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PROPOSED The project involves the redevelopment of a single-story commercial property into a 7-
PROJECT: story, 89-foot mixed-use building with 9,440 square feet of ground floor restaurant and
retail space and 64 dwelling units, 16 percent or eight (8) units of which will be set aside
for Very Low Income households. All units will be designated for supportive housing for
individuals with Intellectual and Developmental Disabilities (“IDD”). A total of 55 parking
spaces will be provided at-grade and across two (2) subterranean levels with access
provided via the 20-foot public alley to the south. The total floor area of the proposed
building will be approximately 66,081 square feet.

REQUESTED 1. Pursuant to CEQA Guidelines Section 15332, Class 32, an Exemption from CEQA,
ACTIONS: and that there is no substantial evidence demonstrating that an exception to a
categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies;

2. Pursuant to Los Angeles Municipal Code (LAMC) Section 12.24-W,1, a Main
Conditional Use Permit to allow the sale and dispensing of a full line of alcoholic
beverages for on- and off-site consumption in conjunction with three (3) or more

establishments;


https://zoom.us/
https://planning.lacity.org/about/commissionsboards-hearings
https://planning.lacity.org/about/commissionsboards-hearings

Case No. CPC-2020-0946-DB-MCUP-HCA Page 2

3. Pursuant to LAMC Section 12.24-S, a 20 percent reduction in the required amount of
commercial parking to allow for 48 spaces in lieu of the otherwise required 60 spaces;

and

4. Pursuant to LAMC Section 12.22-A,25, a Density Bonus for a Housing Development
with a total of 64 units, of which eight (8) units, or 16 percent of the base density, will
be set aside for Very Low Income households, along with the following Off-Menu
Incentives and Waivers of Development Standards:

a. An off-menu incentive to allow a maximum floor area ratio of 3.87 to 1 in lieu of
the otherwise permitted 1.5 to 1 pursuant to LAMC Section 12.21.1-A;

b. An off-menu incentive to allow a zero-foot rear yard in lieu of the otherwise
required 19 feet pursuant to LAMC Section 12.10-C,3 in order to permit
occupiable residential open space in the rear yard at the second floor;

c. An off-menu incentive to allow a maximum height of 89 feet in lieu of the otherwise
permitted 45 feet in the C4-1VL-O Zone pursuant to LAMC Section 12.21.1-A;

d. An off-menu waiver to allow for 12 residential parking spaces in lieu of the
otherwise required 64 parking spaces pursuant to LAMC Section 12.21-A,4; and

e. An off-menu waiver to allow for a 400 square-foot commercial loading zone in lieu
of the otherwise required 600 square-foot loading zone pursuant to LAMC Section
12.21-C,6.

RECOMMENDED ACTIONS:

1.

Determine that based on the whole of the administrative record, the project is exempt from CEQA
pursuant to CEQA Guidelines, Section 15332, Class 32, and there is no substantial evidence
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, Section

15300.2 applies;

Approve a Main Conditional Use Permit to allow the sale and dispensing of a full line of alcoholic
beverages for on- and off-site consumption in conjunction with three (3) or more establishments;

Approve a Density Bonus for a housing development project consisting of 64 dwelling units, of which
eight (8) will be set aside for Very Low Income households, with vehicular parking provided pursuant
to Assembly Bill 2345 and requesting the following Off-Menu Incentives and Waivers of Development

Standards:

a. An off-menu incentive to allow a maximum floor area ratio of 3.87 to 1 in lieu of the otherwise
permitted 1.5 to 1 pursuant to LAMC Section 12.21.1-A;

b. An off-menu incentive to allow a zero-foot rear yard in lieu of the otherwise required 19 feet pursuant
to LAMC Section 12.10-C,3 in order to permit occupiable residential open space in the rear yard at
the second floor;

c. An off-menu incentive to allow a maximum height of 89 feet in lieu of the otherwise permitted 45
feet in the C4-1VL-O Zone pursuant to LAMC Section 12.21.1-A; and

d. An off-menu waiver to allow for a 400 square-foot commercial loading zone in lieu of the otherwise
required 600 square-foot loading zone pursuant to LAMC Section 12.21-C,6.
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4. Dismiss the off-menu waiver to allow for 12 residential parking spaces in lieu of the 64 parking spaces
otherwise required pursuant to LAMC Section 12.21-A/4;

5. Dismiss a 20 percent reduction in the required amount of commercial parking pursuant to LAMC
Section 12.24-S to allow for 48 spaces in lieu of the otherwise required 60 spaces;

6. Adopt the attached Conditions of Approval; and
7.  Adopt the attached Findings.

VINCENT P. BERTONI, AICP
Director of Planning

Heather Bleemers Esther Ahn
Senior City Planner City Planner

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be several
other items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 272, City Hall,
200 North Spring Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are given to the
Commission for consideration, the initial packets are sent to the week prior to the Commission’s meeting date. If you challenge these
agenda items in court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized
herein, or in written correspondence on these matters delivered to this agency at or prior to the public hearing. As a covered entity
under Title Il of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon
request, will provide reasonable accommodation to ensure equal access to these programs, services and activities. Sign language
interpreters, assistive listening devices, or other auxiliary aids and/or other services may be provided upon request. To ensure
availability of services, please make your request not later than three working days (72 hours) prior to the meeting by calling the
Commission Secretariat at (213) 978-1300.
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PROJECT ANALYSIS
PROJECT SUMMARY

The proposed project involves the demolition of existing single-story commercial structures and
the construction, use, and maintenance of a new seven-story mixed-use building located within
the West Los Angeles Community Plan area. The project proposes 64 dwelling units, eight (8) of
which will be set aside as Restricted Affordable units for Very Low Income households, and 9,440
square feet of ground floor restaurant and retail space. All units will be designated as supportive
housing for individuals with Intellectual and Developmental Disabilities (“IDD”). The dwelling units
would include 28 studio units, 24 one-bedroom units, and 12 two-bedroom units, all of which have
in-building access to various supportive and training services as well as opportunities for
socializing and community-building. The project also proposes the sale and dispensing of
alcoholic beverages for on- and off-site consumption in conjunction with three (3) or more
establishments in order to accommodate future commercial tenants to be located at the ground
floor. A total of 55 parking spaces and 87 bicycle parking spaces will be provided at-grade and
across two (2) subterranean levels with access provided off a 20-foot public alley to the south.

The proposed mixed-use building would be seven stories with a maximum height of 89 feet,
although the seventh story (13 feet in height) is only comprised of rooftop restrooms and open
space shade structures. The total building floor area will be approximately 66,081 square feet
which equates to a Floor Area Ratio of 3.87 to 1. The proposed structure would observe a zero-
foot front yard on Glenville, a zero-foot rear yard, a zero-foot side yard along Pico Boulevard and
a 15-foot side yard along the adjacent Alley.

The ground floor commercial space is oriented towards the street with entrances located along
Pico Boulevard and the corner of Pico Boulevard and Glenville Drive. The residential entrance is
located off Glenville Drive and opens into a 970 square-foot residential lobby with elevators and
stairs to the floors above. The second floor is designed as a supportive communal area for the
IDD residents and support staff which includes various activity and recreation rooms, a fitness
center, a communal dining room, a group kitchen, a shared laundry room, and a 2,860 square-
foot outdoor terrace along the alley and rear yard. The third floor contains a 1,140 square-foot
courtyard that is open to the sky and accessible from a central corridor to provide passive outdoor
space, light and air for interior units, and relief from building mass along the rear fagade. The roof
deck contains 2,780 square feet of open space for residents and is oriented towards the corner
of Pico Boulevard and Glenville Drive.

-
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Fiéure 1. Proposed development located at intersectionof Pico Boulevard and Glenville Drive.
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PROJECT BACKGROUND

Project Site

The project site consists of three (3) rectangular parcels on relatively flat terrain encompassing a
total lot area of 17,604 square feet. The subject property abuts an Alley to the south and has
approximately 160 feet of street frontage along Pico Boulevard and 110 feet of frontage along
Glenville Drive. The site is currently developed with a one-story brick building, constructed in
1928, containing approximately 11,802 square feet of commercial uses. This structure, along with
an existing billboard on the corner parcel, are proposed to be demolished as part of the project.

General Plan Land Use Designation and Zoning

The project site is located in the West Los Angeles Community Plan area which is one of the 35
Community Plans which together form the Land Use Element of the General Plan. The West Los
Angeles Community Plan designates the subject property for Neighborhood Commercial land
uses with corresponding zones of C1, C1.5, C2, C4, RAS3, RAS4, and P. The project site is
zoned C4-1VL-O and is thus consistent with the existing land use designation. The site is not
located within any Specific Plan areas and is not subject to any community design overlays or
interim control ordinances.

Surrounding Properties

The project site is located in a substantially urbanized and developed area surrounded primarily
by commercial and multi-family residential uses. Properties to the south, across the abutting Alley,
are zoned R3-1-0O and developed with two-story multi-family buildings. The properties to the east
and west along Pico Boulevard, a major thoroughfare, are zoned C4-1VL-O and developed with
one- and two-story commercial buildings. Properties to the north, across Pico Boulevard, are also
zoned C4-1VL-O and developed with one- to two-story commercial buildings with uses including
offices, restaurants, retail shops, laundry services, and personal services such as a nail salon and
hair salon.
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Streets and Circulation

Pico Boulevard, adjoining the subject property to the north, is a designated Avenue |, dedicated

to a right-of-way width of 100 feet and improved with concrete curb, gutter, and sidewalk.

Glenville Drive, adjoining the subject property to the west, is a designated Local Street - Standard,
dedicated to a right-of-way width of 60 feet and improved with concrete curb, gutter, and sidewalk.

An Alley, adjoining the subject property to the south, has a right-of-way width of 20 feet and is
improved with asphalt roadway.

The following transit lines provide service to and around the project site:

Metro Local Line 28 (0.4 miles)

Metro Local Line 14 (0.2 miles)

Metro Rapid Line 720 (0.9 miles)

Big Blue Bus Rapid Line R7 (0.1 miles)
Big Blue Bus Line 7 (0.1 miles)

Relevant Cases

Subject Property

AFF-7970 — An Affidavit was recorded on the subject property on January 16, 1947 which
requires that not more than five (5) people be engaged in manufacturing products in
association with a Bakery and Pastry Shop.

Surrounding Properties

The following relevant cases were identified to be within 1,000 feet of the project site:

Case No. DIR-2014-4940-DB — On April 4, 2017, the designee of the Director of Planning
approved a four-story, 56-foot tall, mixed-use development including 65 dwelling units, six
(6) of which were set aside for Very Low Income household occupancy in exchange for a
Floor Area Ratio (FAR) and building height incentive. The project site is zoned C4-1VL-O
and located at 9300-9326 West Pico Boulevard.

Case No. DIR-2014-4782-DB — On November 21, 2016, the designee of the Director of
Planning approved five-story, 56-foot tall residential development including 23 dwelling
units, of which two (2) dwelling units were set aside for Very Low Income household
occupancy in exchange for a FAR and building height incentive. The project site is zoned
[Q]R3-1VL-O and located at 1416-1420 Beverly Drive.

Case No. DIR-2014-2640-DB — On February 18, 2015, the designee of the Director of
Planning approved a five-story, 56-foot tall, multi-family residential building including 21
dwelling units, two (2) of which were set aside for Very Low Income household occupancy
in exchange for a Floor Area Ratio (FAR) and building height incentive. The project site is
zoned R3-1-O and located at 1109-1117 South Cardiff Avenue.
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REQUESTED ACTIONS

The applicant is requesting a Density Bonus, resulting in a 35 percent density increase of the 49
base units otherwise permitted, with incentives and waivers of certain development standards to
facilitate the development of the proposed project. The applicant’s request includes three off-
menu incentives for increased FAR, increased height, and a reduced rear yard, along with two
off-menu waivers for reduced residential parking spaces and reduced commercial loading zone
area. Considering the project’'s eligibility for Assembly Bill 2345, Staff has subsequently
recommended that the project be approved with the incentives and waivers as follows:

a. An off-menu incentive to allow a maximum floor area ratio of 3.87 to 1 in lieu of the
otherwise permitted 1.5 to 1 pursuant to LAMC Section 12.21.1-A;

b. An off-menu incentive to allow a zero-foot rear yard in lieu of the otherwise required 19
feet pursuant to LAMC Section 12.10-C,3 in order to permit occupiable residential open
space in the rear yard at the second floor;

c. An off-menu incentive to allow a maximum height of 89 feet in lieu of the otherwise
permitted 45 feet in the C4-1VL-O Zone pursuant to LAMC Section 12.21.1-A; and

d. An off-menu waiver to allow for a 400 square-foot commercial loading zone in lieu of the
otherwise required 600 square-foot loading zone pursuant to LAMC Section 12.21-C,6.

As detailed in the Findings, the incentives are required to provide for affordable housing costs.
Code requirements for the height, floor area ratio, and setbacks would have the effect of physically
precluding construction of the proposed project. The incentives will accommodate the
construction of affordable units in the 64-unit development which are fully designated as
supportive housing for individuals with Intellectual and Developmental Disabilities (“IDD”).

The applicant is also requesting a Main Conditional Use Permit to allow the sale and dispensing
of a full line of alcoholic beverages for on- and off-site consumption in conjunction with three (3)
or more establishments pursuant to LAMC Section 12.24-W,1. The applicant initially requested a
20 percent reduction in the required amount of commercial parking pursuant to LAMC Section
12.24-S; however, Staff has recommended dismissal of this request in light of the project’s
eligibility for Assembly Bill 2345 as referenced above.

Density Bonus / Affordable Housing Incentive Program

In accordance with California Government Code Section 65915 and LAMC Section 12.22 A,25,
in exchange for setting aside a minimum percentage of the project’s units for affordable housing,
the project is eligible for a density bonus, reduction in parking, and incentives and waivers allowing
for relief from development standards. The applicant has requested to utilize the provisions of City
and State Density Bonus laws as follows:

Density

The subject property is zoned C4-1VL, which limits density to one dwelling unit per 400 square
feet of lot area. The subject property has a gross lot area of 19,204 square feet and, as such, the
permitted base density on the subject property is 49 units.” In exchange for setting aside eight (8)
units for Very Low Income household occupancy, or at least 11 percent of the total units, the

T Assembly Bill 2501 clarifies that density calculations that result in a fractional number are to be rounded up to the
next whole number. This applies to base density, number of bonus units, and number of affordable units required to be
eligible for the density bonus.
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applicant is entitled to a maximum 35 percent by-right density bonus to allow for the 64 proposed
dwelling units.

Automobile Parking

California Code Section 65915(p) allows for the reduction of required residential parking for a
project providing affordable units. Specifically, under California Code Section 65915(p)(4) which
was amended by Assembly Bill (AB) 2345, the project’s provision of special needs housing and
location within one-half mile of a fixed bus route that operates at least eight (8) times a day
eliminates all parking requirements?. The applicant has elected to utilize AB 2345’s parking
reductions to allow for a total of 12 parking spaces to be provided for the proposed development.

Incentives

Pursuant to the LAMC and California Government Code Section 65915, the applicant is entitled
to three incentives in exchange for reserving a minimum of 15 percent of the base density for
Very Low Income households. The proposed project will set aside eight (8) units, which is equal
to approximately 16 percent of the base number of units, for Very Low Income households.
Accordingly, Staff has recommended that the project be granted three incentives as follows:

a. Increased Floor Area Ratio — The subject property is zoned C4-1VL. The property’s
commercial zoning and designation of Height District No. 1VL permit a maximum FAR or
1.5 to 1, equal to a maximum of 26,406 square feet of total building area. Staff
recommends that an off-menu incentive be granted to allow a maximum FAR of 3.87 to 1
to allow for the project which proposes a total of 68,081 square feet of floor area.

b. Increased Height — The subject property’s C4-1VL Zone permits a maximum height of 45
feet and three (3) stories for a mixed-use development. The proposed development is
effectively six (6) stories and 76 feet in height when viewed from the street; however, the
request for an additional story is required to accommodate ancillary open space structures
and restrooms for residents on the roof deck. Staff recommends that an off-menu incentive
be granted to allow a maximum height of 89 feet in lieu of the otherwise permitted 45 feet
pursuant to LAMC Section 12.21.1.

c. Reduced Rear Yard — The C4 Zone requires a minimum 19-foot rear yard for the
proposed development pursuant to LAMC Section 12.10-C,3. The proposed building
above the first floor would require only a 14-foot 3-inch rear yard; however, an additional
reduction is necessary to allow occupiable residential open space in the rear yard on the
second floor. Staff recommends that an off-menu incentive be granted to allow a 19-foot
reduction to provide a zero-foot rear yard which will accommodate both the building
footprint and ability for residents to utilize the second-floor open space patio.

Waiver of Development Standards

Per California Government Code Section 65915(e)(1) and Section 12.25-A,25(g) of the LAMC, a
project that provides 15 percent of the base density for Very Low Income households may also
request other “waiver(s) or reduction(s) of development standards that will have the effect of
physically precluding the construction of a development meeting the [affordable set-aside
percentage] criteria...at the densities or with the concessions or incentives permitted under [State

2 The project site is located within one-half mile of the Santa Monica Big Blue Bus Rapid Line R7 and Big Blue Bus
Line 7 which are fixed bus routes that operate at least eight (8) times per day as detailed in Exhibit C. These bus stops
are located at the intersection of Beverly Drive and Pico Boulevard which is approximately 0.1 miles from the project
site.
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Density Bonus Law]’. In addition to the three recommended incentives, staff has recommended
that the project be granted one Waiver of Development Standards, as follows:

a. Reduced Commercial Loading Space — The subject property’s C4 Zone requires a
minimum 600 square-foot commercial loading space for the proposed development
pursuant to LAMC Section 12.21-C,6. While the gross floor area of the proposed building
falls between 50,000 square feet and 100,000 square feet, the commercial component of
the proposed mixed-use structure will only occupy 9,440 square feet of floor area. Staff
recommends a 33 percent reduction through a waiver of development standards to allow
a minimum 400 square-foot commercial loading space in lieu of the 600 square feet
otherwise required.

Housing Replacement

The Housing Crisis Act of 2019 (SB 330) prohibits the approval of any proposed housing
development project on a site that will require the demolition of existing residential dwelling units
or occupied or vacant “Protected Units” unless the project replaces those units. The replacement
requirements are applicable to those proposed housing development projects that submit a
complete application pursuant to California Government Code Section 65943 to the Department
of City Planning on or after January 1, 2020.

On July 1, 2020, the Los Angeles Housing and Community Investment Department (HCID)
determined that no units are subject to replacement pursuant to the requirements of SB 330. The
project would demolish an existing commercial development on the subject property therefore no
housing units are required to be replaced.

Main Conditional Use Permit

Pursuant to LAMC Section 12.24-W,1, the applicant seeks a Main Conditional Use Permit
(MCUP) to allow the sale of a full line of alcoholic beverages for on- and off-site consumption in
conjunction with the use and operation of at least three (3) establishments. While the specific
commercial tenants or programming have not yet been determined, the total floor area for all
venues would not exceed 9,440 square feet and would be located wholly on the ground floor of
the proposed building.

A Main Conditional Use Permit establishes a theoretical maximum for the project; for example, a
maximum number of establishments within a development to serve alcoholic beverages, as well
as a maximum square footage. In addition to the MCUP approval, each venue/tenant would
subsequently apply for a Main Plan Approval which would include more specificity with respect to
layout, number of seats, square footage, and specific operational conditions. The venue/tenant-
specific Main Plan Approvals work to ensure that each venue is compliant with the overall vision
for the project and does not create adverse impacts.

PUBLIC HEARING

A public hearing on this matter was held by the Hearing Officer virtually on March 2, 2021 at 10:00
a.m. A summary of the public hearing and any additional communications is detailed on Page P-
1, Public Hearing and Communications.
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PROFESSIONAL VOLUNTEER PROGRAM

The proposed project was reviewed by the Urban Design Studio’s Professional Volunteer
Program (PVP) on February 2, 2021. The resulting comments and suggestions, detailed in the
following section, Issues and Considerations, focus primarily on pedestrian activation and resident
amenities.

ISSUES AND CONSIDERATIONS

The following includes a discussion of issues and considerations related to the project. These
discussion points were either identified during the design review process with PVP, at the public
hearing held on March 2, 2021, or in discussions with the applicant.

While the building’s upper floor facades are well-designed and articulated, PVP participants had
concerns over the project's ground floor activation and use of landscaping. Their
recommendations included having a more prominent entrance for both pedestrian entryways
(mid-block and on the corner), incorporating more landscaping and street trees, and ensuring that
are minimal swaths of blank wall surrounding the podium levels. PVP also had concerns over the
overhanging power lines along the abutting alley where a large, second-floor outdoor patio is
proposed. Lastly, PVP inquired about the applicant’s outreach with the project’s future residents
and how their needs will be met through programming and services provided in the development.

In response to PVP’s comments, the applicant provided updated landscape plans that consist of
native, drought-tolerant plant species as well as street trees (in accordance with requirements by
the Urban Forestry Division) to help enhance the sidewalk and pedestrian experience. The
revisions ensure that landscaping on the second-floor patio, interior courtyards, and rooftop will
be sufficiently provided and will include large tree planters where possible. The applicant further
clarified that all windows on the ground floor will be glazed and the corner of the building at Pico
Boulevard and Glenville Drive is set back with the intention of adding outdoor dining in the future.
The applicant also stated that outdoor furniture in the public right-of-way has not yet been
discussed, but they are open to exploring possibilities for a Revocable Permit through the Bureau
of Engineering if that feature is needed or desired by the community.

Regarding the overhead power lines and programming for residents, the applicant has hired a dry
utilities consultant and been in extensive conversations with the Department of Water and Power
(DWP) to ensure there are no safety concerns for future residents. DWP requires 15 feet for swing
arms while the project provides a 19-foot setback which is therefore compliant. Furthermore, the
telephone poles are located mostly on the corners so there is ample area within the setback to
accommodate the 15-foot radius required by DWP. The applicant team also clarified that the
project is primarily geared towards independent living for future residents, so the current focus is
to ensure that core services are provided within the building while social interactions and
community-building can occur over daily life activities, including communal dining, lounging on
the rooftop, doing laundry, and using the fitness centers. These activities would be supported by
core staff who would then later identify the appropriate needs and desires for each individual
resident. Future residents would also be free to continue arrangements with any other service
providers they would like, including those that assist in job skills and vocational services.

PROJECT SUSTAINABILITY FEATURES

As shown in the attached plans (Exhibit A), the project will provide the required number of Electric
Vehicle (EV) parking per the Building Code. The project will also provide 1,130 square feet, or
equal to approximately 15 percent of the total roof area, of solar panels on the rooftop.
Additionally, only drought-tolerant tree species are proposed for landscaping throughout the
project.
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CONCLUSION

Based on the public hearing and information submitted to the record, staff recommends that the
City Planning Commission find, based on its independent judgment, after consideration of the
whole of the administrative record, that the project is categorically exempt from CEQA. Staff also
recommends that the City Planning Commission approve the Density Bonus with staff's
recommended incentives and waivers of development standards and the Main Conditional Use
Permit for the service of alcoholic beverages for on- and off-site consumption for three or more
(3) establishments.
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CONDITIONS OF APPROVAL

Pursuant to Sections 12.22-A,25, 12.24-W,1, and 12.24-S of the Los Angeles Municipal Code,
the following conditions are hereby imposed upon the use of the subject property:

Development Conditions

1.

Site Development. Except as modified herein, the project shall be in substantial
conformance with the architectural plans, landscape plan, renderings, and materials
submitted by the applicant, stamped “Exhibit A,” and attached to the subject case file.

Residential Density. The project shall be limited to a maximum density of 64 dwelling
units, inclusive of restricted affordable units.

Affordable Units.

a. A minimum of eight (8) dwelling units, that is 12.5 percent of the total dwelling units,
shall be designated as Restricted Affordable Units and reserved for Very Low
Income households as defined by the State Density Bonus Law per Government
Code Section 65915(c)(2).

b. Changes in Restricted Units. Deviations that increase the number of restricted
affordable units or that change the composition of units or change parking numbers
shall be consistent with LAMC Section 12.22 A.25.

Housing Requirements. Prior to issuance of a building permit, the owner shall execute
a covenant to the satisfaction of the Los Angeles Housing and Community Investment
Department (HCIDLA) to make 16 percent of the site’s base density units (eight units)
available to Very Low Income households, for sale or rental as determined to be affordable
to such households by HCIDLA for a period of 55 years. In the event the applicant reduces
the proposed density of the project, the number of required reserved on-site Restricted
Units may be adjusted, consistent with LAMC Section 12.22-A,25, to the satisfaction of
HCIDLA, and in consideration of the project’s SB 330 Determination, dated July 1, 2020.
Enforcement of the terms of said covenant shall be the responsibility of HCIDLA. The
applicant shall present a copy of the recorded covenant to the Department of City Planning
for inclusion in this file. The project shall comply with the Guidelines for the Affordable
Housing Incentives Program adopted by the City Planning Commission and with any
monitoring requirements established by the HCIDLA.

Incentives.

a. Floor Area Ratio (FAR). A maximum Floor Area Ratio (FAR) of 3.87 to 1 may be
permitted in lieu of the 1.5 to 1 otherwise permitted by the C4-1VL-O Zone.

b. Rear Yard. The project may be permitted to observe a zero-foot rear yard in lieu of
the 19 feet otherwise required by the C4-1VL-O Zone in order to permit occupiable
residential open space in the rear yard at the second floor.

c. Height. The project may have a maximum height of 89 feet in lieu of the 45 feet
otherwise permitted by the C4-1VL-O Zone. The measured height of the building
may exclude roof structures and equipment, pursuant to LAMC Section 12.21.1, and
to the satisfaction of the Los Angeles Department of Building and Safety.
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6. Waivers of Development Standards.

a. Commercial Loading Area. The project may be permitted to observe a 400 square-
foot commercial loading area in lieu of the otherwise required 600 square-foot
loading area pursuant to LAMC Section 12.21-C,6.

7. Parking.

a. Residential Parking. There is no minimum residential automobile parking
requirement, consistent with LAMC Section 12.22 A.25(d) and California
Government Code Section 65915(p)(4). The project may utilize either, or a
combination of, Parking Option 1 or 2 (LAMC Section 12.22-A,25(d)) and/or
parking reductions authorized under California Government Code Section
65915(p)(4) which has no parking requirement.?

b. Automobile Parking for Commercial Uses. Commercial automobile parking
shall be provided in compliance with the Municipal Code and to the satisfaction of
the Department of Building and Safety. No variance from the parking requirements
has been requested or granted herein.

c. Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and
electric vehicle charging stations (EVCS) shall comply with the regulations outlined
in Sections 99.04.106 and 99.05.106 of Article9, Chapter IX of the LAMC.

8. Circulation. The applicant shall submit a parking area and driveway plan to the Los
Angeles Department of Transportation (LADOT) for approval prior to submittal of building
permit plans for plan check by the Department of Building and Safety. Review and
approvals should be coordinated with LADOT’s Citywide Planning Coordination Section
(201 North Figueroa Street, Room 550, at 213-482-7024).

9. Landscaping. All open areas not used for buildings, driveways, parking areas, or
walkways shall be attractively landscaped and maintained in accordance with a landscape
plan and an automatic irrigation plan, prepared by a licensed Landscape Architect and to
the satisfaction of the Department of City Planning.

10. Solar. Prior to the issuance of a Certificate of Occupancy, the applicant shall install a
minimum 1,129 square feet of solar panels. A minimum 15 percent of the available roof
area shall be reserved for the installation of a solar photovoltaic system, in substantial
conformance with the plans stamped “Exhibit A.”

11. Trash. Trash receptacles shall be stored within a fully enclosed portion of the building at
all times. Trash/recycling containers shall be locked when not in use and shall not be
placed in or block access to required parking.

Main Conditional Use Permit Conditions

12. Main Conditional Use Permit (MCUP). Approved herein is a Main Conditional Use
Permit for the sale of a full line of alcoholic beverages for on- and off-site consumption,

3LAMC Section 12.22 A.25(d) and California Code Section 65915(p) allows for the reduction of required residential parking for a
project providing affordable units. Additionally, under Assembly Bill (AB) 2345, which amended sections of the State Density Bonus
Law (California Government Code Sections 65400 and 65915) the project’s provision of special needs housing and location within
one-half mile of a fixed bus route that operates at least eight (8) times a day eliminates all parking requirements.
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13.

14.

15.

16.

17.

18.

19.

20.

21.

including distilled spirits and beer and wine, in conjunction with the use and operation of
9,440 square feet of commercial, retail, and restaurant space.

Main Plan Approval (MPA) Requirement. Each individual venue shall be subject to a
Main Plan Approval (MPA) determination pursuant to Section 12.24-M of the Los Angeles
Municipal Code in order to implement and utilize the Main Conditional Use authorization
granted. The purpose of the Main Plan Approval determination is to review each proposed
venue in greater detail and to tailor site-specific conditions of approval for each of the
premises including but not limited to hours of operation, seating capacity, size, security,
live entertainment, the length of a term grant and/or any requirement for a subsequent
MPA application to evaluate compliance and effectiveness of the conditions of approval.
The Zoning Administrator may impose more restrictive or less restrictive conditions on
each individual tenant at the time of review of each Plan Approval application.

MPA Public Hearing Requirement. A public hearing for any Main Plan Approval (MPA)
request may be waived at the discretion of the Chief Zoning Administrator.

Notwithstanding approved “Exhibit A” and the Conditions above, this grant recognizes that
there may be changes resulting from identified tenants, which may result in smaller or
larger restaurants, different locations, and/or a reduced number of restaurants than those
originally proposed and identified in “Exhibit A”. Such outcome is permitted provided that
the other conditions noted herein, specifically those related to the combined maximum
interior floor areas, maximum interior and exterior seating numbers, maximum (total)
number of establishments authorized under this grant, and the maximum number of
establishments approved for each type of grant in the Conditions above are not exceeded.
The sale and dispensing of beer and wine may be provided in lieu of a full line of alcoholic
beverages at any of the establishments approved for a full line of alcoholic beverages (but
not the reverse), provided that the maximum (total) number of establishments authorized
for alcoholic beverages is not exceeded, and subject to all other conditions of this grant.

All graffiti on the site shall be removed or painted over to match the color of the surface to
which it is applied within 24 hours of its occurrence.

Coin operated game machines, pool tables or similar game activities or equipment shall
not be permitted. Official California State lottery games and machines are allowed.

A camera surveillance system shall be installed and operating at all times to monitor the
interior, entrance, exits and exterior areas, in front of and around the premises. Recordings
shall be maintained for a minimum period of 30 days and are intended for use by the Los
Angeles Police Department.

All exterior portions of the site shall be adequately illuminated in the evening so as to make
discernible the faces and clothing of persons utilizing the space. Lighting shall be directed
onto the site without being disruptive to persons on adjacent properties.

The exterior windows and glass doors of the store shall be maintained substantially free
of signs and other materials from the ground to at least 6 feet in height above the ground
so as to permit surveillance into the store by Police and/or private security.

Complaint Log. A telephone number and email address shall be provided for complaints
or concerns from the community regarding the operation. The phone number and email
address shall be posted at the following locations:

a. Entry, visible to pedestrians
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22.

23.

24.

25.

26.

27.

28.

29.

b.  Customer service desk, front desk or near the reception area.

Compilaints shall be responded to within 24-hours. The applicant shall maintain a log of
all calls and emails, detailing: (1) date complaint received; (2) nature of complaint, and
(3) the manner in which the complaint was resolved.

STAR/LEAD/RBS Training. Within the first six months of operation, all employees
involved with the sale of alcohol shall enroll in the Los Angeles Police Department
“Standardized Training for Alcohol Retailers” (STAR) or Department of Alcoholic Beverage
Control “Licensee Education on Alcohol and Drugs” (LEAD) training program or the
Responsible Beverage Service (RBS) Training Program. Upon completion of such
training, the applicant shall request the Police Department or Department of Alcohol
Beverage Control to issue a letter identifying which employees completed the training.
STAR or LEAD or RBS training shall be conducted for all new hires within three months
of their employment.

The applicant shall be responsible for monitoring both patron and employee conduct on
the premises and within the parking areas under his/her control to assure such conduct
does not adversely affect or detract from the quality of life for adjoining residents, property
owners, and businesses.

Loitering is prohibited on or around these premises or the area under the control of the
applicant. "No Loitering or Public Drinking" signs shall be posted in and outside of the
subject facility.

At least one on-duty manager with authority over the activities within the facility shall be
on the premises during business hours. The on-duty manager’s responsibilities shall
include the monitoring of the premises to ensure compliance with all applicable State laws,
Municipal Code requirements and the conditions imposed by the Department of Alcoholic
Beverage Control (ABC) and the conditional use herein. Every effort shall be undertaken
in managing the subject premises and the facility to discourage illegal and criminal
activities and any exterior area over which the building owner exercises control, in effort
to ensure that no activities associated with such problems as narcotics sales, use or
possession, gambling, prostitution, loitering, theft, vandalism and truancy occur.

The applicant shall be responsible for maintaining the premises and adjoining sidewalk
free of debris or litter.

An electronic age verification device shall be purchased and retained on the premises to
determine the age of any individual and shall be installed on at each point-of-sales
location. This device shall be maintained in operational condition and all employees shall
be instructed in its use.

Smoking or any non-tobacco substance, including from electronic smoking devices, is
prohibited in or within 10 feet of the outdoor dining areas in accordance with Los Angeles
Municipal Code Section 41.50 B 2 C. This prohibition applies to all outdoor areas of the
establishment if the outdoor area is used in conjunction with food service and/or the
consumption, dispensing or sale of alcoholic or non-alcoholic beverages.

The applicant(s) shall comply with 6404.5(b) of the Labor Code, which prohibits smoking
within any place of employment. The applicant shall not possess ashtrays or other
receptacles used for the purpose of collecting trash or cigarettes/cigar butts within the
interior of the subject establishment.
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30.

31.

32.

Any music, sound or noise which is under control of the applicant shall not violate Sections
112.06 or 116.01 of the Los Angeles Municipal Code (Citywide Noise Ordinance). At any
time, a City representative may visit the site during operating hours to measure the noise
levels. If, upon inspection, it is found that the noise level exceeds those allowed by the
citywide noise regulation, the owner/operator will be notified and will be required to modify
or eliminate the source of the noise or retain an acoustical engineer to recommend, design
and implement noise control measures within property such as, noise barriers, sound
absorbers or buffer zones.

There shall be no dancing permitted on the premises at any time unless an application
pursuant to LAMC Section 12.24-W,18(a) is filed and a public hearing is held.

There shall be no live entertainment, disc jockey or karaoke at any establishment on the
site unless permitted by a Plan Approval with a public hearing.

Administrative Conditions

33.

34.

35.

36.

37.

38.

39.

Final Plans. Prior to the issuance of any building permits for the project by the Department
of Building and Safety, the applicant shall submit all final construction plans that are
awaiting issuance of a building permit by the Department of Building and Safety for final
review and approval by the Department of City Planning. All plans that are awaiting
issuance of a building permit by the Department of Building and Safety shall be stamped
by Department of City Planning staff “Final Plans”. A copy of the Final Plans, supplied by
the applicant, shall be retained in the subject case file.

Notations on Plans. Plans submitted to the Department of Building and Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet, and shall include any modifications or
notations required herein.

Building Plans. A copy of the first page of this grant and all Conditions and/or any
subsequent appeal of this grant and its resultant Conditions and/or letters of clarification
shall be printed on the building plans submitted to the Development Services Center and
the Department of Building and Safety for purposes of having a building permit issued.

Corrective Conditions. The authorized use shall be conducted at all times with due
regard for the character of the surrounding district, and the right is reserved to the City
Planning Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code,
to impose additional corrective conditions, if, in the Commission’s or Director’s opinion,
such conditions are proven necessary for the protection of persons in the neighborhood
or occupants of adjacent property.

Approvals, Verification and Submittals. Copies of any approvals, guarantees or
verification of consultations, reviews or approval, plans, etc., as may be required by the
subject conditions, shall be provided to the Department of City Planning for placement in
the subject file.

Code Compliance. All area, height and use regulations of the zone classification of the
subject property shall be complied with, except wherein these conditions explicitly allow
otherwise.

Department of Building and Safety. The granting of this determination by the Director
of Planning does not in any way indicate full compliance with applicable provisions of the
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40.

41.

42.

43.

44,

45.

Los Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or
modifications to plans made subsequent to this determination by a Department of Building
and Safety Plan Check Engineer that affect any part of the exterior design or appearance
of the project as approved by the Director, and which are deemed necessary by the
Department of Building and Safety for Building Code compliance, shall require a referral
of the revised plans back to the Department of City Planning for additional review and
sign-off prior to the issuance of any permit in connection with those plans.

Department of Water and Power. Satisfactory arrangements shall be made with the Los
Angeles Department of Water and Power (LADWP) for compliance with LADWP’s Rules
Governing Water and Electric Service. Any corrections and/or modifications to plans made
subsequent to this determination in order to accommodate changes to the project due to
the under-grounding of utility lines, that are outside of substantial compliance or that affect
any part of the exterior design or appearance of the project as approved by the Director,
shall require a referral of the revised plans back to the Department of City Planning for
additional review and sign-off prior to the issuance of any permit in connection with those
plans.

Covenant. Prior to the issuance of any permits relative to this matter, an agreement
concerning all the information contained in these conditions shall be recorded in the
County Recorder’s Office. The agreement shall run with the land and shall be binding on
any subsequent property owners, heirs or assign. The agreement must be submitted to
the Department of City Planning for approval before being recorded. After recordation, a
copy bearing the Recorder’s number and date shall be provided to the Department of City
Planning for attachment to the file.

Definition. Any agencies, public officials or legislation referenced in these conditions shall
mean those agencies, public offices, legislation or their successors, designees or
amendment to any legislation.

Enforcement. Compliance with these conditions and the intent of these conditions shall
be to the satisfaction of the Department of City Planning and any designated agency, or
the agency’s successor and in accordance with any stated laws or regulations, or any
amendments thereto.

Expedited Processing Section. Prior to the clearance of any conditions, the applicant
shall show proof that all fees have been paid to the Department of City Planning, Expedited
Processing Section.

Indemnification and Reimbursement of Litigation Costs.
Applicant shall do all of the following:

a. Defend, indemnify and hold harmless the City from any and all actions against the
City relating to or arising out of, in whole or in part, the City’s processing and approval
of this entitlement, including but not limited to, an action to attack, challenge, set
aside, void, or otherwise modify or annul the approval of the entitlement, the
environmental review of the entitlement, or the approval of subsequent permit
decisions, or to claim personal property damage, including from inverse
condemnation or any other constitutional claim.

b.  Reimburse the City for any and all costs incurred in defense of an action related to
or arising out of, in whole or in part, the City’s processing and approval of the
entitlement, including but not limited to payment of all court costs and attorney’s fees,
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costs of any judgments or awards against the City (including an award of attorney’s
fees), damages, and/or settlement costs.

c.  Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice
of the City tendering defense to the Applicant and requesting a deposit. The initial
deposit shall be in an amount set by the City Attorney’s Office, in its sole discretion,
based on the nature and scope of action, but in no event shall the initial deposit be
less than $50,000. The City’s failure to notice or collect the deposit does not relieve
the Applicant from responsibility to reimburse the City pursuant to the requirement
in paragraph (b).

d. Submit supplemental deposits upon notice by the City. Supplemental deposits may
be required in an increased amount from the initial deposit if found necessary by the
City to protect the City’s interests. The City’s failure to notice or collect the deposit
does not relieve the Applicant from responsibility to reimburse the City pursuant to
the requirement in paragraph (b).

e. Ifthe City determines it necessary to protect the City’s interest, execute an indemnity
and reimbursement agreement with the City under terms consistent with the
requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant of
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
cooperate in the defense, the applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office
or outside counsel. At its sole discretion, the City may participate at its own expense in
the defense of any action, but such participation shall not relieve the applicant of any
obligation imposed by this condition. In the event the Applicant fails to comply with this
condition, in whole or in part, the City may withdraw its defense of the action, void its
approval of the entitlement, or take any other action. The City retains the right to make all
decisions with respect to its representations in any legal proceeding, including its inherent
right to abandon or settle litigation.

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions include
actions, as defined herein, alleging failure to comply with any federal, state or local
law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the
City or the obligations of the Applicant otherwise created by this condition.
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FINDINGS

Density Bonus / Affordable Housing Incentives Compliance Findings

1. Pursuant to Section 12.22-A,25(g)(2)(i)(c) of the LAMC and Section 65915(e) of the
California Government Code, the Commission shall approve a density bonus and
requested incentive(s) unless the Commission finds that:

a. The incentives do not result in identifiable and actual cost reductions to provide for
affordable housing costs, as defined in California Health and Safety Code Section
50052.5 or Section 50053 for rents for the affordable units.

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

Based on the set-aside of 16 percent of the base density for Very Low Income households,
the applicant is entitled to three incentives under both Government Code Section 65915
and the LAMC. Accordingly, the three (3) requests for increased floor area, increased
height, and a reduced rear yard qualify as the proposed development incentives. The three
requested incentives provide cost reductions that provide for affordable housing costs
because the incentives by their nature increase the scale of the project, which facilitates
the creation of more affordable housing units.

Floor Area Ratio

The subject property is zoned C4-1VL. The property’s commercial zoning and designation
of Height District No. 1VL permit a maximum FAR or 1.5 to 1, equal to a maximum of
26,406 square feet of total building area. The applicant is requesting an off-menu incentive
to allow a maximum FAR of 3.87 to 1 to accommodate the project which proposes a total
of 68,081 square feet of floor area. The project includes dwelling units averaging
approximately 435 square feet for the proposed studio units, 598 square feet for the
proposed one-bedroom units, and 945 square feet for the proposed two-bedroom units.

The requested increase in FAR will allow for the construction of affordable units in addition
to larger-sized dwelling units. Granting of the incentive would result in a building design
and construction efficiencies that provide for affordable housing costs. Furthermore, the
incentive would enable the developer to expand the building envelope so that additional
affordable units can be constructed and the overall space dedicated to residential uses is
increased. The increased building envelope also ensures that all dwelling units are of a
habitable size while providing a variety of unit types. This incentive supports the
applicant’s decision to set aside eight (8) dwelling units for Very Low Income households
for 55 years.

Height
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The subject property’s C4-1VL Zone permits a maximum height of 45 feet and three (3)
stories for a mixed-use development. The proposed development is effectively six (6)
stories and 76 feet in height when viewed from the street; however, the request for an
additional story is required to accommodate ancillary open space structures and
restrooms for residents on the roof deck. Thus, the applicant is requesting an off-menu
incentive to allow a maximum height of 89 feet in lieu of the otherwise permitted 45 feet
pursuant to LAMC Section 12.21.1.

As proposed, the incentive will allow a total of 44 feet of additional building height and will
accommodate the construction of affordable units in addition to larger-sized dwelling units.
Granting of the off-menu incentive would result in a building design and construction
efficiencies that provide for affordable housing costs. The incentive would enable the
developer to expand the building envelope so that additional affordable units can be
constructed and the overall space dedicated to residential uses is increased. The
increased building envelope also ensures that all dwelling units are of a habitable size
while providing a variety of unit types. These incentives support the applicant’s decision
to set aside eight (8) dwelling units for Very Low Income households for 55 years.

Rear Yard

The C4 Zone requires a minimum 19-foot rear yard for the proposed development
pursuant to LAMC Section 12.10-C,3. The proposed building above the first floor would
require only a 14-foot 3-inch rear yard; however, an additional reduction is necessary to
allow occupiable residential open space in the rear yard on the second floor. The applicant
is requesting an off-menu incentive to allow a 19-foot reduction to provide a zero-foot rear
yard which will accommodate both the building footprint and ability for residents to utilize
the second-floor open space patio.

As proposed, the reduced rear yard will allow for the construction of affordable residential
units. This incentive will allow the developer to expand the building envelope so the
additional units can be constructed and the overall space dedicated to residential units is
increased.

b. The incentives would have a specific adverse impact upon public health and safety
or the physical environment or on any real property that is listed in the California
Register of Historical Resources and for which there is no feasible method to
satisfactorily mitigate or avoid the specific adverse impact without rendering the
development unaffordable to low-income and moderate-income households.
Inconsistency with the zoning ordinance or the general plan land use designation
shall not constitute a specific, adverse impact upon the public health or safety
(Government Code Section 65915(d)(B) and 65589.5(d)).

There is no substantial evidence in the record that any of the three proposed incentives
will have a specific adverse impact upon public health and safety or the physical
environment, or any real property that is listed in the California Register of Historical
Resources. A "specific adverse impact" is defined as "a significant, quantifiable, direct and
unavoidable impact, based on objective, identified written public health or safety
standards, policies, or conditions as they existed on the date the application was deemed
complete" (LAMC Section 12.22 A.25(b)).

The project does not involve a contributing structure in a designated Historic Preservation
Overlay Zone or on the City of Los Angeles list of Historical-Cultural Monuments. The
property is not located on a substandard street in a Hillside area and is not located in a
Methane Zone, a Special Grading Area, a Very High Fire Hazard Severity Zone, or any
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other special hazard area. Therefore, there is no substantial evidence that the proposed
project, and thus the requested incentives, would have a specific adverse impact on the
physical environment, on public health and safety or the physical environment, or on any
Historical Resource. Based on the above, there is no basis to deny the requested
incentives.

c. The incentives are contrary to state or federal law.

There is no substantial evidence in the record indicating that the requested Incentives are
contrary to any State or federal laws.

Density Bonus / Affordable Housing Incentives Findings for Requested Waiver of
Development Standards

2. Pursuant to Section 12.22-A,25(g)(3)(ii)(c) of the LAMC and Section 65915(e) of the
California Government Code, the Commission shall approve a waiver or modification
of any development standard(s) unless the Commission finds that:

a. The waiver or modification of development standards do not result in identifiable
and actual cost reductions to provide for affordable housing costs, as defined in
California Health and Safety Code Section 50052.5 or Section 50053 for rents for the
affordable units.

A project that provides 15 percent of the base density for Very Low Income households is
entitled to three Incentives under both Government Code Section 65915 and the LAMC
and may request other “waiver[s] or reduction[s] of development standards that will have
the effect of physically precluding the construction of a development meeting the
[affordable set-aside percentage] criteria” as outlined by State Density Bonus law. The
applicant proposes to set aside eight (8) units for Very Low Income households, equal to
approximately 16 percent of the base density of the site. As such, the request for a
reduction in the amount of required commercial loading space is processed as a Waiver
of Development Standard. Without the requested waiver, the existing development
standards would preclude the development of the proposed density bonus units and
project amenities for the reasons stated as follows.

Commercial Loading Space

The subject property’s C4 Zone requires a minimum 600 square-foot commercial loading
space for the proposed development pursuant to LAMC Section 12.21-C,6. While the
gross floor area of the proposed building falls between 50,000 square feet and 100,000
square feet, the commercial component of the proposed mixed-use structure will only
occupy 9,440 square feet of floor area. The applicant is requesting a 33 percent reduction
through a waiver of development standards to allow a minimum 400 square-foot
commercial loading space in lieu of the 600 square feet otherwise required.

The provision of a 600 square-foot commercial loading space would limit the ability to
construct the residential dwelling units permitted by-right and the Restricted Affordable
Units by dedicating more area to the commercial use than is necessary. The development
standard would have the effect of physically precluding construction of a supportive
housing development providing 64 dwelling units, of which a minimum of eight (8) units
will be set aside for Very Low Income households. The waiver for a reduction in the amount
of required commercial loading space enable to project to increase the overall space
dedicated to residential use, thereby allowing for the provision of affordable residential
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units. Thus, this waiver supports the applicant’s decision to provide eight (8) units as
affordable housing units reserved for Very Low Income households.

b. The waiver or modification of development standards would have a specific adverse
impact upon public health and safety or the physical environment or on any real
property that is listed in the California Register of Historical Resources and for
which there is no feasible method to satisfactorily mitigate or avoid the specific
adverse impact without rendering the development unaffordable to low-income and
moderate-income households. Inconsistency with the zoning ordinance or the
general plan land use designation shall not constitute a specific, adverse impact
upon the public health or safety (Government Code Section 65915(d)(B) and
65589.5(d)).

There is no substantial evidence in the record that the proposed waiver of development
standard will have a specific adverse impact upon public health and safety or the physical
environment, or any real property that is listed in the California Register of Historical
Resources. A "specific adverse impact" is defined as "a significant, quantifiable, direct and
unavoidable impact, based on objective, identified written public health or safety
standards, policies, or conditions as they existed on the date the application was deemed
complete" (LAMC Section 12.22 A.25(b)).

The project does not involve a contributing structure in a designated Historic Preservation
Overlay Zone or on the City of Los Angeles list of Historical-Cultural Monuments. The
property is not located on a substandard street in a Hillside area and is not located in a
Methane Zone, a Special Grading Area, a Very High Fire Hazard Severity Zone, or any
other special hazard area. Therefore, there is no substantial evidence that the proposed
project, and thus the requested waiver, would have a specific adverse impact on the
physical environment, on public health and safety or the physical environment, or on any
Historical Resource. Based on the above, there is no basis to deny the requested waiver
of development standard.

c. The waiver or modification of development standards are contrary to state or
federal law.

There is no substantial evidence in the record indicating that the requested waiver of
development standard is contrary to any State or federal laws.

Main Conditional Use Permit Findings

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

The applicant seeks main conditional use authorization for on- and off-site sale of alcoholic
beverages in conjunction with at least three (3) establishments. The project site is located on
Pico Boulevard, a major commercial boulevard lined with various commercial uses including
offices, restaurants, grocery stores, gas stations, personal services, and retail stores. Behind
the non-residential uses along Pico Boulevard are long-established single-family and multi-
family residential neighborhoods. The proposed project will enhance the built environment
through construction of a new mixed-use building including approximately 9,440 square feet
of ground floor retail and restaurant space that is oriented towards Pico Boulevard and the
corner where Glenville Drive intersects. The project will provide desirable commercial
amenities that are within walking distance for many residents, but also convenient for visitors
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and employees alike as the project is less than a quarter mile from two rapid bus lines and
will be providing two levels of gated and secured underground parking. The existing
commercial development provides approximately 16 parking space on a surface parking lot
abutting the alley, whereas the proposed project will be providing a total of 55 commercial
parking spaces, including at least 17 Electric Vehicle parking spaces. The project will feature
high quality design with glazed windows wrapping the entire frontage along Pico Boulevard
and Glenville Drive. The building design has also incorporated multiple pedestrian entrances
and possible areas for outdoor dining for future restaurant tenants.

In addition to providing a valuable and convenient amenity, the project will also create new
business opportunities for restaurant operators and retail stores to locate on Pico Boulevard
and provide a more diverse array of new services to the local and regional community.
Because the applicant is currently in the process of identifying and securing tenants for the
subject commercial spaces, the Main Conditional Use Permit offers flexibility for restaurants
and retail stores to be located within the tenant spaces of the subject building. To utilize this
grant, each individual tenant that seeks to take advantage of the authorizations granted herein
will be required to file a Main Plan Approval application.

Thus, for the reasons discussed above, the project will enhance the built environment and
provide a service that is essential and beneficial to the community, city, or region.

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

The project site consists of three (3) rectangular parcels on relatively flat terrain encompassing
a total lot area of 17,604 square feet. The subject property abuts an Alley to the south and
has approximately 160 feet of street frontage along Pico Boulevard and 110 feet of frontage
along Glenville Drive. The site is currently developed with a one-story brick building,
constructed in 1928, containing approximately 11,802 square feet of commercial uses. This
structure, along with an existing billboard on the corner parcel, are proposed to be demolished
as part of the project.

The project site is located in a substantially urbanized and developed area surrounded
primarily by commercial and multi-family residential uses. Properties to the south, across the
abutting Alley, are zoned R3-1-O and developed with two-story multi-family buildings. The
properties to the east and west along Pico Boulevard, a major thoroughfare, are zoned C4-
1VL-O and developed with one- and two-story commercial buildings. Properties to the north,
across Pico Boulevard, are also zoned C4-1VL-O and developed with one- to two-story
commercial buildings with uses including offices, restaurants, retail shops, laundry services,
and personal services such as a nail salon and hair salon.

The applicant is requesting a Main Conditional Use Permit to authorize the sale and
dispensing of alcoholic beverages for on- and off-site consumption in conjunction with at least
three (3) establishments within a proposed mixed-use building. The project will be located at
the ground floor only, oriented towards Pico Boulevard and Glenville Drive, totaling a floor
area not to exceed 9440 square feet. Commercial parking will be provided via two levels of
subterranean parking which will be gated and secured.

In approving the request, the grant includes conditions that address the potential for
operations to have an impact on surrounding areas. The conditions include required
surveillance cameras, electronic age verification devices, employee training, and complaint
logs, as well as compliance with the citywide Noise Ordinance. The service of alcoholic
beverages will occur within a controlled environment which will be monitored by the operators
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as well as the residences of the proposed mixed-use building. There is no live entertainment
or dancing being proposed. The project is also substantially surrounded by commercial uses
along Pico Boulevard, a major commercial thoroughfare, and is thus appropriate given its
location and operations.

All future operators seeking to utilize this grant will be required to file a Main Plan Approval
whereby the Zoning Administrator may impose additional conditions, modify or delete any
conditions of the instant grant based in his or her review of each individual application. The
plans approved herein are conceptual and tenants for each space have not yet been identified.
The grant intentionally provides flexibility for the applicant, provided that the conditions noted
herein are complied with. General conditions of approval have been included in this grant to
address nuisances, mode and character, security, and responsible management. As each
new tenant is identified, the Zoning Administrator will review the specific operational details of
the individual tenant so that conditions can be added and tailored as needed to minimize
potential incompatibilities with other existing uses and the community at large.

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

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

The elements in the General Plan establish policies and provide the regulatory environment
for managing the city and for addressing concerns and issues. The majority of the policies
derived from the elements in the General Plan are in the form of Code Requirements, which
collectively form the LAMC. With the exception of the entitlement described herein, the project
does not propose to deviate from any of the requirements of the LAMC.

The project site is located in the West Los Angeles Community Plan area which is one of the
35 Community Plans which together form the Land Use Element of the General Plan. The
West Los Angeles Community Plan designates the subject property for Neighborhood
Commercial land uses with corresponding zones of C1, C1.5, C2, C4, RAS3, RAS4, and P.
The project site is zoned C4-1VL-O and is thus consistent with the existing land use
designation. The site is not located within any Specific Plan areas and is not subject to any
community design overlays or interim control ordinances.

The proposed retail and restaurant establishments with incidental alcohol service are
consistent with this zone and existing land use designation. Additionally, the project is
consistent with the following objectives and policies of the Community Plan:

Objective 1-1: To provide for the preservation of existing housing and for the development
of new housing to meet the diverse economic and physical needs of the
existing residents and projected population of the Plan area to the year
2010.

Policy 1-1.3: Provide for adequate multi-family residential development.

Objective 1-2: To reduce vehicular trips and congestion by developing new housing in
proximity to adequate services and facilities.



Case No. CPC-2020-0946-DB-MCUP-HCA F-7

Policy 1-2.1: Locate higher residential densities near commercial centers and
major bus routes where public service facilities and infrastructure
will support this development.

Objective 1-4: To promote adequate and affordable housing and increase its accessibility
to more segments of the population, especially students and senior

citizens.
Policy 1-4.1: Promote greater individual choice in type, quality, price and location
of housing.
Policy 1-4.3: Encourage multiple residential development in specified

commercial zones.

Objective 2-1: To conserve and strengthen viable commercial development and to provide
additional opportunities for new commercial development and services
within existing commercial areas.

Policy 2-1.1: New commercial uses shall be located in existing established
commercial areas or shopping centers.

Policy 2-1.2: Protect commercially planned/zoned areas from encroachment by
residential only development.

Objective 2-2: To promote distinctive commercial districts and pedestrian-oriented areas.
Policy 2-2.2: Promote mixed-use projects along transit corridors and in

appropriate commercial areas.

Policy 2-2.3: Require the mixed use projects and development in pedestrian
oriented districts be designated and developed to achieve a high
level of quality, distinctive character, and compatibility with existing
uses.

Policy 2-2.5: Require that the first floor street frontage of structures, including
mixed use projects and parking structures located in pedestrian
oriented districts, incorporate commercial uses.

Objective 2-3: To enhance the appearance of commercial districts.

The proposed mixed-use project will provide new housing options, including restricted
affordable units and supportive housing for individuals with intellectual and developmental
disabilities, as well as thriving businesses and flexible jobs. The nature of mixed-use
development encourages the co-location of residences with commercial uses and amenities,
thus reducing vehicular trips and congestion. Additionally, the proximity of the project to Rapid
bus lines and high quality, pedestrian-friendly design encourages accessibility from more
segments of the population. The proposed mixed-use project is appropriate given the site’s
commercially zoned designation and frontage along Pico Boulevard, a major commercial
corridor that serves both the immediate and surrounding neighborhood. The commercial
component of the proposed project will be entirely located on the ground floor and designed
with high quality materials and architectural features. Both the physical appearance and
proposed uses of the project are compatible with the existing neighborhood and land use
policies governing the area. Therefore, the project substantially conforms with the purpose,
intent, and provisions of the General Plan and Community Plan.
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6. The proposed use will not adversely affect the welfare of the pertinent community.

The applicant is requesting a Main Conditional Use Permit to authorize the sale and
dispensing of alcoholic beverages for on- and off-site consumption in conjunction with at least
three (3) establishments within a proposed mixed-use building. The project will be located at
the ground floor only, oriented towards Pico Boulevard and Glenville Drive, totaling a floor
area not to exceed 9440 square feet. Commercial parking will be provided via two levels of
subterranean parking which will be gated and secured. The establishments serving alcoholic
beverages would be part of a controlled and monitored environment and would be an added
amenity to the community. In addition to the Main Conditional Use Permit approval, each
commercial tenant seeking to utilize this grant would be required to apply for a Main Plan
Approval which includes greater specificity regarding layout, number of seats, square footage,
and specific operational conditions. The Main Plan Approval process ensures that each
commercial tenant conforms to the overall vision for the project in a manner that does not
create adverse impacts and protects the safety and welfare of the surrounding community.

The project site is located in a substantially urbanized and fully developed neighborhood in
the West Los Angeles area, along Pico Boulevard. The subject property is surrounded
primarily by commercial and multi-family residential uses. Properties directly abutting to the
east and west, as well as properties to the north across Pico Boulevard, are all zoned C4-
1VL-O and developed with one- to two-story commercial buildings with uses including offices,
restaurants, retail shops, laundry services, and personal services such as a nail salon and
hair salon. Properties to the south, across the abutting Alley, are zoned R3-1-O and developed
with two-story multi-family buildings. The sale of alcoholic beverages provides an amenity that
many guests and patrons often expect when dining, shopping, socializing, or visiting. The
request for incidental alcohol service along Pico Boulevard, a major commercial corridor, will
promote the viability and vitality of businesses to provide vital commercial services for the
community.

Additionally, numerous conditions of approval have been imposed to address potential
nuisances. Negative impacts commonly associated with the sale of alcoholic beverages, such
as criminal activity, public drunkenness, and loitering, are mitigated by the imposition of such
conditions requiring deterrents against loitering and responsible management. Employees
will undergo training on the sale of alcohol including training provided by the Los Angeles
Police Department Standardized Training for Alcohol Retailers (STAR) Program, Department
of Alcoholic Beverage Control Licensee Education on Alcohol and Drugs (LEAD) Program, or
the Responsible Beverage Service (RBS) Training Program. Other conditions related to
excessive noise, litter and noise prevention would safeguard the residential community. These
conditions represent limitations on the type of activity that is allowed to be conducted on the
site as well as explicit advisories about the responsibilities of the applicant. Further, conditions
have been imposed to delineate steps to be taken if the operation of the restaurant is found
to be noncompliant with these conditions. Conditions are intended to integrate the use into
the community as well as protect community members from potential adverse impacts
associated with alcohol sales. Conditions imposed will require responsible operations and will
maintain the order and ensure cleanliness of the project and its surroundings.

As such, the proposed project will not adversely affect the welfare of the pertinent community.

7. The granting of the application will not result in an undue concentration of premises
for the sale or dispensing for consideration of alcoholic beverages, including beer and
wine, in the area of the City involved, giving consideration to applicable State laws and
to the California Department of Alcoholic Beverage Control’s guidelines for undue
concentration; and also giving consideration to the number and proximity of these
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establishments within a one thousand foot radius of the site, the crime rate in the area
(especially those crimes involving public drunkenness, the illegal sale or use of
narcotics, drugs or alcohol, disturbing the peace and disorderly conduct), and whether
revocation or nuisance proceedings have been initiated for any use in the area.

According to the California Department of Alcoholic Beverage Control (ABC) licensing criteria,
four (4) on-site and two (2) off-site consumption licenses are allocated to the subject census
tract (Tract 2691.00). Currently, there are 16 on-site licenses and five (5) off-site licenses in
this census tract.

According to statistics provided by the Los Angeles Police Department’'s West Los Angeles
Division Vice Unit, within Crime Reporting District No. 857, a total of 168 crimes (139 Part |
Crimes and 29 Part Il Crimes) were reported in 2020, compared to the Citywide Average of
141 crimes and the High Crime Reporting District Average of 169 crimes for the same period.
In 2020, there were (2) Narcotics, (0) Liquor Law, (7) Public Drunkenness, (0) Disturbing the
Peace, (0) Disorderly Conduct, and (1) Driving While Influence (DWI) related arrests, and (8)
Other Offences. These numbers do not reflect the total number of arrests in the subject
reporting district over the accountable year. Arrests for this calendar year may reflect crimes
reported in previous years.

Concentration can be undue when the addition of a license will negatively impact a
neighborhood. However, concentration is not undue when the approval of a license provides
a public service and benefits the community. In this case, the granting of the application will
not result in undue concentration as the project will enable the provision of an additional
unique service and destination to complement the neighborhood. Although the number of
existing licenses exceeds the number allocated to the subject census tract, a higher number
of alcohol-serving establishments is to be expected in an area where a majority of the
community’s commercial services are concentrated (along Pico Boulevard). In active
commercial areas where there is a demand for licenses beyond the allocated number, the
ABC has recognized that high-activity retail and commercial centers are supported by
significant employee population, in addition to the increasing resident population base in the
area. The ABC has discretion to approve an application if there is evidence that normal
operations will not be contrary to public welfare and will not interfere with the quiet enjoyment
of property by residents. The project will provide a valuable amenity and a desirable service
for the immediate and surrounding neighborhood. Furthermore, the above statistics indicate
that the crime rate in the reporting district where the subject site is located is lower than the
High Crime Reporting District Average. No evidence has been submitted to the record linking
the subject site or use to the crime rates in the area. No comments from the community at-
large were received concerning the concentration of alcohol-serving establishments in the
area.

Conditions of approval have been imposed to minimize alcohol-related impacts on the
surrounding community and further conditions will be imposed by the Zoning Administrator
through the Main Plan Approval process that are specifically tailored to the future commercial
tenants. Additional conditions may be recommended to the Department of Alcoholic Beverage
Control for consideration when they issue licenses for future operators at this location.
Compliance with these conditions will help to safeguard the welfare of the community.
Allowing the sale of alcoholic beverages for on- and off-site consumption at the subject
location in conjunction with three (3) or more retail and restaurant establishments will benefit
the public welfare and convenience because successful restaurant businesses support the
economic vitality of the area.
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Therefore, as conditioned, the project will not result in an undue concentration of premises for
the sale or dispensing for consideration of alcoholic beverages, including beer and wine, in
the area of the City involved.

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

The project site is zoned for commercial uses and will be utilized as such through the proposed
mixed-use building. The following sensitive uses are located within a 600-foot radius of the
site:

Multi-family residential uses
Single-family residential uses

Consideration has been given to the distance of the subject establishment from the above-
referenced sensitive uses. The project site is located in a substantially urbanized and densely
developed neighborhood in West Los Angeles along a major commercial boulevard. While
there are residential uses within 600 feet of the subject site, there are no recreational areas,
parks, hospitals, schools, or churches within the study radius. The grant has been well-
conditioned, which will protect the health, safety, and welfare of the surrounding neighbors
and residents. The potential effects of excessive noise or disruptive behavior have been
considered and addressed by imposing conditions related to noise and loitering. Any further
mitigations or concerns will be considered during the Main Plan Approval process which is
required for future tenants to utilize this grant. The project is also consistent with the zoning
and in keeping with the existing uses adjacent to the development. Therefore, as conditioned,
the project will not detrimentally affect nearby residentially zoned communities or any other
sensitive uses in the area.

Environmental Findings

9. CEQA. The Department of City Planning determined that the project is exempt from CEQA
pursuant to CEQA Guidelines Section 15332, Class 32 and that there is no substantial
evidence demonstrating that an exception to a categorical exemption pursuant to CEQA
Guidelines, Section 15300.2 applies. As described in the Environmental Narrative, dated April
15, 2021, and attached to the Notice of Exemption for Case No. ENV-2020-0947-CE, the
project qualifies as an in-fill development under the Class 32 exemption.

The project is consistent with the applicable general plan land use designation and all
applicable general plan policies as well as with the applicable zoning designation and
regulations.

The subject property is located wholly within the West Los Angeles Community Plan Area
within the City of Los Angeles. The subject site consists of three (3) lots that total
approximately 17,604 square feet, or approximately 0.40 acres, in size. The project site is
substantially surrounded by urban uses and is not located near any areas designated for
farmland or agricultural uses. The neighborhood is fully built-out with a variety of multi-family
and commercial uses that are consistent with their General Plan land use designations and
zoning. Pico Boulevard is a heavily trafficked, major commercial corridor that is well-serviced
by public transit and various commercial uses and amenities.
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The project would not result in any significant effects related to traffic, noise, air quality, or
water quality.

A Transportation Assessment, dated October 2020, was prepared by Overland Traffic
Consultants, Inc. and was subsequently reviewed by the Los Angeles Department of
Transportation (LADOT) in a letter dated October 2, 2019, both of which are included
in the case file. The Transportation Assessment and LADOT review determined that
the implementation of the project would not result in any significant Vehicle Miles
Traveled (VMT) impact.

An Air Quality Impacts Assessment, dated December 10, 2020, was prepared by Terry
A. Hayes Associates Inc. for the proposed project indicating that the project will result
in less than significant impacts with regard to air quality.

A Noise and Vibration Impact Assessment, dated December 10, 2020, was prepared
by Terry A. Hayes Associates Inc. for the proposed project indicating that noise and
vibration impacts would be less than significant.

Construction and operational noise levels would not have a significant impact. Based
on a review of similar projects, the project would not create significant levels of
construction or operational emissions, nor toxic air contaminants. In addition, the
project would not result in significant impacts regarding water quality based on
required compliance with Regulatory Compliance Measures (RCM) governed by the
State Water Resources Control Board (SWRCB).

The project site is currently and will continue to be adequately served by all public utilities and
services. The proposed project is required to adhere to all applicable regulatory compliance
measures during construction, operation and maintenance of the proposed building.

10. Flood Insurance. The National Flood Insurance Program rate maps, which are a part of the
Flood Hazard Management Specific Plan adopted by the City Council by Ordinance No.
172,081, have been reviewed and it has been determined that this project is located in Zone
X, areas of minimal flood hazard.
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PUBLIC HEARING AND COMMUNICATIONS

A public hearing for Case No. CPC-2020-0946-DB-MCUP-HCA was held virtually by the Hearing
Officer on Tuesday, March 2, 2021, at 10:00 a.m. The purpose of the hearing was to receive
public testimony on behalf of the City Planning Commission as the decisionmaker of the case.

There were approximately 27 people in attendance, including the applicant’s representatives and
a representative from Council District 5. There were two (2) additional correspondences and 12
letters received outside of the public hearing. The testimonies and comments are summarized
below.

1. Daniel Skolnik, Council District 5 — Daniel S. attended the public hearing on behalf of
Council District 5 and expressed full support for the project. Daniel S. stated that their
office hopes the development of the project will go quickly as there is a high need for this
product.

2. South Robertson Neighborhood Council (SORO NC) — On October 23, 2020, staff
received a letter from Olga Lexell on behalf of the South Robertson Neighborhood Council
stating that at a duly-noticed meeting of the General Board on October 15, 2020, SORO
NC voted unanimously (13 yes / 0 no) to recommend that the applicant’s project be
approved. The letter stated that the majority of the board wholly supports this meaningful
and unique development opportunity, as do several members of the public who appeared
to comment during their meeting.

3. Dr. Michael Held — Dr. Held is the senior advisor for Cornerstone Housing for Adults with
Disabilities. Dr. Held stated that the project would be a unique and valuable asset for many
children who are desperately looking for housing for their parents. Dr. Held stated that the
design of the project has incorporated the community’s character and concerns.

4. Avi Ryzman — Avi R. lives less than one mile from the project site and thinks it will be an
immense benefit to the community as a stakeholder. Avi R. stated that it would be a great
addition on Pico Boulevard for his family and would also be a great service provided for
IDD adults. Avi R. stated that the Applicant has been very transparent and open with the
community.

5. Danny and Leah Hill — Danny and Leah H. stated that the project is vitally important to
the community and for families with developmentally challenged members which includes
their daughter. They stated that their daughter is semi-independent and has a close
relationship with ETTA. They stated that living with disabilities presents constant fear and
anxiety for parents in concern for their children. They expressed optimism for the following
features of the project: social interactions; possible employment opportunities; learning life
skills; flexibility of eating in their own unit or communally; and the dog run as therapy dogs
are very valuable.

6. Jennifer Savitsky — Jennifer S. is a board member with Cornerstone and has a daughter
with autism. Jennifer S. stated that they took great measures to integrate this project into
the community, and that this would be the first project of its kind in Los Angeles. Jennifer
S. stated that approval of this project would be groundbreaking and would benefit the City
with its high population so that parents can be close to their children.

7. Martin Liberman — Martin L. is a stakeholder in favor of the project. Martin L. stated that
there has been a need for this type of project to service those with families with special
needs, particularly those that are high functioning. Martin L. stated that there are many
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10.

11.

12.

13.

14.

special needs people who do not have the privilege of having help from their family or
other resources.

Cathy Gott — Cathy G. is a board member for Cornerstone and a mother of a child with
special needs. Cathy G. stated that there is a “crisis within a crisis” because of the fear of
children with special needs having to live without their parents’ help. Cathy G. stated that
she is grateful for the support from the community.

Mike Yuzon — Mike Y. inquired about whether any plans had been submitted.

Yehuda Clemente — Yehuda C. stated that they were excited about the project and that
it is very important. Yehuda C. expressed concern about parking and oversaturation as a
nearby property owner. Yehuda C. stated that they are worried about the request for
parking reduction and that this may not be the right location for the project.

Scott Jacobs — Scott J. is a resident that lives around the corner and a block away. Scott
J. stated that they understand that there’s high interest in this project, but expressed
opposition as a stakeholder because the project will be a monstrosity resulting in: removal
of residential views; increased traffic flow and parking issues; increased garbage;
increased homelessness; and danger for the orthodox community who can be targeted.

David Mayer — David M. contacted staff over the phone immediately after the public
hearing and stated that they are in support of the project. David M. stated that the project
will not add to congestion and will enhance Pico Boulevard.

Unnamed — An unnamed member of the public contacted staff over the phone before the
start of the public hearing and expressed concern and opposition to the project.

Written testimony was provided by the following:
a. Margaret Simons, Adynna Swarz, Rabbi Kalman Topp, Cathy and Jim Gott, Holly
and Terry Magady, Jennifer and Jay Novak, Jonathan Schwartz, Ernest and Frieda

Katz, Steve and Jennifer Savitsky, Eric and Hendel Schwartz, Shari C. Forsythe

b. The 11 letters received were in support of the project and can be found in their
entirety in Exhibit F.

In response to the oral testimonies at the public hearing and questions from Planning staff, the
applicant (Dana Sayles) responded with the following points:

The plans for the project were submitted through Planning and the Preliminary Zoning
Assessment was completed in accordance with Senate Bill 330 which initiated the plan
check process. The applicant is hoping to break ground by the end of the year and expects
about 20 months of construction, so anticipated completion would be around the year 2023
upon approval for the project.

Regarding the site’s parking and traffic impacts, the project is not traditional housing, and
most residents will not own vehicles or have driver’s licenses. The proposed units will not
be market rate housing so the cost for providing additional parking is significant if it will
not be used. Due to the nature of this project, the applicant is not eligible for many types
of government tax benefits and the project is 100 percent privately funded.



Case No. CPC-2020-0946-DB-MCUP-HCA P-3

e The provision of residential parking was based on projected demand and research. The
project will be a mixed-use building for shared uses rather than a destination site.
Nevertheless, there is a lot of commercial parking being provided.

e The project site is commercially zoned, and the project will not result in the displacement
of any residents. The IDD community needs to be integrated into the conversation.

e Landscaping will be provided through drought-tolerant and California native species.
Street trees will be provided as well to green up the sidewalk. The second-floor patio will
also be landscaped. The interior courtyard and rooftop have limited space for large
planters.

o The second-floor power lines have been considered by a Dry Utilities consultant. LADWP
requires a 15-foot radius for swing arms. Since the project provides a 19-foot setback, the
project will comply.

e The ground floor will include new street trees in accordance with requirements by the
Urban Forestry Division. The corner of the building at Pico and Glenville is set back slightly
with the intention of providing outdoor seating in the future.

e Outdoor furniture on the street has not yet been discussed but is something that can be
explored through use of a Revocable Permit if needed or desired by the community.
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EXHIBIT A

Plans
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PARKING REQUIRED

Residential Parking " Quantity /SF  Required Provided Total
(Option 1)
Studio 28 -
1 Bedroom 24 24 - -
2 Bedrooms 12 24 - -
Residential Parking (provided per 64 76 - -
Density Bonus Waiver)
Required Commerclal Parking
Restaurant Parking (2,500 SF / 100) 25
Retail Parking (7,000 SF / 200) £
|REQUIRED PARKING 0]
with 10% Bike Reduction per 12.21-A.4 (replace 5 car spaces w/ 4 bike spaces each = 20 8
|REQUIRED TOTAL PARKING 4]

Residential Parking Provided (per AB 2345)

REQUIRED BIKE PARKING

REQUIRED LONG TERM BIKE PARKING - RESIDENTIAL:

1-25 (1 space per unit) (25/1 = 25) 25
26-100 (1.5 space per unit) (64-25=39/ 1.5) 2
REQUIRED TOTAL LONG TERM F!KE PARKING - RESIDENTIAL: 51

REQUIRED SHORT TERM BIKE PARKING - RESIDENTIAL:

1-25 (1 space per 10 units) 25
26-100 (1 space per 15 units) 26
REQUIRED TOTAL SHORT TERM BIKE PARKING - RESIDENTIAL: 51

REQUIRED LONG & SHORT TERM BIKE PARKING - COMMERCIAL
Long Term : Retail Stores, General (1 per 2,000 sq.f) 5
Short Term: Retail Stores, General (1 per 2,000 8q.ft) 5

[PROVIDED TOTAL PARKING 7 il PROVIDED BIKE PARKING Rl
Provided - Residential ShortTerm  Long Term
REQUIRED ACCESSIBLE PARKING Upper Basement 52
Accessible Parking - Commercial (53 spaces / Table 11B-208.2) = 3 1 HC Van + 2 HC Standard  First Floor 5
REQUIRED EV PARKING [PROVIDED BIKE PARKING - RESIDENTIAL 5 52 |
EV Parking - Commercial (30% of total parking / 55 x 30%) = 17 17 EV Spaces
EVCS Parking - Commercial (10% of total parking / 55 x 10%) = 6 Provided - Commerclal Short Term Long Term
COMPACT STALLS MAX ALLOWED Upper Basement 5
Compact Stalls Allowed (55 X 40% = 22) 17 First Floor 5
First Floor 20 Bikes) 20
Provided Parking Standard  Compact HC EV [PROVIDED BIKE PARKING - COMMERCIAL 5 26 |
First Floor 1 2 1 0
Upper Basement 19 4 0 1
Lower Basement 2 3 1 1
Subtotal a2 2 2 2
[PROVIDED TOTAL PARKING 3

9224 PICO MIXED-USE
PROPERTY INFORMATION - SB1818
Site Address:

APN(s):

Allowable Density:

Ailowable FAR (LAMC):

Maximum Height (LAMC):

Maximum Height (SB1818 w/35% increase):
Transitional Height:

Groes Lot Area SF:

b calculate ity FAR Pre-Dedication
Site Dedications:

Power lines

8224 W Pico Biwd., LA, CA 80035

4308-004-007

TR 7580

None

8,9 10

None

CDS - Paul Koretz
South Robertscn

C41VLO
None

None

Tier 3

R4 (400 sfidu)
150

45

56 (45+11)
None

19,204
17,604
17,518

Comer cut

Power lines at Rear of Site

DENSITY

€2 (R4) Deneity

Base Density (By-Right)

Base Density (SB1818)
Increasa in Density with SB1818
Density Allowed (351818)
Density Proposed

1: 400

48 units
49 units

5%

67 units
64 units

FLOOR AREA - Residential or Mixed-Use

SETBACKS =L E ol
REQURED?ROPOSED

Redquired Setbacks: Front Yard (Glenville Dr) West oo 00
Side Yard® (Pico Biwd) North o0 o0

Side Yard® (Alley)™ South o0 150

Rear Yarg™ East 190" 00

*Side Yard - 5' + 1' every story over 2nd (@ Residential - increased for Power Lines 15)
“*Reer Yard - 15' + 1 every story over 3nd
*Per LAMC 12.22.A.18(c)(3)

*Pre-Decication Site Area + 1/2 Alley (Density calcs)
*Pre-Dedication & After Req. Setbacks (FAR calcs / C2 = no setbacks & no 1/2 alley)
Post Dedication Site Area (Comer cut)

AFFORDABLE UNITS T
Rent-Restricted Market-Rate

Affordable Units Provided - VLI 14% 8 56

SB1818 Incentives

Floor Area Ratio (LAMC) 1511 Base incentives:
Floor Area Ratio (SB1816) 34 1. Density (+35%)
Lot Area 17,604 st Addiional centies:
Lot Buildable Area 17,604 of 1. Building Height (450" + 40" = 89°-0) (OFF MENU) & 7 Stories in lieu of 3 maximum
Floor Area Allowed (SB1818) 52,312 sf 2. ORear Yard (OFF MENU)
Floor Area Proposed 88,081 st 3. FAR increase sbove 3.0 (OFF MENU)
FAR Allowed 3
FAR Proposed 367 1
BULDING FAR CALCULATIONS
Unit Type Quantity % Area SF
Studio ] 4% Residential Units %448
1 Bedoom + 1 Bath ) 38%  Commercia 9,440
2 Becroom + 1 Bath 12 19%  Residential Entry Lobby 970
Amentty at 2nd floor 9,560
Hallway et 2nd floor 1,820
Amenity at 4th to Tt fioor 32
Comidors 7247
Covered Outdoor Areas 1,864
[roTaL uniTs 64 100%]  [TOTAL PROPOSED FAR 69,081 3.87|
REQUIRED COMMON OPEN SPACE
unitSF Quantity  NetResSF Quantity SF/ Unit Total SF
Studio (A1) 4355F ] 12180 Studo ] 100 2,800
1 Bedroom (81) 508 SF 18 9,568 1 Bedroom % 100 2,400
1 Bedom (82) 52 SF 4 2208 2 Bedwoms 12 125 1,500
1 Becoom (B3) 635 SF 4 2540 Total Required 2 6,700
2 Bedoms (C1) 95 SF 4 3,780  (MAXRECREATION ROOM 25% OF TOTAL REQUIRED) 1875
2 Bedoms (C2) 899 SF 4 3,568
2 Bedrooms (C3) 980 SF 4 3,960
i DT T
AVG. 591 INTERIOR - Diring Rcom {Recrsation Room) 1,470
EXTERIOR - Terrace at 2nd Floor (Open to Sky) 2,110
EXTERIOR - Courtyard at 3rd Floor (Open to Sky) 1,140
EXTERICR - Roof Deck (Open to Sky) 1,080
PROVIDED TOTAL COMMON OPEN SPACE 6,700 ]

PROJECT DATA
THE VILLAGE MIXED USE

9224 PICO BOULEVARD, LOS ANGELES CA. 90035

ENTITLEMENT PACKAGE
DATE: 04/01/21
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GLENVILLE DRIVE
(MODIFIED LOCAL)

GLENVILLE DRIVE
(MODIFIED LOCAL)

WEST PICO BOULVARD

(MCDIFIED AVENUE )

COVERED
OUTDOOR AREA 6

SEVENTH FLOOR PLAN

WEST PICO BOULVARD

(MODIFIED AVENUE i)

—AMENITY (1,2&3)
190 X 3 (FLOORS) = 570 SF

—CORRIDOR

ALLEY

1,812 X 3 (FLOORS) = 5,436 SF
RESIDENTIAL UNITS

9,112 X 3 (FLOORS) = 27,336 SF
FOURTH THRU SIXTH FLOOR PLAN

—la
PL

GLENVILLE DRIVE

(MODIFIED LOCAL)

GLENVILLE DRIVE

(MODIFIED LOCAL)

WEST PICO BOULVARD

(MODIFIED AVENUE )

9,112 SF
xl __

THIRD FLOOR PLAN

WEST PICO BOULVARD

(MODIFIED AVENUE 1)

— RESIDENTIAL UNITS —COVERED L—CORRIDOR
OUTDOORAREA5  1,811SF
190SF .
ALLEY

IXXX
SLser ey o

iy
HALLWAY

SECOND FLOOR PLAN

i
h AMENITY
| 1,820 SF 9,560 SF
' ALLEY

PL

PL

PL

PC

ZONING CODE FLOOR AREA

THE VILLAGE MIXED USE

9224 PICO BOULEVARD, LOS ANGELES CA. 90035

ENTITLEMENT PACKAGE
DATE: 04/01/21

GLENVILLE DRIVE
(MODIFIED LOCAL)

[$224 PICO BLVD - UNIT SUMMARY.

NET RENTABLE SF FAR SF
TYPE QUANTITY SF TOTAL SF TOTAL
A1-{STUDIO) 28| 4% 435 12,180 421 1,788|
B1-{ONE BEDROOM ﬁl 25%) 59| 9,568 @' 9,264]
B2(ONE BEDROOM 4 6% 552 2,208 508| 2,024
B3{ONE BEDROOM, 3 6% 635 2,540 627] 2,508]

|

[CT-TWO BEDROOMS) 4 6% 945 3,780) 896 3,584,
[C2(TWO BEDROOMS) 3 6% 899 3,59 849 3,396
C3{(TWO BEDROOMS) 2 6%) 990 3,960, o71 3,884
TOTAL 64 100%] 37,832 36,448
COMMERCIAL 9,440
RESIDENTIAL ENTRY LOBBY_ 70|
AMENITY AT 2ND FLOOR 9,560
HALLWAY AT 2ND FLOOR 1,820
AMENITY AT 4TH TO 7TH =
(AMENITY 1, 2,38 4)
CORRIDORS 7,247
COVERED OUTDOOR AREAS
AT1ST, 3RD& 7TH (1, 2,3, 4, 1,864
5 8 6)
|‘m‘T‘AL_FAR'PROP&ED 8,081
LEGEND
B\\\\\\\ RETAIL CORRIDORS

H| RESIDENTIAL ENTRY LOBBY

///// 7| RESIDENTIAL UNITS 7740/} COVERED OUTDOOR AREA
COVERED COVERED
OUTDOORAREA1  WEST PICOBOULVARD | OUTDOOR AREA?2

woorED MK 210 SF

468 SF

RESIDENTIAL
970 SF

— ’i”{‘

COVERED
691 SF

OUTDOOR AREA 3

161 SF

ALLEY
ENTRY LOBBY QUTDOOR AREA 4

SCALE: 1/16"=1'-0"

[V S )

A(

32

]

OfC- 20-094L- D B~

My

9,440 SF

_—coverep FIRST FLOOR PLAN

'—COMMERCIAL

L

BN

64'

A 62.10

® @ » @
® ¢ JCC

) D }
0005 o ,

1657 alvira street second floor los angeles, ca 96035
tel. 323.954.9996
u-a-lab.com © 2016



(MODIFIED LOCAL)

GLENVILLE DRIVE

[COMiliON OPEN SPACE REQUIRED
TYPE QUANTITY SF TOTAL|
A1-{STUDIO) < 3 HABITABLE ROOM 28 100 2,800
B1-(ONE BEDROOM) ‘< 3 HABITABLE ROOM 16 100 1,600
B2-(ONE BEDROOM) < 3 HABITABLE ROOM 4 100 400
B3-(ONE BEDROOM) < 3 HABITABLE ROOM 4 100 400|
C1-(TWO BEDROOMS) = 3 HABITABLE ROOM 4 125 500
C2-(TWO BEDROOMS) = 3 HABITABLE ROOM 4 125 500
C3{TWO BEDROOMS) = 3 HABITABLE ROOM 4 125 500|
TOTAL 64 6,700
(MAX RECREATION ROOM 25% OF TOTAL REQUIRED) 1,675
INTERIOR - DINING ROOM (RECREATION ROOM) 1,470
EXTERIOR - TERRACE AT 2NDFLOOR (OPEN TO SKY} 2,110
EXTERIOR - COURTYARD AT 3RD FLOOR (OPEN TO SKY) 1,140
EXTERIOR - ROOF DECK (OPEN TO SKY) 1,980
TOTAL COMMON OPEN SPACE PROVIDED 8,700/
LEGEND
COMMON OPEN SPACE EXTERIOR
Ry COMMON OPEN SPACE INTERIOR
WEST PICO BOULVARD WEST PICO BOULVARD WEST PICO BOULVARD
(MODIFIED AVENUE ) (MODIFIED AVENUE ) (MODIFIED AVENUE 1)
= — —_ PL = - i — PL
[ ' | - |
it | i |
| w i w
! 2. | [ 2
2 o8 - o8
‘ = g = g
l; 7/ a8 - %« {Eti %
f//////f/ 7 ! i [ (e Iy ] i
! e ki 3 9 -
I | ° g o
| | ‘
" I | ] |
|
PL PL

ALLEY

SECOND FLOOR PLAN

SEVENTH FLOOR PLAN THIRD FLOOR PLAN

OPEN SPACE DIAGRAM e - D G2.20
THE VILLAGE MIXED USE

9224 PICO BOULEVARD, LOS ANGELES CA. 90035
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WEST PICO BOULEVARD
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ZiyF:

PROPOSED 7 - STORY MIXED-USE BUILDING
5 STORIES OF RESIDENTIAL OVER
COMMUNITY AREA AT SECOND FLOOR / OVER
COMMERCIAL AT GROUND FLOOR & 2
SUBTERRANEAN PARKING LEVELS

” s i & L LS

7 \— EXISTING 1 STORY COMMERCIAL
) BUILDING TO BE DEMOLISHED

UNDER SEPARATE PERMIT TO BE

ISSUED FIRST

Ry (E) SiGN
e
ﬁ E)uTLITY
™=
¢ *®
1 i
’ E

IEU*E@

4 PARKING SPACES
(2 STANDARD, 2 COMPACT)

AWAY FROM PERIMETER CF

400

177.11" -LOWEST POINT OFf GRADE 50 |

BULDING

25

H —

g PRM RETAL
z PAFKING AREA

(MODIFIED AVENUE 1)
M = s -, s % = - L Egtted
300 160-2
158-1"
PARKING METER
(E)TREE ! § |——— AREA RESERVED FOR FUTURE
| 3| TOREMAIN ———  (E) TRAFFIC SIGNAL. (E) TRAFFIC SIGNAL RETAIL SHORT TERM BIKE SCOOTER PARKING
g e PARKING (5 SPACES)
) PULL BOX i ' :
- T\ ¥ Torewaw % :
=== e i =6 . S
, @ \8 3 = E_.j ‘5’-
1 - B eI o e i P -
o 7 % e Ve e i v o e

176"

9224 PiICO MIXED-USE

[PROPERTY INFORMATION - $81818. s =g

Site Address: 9224 W Pico BM,, LA, CA 0038

APNGY 4308.004-007

Troct TR7580

Biock None

Lot 89,10

A None

‘Council District: CD5 - Paul Koretz

Neighborhood Counc: ‘South Robertson

Zoning. [y REQUREDROPOSED
Speciic Plan Arsa: Nene Required Setbacks: Front Yard (Gleméle Dr) Wt oo oo
c20: Nere Side Yard" (Pleo B North o oo
To¢: Ter3 Skde Yare" (Aley)~ Souih or 15
Allowabie Censiy: R4 (400 e0u) R Yard™ et 1o 0o
Aowabe FAR (LAMCK 150

Maximum Helght (LAMCE « *Side Yard - 6 + 1" svary story over 2nd (@@ Reskdential - ncressed for Power Lines 18)

Maximum Height (SB1818 w35% increass): 58 (45+11) “Rew Yard - 15 + 1" every story over 3

Transitional Height: None: “Per LAMC 12.22.A 18(ck3)

Gross Lot Area SF: 19204

Buidable Area SF: 17,604

Net Lot Area 8F: 17,519

Sita Cadcations; Comercut

Power lines. Powar lines ot Rear of Site.

*Pre-Dedication Ste Area + /2 Aley (Denelty calcs)
“PreDedication & Ater Req, Setbacks (FAR calcs / C2 = 1o selbacks & 1o 172 atey)
Post Dedication Site Area (Comer cut)

AFFORDABLE UNITS

C2 (M) Donstty 1: 400 Rentfestricted Markot-Rate

Base Dansily (By-Right) 48 units Aflordable Units Provided - VLI 14% L] 58

Base Denslty (3B1818) 40 unts

Vcresse in Denaly wih S81218 ELS

Density Aliowsd (SB1818) o7 unis

Oensity Propossd 4 unin

Fioor Area Rafio (LAMC) 1501 Base Incanthes: .

Fioor Area Ratlo (SB1818) 3 1. Density (+36%)

Lot Ares 17,604 of Addtional incantives:

Lot Bulidabie Arca 17,604 of 1. Buikiing Height (450" + 44'0" = 88-0") (OFF MENU) & 7 Stories in lieu of 3 maximum

Floor Area Aflowed (SB1318) 5282 of 2. 0 Rear Yard (OFF MENU)

Floor Ares Proposed 08,081 sf 3. FAR incresse abowe 3.0 (OFF MENU)

FAR Atowsd 3

FAR Proposed 287 1

BUILDING FAR CALCULATIONS

Unit Type Quartty % Ama sF

Studo s 44%  Residentiel Unks sau8

1 Becroom + 1 Bath u 8k Cammercial 9,440

2Becroom + 1 Batn 2 19%  Residential Entry Lobby o
AmenRy at 2nd fioor 9,900
Halwary at 2nd fioor 1,820
Amanity st 4h to Tth floor 2
Comiders 7207
Coron Outdoor Aniss 1,804

[ForacweTs & o%| [ToTAL PROPOSED FAR W ae7]

RESIDENTIAL NRSF SUMMAR

Studo (A1)
1 Bocroom (B1)
1 Becroom (B2)
1 Bocroom B3)
2Becrooms (C1)
2Becrooma (C2)

4
.
.
p
[T w
\WVG.

PARKING REQUIRED

Residential Parking Quantity / SF  Required Provided
Option 1)

Studo 2
1 Becroom u
2 Becrooms 12
Residental Parking (movded per “
Dena2y Borus Waheo

Required Commercial Parking

Restaurant Parking (2,500 SF / 100)

Ratait Parking (7,000 SF / 200)

LR ]

Total

(U PARRNG

18l & &

PLOT PLAN

" THE VILLAGE MIXED USE

9224 PICO BOULEVARD, LOS ANGELES CA. 90035

ENTITLEMENT PACKAGE
DATE: 04/01/21

with 10% Bike Reduction por 1221-A4 (roplace S car spaces wl 4 blke spaces sxch =20

[REcuIRED ToTAL PARKING

Rosidential Parking Provdsd (per AB 2345)

oltie

PROVIDED TOTAL PARKING

&)

REQUIRED ACCESSIBLE PARKING
Accessibis Perking - Commercial (55 spaces / Table 518-208.2) = 3

1 HC Van + 2 HC Standerd

REQUIRED EV PARKING

EV Parking - Commercial (30% of tolal parking / 55 x 30%) = 17
[EVCS Parking - Commercial (10% of total parking / 55 x 10%) = 8

1TEV Speces

COMPACT STALLS MAX ALLOWED
Compact Stalts Allowed (S5 X 40% = 22)

Provided Parking Stunderd  Compact

Upper Sasement 19

HC
Fist Ficor 1 2 1
a ]
Lower Basement 2 3 1
Subtotal 42 i 2

[PROVIDED TOTAL PARKING

g|n|- - o2

SCALE: 3/32" = 1'-0"

_ I REQUIRED COMMON OPEN SPACE

N Quartiy

S# Unit Total $F
Studio 2 100 2,800
1 Bedroom 2 100 2400
2 Bedrooms 2 125 1,500
Tota! Required “ .70
(MAX RECREATION ROOM 25% OF TOTAL REQUIRED) 1678
PROVIDED COMMON OPEN SPACE

INTERIOR - Dining Room (Recreation Room) 470
EXTERIOR - Terroce at 2nd Fioor (Ope 1o Sky) 210
EXTERIOR - Courtyard at 3rd Floor (Opan to Sky) 1,140
'EXTERICR - Roof Deck (Open to Sky) 4,980
U (40 TOTAL OCMIMCH ORI SFACEY s S ox, e o0y
LONG TERM :
1-25 (1 space per unil) (25 /1 = 25) 2
26-100{1.5 space per unk) (64-25=30 / 1.5) 28
REQUIRED TOTAL LONG TERM BIKE PARKING - RESIDENTIAL: 5

REGUIRED SHORT TERM BIKE PARKING - RESIDENTIAL:

125 (1 space per 10 urits) 25

26400 (1 space per 15units) 28

REQUIRED : X
a TERM BIKE

Long Term : Retall Storss, Genaral (1 per 2,000 sq.8) 5

‘Short Term: Rets Steres, Ganersl (1 por 2,000 3.) 5

PROVIDED BIKE PARKING 3

Provided - Residential ShotTerm  Long Term
Upper Basement 52
Fit Floor

[PROVIOED GIKE PARIING - RESIDENTIAL : =

ShotTern  Long Term

Provided - Commercial

Upper Bassment 5
First Ficor 5

Fiest Floor (Replacement 20 Bikes) 2
[vanm BIKE PARKING - COMMERCIAL L %

N

0 g 16'

@©  A0.01

® ® »# @

~
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(MODIFIED LOCAL)
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THE VILLAGE MIXED USE

9224 PICO BOULEVARD, LOS ANGELES CA. 90035

ENTITLEMENT PACKAGE
DATE: 04/01/21

T e |

TERRACE

OUTDOOR
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