Attachment A - Yucca Argyle

Project Description, Actions Requested, Findings,rad Justifications

6210-6224 Yucca Street; 1765-1779 N. Vista Del Meenue; 1756-1760 N. Argyle Avenue,
Los Angeles, CA 90028

l. Project Description

The Yucca Argyle project (the “Project”) proposesiaed-use development located in the
Hollywood Community Plan area at 6210-6224 Yucca&tand 1765-1779 N. Vista Del Mar
Avenue (the “Site”). The Project proposes to rettgyvéhe Site with a total of 271 dwelling units
of contemporary housing, and approximately 7,76{asg feet of restaurant and commercial
uses.

A. Site and Surrounding Uses

The Site is a rectangular shaped property thatnddyed by Yucca Street to the north, Argyle
Avenue to the west, Vista Del Mar Avenue to thd,easd a vacant property to the south. The
Site totals approximately 50,363.8 square feett(acres), and consists of lots currently zoned
C4-2D-SN, R4-2D, and [Q]R3-1XL. The Site is presgemnproved with three apartment
buildings located on the center and west portidriee Site along Yucca Street, and a single-
family residence, a duplex, and a studio atop aathetd garage on the eastern portion of the Site
along Vista Del Mar Avenue.

The Site is located in the Hollywood Community Péaea, and contains lots with land use
designations of either Regional Center Commercidledium Residential. The Site is located in
the Hollywood Redevelopment Project Area, a Losdleg State Enterprise Zone, an Adaptive
Reuse Incentive Area and the Hollywood Signage Bigtrict. The Site is also within a
designated Transit Priority Area, and is a Tieitd snder the City of Los Angeles’ (the “City”)
Transit Oriented Communities Affordable Housingdntive Program.

Surrounding uses include mixed residential and ceraial uses directly south of the Site;
residential and church uses to the east of theaSitess Vista Del Mar Avenue; mixed residential
and commercial uses to the west of the Site agkapde Avenue; and hotel, restaurant, multi-
family residential uses to the north across Yudraeh The greater vicinity of the Site includes
a variety of entertainment, dining, historic, andtaral attractions. Nearby transit options in the
surrounding area include the Metro Subway B LinedRwhich maintains a stop at the
intersection of Hollywood Boulevard and Vine Streeimerous Metro transit and LADOT
transit lines that run and stop in the vicinitytloé¢ Site, and the 101 Freeway, which runs to the
north of the Site.

B. Project
The Project would demolish the three existing apart buildings located on the center and west

portions of the Site to construct a 30-story, agpnately 348 feet tall mixed-use building with
269 dwelling units and approximately 7,760 squast bf commercial uses. In addition to
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constructing the new mixed-use building at the,3ite Project would also revert the duplex and
one studio atop a detached garage located at 17&b\ista Del Mar Avenue into a single-
family residence, and retain the existing singlefg residence located at the Site at 1771 Vista
Del Mar Avenue. Accordingly, the Project would havéotal of 271 units.

The Site’s lots are currently zoned C4-2D-SN, R4-aid [Q]R3-1XL. In order to ensure the
development of the Project, the Applicant seeks@eZChange and Height District Change of
the Site’s lots to zoning of C2-2D-SN, C2-2D, ar@8FD.

The Project would consist of approximately 312,2846are feet of new construction within the
mixed-use building fronting Yucca Street, and 4,808are feet for the existing residences to be
renovated along Vista Del Mar Avenue. The Projettital floor area, including the existing
residences, would total approximately 316,948 sgiext, for a Floor Area Ratio (“FAR”) of
6.6:1.

The parking garage of the proposed mixed-use mgldiould include a total of 414 spaces
within one subterranean level and within a fivergteodium. The first and second floors of the
podium would also contain 164 short-term and logrgrtbicycle parking spaces that would help
encourage alternate forms of transit among Prejsitbrs and residents. The Project’s parking
facilities would be accessed via a single drivewatyng Argyle Avenue.

In addition to the parking garage, the podium wal&b contain, on the ground floor, an
approximately 1,540-square foot restaurant, anthersecond floor, an approximately
2,380-square foot restaurant and commercial s@ackan approximately 3,840-square foot
restaurant and commercial space. The Project isrgpa Master Conditional Use Permit to
allow the sale and dispensing of a full line ofodlolic beverages for on-site consumption in all
three restaurant spaces (“MCUP”), and a Condititus® Permit to allow live entertainment in
conjunction with the ground floor restaurant (“CUXAll restaurant spaces will have hours of
operation from 7 a.m. to 12 a.m. dalily.

Above the podium, the Project’s 6th through 30blofs would contain 269 dwelling units and
various residential recreation and amenity spaces.

The Project would comply with the City’'s Density Bs Ordinance and provide 8% (17 units)
Very Low Income restricted affordable dwelling wntVLI Units”). In exchange for the 8%
VLI Units, the Project seeks an increase in densaiyg one on-menu incentive to increase the
FAR permitted by 10% from 6:1 to 6.6:1. Additionyalall of the Project’s residential units, with
the exception of the 17 VLI units, would be remtoslized and comply with the City’'s Rent
Stabilization Ordinance.

As set forth in greater detail below, the Applicaaeks a Zone Change and Height District
Change, a MCUP for the proposed restaurant and epomhspaces, a CUX for the ground
floor restaurant use, a Vesting Tentative Tract Nf&ff TM”) for the merger and resubdivision
of lots, a Site Plan Review (“SPR”) to allow thedaan of more than 50-dwelling units, and a
Project Compliance Review under the Hollywood Redlgyment Plan.
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C. Streets, Circulation, and Transit
The Project abuts Yucca Street, Argyle Avenue,\disth Del Mar Avenue:

Yucca Street, abutting the Site to the north, Egleted a Local Street — Standard with a right-
of-way of 60 feet along the Site’s frontage, ananproved with a curb and sidewalk.

Argyle Avenue, abutting the Site to the west, isigieated a Local Street — Standard with a
right-of-way of 60 feet along the Site’s frontaged is improved with a curb and sidewalk.

Vista Del Mar Avenue, abutting the Site to the ggstlesignated a Local Street — Standard with
a right-of-way of 60 feet along the Site’s frontaged is improved with a curb and sidewalk.

D. Site Vicinity
North: The lots directly to the north of the Sitg@ss Yucca Street are zoned (T)(Q) C4-2-SN,
C4-2D-SN, and [Q]R3-1XL, and are improved with adhorestaurant, and multi-family
residential uses.

East: The lots directly to the east of the Sit@ssVista Del Mar Avenue are zoned [Q]R3-1XL,
and are improved with residential and church uses.

South: The lots directly to the south of the Site 20ned R4-2D and are presently vacant, though
historically were improved for church uses.

. Actions Requested

1. Zone Change and Height District ChangePursuant to Los Angeles Municipal Code
("LAMC") Section 12.32, the Applicant seeks a Zdblkange and Height District
Change as follows:

* Lots located at the west of Site (6220-6224 YucEedm C4-2D-SN to C2-2D-SN.

* Lots located at the center of Site (6210-6216 Yudéeom R4-2D to C2-2D.

* Lots located at the east of the Site (1765; 17@d;177-1779 Vista Del Mar): From
[Q]R3-1XL to R3-2D.

2. Site Plan Review Pursuant to LAMC Section 16.05, the Applicantuesis Site Plan
Review to allow the construction of a 30-story, @xmately 348 feet tall mixed-use
building with 269 dwelling units and approximat&ly 60 square feet of commercial
uses, and the retention of two single-family res@s, for a total of 271 dwelling units
and 316,948 square feet of floor area.

3. Density Bonus IncentivesPursuant to LAMC Section 12.22-A.25, the Applicaeeks to
provide 8% of the Project’s units as VLI Units ircaange for a 27.5% Density Bonus,
and requests an approval for one “on-menu” inceniiwder LAMC Section 12.22-A.25(f),
in order to increase FAR to approximately 6.6:1ljen of the otherwise applicable FAR
limit of 6:1.
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. Vesting Tentative Tract Map. Pursuant to LAMC Section 17.15, a Vesting Tentative

Tract Map for a merger and subdivision resultingme ground lot and five airspace lots.
Additionally, a waiver from Advisory Agency Parkifplicy AA2000-1 in order to allow
residential parking spaces to be provided purst@aritAMC Section 12.22-A.25.d.1,
Density Bonus Parking Option 1.

. Master Conditional Use Permit for Alcohol Pursuant to LAMC 12.24-W.1, a Master

Conditional Use Permit to allow the sale and disgpanof a full line of alcoholic
beverages for on-site consumption in conjunctiaii wiree restaurants with hours of
operation from 7 a.m. to 12 a.m.

. Conditional Use Permit for Live Entertainment. Pursuant to LAMC 12.24-W.18, a

Conditional Use Permit to allow live entertainmeantluding, but not limited to,
weekend social events, live music, dancing, karathleater, or magic shows, in
conjunction with one ground floor restaurant withurs of operation from 7 a.m. to
12 a.m.

. Project Compliance Review Under the Hollywood Redalopment Plan.Pursuant to

LAMC Section 11.5.14, a Project Compliance Reviegarding the Project’s
compliance with the Hollywood Redevelopment Plao|uding the zone standards,
established development standards, and any suppiahose regulations.

Related Cases

CPC-2014-4705-Z2V-HD-MCUP-SPR — On December 17, 2€iet Applicant filed an

application for the development of a mixed-usegubat the Site.

ENV-2014-706-EIR — On November 25, 2015, the GGsued a Notice of Preparation of the

Environmental Impact Report and Public Scoping Nhggpertaining to the development of a
mixed-use project at the Site. The City releaseddtaft EIR on April 23, 2020, and the Public
Comment Period ran from April 23, 2020 to June@@

VTT-73718- On December 30, 2015, the Applicant filed an igpgbn for VTTM No. 73718.
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V. Zone Change and Height District Change Findings

A. Adoption of the proposed zone change is consistenith the General Plan and is in
conformity with public necessity, convenience, gera welfare and good zoning
practice.

The Site’s lots are currently zoned as follows:

* Lots located at the west of Site (the “West Loe’$220-6224 Yucca: C4-2D-SN.

* Lots located at the center of Site (the “CentersDoat 6210-6216 Yucca: R4-2D.

» Lots located at the east of the Site (the “East’)adt 1765; 1771; and 1777-1779 Vista
Del Mar: [Q]R3-1XL.

The Site is presently improved with three apartnienidings located to the center and west
portions of the Site along Yucca Street, and twglstfamily buildings along the eastern portion
of the Site along Vista Del Mar Avenue. While thest/Lots and Center Lots are designated for
Regional Center Commercial land uses under theyitotbd Community Plan, the East Lots are
designated for Medium Residential land uses. Tt@sSturrent zoning would limit the
development of the Site significantly such thatdbgelopment would be inconsistent with the
developments in the vicinity.

The Site lies within a densely developed neighbodhevith a range of commercial and multi-
family residential uses. The vicinity of the Si#ecurrently improved with development similar
to the Project, including the 18-story mixed-usgyle House Project at the southwest corner of
Yucca Street and Argyle Avenue; a 16-story KimpiEwerly Hotel at the northeast corner of
Yucca Street and Argyle Avenue; and a five-storyediuse residential and commercial
development to the northeast corner of Argyle Aeeand Hollywood Boulevard. While the
Project is designed to be compatible with the neagimg developments, the Site’s current
zoning prohibits its development, restricting thie $o lower density uses that would be
inconsistent with the surrounding development acdimpatible with the City’s need for
additional affordable and rent stabilized resic@rdwvelling units. As proposed, the Project
would construct a 30-story mixed-use building om ¥dest and Center Lots, with a maximum
height of approximately 348 feet, and approxima8dl§,948 square feet of floor area for an
FAR of approximately 6.6:1.

The requested zone change and height district enangld facilitate this development and
would be as follows:

e The West Lots: From C4-2D-SN to C2-2-SN.
 The Center Lots: From R4-2D to C2-2.
* The East Lots: From [Q]R3-1XL to R3-2.
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Figure 1 - Plot Plan

If the requested zone change and height distrahgé are approved, the Site would be allowed
to accommodate a maximum FAR of 6:1. The commdycalned portions of the Site would not
have a height restriction, and the R3 zoned podiche Site would be restricted to a maximum
height of 75 feet.

In addition to the requested zone change and hdigtrict change, a VTTM to merge and
resubdivide the 0.9-acre West and Center lotsaabdnsity Bonus incentive to further increase
the maximum FAR to 6.6:1, in order to ensure thegdet can be constructed as proposed. The
Applicant’s also seeks other entitlements, whiahaescribed in greater detail elsewhere in the
Project’s findings.

The Site’s proposed zoning would be consistent thighCommunity Plan’s land use
designations for the Site. The Regional Center Cemial land use designation applicable to the
Center and West Lots is consistent with the folloyvzones: C2, C4, P, PB, RAS3, and RASA4.
Accordingly, the Site’s proposed zoning of C2-2tlee Center and West Lots is consistent with
the General Plan. The Medium Residential land es@gdation applicable to the East Lots is
consistent with only the R3 zone. Accordingly, 8ige’s proposed zoning of R3 would continue
to ensure General Plan consistency.

In allowing the construction of the Project, thepwsed zone change also conforms with public
necessity, convenience, general welfare and goomgractice. As an initial matter of public
necessity, the City is in the midst of a housingisy and requires additional housing production
at all levels of affordability. The Project wouldsaire the production of 271 high-quality
residential dwelling units, for a total net incread 227 dwelling units in the City’s housing
stock. Of the 271 total dwelling units, a totallaf units would be income restricted affordable
VLI Units, thereby ensuring that the Project pr@dadch mix of housing affordable to residents of
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the City. Additionally, all of the Project’s resialgal units, with the exception of the 17 VLI
units, would be rent stabilized and comply with €ig/'s Rent Stabilization Ordinance.

The Project would also provide approximately 7,860are feet of restaurant and general
commercial spaces, readily accessible on thedirdtsecond levels to residents, guests, and
pedestrians along the streetscape. AccordinglyPtbgct would help activate the streetscape
and encourage pedestrian activity in the vicinityhe Site. The Project’'s commercial uses
would locate commercial activity in close proximitya densely populated area, ensuring that
the commercial uses would serve the Project’s eesgdand the surrounding community, while
also reducing unnecessary vehicle trips. Furthespibe Project’s commercial uses would
generate job opportunities within a highly-denssaasf the City ideal for accommodating such
jobs.

The Project’s proposed parking, within one subtexea floor and within an enclosed five-floor
podium, would ensure that the Project does noadefrom the streetscape through highly-
visible parking or auto transportation. Insteadjieelar egress and ingress to the Project would
occur through a single, discreet entrance alonglargvenue, leading to the subterranean floor
and podium. The podium would incorporate creatagatie design elements, such as through the
placement of asymmetrical columns and beams, anddé of non-repetitive geometric patterns,
to provide articulation, add visual interest, antiven the streetscape. Furthermore, the
proposed landscaping along the streets adjacehétSite would help provide visual relief and
verdant greenspace within a dense, urban environmen

The Project would also benefit the public necessibyivenience, general welfare, and would
constitute good zoning practice due to its closeipnity to transit. Nearby transit options in the
surrounding area include the Metro Subway B LinedRwhich maintains a stop at the
intersection of Hollywood Boulevard and Vine Stregetmerous Metro transit and LADOT
transit lines that run and stop in the vicinitytloé¢ Site, and the 101 Freeway, which runs to the
north of the Site. The transit-rich vicinity of tRgte is ideal for the density and job opportusitie
offered by the Project.

As such, the Project is in conformity with publieaessity, convenience, general welfare and
good zoning practice, as it will provide much-negtieusing, jobs and an improved streetscape.
Furthermore, the Project would do so in close prityi to various forms of transit, thereby
ensuring that the Project’s housing and job oppaties are well connected to the City.
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V. Site Plan Review Findings

A. The project is in substantial conformance with thgurposes, intent and provisions
of the General Plan, applicable community plan, anény applicable specific plan.

The City’'s General Plan is a comprehensive pologuinent that informs future land use
decisions. The City’s General Plan is comprisediloélements. Each of the General Plan’s
elements establishes land use designations andgsothat apply to property in the City. These
policies assist decision makers as they reviewnat@napprovals for a new project or consider a
proposed ordinance or policy. The majority of tisdiqies derived from these elements are
implemented through the Los Angeles Municipal Cdde Land Use Element of the City’s
General Plan divides the City into 35 CommunitynPdaeas. The Site is located within the
Hollywood Community Plan Area.

Under the applicable Hollywood Community Plan, 8ie’s West and Center Lots are
designated Regional Center Commercial, while th& Eats are designated Medium
Residential. Following the requested Zone Changetight District Change, the West and
Center Lots would respectively be re-zoned C2-2a8b C2-2, while the East Lots would be
rezoned R3-2. All of the proposed zoning would beststent with the respective Regional
Center Commercial and Medium Residential land @sggthations.

While height would not be restricted on the West @enter Lots, the East Lots would have a
75-foot height limit. Consistent with the proposshing, the Site would be limited to a 6:1
FAR. In accordance with the State Density Bonus (@avernment Code Section 659415
seq), the Project requests an on-menu Density Borteniive under the City’s Density Bonus
Program in order to increase the permitted FAR @b .1to 6.6:1. With these requested
entitlements, the Project would substantially comfavith land use requirements applicable to
the Site through the Hollywood Community Plan ame €ity’'s Zoning Code.

As discussed below, the Project would also subisintonform with the City’s various
planning documents, including the General PlanthadHollywood Community Plan.

Hollywood Community Plan

The applicable Hollywood Community Plan was originadopted by the City on December 13,
1988. The Project, as a mixed-use development nadgaa number of specific objectives and
policies of the Hollywood Community Plan, including

Objective I “To coordinate the development of Hollywood witlat of other
parts of the City of Los Angeles and the metropoldrea. To
further the development of Hollywood as a majorteeaf
population, employment, retail services, and eaterhent; and to
perpetuate its image as the international centeghefmotion
picture industry.”
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Objective 3 “To make provision for the housing required atisfy the varying
needs and desires of all economic segments ofdher@nity,
maximizing the opportunity for individual choicen &ncourage
the preservation and enhancement of the varieddsstehctive
residential character of the Community, and to pobiower
density housing from the scattered intrusion ofrapants.”

Objective 4 “To promote economic well-being and public comesace
through: a. Allocating and distributing commerclahds for
retail, service, and office facilities in quantgiand patterns based
on accepted planning principles and standards...”

Policy — Land Use — Commerce “Strategically distributed throughout the
Community would be neighborhood shopping
areas, emphasizing convenience retail stores and
services. The Plan encourages the retention of
neighborhood convenience clusters offering retail
and service establishments oriented to
pedestrians.”

Policy — Land Use — Housing “Additional low and moderate-income housing is
needed in all parts of this Community. Density
bonuses for provision of such housing through
Government Code 65915 may be granted in the
Low-Medium | or less restrictive residential
categories.”

The Project would include a total of 271 dwellingta within the Hollywood Community Plan
Area. Accordingly, the Project would increase thig’'€ available housing stock by providing a
net increase of 227 dwelling units. Of the 271ltdteelling units, a total of 17 units would be
income restricted affordable VLI Units. The Projactuld thus be consistent with the
Hollywood Community Plan, by contributing towarthe tgoals of providing adequate affordable
and mixed-income housing to address the need®dlity’s households.

Further, the Project would also encourage the prasen and enhancement of the varied and
distinctive residential character of the Hollywo@dmmunity Plan area, through the reversion of
the three residences located at 1765-1767 VistaMiaelAvenue into a single-family residence,
and through retaining the existing single-familgidence located at 1771 Vista Del Mar
Avenue. Pursuant to the Cultural Resources stuelygred by Environmental Science
Associates, the homes at 1765-1767 Vista Del Marnie and 1771 Vista Del Mar Avenue
have been identified as “Altered Non-Contributossthin the Vista del Mar/Carlos Historic
District, due to substantial alterations that henagerially impaired their original integrity and
significance. Nonetheless, the Project would retfaenhomes at 1765-1767 Vista Del Mar
Avenue and 1771 Vista Del Mar Avenue, and only cahdhterior renovation at the
1765-1767 Vista Del Mar Avenue home in order tcerethe existing residences into a single-
family residence with a detached garage. The Rrojeald also replace an existing surface
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parking lot at the corner of Vista Del Mar withraall park. The existing surface parking lot is
also not a contributing resource to the Vista datMarlos Historic District, and the

replacement of the parking lot with a small parkdoenhance the district, resulting in a
beneficial addition that would create a new greansmateway to the southwest corner of Yucca
Street and Vista Del Mar Avenue.

The Project would also include approximately 7,8§Qare feet of commercial spaces including
a 1,540-square foot restaurant on the ground #odrtwo restaurants and commercial spaces
with a total floor area of approximately 6,220 seguieet on the second floor. These commercial
spaces would further the Hollywood Community Plagosl of strategically distributing
commercial uses within the community, and wouldoemage a diversity of uses in the Project.
The restaurant and commercial spaces would alsoiéeted toward Yucca Street to ensure that
pedestrians could readily access them. The locaffidime restaurants and commercial spaces
would encourage additional pedestrian activityhe area.

Housing Element of the General Plan

The Housing Element of the General Plan is the’€hifueprint for housing conditions and
needs, and establishes the goals, objectives, @iwmikg that are the foundation of the City’s
housing and growth strategy. The current Housirgrieint was adopted on December 3, 2013
and is in effect through 2021.

The proposed mixed-use Project is consistent weitlersl objectives and policies of the Housing
Element. The plan text includes the following r@letvhousing objectives and policies.

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

Policy 1.1.2: Expand affordable rental housing &lirincome groups that need
assistance.

Policy 1.1.3: Facilitate new construction and peegtion of a range of

different housing types that address the particuleeds of the
City’s households.

Objective 1.3: Forecast and plan for changing hngsieeds over time in
relation to production and preservation needs.
Policy 1.3.5: Provide sufficient land use and dign® accommodate an

adequate supply of housing units by type and citisinithe City
to meet the projections of housing needs, accorttirtge policies
and objectives of the City’s Framework Elementef&eneral

Plan.
Objective 2.2: Promote sustainable neighborhobds have mixed-income
housing, jobs, amenities, services, and transit.
Policy 2.2.3: Promote and facilitate a job/housing@ance at a citywide level.
Objective 2.5: Promote a more equitable distribatof affordable housing

opportunities throughout the City.
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Policy 2.5.2 : Foster the development of new dfibie housing units citywide
and within each Community Plan area.

The Project would include a total of 271 high-quyalesidential dwelling units. Further, 17 of
the total 271 units would be restricted VLI Unitisereby contributing towards the policies
aimed at providing adequate housing to addrespatieular needs of the City’s households.
The mixed-use Project would also create job opmitres within the Site through the
approximately 7,760 square feet of restaurant antheercial uses.

Further, as set forth above, the Site is locatedimva transit-rich area. Nearby transit options in
the surrounding area include the Metro Subway B I(Red), which maintains a stop at the
intersection of Hollywood Boulevard and Vine Streeimerous Metro transit and LADOT
transit lines that run and stop in the vicinitytloé¢ Site, and the 101 Freeway, which runs to the
north of the Site. Therefore, the Project would Iousing and jobs to transit, and would allow
Project residents and workers to commute to warduigph the City’'s public transportation
system.

Mobility Plan 2035

The Mobility Plan 2035, one of the elements of@lig’'s General Plan, lays out the policy
foundation for achieving a transportation systeat tialances the needs of all road users. The
Mobility Plan 2035 was adopted by the City CouwncilAugust 11, 2015, and last amended on
September 7, 2016.

The Project is consistent with Mobility Plan 2035d would further multiple policies set forth
in Mobility Plan 2035, including:

Policy 2.3: Pedestrian Infrastructure. Recognize walking as a component of
every trip, and ensure high-quality pedestrian asca all site
planning and public right-of-way modifications tmpide a safe
and comfortable walking environment.

Policy 3.3: Land Use Access and Mix. Promote equitable land use decisions
that result in fewer vehicle trips by providing gter proximity
and access to jobs, destinations, and other neigidmal services.

Policy 3.8: Bicycle Parking. Provide bicyclists with convenient, secure, and
well maintained bicycle parking facilities.

The Project will improve the pedestrian experieimceart through the proposed ground and
second floor restaurant and commercial uses, whalld be easily accessible to pedestrians
along the Project’s frontages along Yucca StredtAngyle Avenue. The Project’s entrances
along Argyle Avenue and Yucca Street would pronpeeestrian activity by placing entrances
at grade level, unobstructed from view from thelputght-of-way. Storefront windows and
high ceilings will be used for the commercial sgaa®ng Argyle Avenue and Yucca Street,
thereby enhancing the appearance of the restawaatstores, and promoting the pedestrian
experience. Further, the restaurants and commesaaies would house neighborhood serving
uses, including, but not limited to, restaurangait stores, fithess uses, or personal services.
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These uses would benefit the residents nearby amndbvincrease pedestrian activity by drawing
neighboring residents to visit these commerciatepan-foot. Due to the Project’s location in a
transit-rich area in close proximity to multiple i@ transit and LADOT transit lines, and the
Metro Subway B (Red) Line, the Project would alstpltonnect residents and guests to the
surrounding neighborhood and transit amenitiesgtheencouraging the pedestrian experience
and convenient access to transit. The Project walstalimprove the pedestrian experience
through tasteful landscaping along Yucca Streggyksr Avenue, and Vista Del Mar Avenue,
thereby providing relief and greenspace within masgeand urban environment.

The Project would also provide a total of 18 shertn bicycle parking and 146 long-term
bicycle parking stalls, thereby encouraging alteBveamodes of transportation and fewer vehicle
trips. Bicycle parking would be provided outdoolsng Yucca Street, as well as within secured
parking facilities within the podium on the firstcasecond levels, and would comply with all
requirements of the LAMC.

B. The project consists of an arrangement of buildingand structures (including
height, bulk and setbacks), off-street parking fadities, loading areas, lighting,
landscaping, trash collection, and other such pemient improvements, that is or will
be compatible with existing and future developmenbn adjacent properties and
neighboring properties.

The proposed Project would be compatible with engsand future developments on adjacent
and neighboring properties. The immediate vicinityhe Site along Yucca Street and Argyle
Avenue maintains uses and buildings similar to @patible with the proposed Project;
namely a mixture of commercial uses and multi-fgmeisidential housing.

Height and Density

The Project’s height and density would be compatath other existing and future
developments within the vicinity of the Project.€elRroject proposes to construct a 30-story
building with 269 dwelling units and approximat&ly 60 square feet of restaurant and
commercial uses. The proposed FAR for the Projectldvbe 6.6:1.

The height of the proposed building would be cdesiswith the proposed C2-2 zoning for the
Center and West Lots. The Project requests a Beitius on-menu incentive to allow a 10%
FAR increase to accommodate an FAR limitation 6f5.and the Project would comply with
the proposed FAR.

The nearby vicinity of the Site is currently impealwith development similar to the Project,
including the 18-story, mixed-use Argyle House pobjat the southwest corner of Yucca Street
and Argyle Avenue, with an FAR of 4.5:1; the 16rgtimpton Everly Hotel at the northeast
corner of Yucca Street and Argyle Avenue, with &RFof 6:1; and a five-story mixed-use
residential and commercial development with 507 Iimgeunits at the northeast corner of
Argyle Avenue and Hollywood Boulevard, with an FAR4.5:1. Other proposed nearby
projects include the Hollywood Center mixed-usejgmbat the southwest corner of Vine Street
and Yucca Street, which would contain 1,005 dwegllimits and would be comprised of two
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35- and 46-story buildings, with an FAR of 6.97Atcordingly, the Project would have similar
massing and FAR when compared to the neighborimgldement, and would be compatible
with current and proposed developments in the Wicin

Bulk, Massing Setbacks, and Entrances

The Project’s bulk, massing, setbacks, and entsawoelld be compatible with existing and
future development on adjacent and neighboring gnt@s. In relevant part, the Project would
be compatible due to the following characteristics:

* The Project and its ground-floor commercial usesld/dront Yucca Street, and
pedestrian entrances to the Project’s ground-ftoonmercial spaces would be provided
along Yucca Street, similar to the hotel developmenhe north of the Site.

» The Project would comply with all requirements floe proposed zoning. The Project
would thus be compatible with the setback requirgsér the Site and properties in the
Site’s vicinity, which maintain similar commerci@2 & C4) and residential (R4 & R3)
zoning.

» The Project’s facades would vary at each story,vamdld combine changes in depth or
horizontal plane with changes in material and attara

» The Project’s facades incorporate a variety ofigectural features to create a building of
visual interest. The Project’s facades would featreaks in the fagade for private
balconies and windows, and a variety of non-repetigjeometric shapes in order to
provide articulation and visual interest to theestscape. Through its entrances, massing,
and fagcade orientation, the Project would breakuwifging mass and contribute to a
pedestrian scale environment.

* The Project would include articulation and architeal details equally on all building
elevations.

Parking

The Project’s proposed 414 parking spaces areddaaithin one subterranean floor and a
five-floor podium. The Project minimized the apmeare of the podium by locating some of the
required parking spaces below ground where theyduoat be visible to pedestrians and
vehicles passing by. The remaining required parkpagces would be located above ground.
However, to ensure that the Project does not ddh@uo the streetscape and to minimize the
visibility of the parking spaces, the podium’s fdeancludes creative placement of asymmetrical
columns and beams, and non-repetitive geometrjgeshan order to provide articulation and

add visual interest. The visibility of the parkiggaces are further minimized with the utilization
of recessed colored panels and metal screens. Téseirants and commercial spaces would be
located within the podium along Yucca Street onfits¢ and second floor to buffer the parking
garage from the street. The entrance along YuaeeSwould be surrounded by landscaping,
creating a buffer from the parking areas to theettitape along Yucca Street. Every effort has
been made to create a podium that is beautifutangpatible with the streetscape and the
surrounding neighborhood.
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To avoid disrupting the streetscape along Yuccaebtnd Argyle Avenue, and to avoid
disrupting traffic on Vista Del Mar Avenue, the &t proposes only one driveway on Argyle
Avenue. This would ensure that the streetscapeumte Street would be uninterrupted to
encourage pedestrian activity, and it would enshseany potential vehicle ingress and egress
are buffered by the proposed mixed-use buildingsinelded away from the low density
residential neighborhood on the east side of thgPr.

The Project also proposes 164 short-term and leng-bicycle parking spaces on the first and
second level of the podium. These bicycle parkimgmities would encourage residents and
commercial patrons to utilize alternate forms ahgportation, thereby minimizing the impact of
vehicles on the environment.

Landscaping

The Project’s landscaping would include a varidtyater-conserving vegetation and trees in
order to minimize the visual impact along the dse@pe and create an inviting, pedestrian-
friendly environment. The ground level along Argpleenue and Yucca Street, 6th level, and
30th levels of the project would include droughetant trees such as the Chinese Flame Tree
(Koelreuteria Bipinnatg the California Sycamord”(atanus Racemo}athe Fern Pine
(Podocarpus Gracilioy, the Brisbane BoxXT{ristania Confertuy the Desert Museum Palo Verde
(Parkinsonig, the Date PalmRhoenix Dactyliferg the Thornless Chilean Mesquiter¢sopis
Chilensig, the California PalmWashingtonia Filiferq The proposed landscaping would thus
reduce the need for watering. Among this wide varad trees, the California Palm, Desert
Museum Palo Verde, and California Sycamore arev@ati California, and would help the
Project blend into the natural landscape and céno&Southern California. Though required to
provide 68 24-inch minimum box trees, the Projectla provide approximately 76 24-inch
minimum box trees.

The proposed trees and other landscaping alongxtieeior and within the interior of the

building would help to create a visually attractd@velopment, and reduce the perceived bulk of
the Project. Further, the proposed trees at the®rwould create shaded spaces and offer
various ecological benefits to the Project.

Trash Collection

In order to ensure that trash collection causesnmailhdisruption within the vicinity of the Site,
trash and recycling storage will be on the firseleof the Project, away from the egress and
ingress driveway located along Argyle Avenue. Trastl recycling storage will be within the
enclosed podium, thereby ensuring that the vicioitthe Site is not disrupted by trash-related
activities including fumes or noise from storaged anllection.

As proposed, the Project’s arrangement of buildingjuding height, bulk, and setbacks, its off-
street parking facilities on the ground level ane subterranean level, and its interior loading
areas, pedestrian friendly lighting, thoughtfuldacaping, and hidden trash enclosures, would be
compatible with existing and future developmentsadjacent properties and neighboring
properties.
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C. Any residential project provides recreational and srvice amenities to improve
habitability for its residents and minimize impactson neighboring properties.

The Project will provide recreational and serviogeaities to improve habitability for its
residents and to minimize impacts on neighborimapprties. At the 6th level, the proposed
building would provide an approximately 1,980-seufmot lounge, a 2,170-square foot gym,
and a 14,720-square foot amenity space. At the [BO#1, the Project would include
approximately 1,700 additional square feet of atgespace and a 6,260-square foot roof deck.
These amenity areas would help encourage bothgaiysstivity and healthy lifestyles among
Project residents. Furthermore, many of the undsld/include outdoor private balconies that
provide expansive views of the Los Angeles skyline.

The Project would also replace an existing surfan&ing lot at the corner of Vista Del Mar
with a small park and open space area. Simildngmther amenity and open space areas
provided at the Project, the proposed park wouier @ tastefully-landscaped area replete with
drought-resistant trees and shrubs, which willsery a space for communal gathering.

The available private and common open space wdlold #roject residents to enjoy the on-site
offerings, without significantly impacting neighlhmod parks or properties. The availability
would also improve on-site habitability and helg@umrage an environment conducive to work-
life balance for the Project residents. Accordinghe Project would minimize the impact on
neighboring properties.
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VI. Density Bonus Findings

As a threshold matter, in order to be eligibleday incentives, a Housing Development Project
shall comply with the following (per CP-3251):

A. The facade of any portion of a building that abutsa street shall be articulated with a
change of material or with a break in plane, so thiathe facade is not a flat surface.

As seen in the Project’s elevations and renderithgsfacade of any portion of a building that
abuts a street will be articulated with a breaglane and changes in materials. The Project’s
facades would vary at each story, and would combir@ages in depth or horizontal plane with
changes in character. Further, the Project’s faxatteng Yucca Street, Argyle Avenue, and
Vista Del Mar Avenue incorporate a variety of atebiural features to create a building of
visual interest. Additionally, the podium at thesbaf the proposed building would provide an
additional change in massing through the transiiom podium to the above residential floors.

Notably, the Project’s facades would also maintavariety of non-repetitive geometric shapes
in order to provide articulation and add visuakneist to the streetscape. The Project’s facades
would do so in part through breaks in the facadefivate balconies and windows.

B. All buildings must be oriented to the street by preiding entrances, windows,
architectural features and/or balconies on the frohand along any street-facing
elevations.

As seen in the Project’s elevations and renderitigsProject is oriented to the street by
providing entrances, windows, architectural feaguaed balconies along the street-facing
elevations. The Project abuts Yucca Street, Argylenue, and Vista Del Mar Avenue. The
Project’s primary frontage would be along Yuccae8ty and entries to the proposed commercial
uses would be provided along Yucca Street and Ardykenue. The residential uses would
maintain a pedestrian entrance accessible from& 6teet. Each of the elevations facing Yucca
Street, Argyle Avenue, and Vista Del Mar Avenuevesrto activate the streetscape, through a
mix of building materials, colors, and angles dgicalation. Notably, each elevation along these
frontages would feature windows and balconies ofiung sizes at different points of each
facade and level. Accordingly, the Project wouldobented to the street and would provide
architectural interest through variations in theest-facing planes.

C. The Housing Development Project shall not be a corilbuting structure in a
designated Historic Preservation Overlay Zone andrall not be on the City of Los
Angeles list of Historical-Cultural Monuments.

The Site does not contain any structures identd®dontributing structures in a designated
Historic Preservation Overlay Zone, or any struesudentified on the City’s list of Historical-
Cultural Monuments.

Pursuant to the Cultural Resources study preparé&thbironmental Science Associates, the
homes at 1765-1767 Vista Del Mar Avenue and 17&taMdel Mar Avenue have been
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identified as “Altered Non-Contributors” within thésta del Mar/Carlos Historic District, due

to substantial alterations that have materiallyaimgd their original integrity and significance.
Nonetheless, the Project would retain the homé&3é5-1767 Vista Del Mar Avenue and

1771 Vista Del Mar Avenue, only conducting intenienovation at the 1765-1767 Vista Del
Mar Avenue home in order to convert the existingidences into a single-family residence. The
Project would also replace an existing surfaceipgrlot at the corner of Vista Del Mar with a
small park. The surface parking lot is also nobatgbuting resource to the Vista del Mar/Carlos
Historic District, and the replacement of the pagkiot with a small park will enhance the
district, resulting in a beneficial addition thallwreate a new greenspace gateway to the north
and Yucca Street.

D. The Housing Development Project shall not be locatleon a substandard street in a
Hillside Area or in a Very High Fire Hazard Severity Zone as established in Section
57.4908 of the Municipal Code.

The Site is not located in a Hillside Area or iWery High Fire Hazard Severity Zone.

Density Bonus Counter Findings

Having met these threshold criteria, pursuant tdlCASection 12.22-A.25.c, Applicant’s
request for an on-menu density bonus incentivd beadpproved, unless the following findings
are made:

A. The Incentives Are_Not Required In Order to Providefor Affordable Housing Costs
as Defined in California Health and Safety Code Séon 50052.5, or Section 50053
for Rents for the Affordable Units.

The California Health & Safety Code Sections 506%#hd 50053 define formulas for

calculating affordable housing costs for very ldawy, and moderate income households. Section
50052.5 addresses owner-occupied housing and 8é&i@b3 addresses rental households.
Affordable housing costs are a calculation of resi@l rent or ownership pricing, not to exceed
25 percent gross income based on area median indwesholds dependent on affordability
levels.

On-Menu Incentive — Increase in FAR

The list of on-menu incentives in LAMC Section 12-2.25 were pre-evaluated at the time the
City’s Density Bonus ordinance was adopted to ideltypes of relief that minimize restrictions
on the size of development projects. As such, ¢éhewing authority will always arrive at the
conclusion that the Density Bonus on-menu incestase required to provide for affordable
housing costs, since the incentives by their nahaease the scale of development projects.
Pursuant to the list of on-menu incentives in LAIgEction 12.22-A.25, the Applicant requests
one on-menu incentive in order to increase the mami FAR by 10%, from 6:1 to 6.6:1.

The requested FAR incentive, allowing an incredsE®éo to the maximum FAR of 6:1
applicable under the Site’'s proposed zoning, isesged in the on-menu incentives in LAMC
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Section 12.22-A.25.f. Specifically, LAMC Section.22-A.25-f.5 sets forth an on-menu
incentive for “[a] percentage increase in the alibke Floor Area Ratio equal to the percentage
of Density Bonus for which the Housing DevelopmBntject is eligible, not to exceed 35%...”
In exchange for providing 8% of base units as Viitsj the Project is entitled to a 27.5%
density bonus. In accordance with the density botimesProject would is entitled to an increase
in FAR of up to 27.5%. Notwithstanding this, thepApant only seeks a 10% increase in
permitted FAR, which would result in a maximum FAR6.6:1.

By increasing the permitted amount of floor arethim Project, the requested height incentive
permits an exception to zoning requirements thatlte in building design or construction
efficiencies that facilitates affordable housingtso The requested incentive allows the area
dedicated to residential uses to be increasedhaddlie affordable housing units reserved for
Very Low Income Households can be constructed.

B. The Incentives Will Have a Specific Adverse Impactpon Public Health and Safety
or the Physical Environment or on Any Real PropertyThat is Listed in the
California Register of Historical Resources and FoiVhich There is No Feasible
Method to Satisfactorily Mitigate or Avoid the Spedfic Adverse Impact Without
Rendering the Development Unaffordable to Very LowLow and Moderate Income
Households. Inconsistency with the Zoning Ordinancer General Plan Land Use
Designation Shall Not Constitute a Specific, Adveesimpact Upon the Public Health
or Safety.

There is no evidence that the proposed incentivikfawe a specific adverse impact upon
public health and safety, the physical environmengny real property that is listed in the
California Register of Historical Resources. PeM@ Section 12.22-A.25, a “specific adverse
impact” is defined as “a significant, quantifiabtisect and unavoidable impact, based on
objective, identified written public health or dyfstandards, policies, or conditions as they
existed on the date the application was deemed ledenp

Furthermore, the Project does not involve a coutitilg structure in a designated Historic
Preservation Overlay Zone or a structure listetthénCity’s list of Historic-Cultural Monuments,
or in the California Register of Historical ResoescTherefore, there is no substantial evidence
that the proposed Project, and thus the requeastedtives, will have a specific adverse impact
on the public’s health and safety, the physical@mment, or on any Historical Resource.
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VII. Vesting Tentative Tract Map Findings

Pursuant to Government Code Sections 66473.1, 66@,/d6474.61, and 66474.63, the
following findings are required in connection witie approval of Vesting Tentative Tract Map
No. 83024

A. The Proposed Map is Consistent with Applicable Gemal and Specific Plans.

Section 66411 of the Subdivision Map Act (the “Magt”) establishes that local agencies
regulate and control the design of subdivisionsafér 2, Article I, of the Map Act establishes
the general provisions for tentative, final, andcpamaps. The subdivision and merger of land is
regulated pursuant to Article 7 of the LAMC. The M& also implements the goals, objectives,
and policies of the General Plan, through zoninggiaions, including Specific Plans.

The VTTM has been filed to merge and resubdividegproximately 0.90 acre portion of the
Site (the “VTTM Site”) into 1 ground lot and 5 giece lots.

In addition to LAMC Section 17.06-B, LAMC Sectiof.D5-C requires that the VTTM be
designed in compliance with the zoning applicabléhe VTTM Site, and that the map conform
to all other elements of the General Plan. The @éidan, Specific Plans, and Zoning Code
regulate, but are not limited to, the maximum péedidensity, height, and the subdivision of
the land. The VTTM Site is located within the adapHollywood Community Plan Area, and is
designated Regional Center Commercial under thgdobd Community Plan. The Regional
Center Commercial land use designation corresparttighe C2, C4, P, PB, RAS3, and RAS4
zones. The VTTM Site is not located within the anéany adopted Specific Plan.

Following the requested Zone Change and HeightibtisEhange, discussed previously, the
VTTM Site would be zoned C2-2-SN and C2-2, whichassistent with the VTTM Site’s
Regional Center Commercial land use designatioa. M ATM Site contains approximately 0.90
acres and consistent with the VTTM Site’s propagaing, there is no applicable minimum lot
area requirement for the proposed subdivision.

The requested merger and resubdivision of the VTSifd for 1 ground lot and 5 airspace lots
also would include the development of a mixed-usgcture containing approximately 269
dwelling units, and approximately 7,760 square &egticated to commercial uses. As discussed
in greater detail in the findings regarding thej@ctis concurrent request for the Site Plan
Review entitlement, the proposed uses and denstgansistent with the City’s General Plan.

The applicable Hollywood Community Plan was originadopted by the City on December 13,
1988. The Project, as a mixed-use development nadgaa number of specific objectives and
policies of the Hollywood Community Plan, including

Objective I “To coordinate the development of Hollywood witlat of other
parts of the City of Los Angeles and the metropoldrea. To
further the development of Hollywood as a majorteeaf
population, employment, retail services, and eaterhent; and to
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perpetuate its image as the international centeghefmotion
picture industry.”

Objective 3 “To make provision for the housing required atisfy the varying
needs and desires of all economic segments ofdher@nity,
maximizing the opportunity for individual choicen &ncourage
the preservation and enhancement of the varieddsstehctive
residential character of the Community, and to pobiower
density housing from the scattered intrusion ofrapants.”

Objective 4 “To promote economic well-being and public comesace
through: a. Allocating and distributing commerclahds for
retail, service, and office facilities in quantgiand patterns based
on accepted planning principles and standards...”

Policy — Land Use — Commerce “Strategically distributed throughout the
Community would be neighborhood shopping
areas, emphasizing convenience retail stores and
services. The Plan encourages the retention of
neighborhood convenience clusters offering retail
and service establishments oriented to
pedestrians.”

Policy — Land Use — Housing “Additional low and moderate-income housing is
needed in all parts of this Community. Density
bonuses for provision of such housing through
Government Code 65915 may be granted in the
Low-Medium | or less restrictive residential
categories.”

The Project would include a total of 271 dwellingta within the Hollywood Community Plan
Area. Accordingly, the Project would increase thig/’'€ available housing stock by providing a
net increase of 227 dwelling units. Of the 271ltdteelling units, a total of 17 units would be
income restricted affordable VLI Units. The Projectuld thus be consistent with the
Hollywood Community Plan, by contributing towardshaving the goal of providing adequate
affordable and mixed-income housing to addressiéeels of the City's households.

Pursuant to the Cultural Resources study preparé&thbironmental Science Associates, the
homes at 1765-1767 Vista Del Mar Avenue and 17&taMdel Mar Avenue have been
identified as “Altered Non-Contributors” within thésta del Mar/Carlos Historic District, due

to substantial alterations that have materiallyaimgd their original integrity and significance.
Nonetheless, the Project would retain the homé&3@b-1767 Vista Del Mar Avenue and 1771
Vista Del Mar Avenue, only conducting interior reation at the 1765-1767 Vista Del Mar
Avenue home in order to convert the existing resi@s into a single-family residence. The
Project would also replace an existing surfaceipgrlot at the corner of Vista Del Mar with a
small park. The surface parking lot is also nobatgbuting resource to the Vista del Mar/Carlos
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Historic District, and the replacement of the pagkiot with a small park will enhance the
district, resulting in a beneficial addition thallwreate a new greenspace gateway to the north
and Yucca Street. While the homes at 1765-176/a\lst! Mar Avenue and 1771 Vista Del Mar
Avenue are not within the VTTM Site, they are ndwdtss within the scope of the Project, and
are therefore related to the proposed VTTM.

The Project would also include approximately 7,860Qare feet of commercial space. This
commercial space would further the Hollywood ComityuRlan’s goal of strategically
distributing commercial uses within the communégd would encourage a diversity of uses in
the Project. The Project’s proposed commercial usagdd be located on both the ground floor
and the second floor, thereby ensuring that padastcould readily access the commercial
spaces.

Therefore, the proposed map demonstrates compliaiticd AMC Sections 17.05-C and 17.06-
C, and is consistent with the applicable GenerahPI

B. The Design and Improvement of the Proposed Subdivan is Consistent with the
Applicable General and Specific Plans.

For purposes of a subdivision, “design” and “imggment” are defined by Section 66418 of the
Map Act, and LAMC Section 17.02. Section 66418h&f Map Act defines “design” as follows:

“Design’ means: (1) street alignments, grades\aitths; (2) drainage and sanitary facilities antitigs,
including alignments and grades thereof; (3) laratind size of all required easements and rightsagyf
(4) fire roads and firebreaks; (5) lot size andfigumation; (6) traffic access; (7) grading; (8htato be
dedicated for park or recreational purposes; ahdt(fer specific physical requirements in the @ad
configuration of the entire subdivision that areessary to ensure consistency with, or implementadf,
the general plan or any applicable specific plan[].

LAMC Section 17.02 defines “improvement” as follaws

“Such street work and utilities to be installedagreed to be installed by the subdivider on thd ta be
used for public or private streets, highways, waysl easements as are necessary for the genewdlthse
lot owners in the subdivision and local neighborhtraffic and drainage needs and required as aitommd
precedent to the approval and acceptance of tteé Miap or Parcel Map. Such street work and utdlitie
include necessary monuments, street name signgirgils, barricades, safety devices, fire hydrants,
grading, retaining walls, storm drains and floodtcol channels and facilities, erosion control stnves,
sanitary sewers, street lights, street treesjd¢ratirning devices other than traffic signals agldcation of
existing traffic signal systems directly affecteddther subdivision improvements and other faetitas
are required by the Bureau of Street Lighting oreBw of Street Maintenance in conformance withrothe
applicable provisions of this Code, or as are deitezd necessary by the Advisory Agency for the
necessary and proper development of the proposetivision and to insure conformity to or the
implementation of the general plan or any adoppetific plan.”

Section 17.05-C of the Los Angeles Municipal Codereerates the design standards for
subdivisions, and requires that each Tentative Mapesigned in conformance with the Street
Design Standards and in conformance to the GeRé&al LAMC Section 17.06-B and 17.15 list
the map requirements for a tentative tract map\anoM. Specifically, LAMC Section 17.06-B
requires that the tract map be prepared by or uhéedirection of a licensed surveyor or
registered civil engineer. The VTTM was prepare@iyegistered Professional Engineer and
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contains the required components, dimensions, aneéss, legal description, ownership,
applicant, and site address information as requisethe LAMC. The map provides the required
components of a VTTM.

The VTTM subdivision design includes the merger eggiibdivision of the approximately 0.90
acre VTTM Site into 1 ground lot and 5 airspacs,lat furtherance of the proposed mixed-use
development.

The design and layout of the map is consistent thighdesign standards established by the
Subdivision Map Act and Division of Land Regulasoof the Los Angeles Municipal Code.
Several public agencies (including the Bureau djifering, Bureau of Sanitation, Bureau of
Street Lighting, Department of Building and Safetyrading Division and Zoning Division,
Bureau of Street Lighting, Fire Department, Deparitrof Building and Safety, Department of
Transportation, and Department of Recreation amkisPavill review the map prior its adoption,
in order to determine whether subdivision desigsaissfactory, and to impose improvement
requirements and/or conditions of approval.

The subdivision will be required to comply with eggulations pertaining to grading, building
permits, and street improvement permit requireme@dsiditions of Approval for the design and
improvement of the subdivision are required to &dgymed prior to the recordation of the
tentative map, building permit, grading permitcertificate of occupancy.

The design and improvement of the proposed subdivere consistent with the Hollywood
Community Plan. The VTTM Site has frontage alongdaiStreet and Argyle Avenue. The
Project will be conditioned to comply with the réguments of the Bureau of Engineering as it
relates to dedication and improvements of the puight-of-ways for compliance with the
Mobility Element of the General Plan. As conditidnéhe design and improvements of the
proposed subdivision will be consistent with then@al Plan.

C. The Site is Physically Suitable for the Proposed e of Development.

The VTTM Site is an approximately 0.90-acre flaictangular shaped property immediately
bound by Argyle Avenue to the west, Yucca Streg¢h&onorth, residences to the east, and a
vacant property to the south.

The VTTM Site is currently developed with three tatory apartment buildings, and associated
carports and paved surface parking areas. Tharexd¢velopment located on the VTTM Site
were not deemed historic resources. All existingetigment within the VTTM Site will be
demolished in order to facilitate the construcidnhe Project.

The VTTM Site is large and flat, and is not witlairnillside area, a flood zone, a City of Los
Angeles Methane Zone or a Methane Buffer Zone.MHéM Site is however located within the
Alquist-Priolo Fault Zone for the Hollywood Fauiiowever, as noted within the Project’s
Geotechnical Feasibility Report, fault activity @stigations performed by Group Delta
Consultants indicated that there is no active faelteath the VTTM Site or projecting towards
the VTTM Site. Thus, the potential for ground sagaupture at the VTTM Site is considered to
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be low. Project structures would be located astadce greater than 50 feet from the nearest
Hollywood Fault trace, which would be consistenthwthe requirements of the Alquist-Priolo
50-foot setback requirement. The Project wouldrastlt in substantial damage to structures or
infrastructure, or expose people to substanti&lafanjury involving the rupture of a known
earthquake fault, caused in whole or in part byRhgect’s exacerbation of the existing
environmental conditions. Further, state and lacale requirements would ensure that buildings
are designed and constructed in order to reducasthef building collapse or injury.

Accordingly, the VTTM Site is physically suitablerfthe Project.
D. The Site is Physically Suitable for the Proposed Desity of Development.

The VTTM Site is located within a highly urbanizaca with a mix of land uses, including
commercial, retail, residential, hotel, and chuneks, as well as theater, museum, and school
uses. The immediate vicinity of the VTTM Site alovigcca Street and Argyle Avenue
maintains uses and buildings similar to and corbpatvith the proposed Project: namely multi-
family residential housing uses, commercial used,rastaurant uses.

Surrounding uses include the Kimpton Everly Hoted éhree-story residential lofts to the north;
one- and two-story single family residences andekgs to the east; vacant land and one- and
two-story single-family residences and duplexe®wéd by a five-story mixed-use residential
and commercial development to the south; and varammercial and residential uses to the
west, including the 18-story Argyle House Projddih@& southwest corner of Yucca Street and
Argyle Avenue. Accordingly, the VTTM Site vicinitig highly urbanized and generally built-
out.

The VTTM Site is well served by a variety of traogjation options, including the Metro
Subway B Line (Red), which maintains a stop atrtéarby intersection of Hollywood

Boulevard and Vine Street, numerous Metro tramgitlsBADOT transit lines that run and stop in
the vicinity of the VTTM Site, and the 101 Freewasich runs just north of the VTTM Site.
Due in part to its location within a dense are#hefCity, the VTTM Site is connected to City
services including water and sewer, that are dedidor the anticipated density proposed on the
VTTM Site. Prior to the issuance of a building périhe Project would obtain Will-Serve

letters from the applicable departments to confnailable utility services.

Due in part to the VTTM Site’s available municigarvices, the VTTM Site’s proximity to a
variety of transportation options, and the VTTMeSitproximity to a variety of commercial uses
and other similar residential developments, the MTSite is physically suitable for the
proposed density of development.

E. The Design of the Subdivision and the Proposed Impwements Are Not Likely to
Cause Substantial Environmental Damage or Substarglly and Avoidably Injure
Fish or Wildlife or Their Habitat.

The VTTM Site, as well as the surrounding areagpaesently developed with structures and do
not provide a natural habitat for either fish otdie. Therefore, the design of the subdivision
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and the proposed improvements are not likely teeaubstantial environmental damage or
substantial and avoidable injury to fish or wildlibr their habitat.

F. The Design of the Subdivision and the Type of Impreements Are Not Likely to
Cause Serious Public Health Problems.

The proposed subdivision and proposed improvemargssubject to the provisions of the Los
Angeles Municipal (e.g., the Fire Code, Plannind ganing Code, Health and Safety Code) and
the Los Angeles Building Code. Other health andtyaklated requirements, as mandated by
law, would apply where applicable to ensure thd-tyeing of public health and welfare (e.g.,
asbestos abatement, seismic safety, flood hazandgeanent).

The Project is not located on a hazardous matesi@sand is not located in a flood hazard area.
The Project would not place any occupants or resstieear a hazardous materials site or involve
the use or transport of hazardous materials ortantss. As previously discussed, while the
Project is located within the Alquist-Priolo Fadhne for the Hollywood Fault, Project
structures would be located at a distance grelaser 50 feet from the nearest Hollywood Fault
trace, consistent with the requirements of the BlgBriolo 50-foot setback requirement. The
Project would not result in substantial damageractures or infrastructure, or expose people to
substantial risk of injury involving the rupture @known earthquake fault, caused in whole or in
part by the Project’s exacerbation of the exisengironmental conditions. Further, state and
local code requirements would ensure that buildargsdesigned and constructed in order to
reduce the risk of building collapse or injury.

The area surrounding the VTTM Site is fully deveddpwith similar uses indicating that sewers
and other services are presently available. Thexgtbe design of the subdivision and the
proposed improvements are not likely to cause ssnublic health problems.

G. The Design of the Subdivision and the Type of Impreements Will Not Conflict with
Easements Acquired by the Public At Large for AccesThrough or Use of Property
Within the Proposed Subdivision.

The VTTM Site does not contain any easements aedjly the public at large for access
through or use of the property within the proposelddivision. Any necessary public access for
roads and utilities will be acquired by the Cityoprto the recordation of the proposed VTTM.

H. The Design of the Proposed Subdivision Will Provideto the Extent Feasible, for
Future Passive or Natural Heating or Cooling Opporunities in the Subdivision.

The Applicant has assessed the feasibility of passi natural heating or cooling opportunities
in the proposed subdivision design, and has prdpamd submitted materials that took into
consideration the local climate, contours, confagian of the lots to be subdivided, and other
design and improvement requirements.

Providing for passive or natural heating or coolopportunities will not result in reducing
allowable densities or the percentage of a lot vy be occupied by a building or structure
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under applicable planning and zoning in effechattime the tentative map was filed. The
Project layout within the subdivision has takemiobnsideration the maximizing of the
north/south orientation. The topography of the VT Bite has been considered in the
maximization of passive or natural heating and iogobpportunities.

The building design of the Project also considenexthitectural features such as overhangs,
location of windows, low reflective glass, and glag of trees, and other Green Building
features that would assist with passive heatingcaading of the building.
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VIII. Master Conditional Use Permit (MCUP) for On-Site Atohol Consumption and
Conditional Use Permit for Live Entertainment (CUX) Findings

Pursuant to LAMC 12.24-W.1, the following findingee required in connection with the
approval of a Master Conditional Use Permit towsltbe sale and dispensing of a full line of
alcoholic beverages for on-site consumption in gonciion with three bona fide restaurants with
hours of operation from 7 a.m. to 12 a.m. Purst@hiAMC 12.24-W.18, several of the below
findings are also required in connection with a dibonal Use Permit to allow live
entertainment, including, but not limited to, weeétesocial events, live music, dancing, karaoke,
theater, or magic shows, in conjunction with oneuepd floor restaurant with hours of operation
from7 a.m. to 12 a.m.

A. The Project Will Enhance the Built Environment in the Surrounding Neighborhood
or Will Perform a Function or Provide a Service thd is Essential or Beneficial to the
Community, City, or Region.

Sale and Dispensing of a Full Line of Alcoholic 8ages for On-Site Consumption

The Project is located on a site that is curremtlglerutilized. The Project’s proposed new
building at the Site would include 269 residentiaits located above restaurant uses on the
ground and second level. Accordingly, the Projectil turn the underutilized Site into a
desirable destination for members of the commumitye to its underutilization, the Site and the
surrounding area have historically attracted tligativity. The revitalization of the Site with
brand new residential and commercial uses, conmtpilcated near numerous entertainment
and shopping venues, will result in greater pedastctivity and will help create an active street
and deter negative activity. Included in the Progge one ground floor and two second floor
restaurants that would serve Project residentst@dommunity. The Applicant requests a
Master Conditional Use Permit for the sale andehising of a full line of alcoholic beverages
for on-site consumption in connection with the egd 1,540 square foot restaurant located on
the ground floor of the Project, and the two pragbeestaurants on the second floor: one of
approximately 2,380 square feet, while the otheapgfroximately 3,840 square feet. The
proposed hours of operation at all three restasiiarit a.m. to 12 a.m. The approximately 1,540
square foot ground floor restaurant would mainggproximately 80 seats. The approximately
2,380 square foot second floor restaurant wouldhtaai approximately 108 seats. The
approximately 3,840 square foot second floor reatguvould maintain approximately 220
seats. No restaurant would maintain outdoor seatirgutdoor amplified music.

With the approval of the requested Master Condatidsse Permit, the proposed Project would
provide a convenient amenity for residents and tguaike. Alcoholic beverage service is an
expected amenity in commercial areas with diningoo, and the approval of this request will
benefit the community, as it will attract benefl@ammercial activity to the Site. Due to the
Site’s location in a pedestrian- and tourist-frigrarea, the requested Master Conditional Use
Permit will help the Project serve as a conveniiEstination to enjoy an alcoholic beverage for
theater patrons, neighboring hotel guests, and®them the many Hollywood attractions
nearby.
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The Project’s location along Yucca Street and Aegdenue, just one block from Hollywood
Boulevard, is appropriate for on-site sale andehspng of a full line of alcoholic beverages in
conjunction with the three bona fide restaurantgisg tourists, visitors, local employees and
residents. The development of the currently undered Site will enhance the types of venues
and destinations available in the area, consistéhtthe Community Plan’s vision of
Hollywood as a “major center of population, empl@y retail services, and entertainment.”

The Community Plan indicates that the focal pofrthe community is the Hollywood Center,
which serves as an entertainment center for theeaegion, where developments combining
residential and commercial uses are especiallyweaged. The Site is located mere feet away
from the heart of this designated area surroundiollywood Boulevard. Also, because the
Project is well served by public transit, includithg Metro Subway B (Red) Line and various
Metro bus transit and LADOT transit lines, residgmmployees and patrons would be able to
take advantage of a readily available transit sgst®nsistent with the outlined policies of the
Community Plan for future development projects.

Live Entertainment

A Conditional Use Permit to allow live entertainrh@nthin the Project’s ground floor restaurant
will be beneficial to the community as it will cotement the uses Hollywood is known for,
including the nearby theater, restaurant, bar,treihb and lounge uses. The provision of live
entertainment in the form of dinner performancesii®e provided in connection with the
proposed 1,540 square foot bona fide restauraatddamon the ground floor of the Project. The
restaurant would provide table-side live perforneso that patrons may dine while listening to
live music, or laugh along with a comedy show. lNage area is proposed within the restaurant,
and the restaurant does not expect to provideelntertainment that would allow dancing by
patrons. Live entertainment within the restaurantild enhance the ground floor restaurant
space within the Project. Due to the Project’s pmnity to Hollywood Boulevard, the
restaurant’s ability to host live entertainmenthwliitnch or dinner would provide a much needed
family-friendly cultural and entertainment venueHollywood.

The Project is primarily designed to accommodas@lsmnts, tourists, and community members
interested in living, working and participatingrecreational activities in an urban setting. The
live entertainment proposed within the ground floestaurant spaces would remain entirely
indoors and would not produce amplified music oatdoFurther, the ground floor restaurant, at
only 1,540 square feet, could only accommodate@Dtpatrons, and no stage areas are
included. Entertainment to be provided would beiffniendly and would enhance the dining
experience of patrons, and help create an innavaliving and entertainment space in
Hollywood that would be beneficial to the community

B. The Project’s Location, Size, Height, Operations, r@d Other Significant Features
Will be Compatible with and Will Not Adversely Affect or Further Degrade
Adjacent Properties, the Surrounding Neighborhoodpr the Public Health, Welfare,
and Safety.

Sale and Dispensing of a Full Line of Alcoholic 8ages for On-Site Consumption
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The Project Site is located on the southeast carn&rgyle Avenue and Yucca Street just south
of the 101 Freeway, one block north of Hollywooduward. The Project would be situated on
presently underutilized parcels. The proposed Broyould be one block north of restaurants,
theaters and entertainment, retail shops, hotflses, and mixed-use buildings that are located
on and around Hollywood Boulevard. Directly acrgssstreet from the Project to the north is
the Kimpton Everly Hotel, which includes dining aaldoholic beverage services. The Project is
also located within the Hollywood Redevelopmentj@bArea, which is an established mixed-
use community that provides a full range of resid¢and commercial options for businesses
and households within walking distance of enternt&int, offices, retail and shopping, and the
Metro Subway B Line (Red) station. Land uses withi Project’s immediate vicinity include
residential, hotel, entertainment, office, and acefparking lots. Further, the location, size,
height, operations and other significant featurfesuch uses proposed within the Project are
consistent with the size, height, operations aherasignificant features of similar uses within
the general vicinity of the Project. Specificalige Applicant requests a Master Conditional Use
Permit for alcohol sales for on-site consumptiogannection with the three bona fide
restaurants on the first and second floor with badroperation from 7 a.m. to 12 a.m. daily. The
approximately 1,540 square foot ground floor restatiwould maintain approximately 80 seats.
The approximately 2,380 square foot second flostargant would maintain approximately 108
seats. The approximately 3,840 square foot sedoadfestaurant would maintain
approximately 220 seats. No restaurant would maimtatdoor seating or outdoor amplified
music.

The sale of alcoholic beverages is an essentiabooant of the Project, as it would provide a
convenient service to residents, visitors, andistsiin the area. Due to the location of the
Project in a pedestrian-friendly and transit-riceaa the Project would help reduce vehicle trips
for residents and guests, which would result is @isruption within the vicinity of the Site. The
intensity and scale of the mixed-use Project isgatible with the vicinity of the Site, which
contains numerous entertainment, restaurant, andses. As such, the on-site sale and
consumption of alcohol in conjunction with the mamance and operation of the Project’s three
restaurants will also augment economic activityhie community. Typically, consumers would
expect the sale of alcohol in the service of similnues and uses in the vicinity of the Site.

In addition, the Applicant is committed to workimgth the Office of Zoning Administration and
the Los Angeles Police Department to develop arggqulan for the Property and identify
appropriate conditions to mitigate foreseeable whpaf the proposed operations. Such
conditions of approval will ensure that the progbeses are conducted with due regard for the
adjacent owners and operators. In view of the foireg the location is proper in relation to the
adjacent uses and development of the communitythen&roject will be compatible with the
surrounding neighborhood, and would not have armsdveffect on public health, welfare and
safety.

Live Entertainment
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The provision of live entertainment amenities imgection with dining service within the
ground floor, approximately 1,540 square feet regstat is compatible with properties in the
Site’s vicinity, and will not adversely affect arrther degrade adjacent uses or the Site, as the
provision of live entertainment alongside diningvése would not change the characteristics of
the restaurant, and live entertainment would mdvelprovided to enhance the dining
experience of patrons. The restaurant accommodate80 patrons within its dining area, and it
does not have a stage or a dance floor. The litert@mment envisioned within the restaurant
alongside dinner service would be in the form afgrenances by a live band or poetry readings.
The bona fide restaurant would not provide danailoggside dinner service. Due to the
proximity of the Site to nearby residences andpttoximity of residential units within the Site,
the proposed live entertainment would be familgidly, and would be located entirely indoors.

The proposed live entertainment within the grodadrfrestaurant would help create a
distinctive type of restaurant venue, providingedagant dining experience while bringing
together local artists, residents, and guests.

The Project would further the Community Plan’s chjee of maintaining Hollywood’s status as
an entertainment center for the entire region. Maeétenance and expansion of the
entertainment activity for which Hollywood is fanmguncluding live entertainment within
restaurants, would help preserve the historic ctaraf the region. The area surrounding the
Project along Hollywood Boulevard is desighate@ asajor entertainment area in both the
Hollywood Redevelopment Plan and the Community Plde Project and its proposed live
entertainment uses will not be detrimental to theracter of the immediate area, and instead
would reflect the unique character of Hollywood,illproviding a positive impact on the
economic welfare of the community. Notably, thegosed ground floor restaurant would
neither provide outdoor seating nor amplify any musitdoors, which would help ensure that
the Project does not have a negative impact owithaty of the Site.

Because the Project includes an MCUP request, jp@erator that wishes to occupy the ground
floor restaurant space must obtain a Master Plggré\al to ensure that the operation of the
restaurant would be in compliance with the requeBt€UP and the CUX. This process will
allow the Zoning Administrator to carefully screthe live entertainment uses and condition
them appropriately to ensure that they positivelsnplement the nature of the Project and the
character of the surrounding community. This presed allow for the careful consideration of
the location of these venues in relation to otlsmsiat the Site, as well as those in the
surrounding area.

Accordingly, if approved, the Project’s live enteniment uses would be compatible with and
would not adversely affect or further degrade ashaproperties, the surrounding neighborhood,
or the public health, welfare, and safety.

C. The Project Substantially Conforms With the Purpose Intent, and Provisions of the
General Plan, the Applicable Community Plan, and Ay Applicable Specific Plan.

Sale and Dispensing of a Full Line of Alcoholic 8ages for On-Site Consumption; Live
Entertainment
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The Community Plan does not contain policies tpat#ically address requests for the sale of
alcoholic beverages; however, the sale of alcahaiherent in the operation of similar
commercial uses within the vicinity of the Site €Tjproposed three restaurant spaces for which
the requested Master Conditional Use Permit is Isowguld be consistent with the land uses
permitted by the Site’s proposed C2-2 and C2-2-8Nmg. Similar restaurants serving alcohol
in conjunction with food service are characteristiche Hollywood area. Authorization for the
on-site sale and consumption of alcoholic beveragbsna fide restaurants is allowed through
the approval of the Zoning Administrator subjectéstain findings. As noted above, the Project
generally conforms with the policies and goalshef General Plan.

Live entertainment accessory to dining servicggaposed within the ground floor,
approximately 1,540-square foot restaurant. Thedintertainment is not expected to modify the
characteristics of the bona fide restaurant. Teugant would maintain its lunch and dinner
service, yet the Project proposes to also allowdbktaurant to provide live entertainment in the
form of live music, comedy, and live poetry readiradongside dinner service. As noted before,
the live entertainment would be provided exclugivetioors and alongside dinner service.
Amplified music would not be outdoors, and theaasant aims to maintain a space that is
innovative and compatible with the residential uslesve and nearby. The proposed live
entertainment would enhance the dining experiefipatons and would create a different kind
of venue that would connect local artists with tHieiure supporters, thereby providing a
beneficial space for residents and the community.

The Project requests approval of the MCUP, as alksdles are important to the success of the
proposed restaurants and are expected of restaumatie vicinity. The Project also requests
approval of the CUX for the ground floor restauremallow the restaurant to provide a cultural
and entertainment venue that would create a diffeggpe of dining experience in the
community. The overall mix of uses proposed forRheject is consistent with the General Plan
as described above.

Additional Findings for Conditional Use Permit for Alcoholic Beverages

D. The Proposed Use Will Not Adversely Affect the Wedire of the Pertinent
Community.

The proposed sale and dispensing of a full linalodholic beverages for on-site consumption
will be in conjunction with the Project’s proposidee bona fide restaurants. The pertinent
community in this instance consists of nearby residl uses, and several entertainment-related
venues and businesses serving area residentsysjsind employees. The addition of sales and
dispensing of a full line of alcoholic beverages do-site consumption within the Project’s three
restaurants would be an enhancement to the typ@s@iities currently available in the
community. Notably, the Regional Center Commereiati use designation within the
Community Plan calls for active commercial useswittended hours of operation to promote
pedestrian activity in order to support Hollywoalaadestination for business, conventions,
trade shows, entertainment and tourism. Certaiditions of approval may be imposed by the
Zoning Administrator in granting the Applicant’squeest that would ensure the use would not
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have a detrimental impact on the community, anddyglicant is committed to maintain the
Project in a manner that does not allow it to bee@nmuisance or require additional resources of
Los Angeles Police Department regarding monitoangnforcement.

The authorization for the sale and dispending fofldine of alcoholic beverages for on-site
consumption will be conjunction with the Projegbi®posed three bona fide restaurants located
on the ground floor and second floor of the Projébe proposed hours of operation at all three
restaurants is 7 a.m. to 12 a.m. The approximdt@&i¥0 square foot ground floor restaurant
would maintain approximately 80 seats. The appraxaty 2,380 square foot second floor
restaurant would maintain approximately 108 sélts. approximately 3,840 square foot second
floor restaurant would maintain approximately 22@ts. No restaurant would maintain outdoor
seating or outdoor amplified music. As noted prasly, the proposed use is consistent with the
regional character of the area which consiststaflrand office uses, hotels, restaurants, and
entertainment venues.

The Project will be operated to ensure the venalisag and dispensing alcoholic beverages are
conducted with due regards for the surrounding.akeaonfigured and pursuant to the
conditions to be imposed, the uses should not gemeadverse impacts on any adjacent uses. As
such, the proposed use at this location will naeeskly affect the welfare of the pertinent
community.

E. The Approval of the Application Will Not Result in or Contribute to an Undue
Concentration of Such Establishments.

The Property is located within Census Tract 1910a/)tere the State’s Department of Alcoholic
Beverage Control (ABC) has allocated 3 on-site hodf-site licenses. Based on state licensing
criteria, there in an overconcentration of licensethe census tract; however, the allocation of
licenses does not take into consideration the tgpésnd uses or the pattern and intensity of
development of the area in which the census teaet$ocated.

Overconcentration is determined by a census tragi&ing population compared to the total
number of alcohol licenses within the same censcs.tOverconcentration can be undue when
the addition of a license will negatively impaateighborhood. Overconcentration is not undue,
however, when approval of a license does not neglgtimpact the area, and such license
benefits the public welfare and convenience. H&wealcohol licenses are centered on the
Hollywood Boulevard corridor, a commercial and etaimment center in the heart of
Hollywood’s historic downtown. Although the cenguscts are numerically over-concentrated,
the Project will not adversely affect community fae¢ because it is a desirable mixed-use
development appropriately situated in a portiothefCity designated for similar uses. The
growth of the community and increasing demand fomaof uses and services also creates the
demand for additional on-site and off-site salealobholic beverages and live entertainment.
While licensing criteria may see this as overcotreion, it is in fact a reflection of demand by
the community for greater options with respectitorgd) and entertainment. The Project is not
unlike other regional venues that draw from popaifet throughout the City. Warner Center,
Century City and downtown Los Angeles have a silyilaigh number of existing licenses
compared to the allocation by Alcoholic Beveragen@a. The Hollywood area is an
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entertainment center and a major tourist destinaial is an appropriate location to offer
alcohol and entertainment establishments. Thug)gaito account the influx of commercial
activity, guests, and tourists to the area, as agethe additional need created by the
development of the Project itself, the grantinghef application will not result in or contribute to
an undue concentration of such establishments.

A finding of public convenience and welfare will beguired from the City Council pursuant to
AB 2897. A significant concentration of restauramifering a full range of alcoholic beverages
for on-site consumption is not undue for an eni@mant destination serving both City residents
and visitors. In addition, the subsequent Zoningnkdstrator plan approval process will ensure
that each of the Project’s venues will operate safe@ and secure manner. Therefore, the
approval of the conditional use will not contribtsean undue overconcentration of premises for
the on-site sale and dispensing of a full linelobholic beverages.

F. The Approval of the Application Will Not Detrimentally Affect Nearby Residential
Zones or Uses.

The Project Site is located in a highly urbanizezhawithin Hollywood. Surrounding uses in the
vicinity of the Project area include a broad ranfases; namely, various commercial, hotel,
office, retail, entertainment, and residential u3é® intensity of commercially improved and
entertainment-related uses serving alcohol is@est this area of Hollywood and would
increase the availability of such amenities to bbethdents and visitors alike, commensurate
with the demand for such amenities. In additior, ghbsequent Zoning Administrator plan
approval process will ensure that each of the Brsj@enues will operate in a safe and secure
manner. As such, the sale and dispensing of dirfellof alcoholic beverages for on-site
consumption in conjunction with three restaurantsemhance, rather than detrimentally affect,
nearby residential zones and uses.
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IX.  Findings for Project Compliance Review Under the Htywood Redevelopment Plan

Pursuant to Los Angeles Municipal Code Section.1%.5he following findings are required in
connection with the Project’s Redevelopment Planeet Compliance:

A. The Project substantially complies with the relevahRedevelopment Regulations,
findings, standards and provisions of the Redevelopent Plan.

The Regional Center Commercial Development sectidhe Hollywood Community Plan

states that the Hollywood Redevelopment Plan liaktgelopment within the Regional Center
Commercial land use designation to a FAR of 4.8idugh a 6:1 FAR may be permitted
provided that certain objectives within Section 208 of the Redevelopment Plan are met, and
the City makes various findings. As a thresholdterapursuant to the Applicant’s request to
increase the permitted FAR with respect to the ywadlod Redevelopment Plan Section 506.2.3,
the Project must first meet the objective set fanth06.2.3-a, and must also meet at least one of
the objectives set forth in Section 506.2.3-b tigtoti The Project would meet these required
objectives, as discussed directly below.

1. The Project would concentrate high intensity and/oidensity development in
areas with reasonable proximity or direct access thigh capacity
transportation facilities or which effectively utilize transportation demand
management programs. Additionally, the Project woud encourage the
development of appropriately designed housing to vide a balance in the
community, and would provide for substantial, welldesigned public open
space in the Project Area.

The Site is located in a highly urbanized aredase proximity to a variety of high capacity
transportation facilities. Nearby transit optionghe surrounding area include the Metro Subway
B Line (Red), which maintains a stop at the neanbgrsection of Hollywood Boulevard and

Vine Street, numerous Metro transit and LADOT tralises that run and stop in the vicinity of
the Site, and the 101 Freeway, which runs to tihrad the Site. As such, the Project would
ensure that the Project’s housing and job oppdiésnare connected to the City, via multiple
forms of transportation.

Even though the Site is in a prime location fonsitoriented development due to its proximity
to multiple bus stops and the Metro Subway Line,S$ite is currently underutilized with low
density residential buildings. The proposed Prgpoposes to redevelop the Site with a total of
271 dwelling units of contemporary housing, andragimnately 7,760 square feet of commercial
space, in an area ripe for such redevelopment.nGiggroximity to public transportation
options, the Project would represent a better fifeecSite over the existing development.

The Project would ensure the production of 271 {gjghlity residential dwelling units, for a
total net increase of 227 dwelling units in theyGithousing stock. Of the 271 total dwelling
units, a total of 17 units would be income restdcaffordable VLI Units, thereby ensuring that
the Project provides a mix of housing affordablegsidents of the City. Additionally, all of the
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Project’s residential units, with the exceptiortlod 17 VLI units, would be rent stabilized and
comply with the City’s Rent Stabilization Ordinance

Further, the Project would also replace an exissingace parking lot at the corner of Vista Del
Mar Avenue with a small park and open space arala$ to the other amenity and open space
areas provided at the Project, the proposed patitdnadfer a tastefully-landscaped area replete
with drought-resistant trees and shrubs, which sellve as a space for communal gathering.

In addition to finding that these objectives haeem met, the City is also required to make the
below findings in order to permit the requestedease in FAR:

2. The proposed development conforms with the provisits and goals of the
Redevelopment Plan and any applicable Designs foreDelopment or
Requirements of the Hollywood Boulevard District orHollywood Core
Transition District.

The Hollywood Redevelopment Plan lists a total®fbals. Discussed briefly below, the
Project would meet the following applicable goals:

* Encourage the involvement and participation ofdesis, business persons, property
owners, and community organizations in the redguraknt of the community.

The Project has and will meet this goal by encoathe involvement of residents, business
persons, property owners and community organizatituming the approval process through the
City’s public notice and hearing process, and thiglip’s participation in the California
Environmental Quality Act process.

» Preserve and increase employment, and businese\asiment opportunities through
redevelopment programs and, to the greatest efdasible, promote these opportunities
for minorities and women.

The Project Proposes to redevelop the Site wititad 6f 271 dwelling units of contemporary
housing, and approximately 7,760 square feet ofnsernial space. The residential units and
commercial spaces will help create additional eyplent, business, and investment
opportunities within the community.

* Promote a balanced community meeting the needseakssidential, commercial,
industrial, arts and entertainment sectors.

The mixed-use Project provides additional housingéet the needs of the community, and
additional commercial space to meet the needseoédimmunity’s residents and businesses. The
proposed mixed-use Project would also help prorieendustrial, arts and entertainment
sectors by creating job opportunities within thej€et, and by providing housing to persons
employed in such sectors.

* Promote the development of Hollywood Boulevard wittne Hollywood commercial
core as a unique place which: (a) reflects Hollydiegosition as the entertainment
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center; (b) provides facilities for tourists; (Qntains active retail and entertainment uses
at the street level; (d) provides for residentse s (e) is pedestrian oriented (f) is a focus
for the arts, particularly the performing arts; dgjirecognizes and reinforces its history
and architecture.

The Project is located two blocks north of HollywddBoulevard. By developing the
underutilized Site with a mixed-use developmentammng approximately 7,760 square feet of
commercial space, the Project will help provide nenues for restaurant and general
commercial uses. Due to the placement of such coniah@ses along the ground level and
second floor, in locations easily accessible toeg@thns, the Project would help activate the
streetscape along Yucca Street and Argyle Avemekwepuld create a friendly and safe
environment that promotes pedestrian and tourtstigc Such commercial uses would help
meet the needs of both tourists and Project retsden

Further, the Project would also provide 271 higlalgy residential units. The Project would
comply with the City’s Density Bonus Ordinance gmdvide 8% (17 units) as VLI Units.
Additionally, all of the Project’s residential ugitwith the exception of the 17 VLI units, would
be rent stabilized and comply with the City’s R8tabilization Ordinance. The Project would
thus provide much needed residential uses thaé $skevneighborhood with affordable and
stabilized rents.

* Provide housing choices and increase the supplymambve the quality of housing for
all income and age groups, especially for persatislaw and moderate incomes; and to
provide home ownership opportunities and other imgushoices which meet the needs
of the resident population.

As noted previously, the Project would provide t@lttof 271 high-quality residential units. The
Project would comply with the City’s Density Bon@sdinance and provide 8% (17 units) as
VLI Units. Additionally, all of the Project’s resahtial units, with the exception of the 17 VLI
units, would be rent stabilized and comply with @ig/'s Rent Stabilization Ordinance. The
Project would thus provide much-needed residentas that serve the neighborhood with
affordable and stabilized rents.

* Promote the development of sound residential n@ididnds through mechanisms such
as land use, density and design standards, pufgioivements, property rehabilitation,
sensitive in-fill housing, traffic and circulatiggiogramming, development of open
spaces and other support services necessary tte eaallents to live and work in
Hollywood.

The Project consists of in-fill housing and a mbesk, transit-oriented development that is
respectful of the traffic and circulation programgin the area. The Site is located in a highly
urbanized area in close proximity to a variety ighkcapacity transportation facilities. Nearby
transit options in the surrounding area includeMlatro Subway B Line (Red), which maintains
a stop at the nearby intersection of Hollywood Beald and Vine Street, numerous Metro
transit and LADOT transit lines that run and stophe vicinity of the Site, and the 101 Freeway,
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which runs to the north of the Site. As such, Ritoyjeould ensure that the Project’s housing and
job opportunities are connected to the City, vidtiple forms of transportation.

The Project would also include numerous open spadeaesidential amenities that would offer
residents leisure and recreational spaces witlerPtioject. Additionally. the Project would also
provide employment opportunities on-site withinatsnmercial spaces.

» Support and encourage a circulation system whidhmprove the quality of life in
Hollywood, including pedestrian, automobile, pagkemd mass transit systems with an
emphasis on serving existing facilities and meetingre needs.

The Project would develop the ground and secorat fid the proposed mixed-use building with
restaurant and general commercial spaces, whicldv@lp activate the streetscape and create a
more pedestrian-friendly environment. The Projeptisking would be provided in an enclosed
parking podium, thereby ensuring that parking dossdetract from the streetscape or the
pedestrian experience.

Additionally, because the Project would provide izad-use development within close
proximity of public transportation options includithe Metro Subway B Line (Red), numerous
Metro transit and LADOT transit lines that run astdp in the vicinity of the Site, and the 101
Freeway, which runs to the north of the Site, trigdet would ensure that the Project’s housing
and job opportunities are connected to the City,multiple forms of transportation.

* To the maximum extent feasible, seek to build regra@ent housing within the Project
Area prior to the destruction or removal of dweglianits which house low and moderate
income people.

Following the proposed development, the Site whadieveloped with a total of 271 high-
quality residential units, in lieu of the existidg residential units presently existing at the .Site
The Project would comply with the City’'s Density Bs Ordinance and provide 8% (17 units)
as VLI Units. Additionally, all of the Project’s selential units, with the exception of the 17 VLI
units, would be rent stabilized and would complyhwhe City’'s Rent Stabilization Ordinance.
The Project would thus provide much needed res@amnes that serve the community with
affordable and stabilized rents.

3. Permitting the proposed development serves a publigurpose objective such
as: the provision of additional open space, cultuldacilities, public parking,
or the rehabilitation of an architecturally or historically significant building.

The Project will provide recreational and serviogeaities to improve habitability for its
residents and to minimize impacts on neighborirapprties. At the 6th level, the proposed
building would provide an approximately 1,980-seufmot lounge, a 2,170-square foot gym,
and a 14,720-square foot amenity space. At the 1801, the Project would include
approximately 1,700 additional square feet of atgespace and a 6,260 square foot roof deck.
These amenity areas would help encourage bothgaiysstivity and healthy lifestyles among
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Project residents. Furthermore, many of the undsld/include outdoor private balconies that
provide expansive views of the Los Angeles skyline.

The Project would also encourage the preservatidreahancement of the varied and distinctive
residential character of the Hollywood CommunitgriParea, through the reversion of the three
residences located at 1765-1767 Vista Del Mar Aganto a single-family residence, and
through retaining the existing single-family reside located at 1771 Vista Del Mar Avenue.
Pursuant to the Cultural Resources study preparé&thbironmental Science Associates, the
homes at 1765-1767 Vista Del Mar Avenue and 17&tavdel Mar Avenue have been
identified as “Altered Non-Contributors” within thésta del Mar/Carlos Historic District, due
to substantial alterations that have materiallyaimgd their original integrity and significance.
Nonetheless, the Project would retain the homé&3@b-1767 Vista Del Mar Avenue and 1771
Vista Del Mar Avenue, and only conduct interiorgeation at the 1765-1767 Vista Del Mar
Avenue home in order to revert the existing resigsrinto a single-family residence with a
detached garage.

The Project would also replace an existing surfar&ing lot at the corner of Vista Del Mar
with a small park. The surface parking lot is aleb a contributing resource to the Vista del
Mar/Carlos Historic District, and the replacemehth@ parking lot with a small park would
enhance the district, resulting in a beneficialiadd that would create a new greenspace
gateway to the southwest corner of Yucca StreeVastd Del Mar Avenue.

4. Any adverse environmental effects especially impastupon the transportation
and circulation system of the area caused by proped development shall be
mitigated or are overridden by other social, economs or physical
considerations, and statements of findings are made

The City is currently analyzing the Project’s imfgon the environment pursuant to the
California Environmental Quality Act in Case No. ¥#2014-706-EIR. On November 25, 2015,
the City issued a Notice of Preparation of the Eomvinental Impact Report and Public Scoping
Meeting pertaining to the modified Original Projethe City released the Project’s Draft EIR on
April 23, 2020, and the Public Comment Period ramf April 23, 2020 to June 8, 2020.

Pursuant to the California Environmental Qualityt,Abe Project will be required to either
mitigate any environmental impacts and/or obta@itg approval of a Statement of Overriding
Considerations with respect to such environmentphicts.

B. The Project is subject to all conditions required ly the relevant Redevelopment
Regulations.

Notwithstanding the Redevelopment Plan’s requirdrfearthe Project’s compliance discussed
herein, the Redevelopment Plan does not imposetasion the Project.

C. The Project Complies with CEQA.
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As previously discussed, the City is currently gnimlg the Project’s impacts on the environment
pursuant to the California Environmental Qualityt At Case No. ENV-2014-706-EIR. On
November 25, 2015, the City issued a Notice of &ragoon of the Environmental Impact Report
and Public Scoping Meeting pertaining to the medifDriginal Project. The City released the
Project’s Draft EIR on April 23, 2020, and the Ral@omment Period ran from April 23, 2020
to June 8, 2020.

Pursuant to the California Environmental Qualityt,Abe Project will be required to mitigate
any environmental impacts and/or obtain a City apalof a Statement of Overriding
Considerations with respect to such environmentphicts.

D. Any Project complies with any other findings that ae required in the relevant
Redevelopment Plan.

As set forth in detail above, the Project would pbnwith any other findings required in the
Hollywood Redevelopment Plan.
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