including Metro Local Bus Lines 10/48 and 210. In addition, bike routes located along 
West Willoughby Avenue and North Vine Street/North Arden Boulevard. As such, the 
project and the surrounding transportation infrastructure would encourage multi-modal 
transportation and reduce overparking in the neighborhood.  
 
The project would also enhance streetscape activation with the development a pocket 
patio and courtyard adjacent to West Melrose Avenue and North Seward Street, 
respectively, landscaped areas and trees along the sidewalks, and art walls. These 
spaces and design components would contribute to the pedestrian experience with shade, 
and outdoor seating, and complement the overall character of the surrounding 
neighborhood. 
 
Therefore, granting the Zone Change and Height District Change would permit a greater 
utilization of the project site and be of a public necessity to the growth of the community.  
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b. Convenience.  

 
The project site is located in an area of the Hollywood community that is highly urbanized 
and developed with commercial buildings, single- and multi-family structures, public 
facilities, and transportation infrastructure. The project would allow for the development of 
a five-story office-retail building with 67,242 square feet of office space and 647 square 
feet of ground floor retail space. The project would increase employment opportunities 
and promote economic growth in a neighborhood comprised of a variety of land uses. The 
property is also located adjacent to West Melrose Avenue and approximately 0.40 miles 
from North Vine Street, which are throughfares with access to multiple public transit lines, 
including Metro Local Bus Lines 10/48 and 210. In addition, bike routes located along 
West Willoughby Avenue and North Vine Street/North Arden Boulevard provide residents 
and workers greater connectivity and access to neighborhood across Los Angeles.  Within 
one-quarter mile of the project site are retail stores, offices, entertainment and media 
studios and facilities, single-family houses, apartment complexes, the John C. Fremont 
Branch Library, and the Hollywood DMV. Granting the Zone Change on Lot 23 from C4 to 
the proposed CM Zone would be consistent with the General Plan’s land use designation 
of Commercial Manufacturing and with the neighboring properties in the Hollywood Media 
District BID and the Media District.  

  
As discussed above, the project site is located in an area of the Hollywood community that 
is highly urbanized and developed with commercial buildings, single- and multi-family 
structures, public facilities, and transportation infrastructure. Granting of the Height District 
Change would allow the project additional floor area and height to facilitate commercial 
and retail uses, thereby expanding employment opportunities and economic growth. The 
project would complement the variety of land uses in the vicinity with access to nearby 
public transit and bicycle infrastructure. Within one-quarter mile of the project site are retail 
stores, offices, entertainment and media facilities, single-family houses, apartment 
complexes, the John C. Fremont Branch Library, and the Hollywood DMV. Granting the 
Height District Change from Height District 1XL and 1VL to Height District 2 would provide 
the convenience of creating more economic growth and opportunities in an area 
accessible to various commercial amenities, housing options, and modes of transportation 
in the community. 

 
c. General Welfare. 

 
Granting the Zone Change of Lot 23 of the project site from C4 to CM would be consistent 
with the Commercial Manufacturing General Plan land uses designation and that the 
proposed five-story office-retail building would contribute to the expansion of employment 
opportunities in the Hollywood community. As discussed above, the surrounding 
neighborhood is developed with commercial buildings, single- and multi-family structures, 
public facilities, and transportation infrastructure. The project would result in zoning and 
development patterns similar to the existing developments along North Seward Street and 
the Media District and the nearby entertainment and media studios, facilities, and offices 
in the area. The Zone Change to the CM Zone would be consistent with the development 
of projects within the Commercial Manufacturing land use designation while 
complementing the existing properties and infrastructure in the Hollywood community.  

 
In addition, granting the Height District Change would benefit the general welfare of the 
Hollywood Community by redeveloping and intensifying the use of the project site with the 
construction of creative office and retail space encompassing 67,889 square feet of floor 
area with a FAR of 1.88 and a maximum building height of 77 feet and 9 inches (73 feet 
and 6 inches to the top of the parapet).  The project would generate new employment 
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opportunities and complement the surrounding commercial, residential, and 
manufacturing uses.  
 
The project would also encourage alternative modes of transportation as it would be 
located near public transit and bicycle infrastructure. The project site is located near Metro 
Local Bus Lines 10/48 and 210 with bus stops along West Melrose Avenue and North 
Vine Street, respectively. Within 0.40 miles of the project site are bike routes along West 
Willoughby Avenue and North Vine Street/North Arden Boulevard. The project would 
provide 26 bicycle spaces (17 long-term spaces and 9 short-term spaces) on the ground-
floor level and the two-level subterranean parking garage, restrooms, shower rooms, and 
a locker room for users to refresh themselves. Therefore, the project’s location and 
amenities would help reduce automobile dependency.  
 
The project would also incorporate open space areas and design elements to enhance 
streetscape activation in the neighborhood. The project would install a pocket patio and 
courtyard adjacent to West Melrose Avenue and North Seward Street, respectively, 
landscaped buffers and trees along the sidewalks, and art walls. These spaces and design 
components would contribute to the pedestrian experience with shade, and outdoor 
seating, and complement the overall character of the surrounding neighborhood. 

 
d. Good Zoning Practices. 

 
The project site is comprised of six lots (Lots 18-23) in the Hollywood Community Plan 
with a land use designation of Commercial Manufacturing. Lots 18-22 are located in the 
CM-1VL Zone while Lot 23 is located in the C4-1XL Zone. According to the Hollywood 
Community Plan and General Plan, the Commercial Manufacturing land use designation 
includes the corresponding zones CM and P. The proposed office and retail use of the 
project site is compatible with the C4 Zone and the properties along North Seward Street. 
The proposed Zone Change from C4 to the proposed CM Zone would be consistent with 
the Commercial Manufacturing land use designation.  
 
Regarding the Height District Change request, many of the properties north of the project 
site cater to Hollywood’s media and entertainment industry with studios, production 
facilities, studio-equipment and manufacturing and storage, and creative offices. These 
properties are developed with one- to four-story buildings in the CM and MR Zones. In 
addition, properties to the west are developed with two- to five-story residential building in 
the R3 Zone. Therefore, the project would be compatible with the height and scale of these 
developments.  
 
Properties located to the west and south of the project site are developed with 
predominately single-family houses. Some of these properties are located within the 
Hancock Park Historic Preservation Overlay Zone and adjacent to the project site to the 
west is the John C. Fremont Branch Library, a designated Historic Cultural Monument. 
The project would be designed to reduce the perceived scale, height, and massing of the 
proposed office-retail building. As discussed above, the terracing of open space along the 
northwestern portion of the project adjacent to the western residential properties would 
provide a step back starting at the third-floor level. These areas would be designed and 
programmed with roof decks and landscaped buffers such that they reduce potential 
nuisances and disturbances and address privacy concerns. The step backs would allow 
for natural air and light circulation to be enjoyed along all sides of the project site. As such, 
the terracing of open space would help reduce the perceived scale, height, and massing 
at the northwest portion of the site closest to the nearby single-family residential 
properties. 
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As such, the proposed (T)(Q)CM-2D Zone would ensure that the project would be 
compatible with existing and future development in the surrounding neighborhood and 
would provide opportunities for employment and economic prosperity. 

 
WAIVER OF DEDICATION AND/OR IMPROVEMENT FINDINGS 
 
Pursuant to LAMC Section 12.37 I, the Director may waive, reduce, or modify the required 
dedication or improvement as appropriate after making any of the following findings, in writing, 
based on substantial evidence in the record. 

 
a) the dedication or improvement requirement does not bear a reasonable relationship to any 

project impact; 
 

b) the dedication or improvement is not necessary to meet the City’s mobility needs for the next 
20 years based on the guidelines the Street Standards Committee has established; or 

 
c) the dedication or improvement requirement is physically impractical. 
 
The decision maker finds, based on substantial evidence in the record that:  
 
2. The dedication or improvement requirement is physically impractical 
 

The project site is located at the northwest corner of the intersection of West Melrose Avenue 
and North Seward Street within the Hollywood Community Plan.  
 
West Melrose Avenue, between North Seward Street and North June Street, is a designated 
Avenue II, which requires a 43-foot half-width public right-of-way comprised of a 28-foot half-
width roadway and 15-foot sidewalk. Based on the Los Angeles Bureau of Engineering’s 
Planning Case Referral Form (PCRF), West Melrose Avenue contains a 40-foot half-width 
public right-of-way comprised of a 28-foot half-width roadway and 12-foot sidewalk. BOE 
determined that the project must dedicate 3 feet along West Melrose Avenue to complete the 
required 43-foot half-width public right-of-way feet. Furthermore, BOE requires the installation 
of a 15-foot by 15-foot corner cut or 20-foot radius property line dedication at the intersection 
of West Melrose Avenue and North Seward Street. Additional concrete in the dedication area, 
including the corner cut or property radius line return shall be constructed. Also, any curb 
ramps and damaged/off-grade concrete curb, gutter, sidewalk, and asphalt concrete 
pavement along the property frontage shall be repaired or replaced.  
 
North Seward Street, between West Melrose Avenue and West Waring Avenue, is a 
designated Local Street - Standard, which requires a 30-foot half-width public right-of-way, 
with an 18-foot half-width roadway and 12-foot sidewalk. Based on the PCRF, North Seward 
Street contains a 25-foot half-width public right-of-way comprised of a 15-foot half-width 
roadway and a 10-foot sidewalk.  BOE determined that the project must dedicate 5 feet along 
North Seward Street to provide a 30-foot half-width public right-of-way, which includes 
widening the street by 3 feet to provide a half roadway width of 18 feet. The project shall 
construct suitable surfacing to join the existing improvements with the 18-foot half-width 
roadway and 12-foot sidewalk, and shall reconstruct all curb ramps at the intersection of 
Melrose Avenue and Seward street.   

 
To comply with the street standards for Avenue II (West Melrose Avenue) and Local Street – 
Standard (North Seward Street) per the Mobility Plan 2035, the Applicant would be required 
to provide the aforementioned dedications and improvements. The Applicant requests a 
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Waiver of Dedication and Improvements to waive all dedications and street widening along 
West Melrose Avenue and North Seward Street in conjunction with the construction of the 
proposed five-story, office-retail building and a two-level subterranean parking garage. After 
reviewing the Applicant’s request with consideration of the goals and standards set forth by 
the Mobility Plan 2035, Los Angeles City Planning recommends denial of the request to waive 
dedications and improvements. 
 
Planning recommends approval the request to waive the 3-foot street widening along North 
Seward Street as well as the associated improvements.   
 
North Seward Street  
 
A 3-foot street widening requirement is physically impractical given the existing physical 
improvements along North Seward Street and the proposed improvements provided by the 
project to enhance the pedestrian experience. Along North Seward Street to the north are low-
rise commercial and office buildings which all share a constant half roadway of 15 feet and a 
continuous sidewalk width of 10 feet. Several of the properties are developed to the existing 
sidewalk with mature street trees planted in tree wells and landscaped parkways. Street 
widening requirements along the corridor would therefore result in the partial demolition of 
commercial and office buildings, the removal of street trees, and a jagged path of travel.  
 
Circulation and accessibility to the project site are addressed with the repair of the existing 
street and the incorporation of open space and architectural features along the North Seward 
Street frontage. Pedestrian access to the site would be maintained and improved with the 
repair of any damaged sidewalk, curb, and gutter as required by BOE. The project would 
reduce the number of two-way driveways along the street from two to one thereby reducing 
the likelihood of automobile-pedestrian accidents. The single two-way driveway would serve 
as the primary vehicular access point for the providing parking, valet service, and pick-
up/drop-off areas. Landscaped buffers beside the driveway would help reduce glare from 
vehicular lights. In addition, the project would incorporate a pocket patio and courtyard along 
the project’s eastern edge, adjacent to the sidewalk. These areas would provide landscaping, 
seating, and access to the project’s commercial tenant space thereby activating the sidewalk 
and providing a more attractive and comfortable pedestrian experience. The installation of 
trees, light fixtures, and window walls along these areas would also provide additional shade 
to pedestrians and help illuminate the surrounding area during the evening hours. These 
project features would enhance pedestrian safety along North Seward Street. The required 3-
foot street widening would impact the overall building area and design, including the proposed 
pedestrian-first design features discussed above. Therefore, based on the existing buildings 
and street infrastructure, and the proposed design features the required street widening would 
be physically impractical.  
 
Based on the prepared Mitigated Negative Declaration, the proposed project will not result in 
a significant transportation impact with the incorporation of a mitigation measure.  The project 
would incorporate Transportation Demand Strategies throughout the project’s operation such 
as education and marketing tools, alternative work schedules and a telecommute program, 
and a rideshare program. Therefore, a waiver of the required street widening would not 
negatively impact traffic along North Seward Street. 

 
SITE PLAN REVIEW FINDINGS 
 
3. The project is in substantial conformance with the purposes, intent and provisions of 

the General Plan, applicable community plan, and any applicable specific plan. 
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The proposed project is consistent with the purposes, intent, and provisions of the General 
Plan and Hollywood Community Plan. The Hollywood Community Plan designates the 
property for Commercial Manufacturing land uses with corresponding zones CM and P. The 
project site is currently zoned C4-1XL and CM-1VL. The project requests a Zone Change and 
Height District Change from C4-1XL and CM-1VL to (T)(Q)CM-2D which are in conformance 
with General Plan’s land use designation. The Zone Change and Height District Change would 
allow the project to increase the project’s maximum height to 77 feet and 9 inches (73 feet 
and 6 inches to the parapet) and a provide a floor area of 85,023 square feet with a FAR of 
1.88 to 1.   
 
The proposed project is consistent with the Goals, Objectives, and Policies, of the Hollywood 
Community Plan and Framework Element as described below. 
 

• 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 site is comprised of six lots of which three lots (Lots 21-23) would be redeveloped 
into the proposed five-story office-retail building. The lots are currently developed with a one-
story commercial building and surface parking lot, and are zoned C4-1XL and CM-1VL. The 
proposed project provides better utilization of the property by increasing employment 
opportunities in the Hollywood Media District Business Improvement District (BID) which is 
currently proposed in the draft Hollywood Community Plan. The project site would contribute 
to local job expansion, and would activate the streetscape with ground-floor commercial uses. 
The project would also stimulate local investment and economic activity along West Melrose 
Avenue which functions as an active, mixed-use corridor with access to numerous commercial 
services, single- and multi-family developments, and connections to public transit lines. The 
project site contains a land use designation of Commercial Manufacturing which includes the 
corresponding zones CM and P. The project requests a Zone Change and Height District 
Change from C4-1XL and CM-1VL to (T)(Q)CM-2D Zone which would be consistent with the 
underlying land use designation. Therefore, the proposed project would enhance the 
economic well being of the community consistent with the General Plan.  
 

• Policy – Land Use – Industry: 
 

Industrial lands are located on a citywide basis without regard to the boundaries of 
individual communities or districts, under the general principle that such employment 
should be available within a reasonable commuting distance from residential locations.  
 

The project would redevelop a one-story commercial building and surface parking lot into a 
five-story office-retail building while maintaining the existing two two-story commercial 
buildings on the project site. As such, the project would increase employment opportunities in 
the community. The project site is within 500 feet of single- and multi-family structures making 
it within walkable distance to housing. Prospective employers and employees who do not live 
nearby would have access to 168 automobile parking spaces located on-site. In addition, the 
project is within close proximity (approximately 0.40 miles) to Metro Local Bus Lines and bike 
routes which connect residents and workers across Los Angeles. The closest bus stop (Metro 
Local Bus Line 10/48) is within 250 feet from the project site providing service to communities 
between West Hollywood and South Los Angeles. Based on the walkability of the surrounding 
area and proximity to various modes of transportation, the project is within reasonable 
commuting distance from residential locations.    
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• Policy – Land Use – Commerce: 
  

Parking areas should be located between commercial and residential uses on the 
commercially-zoned properties where appropriate to provide a buffer, and shall be 
separated from residential uses by means of at least a solid masonry wall and 
landscaped setback.    

 
The project’s parking area would be covered and screened such that it would not impose 
nuisances to nearby residential uses. The project would provide a total of 168 automobile 
parking spaces within the ground floor and a two-level, subterranean parking garage. A 
majority of the parking spaces would be located within the subterranean parking garage (152 
parking spaces) thereby reducing parking impacts onto nearby properties. The project’s 
surface parking area, containing ADA parking spaces and valet service, would be screened 
from the single-family residential properties to the west with a property demising wall and a 4-
foot utility easement. In addition, the proposed office-retail building would cover the surface 
parking area. Vegetated buffers would be installed along the eastern edge of the project site 
to reduce glare from vehicular lights. Furthermore, the project would be served by a single 
two-way driveway along North Seward Street, away from residential uses.  

 
The proposed project is also consistent with the Goals, Objectives, and Policies, of the 
General Plan’s Mobility Element, also known as Mobility Plan 2035, which provides policies 
with the ultimate goal of developing a balanced transportation network for all users. The 
project supports the following policies of the Mobility Element: 
 

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

 
• Policy 3.3 Land Use and Mix:  Promote equitable land use decisions that result in 

fewer vehicle trips by providing greater proximity and access to jobs, destinations, and 
other neighborhood services. 

 
• Policy 3.8 Bicycle Parking:  Provide bicyclists with convenient, secure and well-

maintained bicycle parking facilities.  
 
• Policy 5.4 Clean Fuels and Vehicles:  Continue to encourage the adoption of low and 

zero emission fuel sources, new mobility technologies, and supporting infrastructure. 
 
The project would provide 168 automobile parking spaces located between the ground-floor 
and a two-level subterranean parking garage. The subterranean parking garage would consist 
of the majority of the automobile parking spaces provided with 152 standard, compact, and 
ADA spaces. The ground-floor parking area would provide 16 parking spaces and a valet 
drop-off service.  
 
The project’s proximity to multiple public transit lines and bike routes provides employees 
access to additional modes of transportation. The proposed project is located within 0.40 miles 
from Metro Local Bus Lines 10/48 and 210. These public transit lines provide local residents 
and workers access to work centers, destinations, and other neighborhood services across 
Los Angeles. Metro Local Bus Line provides transit service to communities between West 
Hollywood and South Los Angeles, and Metro Local Bus Line 210 provides transit service to 
communities between Hollywood and Redondo Beach. Additionally, the project site is located 
within 0.40 miles from two bike routes which run along West Willoughby Avenue and North 
Vine Street/North Arden Boulevard. These bike routes connect cyclists to destinations within 
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the Hollywood, Melrose, and Hancock Park neighborhoods. Therefore, the project supports 
the reduction of VMT per capita, connecting individuals to public and active transportation 
infrastructure.  
 
The project would provide a total of 26 bicycle parking spaces for its users (17 long-term 
spaces and 9 short-term spaces). The bicycle parking spaces would be located on the ground 
floor level along North Seward Street and within an enclosed bicycle storage room on 
Basement Level 1 of the proposed project. Furthermore, the bicycle room would be located 
adjacent to restrooms, shower rooms, and a locker room for users to refresh themselves.  
 
In addition, the project encourages the adoption of low and zero emission fuel sources by 
providing the required number of electric vehicle (EV) parking spaces and charging stations 
in compliance with LAMC Section 99.05.106. The project would also install a solar zone on 
the rooftop in compliance with solar ready building regulations pursuant to LAMC Section 
99.04.211.4. The project’s incorporation of EV parking and solar zone supports the goals and 
polices of the Mobility Element.  

 
Consistency with Draft Hollywood Community Plan Update 
 
The project is expected to be consistent with the Goals, Objectives, and Policies of the 
updated Hollywood Community Plan. As of Winter 2022, the Hollywood Community Plan 
Update is at its adoption phase. Additional comments from the City Council’s Planning and 
Land Use Management (PLUM) Committee are being received followed by final approval from 
the City Council.  
 

• Goal LU10:  Industrial, media-related, and entertainment-related uses that promote 
jobs in Hollywood.   

 
LU10.1: Media and entertainment uses. Promote the establishment, retention, 

and expansion of media, entertainment, and creative office uses in 
Hollywood.  

 
According to the Hollywood Community Plan Update, the project would be located in the 
Media District consisting of media/entertainment jobs subareas which emphasize the 
preservation and expansion of media and entertainment jobs in Hollywood. The Community 
Plan Update provides a transition between industrial uses and the surrounding neighborhoods 
by utilizing Hybrid Industrial land use designation. The project proposes the construction of a 
five-story office-retail building and is consistent with the Commercial Manufacturing land use 
designation and requested Zone Change and Height District Change to (T)(Q)CM-2D. The 
project would provide new employment opportunities to the surrounding area, complement 
the existing commercial, residential, and industrial land uses, would be located nearby public 
transit and bicycle infrastructure.   

  
As detailed above, the proposed project is in substantial conformance with the purposes, 
intent and provisions of the Hollywood Community Plan, the draft Hollywood Community Plan 
Update, and the General Plan. The project is consistent with the applicable general plan 
designation and policies as well as with applicable zoning designation and regulations.  

 
4. 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. 
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The subject property is comprised of six lots (Lots 18-23) consisting of 45,136 net square feet, 
or 1.04 acres, of lot area having a combined frontage of approximately 132 feet along West 
Melrose Avenue and 343 feet along North Seward Street. The project site is zoned C4-1XL 
(Lot 23) and CM-1VL (Lots 18-22) and is located within the Hollywood Community Plan with 
a General Plan Land Use Designation of Commercial Manufacturing. The project site is further 
located within a State Enterprise Zone, a Transit Priority Area, Urban Agriculture Incentive 
Zone, Methane Zone and is located within 2.50 kilometers from the Hollywood Fault. The 
proposed project involves the demolition of an existing one-story commercial building and 
surface parking lots and the construction, use, and maintenance of a new five-story office-
retail building with two levels of subterranean parking.  

 
The proposed project would encompass approximately 67,889 square feet in total floor area, 
resulting in an FAR of 1.88 to 1. The development would rise to 77 feet and 9 inches (73 feet 
and 6 inches to the top of the parapet) within five stories. The project would provide 67,252 
square feet of office space and 647 square feet of retail space located along the eastern side 
of the building fronting North Seward Street. The project would provide 168 automobile 
parking spaces in addition to 17 long-term bicycle parking spaces and 9 short-term bicycle 
parking spaces. The ground floor would provide ADA parking, a valet and drop-off zone, and 
short-term bicycle parking along North Seward Street. The subterranean levels would house 
the remaining automobile and bicycle parking. A total of 11,325 square feet of open space 
would be distributed across the project’s five floors which include a pocket courtyard and patio 
on the ground floor and numerous decks.   

 
The project site is located in an urbanized area surrounded predominately by commercial, 
office, and residential uses. Abutting the subject property to the north is zoned CM-1VL and 
is developed with low-rise office buildings. Properties to the east are similarly zoned CM-1VL 
and are developed with low-rise buildings. Along the northeast corner of West Melrose Avenue 
and North Seward Street are properties zoned C4-1XL and are developed with one-story 
commercial buildings. Properties to the south, along West Melrose Avenue, are zoned C2-1, 
R3-1, and R1-1-HPOZ and are developed with a one-story office building, three-story multi-
family residential building, and single-family houses. These properties are located in the 
Hancock Park HPOZ. Properties to the west are zoned [Q]PF-1XL and R1R3-RG and are 
developed with the John C. Fremont Branch Library (Fremont Branch Library) and single-
family houses, respectively. The Fremont Branch Library is identified as a Los Angeles 
Historic Cultural Monument and is in the National Register of Historic Places.   

 
The project as proposed and as conditioned meets the intent of the Citywide Design 
Guidelines (adopted by the City Planning Commission October 24, 2019). The project would 
incorporate a mixture of high-quality building materials, landscaping, pedestrian accessways, 
and open space areas along West Melrose Avenue and North Seward Street to promote 
pedestrian circulation to and from the proposed office-retail building on the street level. Some 
of the design features that would be utilized include white metal paneling, wall windows, a 
variety of shrubs and trees, a pocket patio and courtyard, and a private exterior staircase. The 
project’s DWP Yard, which includes the transformer and switchgear, would be located along 
West Melrose Avenue in between the proposed project and the western adjacent. Fremont 
Branch Library. Recognizing the project’s adjacency to the public library, the project would 
incorporate a high-quality gating system that would help reduce the area from being perceived 
as a “utility” portion of the site and a public artwork would be installed to create a more visually 
appealing frontage. The project would also incorporate sustainable design and energy 
efficient features that would lower energy demand and improve the comfort and well-being of 
project users. Pursuant to the Los Angeles Green Building Code, the proposed office-retail 
building would incorporate a solar zone on the rooftop. The project would utilize light-colored 
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building materials and high-performance glazing along the façade to address energy 
efficiency and building insulation. Each floor would include operable windows which would 
allow project users to control air ventilation into the building. The combination of landscaping, 
green spaces, and wood soffits would also allow project users to enjoy the local climate 
outdoors with opportunities for individuals to congregate, socialize, and be shaded from 
excessive sunlight and rain. An external staircase providing access to the building’s five levels 
of office space would be located along the North Seward Street frontage, providing project 
users a more immediate and outdoor alternative to accessing the upper levels without using 
the elevator. Vegetated screenings and planters would also be installed along the project’s 
green spaces to minimize glaring and visual disturbances onto surrounding properties. 
 
Furthermore, the project would be compatible with the adjacent land uses and would be 
consistent with its General Plan land use designation. The project site contains a land use 
designation of Commercial Manufacturing which includes the corresponding zones CM and 
P. The C4-1XL zoning of Lot 23 of the project site allows for the proposed office and retail use 
of the project site. The Zone Change and Height District Change to the (T)(Q)CM-2D Zone 
would be consistent with the underlying land use designation.  

 
Height, Bulk, and Setbacks 
 
Properties zoned for commercial use with a height district of 1VL allow for a maximum height 
of 45 feet and three stories, and properties with a height district of 1XL allow for a maximum 
height of 30 feet and two stories. The proposed project requests a Zone Change and Height 
District Change for lots zoned C4-1XL and CM-1VL, to (T)(Q)CM-2D which would allow the 
for unlimited height and number of stories. T project proposes a maximum height of 77 feet 
and 9 inches (73 feet and 6 inches to the top of the parapet) within five stories.  

 
The underlying C4-1XL and CM-1VL Zones both allow a maximum FAR of 1.5 to 1. With the 
subject Zone Change and Height District Change, the proposed project would be permitted a 
maximum FAR of 6 to 1. The project proposes a floor area of 67,889 square feet and FAR of 
1.88 to 1.  

 
Commercial uses in the CM Zone are not subject to any setback requirements. The project 
proposes an approximately 5-foot utility easement along the western edge of the project site 
involving the construction of the proposed five-story office-retail building. As such, the project 
would be consistent with the required setback requirements and would be compatible with the 
surrounding properties and public infrastructure. 

 
The bulk and massing of the proposed office-retail development would be tempered by 
multiple design features which relate to the project’s open space, landscaping, building 
materials, and orientation in relation to the surrounding built environment. The project would 
feature a variety of open space areas along the perimeter of the building throughout each floor 
level of the building and combine changes in depth and horizontal plane with changes in 
material and character to enhance building articulation. The project acknowledges the 
difference in height and scale of the proposed building in comparison to the western adjacent 
residential properties. Therefore, the project has been designed such that the northwestern 
portion of the building steps back from the western property line and adjacent residential 
properties by approximately 30 feet starting at the third-floor level (26 foot and 10 inch height 
mark). At the fourth-floor level (39 feet and 8 inch height mark), the project would step back 
by an additional 12 feet and 5 inches. The terracing of this portion of the project would allow 
for natural air and light ventilation to neighboring properties. Roof decks and landscaped 
buffers would be programmed along the step back areas such that they reduce potential 
nuisances such as noise and address privacy concerns. As such, the terracing of open space 
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at the western portion of the proposed office-retail building would soften the perceived scale 
and height with respect to the adjacent residential properties.   
 
The building would also incorporate a variety of building materials and design features 
including metal and wood paneling, painted stucco, aluminum-framed windows with high-
performance glazing, wooden soffits, art walls, and an exterior staircase to produce a cohesive 
and attractive streetscape. The pocket patio and courtyard, window walls, art walls, and the 
exterior staircase fronting West Melrose Avenue and North Seward Street help create an 
active and engaging pedestrian environment. Landscaping would be utilized in a thoughtful 
manner throughout the project to enhance the user experience and minimize visual and 
privacy concerns.  

 
The height, bulk, and setbacks of the project are thus consistent with the existing development 
in the immediate surrounding area and with the underlying CM Zone. Therefore, the project 
will be compatible with the existing and future developments in the neighborhood. 

 
Parking 
 
The project would provide 168 automobile parking spaces for the proposed office and retail 
uses. The majority of the parking spaces would be located within two subterranean levels, 
with ADA parking and valet service located on the ground floor. Vehicular access to the 
project’s parking areas would be located mid-block along North Seward Street. Landscaping 
and the building’s envelope would screen and cover the parking areas from street view. A 
property demising wall along the western edge of the property would also screen the project 
from the adjacent residential properties to the west.  
 
The project would also provide 17 long-term bicycle parking spaces and 9 short-term bicycle 
parking spaces. Four short-term bicycle spaces would be located near the project’s building 
entrance along North Seward Street on the ground level. The remaining bicycle parking 
spaces would be located within an enclosed room in the subterranean garage. Restrooms, 
showers, a locker room and bicycle repair area would also be provided for users to encourage 
non-motorized transportation to and from the project site.  

 
Lighting 
 
The project would install interior and exterior building lighting that would appropriately 
illuminate the project during the night and help individuals navigate the project site safely. 
Low-level exterior lighting would also be utilized to highlight signage, architectural features, 
and landscaping elements throughout the project site that would create an attractive 
streetscape during the evening hours, increase surveillance, and deter the occurrence of illicit 
activities. As conditioned, exterior lighting shall be designed and installed with shielding such 
that the light source does not illuminate adjacent residential properties or the public right-of-
way. 

 
On-site Landscaping  
 
The project would install 2,870 square feet of landscaped green spaces that would enhance 
the building’s visual appeal and pedestrian experience. Climate-appropriate and drought-
tolerant plants would be planted throughout the project site complementing the project’s 
design and respecting the surrounding natural landscape. The grass, shrubs, and trees would 
also provide project users and pedestrians with shade and cooling.  
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The project’s landscaping would also help screen private use activities from public view. Along 
the perimeter of the project site and throughout the project’s decks, vegetated buffers would 
reduce the visual impact of the project’s parking area and glare. 
 
In addition, a 4-foot property demising wall and 4-foot easement would be provided along the 
western portion of the project site and would function as a buffer to the adjacent residential 
properties.  

 
Trash Collection 
 
The project’s trash and recycling collection area would be enclosed within the ground-floor 
parking area, away from the main entrance and vehicular driveway. As a result, trash-related 
activities and odors would not disrupt regular building operation or the adjacent properties.  
 
Valet Service 
 
The project would include a valet service on the ground floor parking area, allow project users 
to be dropped off near the main entrance of the proposed office-retail building. The valet 
service would share the same vehicular driveway as the project’s automobile parking along 
North Seward Street. Similar to parking, landscaping and the building’s envelope would 
screen and cover the parking areas from street view. A wall along the western edge of the 
property would also screen the project from the adjacent residential properties to the west.  
 
Connection with northern commercial-office buildings 
 
With the construction of the proposed five-story office-retail building on Lots 21-23 of the 
project site, the project would provide a pathway to the northern commercial buildings on Lots 
18-20 thereby allowing individuals to travel between both portions of the project site.  

 
5. The residential project provides recreational and service amenities to improve 

habitability for its residents and minimize impacts on neighboring properties.  
 
The project does not provide propose any residential uses therefore this finding does not 
apply. 

 
ENVIRONMENTAL FINDINGS/ADDITIONAL MANDATORY FINDINGS 
 
6. Environmental Findings. On March 17, 2022, a Mitigated Negative Declaration (ENV-2021-

2909-MND) was prepared and published for the proposed project. On the basis of the whole 
of the record before the lead agency including any comments received, the lead agency finds 
that there is no substantial evidence that the proposed project will have a significant effect on 
the environment. The attached Mitigated Negative Declaration reflects the lead agency’s 
independent judgment and analysis. The records upon which this decision is based are with 
the Environmental Review Section of the Department of City Planning in Room 763, 200 North 
Spring Street. 
 

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

 


	FINDINGS

