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1111-1115 West Sunset Boulevard

The 1111 Sunset Project (Project) is a multi-building, mixed use development with up to
1,019,034 square feet of new floor area on an approximate 6.19 acre site, however only up
to a maximum of 994,982 square feet would be habitable floor area as the Project design
includes approximately 24,052 square feet of outdoor unenclosed floor area beneath the
Project towers created by the pedestal design that would not be utilized as habitable floor
area. The Project proposes two development scenarios: The Mixed Use Development
Scenario and the No-Hotel Development Scenario. Under the Mixed Use Development
Scenario, up to 737 residential units (including up to 76 Very Low Income units), 180 hotel
guest rooms, 48,000 square feet of office, and 95,000 square feet of general commercial
floor area would be constructed. Under the No Hotel Development Scenario, up to 827
residential units (including up to 76 Very Low Income units), 48,000 square feet of office,
and 95,000 square feet of general commercial floor area would be constructed. The
additional 90 residential units (under the No-Hotel Development Scenario) would replace
the 180 hotel guest rooms proposed under the Mixed Use Development Scenario and
would be located in the same building. Under either scenario, the proposed uses would be
built within four primary structures above a screened six-level parking podium, which would
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REQUESTED
ACTIONS:

be partially below grade and partially above grade, including two residential towers (Tower
A and Tower B), a hotel/residential tower (the Sunset Building), and a commercial building
that could include office, retail, restaurant, and parking uses (the Courtyard Building).
Separate from the four primary structures, three low-rise, non-residential structures would
be oriented towards Sunset Boulevard and Beaudry Avenue. In addition, a portion of the
proposed residential uses would be located in low-rise residential buildings (not part of
Tower A and B) dispersed throughout the eastern and southern portions of the Project Site
around the base of Towers A and B. The existing Elysian apartment building, which is
located on the Project Site, would remain, is not part of the Project and its surface parking
will be relocated with a newly constructed parking facility. The Project also includes the
removal of four existing vacant buildings comprising approximately 114,600 square feet of
floor area.

ENV-2018-177-EIR

1. Pursuant to Section 21082.1(c)(3) of the California Public Resources Code (PRC),
the consideration and certification of the Environmental Impact Report (EIR), ENV-
2018-177-EIR, SCH No. 2018051043, for the above-referenced project, and
adoption of the Statement of Overriding Considerations setting forth the reason and
benefits of adopting the EIR with full knowledge that significant impacts may remain.

2. Pursuant to Section 21081.6 of the California PRC, the adoption of the proposed
Mitigation Measures and Mitigation Monitoring Program.

3. Pursuant to Section 21081 of the California PRC, the adoption of the required
Findings for the certification of the EIR.
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4. Pursuant to Los Angeles Municipal (LAMC) Section 12.22 A.25, a Density Bonus
Compliance Review, reserving at least 11 percent of the Project’s base density units
for Very Low Income households for a period of 55 years, seeking the following
incentives and waiver:

a. an Off-Menu Incentive to allow for a portion of over-dedicated public-right-away
areas along Sunset Boulevard and Beaudry Avenue (approximately 3,373
square feet) to be counted towards the Site’s lot area and permitted density;

b. an Off-Menu Incentive to permit an approximately 40 percent increase in the
maximum allowable floor area ratio (FAR) from 3:1 to 4.19:1, for a total of
1,129,370 square feet, of which 110,336 square feet is allotted to the existing
Elysian apartment building; and

c. a Waiver of Development Standards to permit a zero-foot building separation
between the Elysian Parking Garage building and the 1111 Sunset Project, in
lieu of the 114 foot building separation as required by LAMC Section 12.21
C.2(a).

5. Pursuant to LAMC Section 12.32 R, a Building Line Removal of a variable building
line along Beaudry Avenue, established under Ordinance No. 101,106.

6. Pursuant to LAMC Section 12.24 T and 12.24 W.24, a Vesting Conditional Use
Permit to allow a hotel use within 500 feet of a R Zone (for the Mixed Use
Development Scenario).
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7.

10.

Pursuant to LAMC 12.24 U.14, a Conditional Use Permit for a Major Development
Project for the construction of 100,000 square feet or more of non-residential floor
area (for the Mixed Use Development Scenario or No-Hotel Development Scenario)
of nonresidential floor area and up to 180 hotel guest rooms (for the Mixed Use
Development Scenario) in the C2 Zone.

Pursuant to LAMC Section 12.24 W.1, a Main Conditional Use Permit for the sale
or dispensing of alcoholic beverages for on-site and off-site consumption within 13
commercial establishments (for the Mixed Use Development Scenario or No-Hotel
Development Scenario) and the hotel with one or more operators (for the Mixed
Use Development Scenario).

Pursuant to LAMC Section 12.21 G.3, a Director’s Decision to permit 262 trees in
lieu of the 293 trees (for the Mixed Use Development Scenario) and 262 trees in
lieu of the 315 trees (for the No-Hotel Development Scenario).

Pursuant to LAMC Section 16.05, Site Plan Review for a development that results
in an increase of 50 or more dwelling units and/or hotel guest rooms and over
50,000 square feet of commercial floor area.

RECOMMENDED ENV-2018-177-EIR

ACTIONS:

If the City Planning Commission denies the appeal of the Vesting Tentative Tract Map
(VTT-80315-1A) and sustains the actions of the Advisory Agency:

1.

Find, based on the independent judgment of the decision-maker, after
consideration of the whole of the administrative record, the project was assessed
in the 1111 Sunset Project EIR, which includes the Draft EIR, ENV-2018-177-EIR
(State Clearinghouse House No. 2018051043), dated March, 2021, the Final EIR,
dated November 2021, and the Errata dated December 2021 and January 2022,
that will have been considered by the City Planning Commission prior to this case;
and pursuant to CEQA Guidelines, Sections 15162 and 15164, no subsequent EIR
or addendum is required for approval of the Project.
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2.

Approve a Density Bonus Compliance Review, reserving at least 11 percent of the
Project’s base density units for Very Low-Income households, for a period of 55
years, seeking the following incentives and waiver:

a. an Off-Menu Incentive to allow for a portion of over-dedicated public-right-away
areas along Sunset Boulevard and Beaudry Avenue (approximately 3,373
square feet) to be counted towards the Site’s lot area and permitted density;

b. an Off-Menu Incentive to permit an approximately 40 percent increase in the
maximum allowable floor area ratio (FAR) from 3:1 to 4.19:1, for a total of
1,129,370 square feet, of which 110,336 square feet is allotted to the existing
Elysian apartment building; and

c. A Waiver of Development Standards to permit a zero-foot building separation
between the Elysian Parking Garage building and the 1111 Sunset Project, in
lieu of the 114 foot building separation as required by LAMC Section 12.21
C.2(a).
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9.

Recommend that the Mayor and City Council approve a Building Line Removal of
a variable building line along Beaudry Avenue, established under Ordinance No.
101,106.

Approve a Vesting Conditional Use Permit to allow a hotel use within 500 feet of a
R Zone (for the Mixed Use Development Scenario).

Dismiss a Conditional Use Permit for a Major Development Project for the
construction of 100,000 square feet or more (for the Mixed Use Development
Scenario or No-Hotel Development Scenario) of nonresidential floor area and up to
180 hotel guests rooms (for the Mixed Use Development Scenario) in the C2 Zone.

Approve a Main Conditional Use Permit for the sale or dispensing of alcoholic
beverages for on-site and off-site consumption within 13 commercial
establishments (for the Mixed Use Development Scenario and No-Hotel
Development Scenario) and the hotel with one or more operators for the hotel (for
the Mixed Use Development Scenario).

Approve a Director’s Decision to permit 262 trees in lieu of the 293 trees for the
Mixed Use Development Scenario and 262 trees in lieu of the 315 trees for the No-
Hotel Development Scenario.

Approve a Site Plan Review for a development that results in an increase of 50 or
more dwelling units and/or hotel guest rooms and over 50,000 square feet of
commercial floor area.

Adopt the Conditions of Approval.

10. Adopt the attached Findings.

VINCENT P. BERTONI, AICP

Director of Planning

[ ’/’ ) }\_7 %
k/f/r“k,\&é”txtéw’ i &(/M(/ZM———-'

Milena Zasadzien
Senior City Planner

Kathleen King
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 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 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 1111 Sunset Project (Project) is a multi-building, mixed use development generally bounded
by White Knoll Drive to the north, Alpine Street to the east, Beaudry Avenue to the south, and
Sunset Boulevard to the west. The Project Site is comprised of the 1111 Sunset Boulevard lot
and an airspace lot at 1115 Sunset Boulevard.. The oval shaped Site is currently developed with
five buildings, four of which are vacant and would be demolished to allow for construction of the
Project. The fifth building, the Elysian apartment building (located 1115 Sunset Boulevard), is
located on the Project Site, would remain, but is not part of the development Project.

On January 7, 2022 the Advisory Agency certified the 1111 Sunset Project EIR and approved
Vesting Tentative Tract Map No. 80315 to allow for the merger and resubdivision of an
approximately six-acre Site into one master lot and 17 airspace lots, including merging portions
of Beaudry Street and the Beaudry Triangle, and a haul route for the export of up to 472,000 cubic
yards of soil. The decision of the Advisory Agency was subsequently appealed and is pending
decision by the City Planning Commission concurrent with the subject case.

Rendering of 1111 Sunset Project - View Looking Southwest

The Project proposes two development scenarios: The Mixed Use Development Scenario and
the No-Hotel Development Scenario. Under the Mixed Use Development Scenario, up to 737
residential units (including up to 76 Very Low Income units), 180 hotel guest rooms, 48,000 square
feet of office, and 95,000 square feet of general commercial floor area would be constructed.
Under the No Hotel Development Scenario, up to 827 residential units (including up to 76 Very
Low Income units), 48,000 square feet of office, and 95,000 square feet of general commercial
floor area would be constructed. The additional 90 residential units (under the No-Hotel
Development Scenario) would replace the 180 hotel guest rooms proposed under the Mixed Use
Development Scenario and would be located in the same building. Under either scenario, the
proposed uses would be built within four primary structures above a screened six-level parking
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podium, which would be partially below grade and partially above grade, including two residential
towers (Tower A and Tower B), a hotel/residential tower (the Sunset Building), and a commercial
building that could include office, retail, restaurant, and parking uses (the Courtyard Building).
Separate from the four primary structures, three low-rise, non-residential structures would be
oriented towards Sunset Boulevard and Beaudry Avenue. In addition, a portion of the proposed
residential uses would be located in low-rise residential buildings (not part of Tower A and B)
dispersed throughout the eastern and southern portions of the Project Site around the base of
Towers A and B. The existing Elysian apartment building, which is located on the Project Site but
not part of the development Project, would remain, and its surface parking will be relocated with
a newly constructed parking structure. The Project also includes the removal of four existing
vacant buildings comprising approximately 114,600 square feet of floor area.

BACKGROUND
Location and Setting

The Project Site is an oval shaped lot totaling 262,437 square feet, prior to the approved merger
in conjunction with the Vesting Tentative Tract Map No. 80315, and 269,535 square feet after the
merger. Under the Vesting Tentative Tract Map, the Deputy Advisory Agency approved a 7,098
square-foot merger which would allow for the 3,808 square-foot Beaudry Triangle (a triangular
paved island) and a 3,290 square-foot portion of Sunset Boulevard and Beaudry Avenue fronting
along the Site’s southern boundary to be merged with the approximately six-acre Site. The Project
Site is comprised of the 1111 Sunset Boulevard lot and an airspace lot at 1115 Sunset Boulevard,
although the air space lot (1115 Sunset Boulevard, the Elysian apartment building), is not part of
the development Project. The Project Site is generally bounded by White Knoll Drive to the north,
Alpine Street to the east, Beaudry Avenue to the south, and Sunset Boulevard to the west. The
Project Site is located within the most northwest section of Central City North Community Plan
area, northeast of Downtown Los Angeles and northwest of Chinatown. The surrounding area is
developed with a mix of residential and commercial uses.

Project Site
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Project Site Characteristics

The Project Site slopes downward from the highest elevation at the northern portion on White
Knoll Drive to the lowest elevation on Beaudry Avenue with a grade change of approximately 51
feet. The Project Site is not located within a Very High Fire Severity Zone, Flood Zone, or Alquist-
Priolo Fault Zone. It should be noted that the Site is located within a hillside area and Special
Grading Area (BOE Basic Grid Map A-13372), City Qil Field (based on California Geologic Energy
Management Division’s (CalGEM) records there is a reasonable basis to assume the presence
of six oil wells along the southern and eastern Site boundary), and a Methane Zone.

Unmaintained landscaping, including a variety of trees, are dispersed throughout the Project Site.
A total of 104 non-protected trees, of which 50 percent are palms, and one Protected Coastal Live
Oak tree are located on the Site. There are 40 trees located within the public right-of-way along
the Site’s parkway, none of which are protected trees as defined by the LAMC.

Existing Development

The approximate 6.19-acre Project Site is comprised of the 1111 Sunset Boulevard lot (which
includes a 7,098 square-foot portion along Beaudry Avenue and the Beaudry Triangle which was
merged to become part of the 1111 Sunset Boulevard lot under Case No. VTT-80315) and the
1115 Sunset Boulevard air space lot. The Project Site is currently improved with five buildings
that comprise approximately 224,936 square feet of floor area and range in height from three to
nine stories. Four of the five buildings are vacant and would be demolished, along with the surface
parking and circulation areas to allow for the construction of the Project. The remaining building,
the 110,336 square-foot Elysian apartment building, would not be demolished, is not part of the
development Project, but is located on the Project Site.

The Metropolitan Water District (MWD) headquarters was located on the Project Site from 1963
to 1993 and four of the five buildings were constructed between 1963 and 1973 for MWD. In 1994,
the Holy Hill Community Church took ownership of the Site and a fifth building was constructed in
1998. During this time, the building which is currently the Elysian apartment building, remained
vacant and the Holy Hill Community Church subdivided the Site, creating a separate airspace lot
(1115 Sunset Boulevard) that encompassed the building that would become the Elysian
apartment building. In 2011 the Holy Hill Community Church sold the 1115 Sunset Boulevard
airspace lot and declared bankruptcy in 2014. Since that time, four of the five existing buildings
have remained vacant, while the building located on the 1115 Sunset Boulevard airspace lot, was
rehabilitated and is now occupied by the Elysian apartment building and a ground floor restaurant.



CPC-2018-176-DB-BL-VCU-CU-MCUP-DD-SPR A-5

. P i - -"._ —~ - .
ek b s e
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Northeasterly view of the Site acros Sue I::I. at the

Nor‘thearly view of the Site across Sunset Blvd. at the
intersection of Sunset Blvd. and Bellevue Ave. intersection of Sunset Blvd. and Bellevue Ave.

Existing Views of the Project Site

The fifth structure, the Elysian apartment building, is located on the northern portion of the Site,
and is comprised of 96 live work units, a 1,110 square-foot ground floor restaurant, and
approximately 20 vehicle parking spaces. On June 16, 2000, the Advisory Agency approved
Parcel Map No. 1999-3180 which created a single airspace lot (1115 Sunset Boulevard) within
the larger ground lot (1111 Sunset Boulevard). The Elysian apartment building is located on the
airspace lot and under a separate ownership. In a series of actions' between 2008 and 2013, the
City approved the conversion of the office tower into 96 live work units through the Adaptive Reuse
Ordinance. The office tower is now referred to as the Elysian apartment building, which as stated
previously, is not part of the development Project and remains under the control of a separate
entity. There are a series of recorded easements and other agreements between the owner of
the Elysian apartment building’s airspace lot and the Applicant which define and control the
relationship between the entities and the properties. Currently, the Elysian apartment building’s
168 vehicle parking spaces are provided in a surface parking lot located on the 1111 Sunset
Boulevard ground lot. If approved, the Project would relocate the surface parking spaces to a new
parking structure, the Elysian parking structure, located within the Project Site.

As the Elysian apartment building gained its development rights from the Project’s ground lot the
Elysian apartment building’s density (96 live work units) and floor area (110,336 square feet) must
be deducted from the Site’s development potential.

" Case No. ZA-2004-1323-ZAD and related cases including appeals and Plan Approvals.
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o
View of the Project Site and the Elysian Apartment Building from Sunset
Boulevard

Non‘heaster

Existing Land Use and Zoning

The Central City North Community Plan designates the Project Site for General Commercial land
uses with corresponding zones of C1.5, C2, C4, RAS3, and RAS4. The Project Site is zoned C2-
2D (Commercial Zone, Height District 2 with a Development Limitation). The C2 Zone allows for
a wide variety of land uses, including retail stores, offices, theaters, hotels, and permits any land
use permitted in the C1.5, C1, R3, and R4 Zones, including multiple residential uses. Height
District 2 allows a 6:1 FAR, with no height limit in conjunction with the C2 Zone. However, the
Project Site is subject to a D Limitation, pursuant to Ordinance No. 174,327, and Footnote 4 of
the Central City North Community Plan which restricts the Site to a 3:1 FAR. The permitted density
within the Project Site is one dwelling unit per 400 square feet of lot area or one guest room per
200 square feet of lot area. Pursuant to a Los Angeles Department of Building and Safety
(LADBS) Yard Determination dated November 2, 2017, the Site only includes front yards; and no
setbacks are required for front yards located in the C2 Zone.

Surrounding Uses

The surrounding area is characterized by commercial uses including auto body repair shops,
motels, small retailers, and convenience stores, surface parking lots, and single and multi-family
residential developments that vary in building style and period of construction.

North: To the north of the Project Site across White Knoll Drive are two-story multi-family
residential uses and a one-story auto body repair shop. The multi-family residential structures are
designated for General Commercial, Medium Residential, and Low Medium |l Residential land
uses and are within the C2-1VL, [Q]R3-1VL, and RD1.5-1 Zones. The auto body repair shop is
designated for General Commercial and is within the C2-1VL Zone.

East: To the east of the Project Site across Alpine Street are one to three-story multi-family
residential and single-family uses. These properties are designated for Medium Residential land
uses and are within the R3-1 Zone.
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South: To the south of the Project Site across Beaudry Avenue are structured and surface parking
and one to two-story commercial uses. These properties are designated for General Commercial
land uses within the C1-1, C2-2D, and R4P-1.

West: To the west of the Project Site across West Sunset Boulevard are one-story commercial
uses with surface parking. The commercial uses are designated for General Commercial and are
within the C2-1VL Zone.

Streets and Circulation

West Sunset Boulevard, adjoining the Project Site to the west, is a designated Avenue | per the
Mobility Plan 2035 requiring a right-of-way width of 100 feet and a roadway width of 70 feet along
the Project Site frontage. A 3-foot wide public sidewalk easement will be provided along Sunset
Boulevard adjoining the tract to complete a 15-foot wide sidewalk area. It is a two-way street
providing two travel lanes each in the eastbound and westbound directions with a center left turn
lane. On-street parking is generally available on both sides of the street. The curb lanes, when
available, are restricted to transit bus service, (including the Dodger Stadium Express shuttle to
and from Union Station and the South Bay area on gamedays). Sunset Boulevard is improved
with a paved roadway, concrete curb, gutter, and sidewalk. This section of Sunset Boulevard is
identified as being in the City’s High-Injury Network, Transit Enhanced Network, Bicycle
Enhanced Network, and Pedestrian Enhanced Network.

North White Knoll Drive, adjoining the Project Site to the north, is a designated Collector Street
per the Mobility Plan 2035 requiring a right-of-way width of 66 feet and a roadway width of 40 feet
along the Project Site frontage. A 5-foot wide public sidewalk easement will be provided along
White Knoll Drive adjoining the subdivision to allow for a construction of full-width concrete
sidewalk except at portions of proposed Airspace Lot 2 and 3. It is a two-way street providing one
travel lane each in the northbound and southbound direction. On-street parking is generally
available on both sides of the street. White Knoll Drive is improved with a paved roadway,
concrete curb, gutter, and sidewalk.

West Alpine Street, adjoining the Project Site to the east, is a designated Collector Street per the
Mobility Plan 2035 requiring a right-of-way width of 66 feet and a roadway width of 40 feet along
the Project Site frontage. A 5-foot wide public sidewalk easement will be provided along Alpine
Street adjoining the tract to complete a 13-foot wide sidewalk area. It is a two-way street providing
one travel lane each in the northbound and southbound direction. On-street parking is generally
available on both sides of the street. Alpine Street is improved with sidewalks, curbs, and gutters.
Alpine Street is identified as being in the City’s Neighborhood Enhanced Network and High-Injury
Network between Broadway and Alameda Street.

North Beaudry Avenue, adjoining the Project Site to the south, is a designated Collector Street
per the Mobility Plan 2035 requiring a right-of-way width of 66 feet and a roadway width of 40 feet
along the Project Site frontage. A portion of excess right of way that is 13-feet measured from
existing curb face of Beaudry Avenue, and the portion of excess right of way that is 13-feet
measured from the proposed new curb face along Beaudry Avenue will be merged with the
property and includes the removal of the existing traffic island and realignment of the curb line at
the intersection of Beaudry Avenue and Sunset Boulevard, approved per the City of Los Angeles
Department of Transportation (LADOT) conceptual plan dated November 18, 2021. It is a two-
way street providing one travel lane each in the northbound and southbound direction. On-street
parking is generally available on both sides of the street. Beaudry Avenue is improved with
sidewalks, curbs, and gutters. Beaudry Avenue is is identified as being in the City’s Pedestrian
Enhanced Network south of Sunset Boulevard.
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Freeway Access and Public Transit

Primary regional access to the Site is provided by State Route 110 (SR-110), which runs in a
northeast-southwest direction southeast of the Site and the Hollywood Freeway (US-101), which
runs northwest-southeast direction southwest of the Site. Additionally, the Project Site is well-
served by a network of regional transportation facilities. Various public transit stops, operated by
Los Angeles County Metropolitan Transportation Authority (Metro) and LADOT, are located in
close proximity to the Project Site with the closest Metro bus stop located at Sunset Boulevard
and Beaudry Avenue. The nearest Metro Station is the Metro L (formerly Gold Line) Chinatown
Station is located approximately 0.8 miles southeast of the Project Site. Bus transit access is
provided along a number of Metro and LADOT bus routes, with multiple stops located within one
block of the Project Site. These bus routes include Metro Rapid Line 704, Metro Local Lines 2, 4,
10, 48, 55, and 92, Metro Limited Lines 302 and 355, LADOT Downtown Area Short Hop (DASH)
Lincoln Heights/Chinatown and DASH Pico Union/Echo Park.

Bicycle Infrastructure

The City’s 2010 Bicycle Plan (Bicycle Plan), identifies the City’s vision for a more integrated
bicycle network throughout the City, including within the Project vicinity. According to the Bicycle
Plan, bicycle lanes are proposed adjacent to the Site along Sunset Boulevard.

Land Use Policies

The Project Site is located within the Central City North Community Plan area, Freeway Adjacent
Advisory Zone, and former Los Angeles State Enterprise Zone.

General Plan Framework

The City of Los Angeles General Plan Framework Long Range Land Use Diagram generally
identifies the Project Site as located along a Mixed-Use Boulevard (Sunset Boulevard), and as
such, provides a connection between Neighborhood Districts, Community Centers, Regional
Centers, and Downtown Centers. Mixed-use developments are encouraged along Mixed-Use
Boulevards with a range of FAR from 1.5:1 to 4:1 and are characterized by three to six story
mixed-use buildings between centers and taller buildings within Community, Regional, and
Downtown centers.

Central City North Community Plan and Downtown Community Plan Update

The Central City North Community Plan designates the Project Site as General Commercial.
According to the Community Plan, corresponding zones for the General Commercial designation
include C1.5 (Limited Commercial), C2 (General Commercial), C4 (General Commercial-retail,
including residential), and RAS3 and RAS4 (Residential Accessory, including limited ground floor
commercial). The existing C2 zoning is consistent with this designation.

On September 23, 2021, the City Planning Commission recommended approval of the Downtown
Community Plan (DTLA 2040). DTLA 2040 is now awaiting adoption from City Council. The
purpose of the DTLA 2040 Plan is to develop and implement a future vision for Downtown Los
Angeles that supports and sustains ongoing revitalization while thoughtfully accommodating
projected future growth. As Downtown has been a rapidly changing setting within the City, it
supports a collection of economic opportunities and entrepreneurship, people, culture, and distinct
neighborhoods, and sits at the center of the regional transportation network.
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DTLA 2040 identifies the Project Site with a land use designation of Community Center, which
are areas intended to promote “vibrant places of activity typically located along commercial
corridors, in concentrated nodes, or adjacent to major transit hubs.” Community Center Zones
allow for a FAR range of 3:1 to 8.5:1 and include space for “commercial, residential, institutional
facilities, cultural and entertainment facilities, and neighborhood-serving uses.” Under DTLA 2040
the Site’s zoning would be comprised of the following form-frontage-development standards-use
district-and density: DM1- (Moderate Rise Medium 1) G1- (General 1) 5- (District 5) CX2-
(Commercial Mixed 2) FA- (Floor Area) CPIO.

The Site’s Form District, DM1 would not impose a maximum height and would permit a maximum
FAR of 3.0:1, with a maximum Bonus FAR of 8.0:1. Bonus FAR is available to applicants that
provide additional incentives such as affordable housing, publicly accessible open space,
community facilities, and historic preservation. The Site’s Density District, FA, is an abbreviation
for Floor Area, indicating that floor area is the only limit to density in this district and the minimum
lot area per dwelling unit is zero feet. As the Project would prioritize the pedestrian experience,
provide commercial and residential uses, and comply with the development standards outlined
above, the Project would be in conformance with the draft community plan.

Transit Priority Area

In September 2013, California Governor Jerry Brown signed Senate Bill 743 (SB 743), which
made several changes to CEQA for projects located in areas served by transit. Among other
things, SB 743 added California PRC Section 21099, which provides that “aesthetic and parking
impacts of a residential, mixed-use residential, or employment center project on an infill site within
a transit priority area shall not be considered significant impacts on the environment.” PRC
Section 21064.3 defines “maijor transit stop” as “a site containing an existing rail transit station, a
ferry terminal served by either a bus or rail transit service, or the intersection of two or more major
bus routes with a frequency of service interval of 15 minutes or less during the morning and
afternoon peak commute periods.” The Project is a mixed-use project, located on an infill site,
with an option to add a hotel component. The Project Site is located adjacent to a Metro bus stop
for Local 2/302 and 4 Lines. Additionally, the Site is located one block from a Metro bus stop for
the Local 10 line, several blocks from a bust stop for Metro Rapid 704 line and a LADOT DASH
Lincoln Heights/Chinatown stop, thus the Site is located within a transit priority area.

Freeway Adjacent Advisory Zone

On April 26, 2016 the Los Angeles City Council amended Articles 5 and 9 of Chapter IX of the
LAMC addressing sources of outside air in buildings and requiring all new mechanically ventilated
buildings located within 1,000 feet of the freeway to install air filtration media that provides a
Minimum Efficiency Reporting Value (MERV) of 13 (Ordinance No. 184245). These measures
help introduce less hazardous particulate matter from freeways to residents and other occupants
of buildings within the 1,000 foot boundary. As the Project Site is located approximately 600 feet
from the US-101 and the SR-110 Freeways, all buildings would be required to install MERV 13
air filters.

Los Angeles State Enterprise Zone

On July 11, 2013, California Governor Edmund G. Brown Jr. signed legislation that resulted in the
repeal of the Enterprise Zone Act and the dissolution of Enterprise Zones. However, the City
Council adopted an action on December 18, 2013 that approved the continuation of the reduced
parking provision for former Enterprise Zone areas. The Project utilizes the State Enterprise Zone
parking reduction for commercial and office uses per LAMC Section 12.21-A,4(x)(3)(6).
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Relevant Cases
Subject Property:

VTT-80315: On January 7, 2022, the Deputy Advisory Agency approved Vesting Tentative Tract
Map No. 80315, for the merger and resubdivision of an approximately six-acre site into one master
lot and 17 airspace lots, including merging portions of Beaudry Avenue (3,290 square feet) and
the Beaudry Triangle (3,808 square feet); and a Haul Route for the export of up to 472,000 cubic
yards of soil. This decision was subsequently appealed by an aggrieved party and is pending
decision by the City Planning Commission concurrent with the subject case.

CHC-2016-2438-HCM: On September 15, 2016, the Cultural Heritage Commission took no action
on the application for the declaration of the three original Metropolitan Water District Headquarters
campus buildings on the Project Site as a Historic-Cultural Monument. The CHC voted on the
application with a 2-2 vote, resulting in a no action by the commission. On October 4, 2016, the
application for the declaration of the Project Site as a Historic-Cultural Monument was denied due
to no action from the CHC within the 75-day period from the public meeting where the proposed
designation was taken under consideration.

ZA-2007-4722-CUW: On March 14, 2008, the Zoning Administrator approved a Conditional use
to allow the installation, use, and maintenance of an unmanned wireless telecommunications
facility consisting of 12 antennas with six associated equipment cabinets and a GPS antenna
mounted on a 70-foot monopole disguised as a palm tree including fronds with an equipment
shelter located at the ground level of the existing church on the Project Site at 1111 West Sunset
Boulevard.

ZA-2004-1323-ZAD: On August 11, 2004, the Zoning Administrator denied a Zoning
Administrator’'s Determination for an adaptive reuse project to permit the conversion of an existing
eight-story and basement office building into 71 live work units, with 71 on-site parking spaces,
and observing zero rear and side yards on the Project Site at 1111 Sunset Boulevard. The
decision was appealed by the applicant. At its meeting on October 13, 2004 and in a determination
letter dated January 12, 2005, the East Los Angeles Area Planning Commission as the appellate
body granted the appeal, overturned the Zoning Administrator’s initial decision, and granted the
request as filed. On December 18, 2008, the Zoning Administrator approved plans under Case
No. ZA-2004-1323-ZAD-PA1 to permit 92 live work units in lieu of the originally-permitted 71 live
work units. This decision was appealed and subsequently denied. On November 15, 2013, a
second plan approval under Case No. ZA-2004-1323-ZAD-PA2 permitted an additional increase
in density to 96 live work units.

Ordinance 174,327/CPC-1995-352: Effective January 5, 2002, this Ordinance established a Zone
and Height District Change of the subject property from a dual zoned C2-2D and R3-1 to C2-2D.
The “D” Limitation restricts the subject property’s floor area ratio to 3:1.

ZA-2001-1389-CU: On October 25, 2001 the Zoning Administrator approved a Conditional Use
Permit to allow the construction, use, and maintenance of a wireless telecommunications facility
at 1111 Sunset Boulevard, within the Project Site. The approval was never utilized and expired
on November 10, 2003. Subsequent Plan Approval applications under Case Nos. ZA-2001-1389-
CU-PA1 and ZA-2001-1389-CU-PA2 were terminated and dismissed on October 12, 2007 and
May 10, 2008, respectively.

ZA-1997-866-CUZ: On April 30, 1998, the Zoning Administrator approved a conditional use to
permit the construction, use, and maintenance of a one-story, 1,500-seat sanctuary expansion to
the existing church on the project site, as well as a Zone Variance to permit a reduction in parking
to allow 100 spaces in lieu of 285.
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AA-1999-3180-PMLA: On June 18, 2000, the Deputy Advisory Agency approved Parcel Map No.
1999-3180 for one parcel and one air space lot located at 1111 Sunset Boulevard.

ZA-1995-652-CUZ: On December 27, 1995, the Zoning Administrator approved a conditional use
to allow a church facility on the Project Site, future sanctuary addition, and additional church
parking in an existing parking structure.

CPC-1986-607-GPC and Ordinance No. 164,855: On June 27, 1989, Ordinance No. 164,855
became effective changing the zone of the subject property and other properties within Subarea
490 to from C2-2 to C2-2D and establishing a Development ‘D’ Limitation limiting the total floor
area ratio of the subject property to 3:1.

CPC-1966-20526: On March 23, 1967, the City Planning Commission approved a conditional
use for the construction of a multi-story office building at 1111 Sunset Boulevard and to allow
the construction and operation of a parking garage on 1.6 acres site located at 1040 Alpine
Street to serve associated employees. On December 23, 1971, the City Planning Commission
approved a modification to the conditions for the proposed eight-story office building located on
the 1111 Sunset Boulevard Site.

Ordinance 83,089: Effective in July 1940 and subsequently amended in 1949 and 1953, the
establishment of a Building Line along Beaudry Avenue between Alpine Street and Sunset
Boulevard.

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

DIR-2014-4745-DB: On April 14, 2016, the Director of Planning approved with conditions a
Density Bonus entitlement through the Affordable Housing Incentives Program for a new mixed-
use development comprising 26 residential units (including three affordable units), two
commercial condominiums, and 52 automobile parking spaces with a 34 percent increase in the
allowable Floor Area Ratio to 2:1, for the property at 1021-1027 West Alpine Street and 813-815
North Centennial Street.

CPC-2013-3319-DB-SPR: On May 14, 2018, the City Planning Commission approved with
conditions a Density Bonus entitlement through the Affordable Housing Incentives Program with
increases in allowable Floor Area Ratio and height as well as Site Plan Review entitlement for a
mixed-use development with 204 residential units (including 15 affordable units), 11,334 square
feet of retail, 294 automobile parking spaces, and 236 bicycle parking spaces for the property at
1185-1247 2 West Sunset Boulevard and 917 North Everett Street.

PROJECT DETAILS

The Project would include the construction of a new multi-building, mixed-use development, with
up to 1,019,034 square feet of new floor area. However only up to a maximum of 994,982 square
feet would be habitable floor area as the Project design includes approximately 24,052 square
feet of outdoor unenclosed floor area beneath the Project towers created by the pedestal design
that would not be utilized as habitable floor area. The Project proposes two development
scenarios: The Mixed Use Development Scenario and the No-Hotel Development Scenario.
Under either scenario, the proposed uses would be built within four primary structures above a
screened six-level parking podium, which would be partially commercial uses would be oriented
towards Sunset Boulevard. In addition, a portion of the proposed residential uses would be
located in low-rise residential buildings. The components of each development scenario are
provided in the table below and discussed in greater detail on the following pages.
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1111 Sunset Project Development Scenarios

Development Scenario Mixed Use No-Hotel
Number of Units 737 du 827 du
Affordable Units 76 du 76 du

Hotel Guest Rooms 180 rooms -
Commercial 95,000 sf 95,000 sf
Office 48,000 sf 48,000 sf
Total New Floor Area’ 1,019,034 sf 1,019,034 sf
Total F ’2‘;@; ft:f,:,f;’ 5;7;?’;’; )(E’ys’a" 110,336 sf 110,336 sf
Total Floor Area Combined 1,129,370 sf 1,129,370 sf
Floor Area Ratio (FAR) 4.19:1 4.19:1
Maximum Building Height 49 stories, 572 ft 49 stories, 572 ft
Open Space 82,925 sf 93,050 sf
Project Parking 933 spaces 907 spaces
Elysian Parking 168 spaces 168 spaces

- The Project design includes approximately 24,052 square feet of outdoor unenclosed floor area beneath the
Project towers created by the pedestal design that would not be utilized as habitable floor area. After subtracting the
outdoor unenclosed floor area, the total new habitable floor area would be 994,982 square feet.

du- dwelling unit

sf- square feet

Towers A and B

Towers A and B would be comprised of residential units and residential amenities. Tower A would
be situated along the southern portion of the Site and include approximately 406 residential units
and 421,000 square feet of floor area. The 49-story Tower would be a maximum height of 572 feet.
Tower B would be situated on the eastern portion of the Site and include approximately 246
residential units and 262,000 square feet of floor area. The 30-story Tower would be a maximum
height of 408 feet. Both towers would offer residential amenities such as an indoor/outdoor fithess
area, dining terrace, and pool and spa area and Tower A would be designed to include glass sliding
doors and provide “Juliet” balconies, while Tower B units would provide private residential
balconies. The two residential towers would be built above a 44-foot podium (due to the slope of
the Site, the eastern side of the Tower A podium would be 66 feet) that would disguise the towers’
structural core and be adorned with colorful murals. The towers’ architectural facade and materials,
including the clean lines, floor to ceiling windows, uncluttered ornamentation, angular shapes,
painted metal and vision glass would draw on the Site’s mid-century modern heritage of the former
MWD headquarters as well as maximize the width of view corridors into and through the Project
Site.
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Site Plan
Sunset Building

The Sunset Building would be comprised of either hotel guest rooms, hotel amenities (e.g., lounge,
restaurants, and roof top pool deck), meeting spaces, and restaurant/commercial uses or residential
units, residential amenities and commercial uses. The building would be situated along the western
portion of the Site, fronting Sunset Boulevard and under the Mixed Use Development Scenario
would include 180 hotel guest rooms, 5,800 square feet of lobby/service areas, 20,000 square feet
of restaurant/commercial uses, and 4,200 square feet of meeting space. Under the No-Hotel
Development Scenario the Sunset Building would include 90 residential units, residential amenities,
and 20,000 square feet of commercial uses. The 17-story building would be a maximum height of
211 feet. As with Towers A and B, the Sunset Building would be built above a podium that would
disguise the towers’ structural core and be adorned with colorful murals, however the podium would
be slightly shorter at 31 feet. The Sunset Building’s overall design would remain unchanged
regardless if the hotel component or residential units are constructed. The building’s architecture
and materials would be similar to the architectural style of Towers A and B with expansive windows,
rectilinear lines, vision glass and aluminum screening.
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Sunset Building and Low-Rise Commercial Uses Looking Southeast Along Sunset Blvd.

Courtyard Building

The Courtyard Building would be comprised of office and commercial uses. The building would be
situated in the central portion of the Site and include 48,000 square feet of office use and 9,500
square feet of commercial uses. The three-story building would be a maximum height of 91 feet.
The Courtyard Building design would not include a podium element, but instead would resemble
the existing vacant courtyard building, one of the original MWD buildings designed by William
Pereira, when viewed collectively with the Elysian parking structure (discussed in greater detail
below).

Low-Rise Commercial and Residential Buildings

Separate from the four primary structures, the three low-rise commercial buildings ranging from one
to three stories with a maximum height of 64 feet would be clustered near the western portion of
the Site, with two of the buildings fronting Sunset Boulevard and the third building slightly set back
but oriented towards Sunset Boulevard. The design of the low-rise commercial buildings would
include floor to ceiling glass facades along Sunset Boulevard and would provide direct pedestrian
access to Sunset Boulevard. As shown in the Sunset Boulevard and Beaudry Avenue elevations
below, in addition to the three low-rise commercial buildings described above, commercial uses
could be located within the ground floor of several low-rise residential buildings near the corner of
Sunset Boulevard and Beaudry Avenue.
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Low-Rise Commercial Uses Along Beaudry Ave.

Up to 26 low-rise residential buildings ranging from one to four stories with a maximum height of
91 feet would be interspersed throughout the eastern and southern portions of the Site around
the base of Towers A and B. The massing and scale of the low-rise residential buildings would be
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compatible with the residential neighborhood to the east and south. Roof decks would be provided

i
Bl

for each low-rise residential building.

Low-Rise Residential Uses Along Beaudry Ave. and Alpine St. Surrounding Towers A and B

1111 Sunset Parking Garage and Elysian Parking Structure

The proposed uses would be built above a screened six-level parking podium which would be
partially below grade and partially above grade. Due to the topography of the Site, the number of
subterranean levels would vary from one to six levels, but all above grade levels would be
wrapped or incorporated into the architecture or landscaping. As shown in the sketches below,
the vehicle entrances would be the only visible portions of the parking podium.
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Multi-Modal Entrance Along Sunset Blvd.
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Elysian Parking Structure Entrance Along White Knoll Drive

The parking structure would be constructed beneath a majority of the Site, excluding the area
developed with the Elysian parking structure and the existing Elysian apartment building.

In addition to the six-level parking podium, pursuant to an agreement between the Applicant and
the Elysian apartment building owner, a separate five-story parking structure would be
constructed for the existing Elysian apartment building’s 96 live work units and the 1,110 square-
foot ground floor restaurant. Vehicle parking for the Elysian apartment building is currently
provided in surface parking lots on the Project Site. A total of 168 existing vehicle parking spaces
are provided, which would also be the number provided in the new parking structure. The new
Elysian parking structure would be constructed prior to construction of the rest of the Project to
ensure the Elysian apartment building residents continue to have access to parking. The Elysian
parking structure would be partially visible along Sunset Boulevard and Alpine Street, but would
mirror the massing of the original courtyard building and the original fagade panels would be
replicated as an architectural feature of the new parking structure. The Elysian parking structure
would be setback from the Elysian apartment building by approximately 12 feet. It should be noted
that the Elysian parking structure and the new Courtyard Building (described above) are separate
structures that abut each other but collectively resemble the existing vacant courtyard building.
An amenity deck would be located on the rooftop of the Elysian parking structure that would be
accessible to the Elysian apartment building residents.

Building Height, Setbacks, Density, and Floor Area

The Central City North Community Plan designates the Project Site for General Commercial land
uses corresponding to the C2-2D Zone. With the exception of the Project’s floor area and density,
the Project is designed consistent with the underlying C2-2D Zone.

Regardless of the Development Scenario the Project design, including the Sunset Building’s
design (the building which could include 180 hotel guest rooms or 90 residential units), and the
total floor area, would remain unchanged. As discussed above the Project Site would be
developed with four primary structures, the tallest being Tower A. Tower A would be 49 stories
and reach a height of 572 feet. As the Project Site’s topography results in an elevation change of
approximately 51 feet and because building heights are measured from the low point of the Site
regardless of the Site’s elevation, some of the LAMC building heights are higher than the
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perceived height of buildings when viewed from the adjacent ground level. Consequently, the
architectural plans include a Building Height Diagram that includes heights measured from the
low point as required by Code and heights measured from adjacent grade.

As the Site only includes front yards and no setbacks are required for front yards located in the
C2 Zone, the Project would have a variable front yard setback with a minimum zero-foot setback
along portions of each Site frontage. Landscape buffers would be provided where residential uses
abut public streets while the commercial uses would generally be built to the sidewalk. The low-
rise residential uses located on the southeast portion of the Site would include street facing units
that complement the scale and character of the adjacent residential neighborhood, as compared
to the commercial uses along Sunset Boulevard which would be larger in scale and volume and
would create a more defined street wall.

As shown in the tables below, in conjunction with the approved mergers associated with Vesting
Tentative Tract Map No. 80315 and the Off-Menu Incentive to allow for a portion of over-dedicated
public-right-away along Sunset Blvd and Beaudry Avenue to be counted toward the Site’s lot area
and permitted density, the lot area of the Project Site would be 272,908 square feet which permits
a maximum density of 683 dwelling units. In exchange for providing 11 percent of the Project’s
base density units as Very Low Income units, the Project is entitled to a 35 percent density bonus
increase which would allow for a total of 923 units. After subtracting the existing Elysian apartment
building’s 96 live work units, the Site’s remaining allowable density is 827 units. It should be noted
that the No-Hotel Development Scenario would include up to 827 residential units. The Mixed
Use Development Scenario would include 90 fewer residential units for a maximum of up to 737
residential units and instead would provide 180 hotel guests rooms (200 square feet per hotel
guest room (90 residential units at 400 square feet per unit would be equivalent to 180 hotel guest
rooms at 200 square feet per unit)).

Mixed Use Development Scenario Density
C2 Zone , .
Project Site Size Residential Units Ve Re.?ldentlal
p . Units
Permitted Density
Original Site Area 262,437 sq. ft. 657 units
Post-Merger Area 269,535 sq. ft." 400 square feet 674 units
Off-Menu Incentive 272,908 sq. ft.2 683 units
35% Density Bonus 683 units3 - 923 units
Elysian Apartment ) )
Building (96 units) - 827 units
Mixed Use Development Scenario Proposed Density 737 units
Remaining Number of units permitted with a density of 400 square feet 90 units
Number of hotel guest rooms permitted with a density of 200 square feet 180 guest rooms
Notes:
1- Requested merger totals 7,098 square feet and includes the 3,808 sq. ft Beaudry Triangle and a 3,290 sq. ft
portion of Beaudry Avenue.
2- Off-Menu Incentive to allow for a portion of over-dedicated public right-away areas along Sunset Boulevard
and Beaudry Avenue (approximately 3,373 sq. ft) to be counted towards the Site’s lot area and permitted density.
3- (683 units*1.35=923)
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No-Hotel Development Scenario Density
C2 Zone , .
Project Site Size Residential Units Ve lRi’c’e'.?;gentlal
Permitted Density

Original Site Area 262,437 sq. ft. 657 units

Post-Merger Area 269,535 sq. ft." 400 square feet 674 units

Off-Menu Incentive 272,908 sq. ft.2 683 units

35% Density Bonus 683 units3 - 923 units
Elysian Apartment ) )

Building (96 units) - 827 units

No-Hotel Development Scenario Proposed Density 827 units

Notes:

3- (683 units*1.35=923)

1- Requested merger totals 7,098 square feet and includes the 3,808 sq. ft Beaudry Triangle and a 3,290 sq. ft
portion of Beaudry Avenue.

2- Off-Menu Incentive to allow for a portion of over-dedicated public right-away areas along Sunset Boulevard
and Beaudry Avenue (approximately 3,373 sq. ft) to be counted towards the Site’s lot area and permitted density.

As shown in the table below, in conjunction with the approved mergers associated with Vesting
Tentative Tract Map No. 80315 and the requested Off-Menu Incentive to permit an approximately
40 percent increase in the maximum allowable FAR from 3:1 to 4.19:1, the total floor area
permitted would be 1,129,370 square feet. After subtracting the existing Elysian apartment
building’s 110,336 square feet, the remaining allowable floor area is 1,019,034 square feet.

Project Floor Area Ratio

Maximum Floor

Project Site Area Size Area?
Original Site Area 262,437 sq. ft. 787,311 sq. ft.
Post-Merger Area 269,535 sq. ft." 808,605 sq. ft.
approximately 40%
Off-Menu Incentive increase in maximum 1,129,370 sq. ft.
allowable FAR®
Elysian Apartment
Building (110,336 sq. ft.) 1,019,034 sq. ft.
Outdoor Uninhabitable
Floor Area (24,052 sq. ft.) 994,982 sq. ft.
Notes:

1- Requested merger totals 7,098 square feet and includes the 3,808 sq. ft Beaudry
Triangle and a 3,290 sq. ft portion of Beaudry Avenue.
2- The Site’s maximum permitted FAR is 3:1.

3- Off-Menu Incentive to permit an approximately 40 percent increase in the maximum
allowable FAR from 3:1to 4.19:1

As stated above, the Project would include the construction of a new multi-building, mixed-use
development, with up to 1,019,034 square feet of new floor area however only up to a maximum
of 994,982 square feet would be habitable floor area as the Project design includes approximately
24,052 square feet of outdoor unenclosed/uninhabitable floor area beneath the Project towers.
As shown in the elevation and illustration below, the uninhabitable floor area would be created by
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the three building’s pedestal design; the Project has been conditioned to allow a maximum of
994,982 square feet of habitable floor area, consistent with the floor area evaluated in the EIR.
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Tower A, Tower B, and the Sunset Building Pedestal Element and Uninhabitable Floor Area

AREA UNDER TOWERS

EXTERIOR AREA UNDER EACH RESIDENTIAL TOWER 15
DESIGNED AS PRIVATE AND COMMON GARDENS. THE
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EXTERIOR AREA UNDER THE SUNSET BUILDING 15
PLANNED AS AN QUTDOOR LOUNGE WITH GARDENS
AND WATER TRAYS, THIS ARCA IS PROPOSED TO BE
EXCLUDED FROM PROJECT FLOOR AREA.

S, 10,924 SF

NOTES:

1 THIS 15 A DIAGRAM SHOWING MULTIPLE PLAN
LEVELS On ONE DRAWING. REFER TOPLAN LEVEL
DRAWINGS TO SEE EACH AREA IN CONTEXT

2. CONCEPTUAL. FOR PLANNING PURPOSES ONLY
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Uninhabitable Floor Area located beneath Tower A, Tower B, and the Sunset Building
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Open Space and Landscaping

Based on the number of units and the mix of unit types proposed, 82,925 square feet of open
space is required under the Mixed Use Development Scenario as compared to 93,050 square
feet under the No-Hotel Development Scenario. As shown in the table below, both development
scenarios would provide the total amount of open space (which meets the minimum dimensional
requirements per LAMC Section 12.21 G) required.

The Mixed Use Development Scenario would include 70,175 square feet of exterior common open
space, of which at least 20,925 square feet (“The Hill” in the center of the site) would be publicly
accessible, and the No-Hotel Development Scenario would include 77,075 square feet of exterior
common open space, of which the 20,925 square-foot Hill would also be publicly accessible (as
conditioned). As shown in the figure below, the open space (shaded in red) is distributed
throughout the Site, ensuring that residents, employees, patrons, and visitors would have access
to open space from each building and the various pedestrian access points. In addition to the
common open space, the Mixed Use Scenario would provide a total of 4,950 square feet of private
open space and the No-Hotel Development Scenario would provide 6,900 square feet of private
open space, in the form of private balconies.

OPEN SPACE

B2.925 5F OF OPEN SPACE 15 PROVIDED FOR THE
MIXED USE DEVELOPMENT SCENARIC:

E IS PROVIDED ACROSS
HILL BUILT OVER THE

5 ARE DWRECTLY
RIMETER AS

RIAN ACCESS DIAGRAM.

A. EXTERIOR COMMON AREA
59975 5F PEN S|

10.200 5F OF OPEN SPACE i5 PROVIDED AT THE
ROOF LEVEL OF THE RE! AL TOWERS.

A MINIMUM OF 17524 5F (25% OF ABOVE) SHALL BE
PLANTED AREA.

B. INTERIOR COMMON AREA
7800 5F OF INTERIOR COMMON AREAS ARE
PROVIDED AT THE HILL LEVEL, STREET LEVEL, AND
THE ROOF LEVEL OF EACH RESIDENTIAL TOWER.

C. PRIVATE OPEN SPACE
ADDITIONAL PRIVATE OPEN SPACE IS PROVIDED
ONBA AT TOWER B AND AT THE LOWRISE
RESIDENTIAL BUILDINGS TOTALING £,9505F

D. NO-HOTEL DEVELOPMENT SCENARIO
93,050 S5F OF OPEN SPACE 15 PROVIDED FOR THE
NO-HOTEL DEVELOPMENT NARIO. iN ADDITION
TO THE SPACES LISTED ABH WING
AREAS ARE PROVIDI

UILDING

F EXTERIOR COMMON AREA
F ROOF DECK
it

5 A DIAGRAM SHOWING MULTIPLE PLAN i
T LEVEL

DRAWINGS TO SEE EACH AREA N C
VEL LOBBIES, WHICH ARE INCLUDED iN
COMMON AREA, ARE NOT REPRESENTED

GRAM,
3. CONCEPTUAL. FOR PLANNING PURPOSES ONLY

KEY

PROPOSED EXTERIOR COMMON AREA
] PROPOSED INTERIOR COMMON AREA

OPEN SPACE
M Ve O

Location of Exterior and Interior Common Open Space

Common open space exclusive to residential tenants would include roof decks, fithess areas,
game rooms, lounges, pools, and meeting rooms. In addition, under the Mixed Use Development
Scenario, a spa and other common areas, such as a lobby with an outdoor terrace, lounge,
meeting spaces, restaurants, and a pool would be included as part of the hotel. A roof deck would
be provided for residents of the Elysian apartment building and would be located on the roof of
the new Elysian parking structure. The roof deck would only be accessible to the Elysian residents
and is not counted towards the Project’s required open space.
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Open Space Provided
Common Exterior Open Space
Location Mixed Use No-Hotel
Alpine Gardens 2,500 sf 2,500 sf
Beaudry Gardens 16,750 sf 16,750 sf
The Hill' 20,925 sf 20,925 sf
Sunset Incline 6,000 sf 6,000 sf
Sunset Terrace 5,600 sf 5,600 sf
Roof Decks? 10,200 sf 15,300 sf
Beaudry Terraces? 8,200 sf 10,000 sf
Total Common Exterior Open Space Provided 70,175 sf 77,075 sf
Common Indoor Open Space
Tower A 2,600 sf 2,600 sf
Tower B 3,400 sf 3,400 sf
Low-Rise Residential 1,800 sf 1,800 sf
Sunset Building? NA 1,275 sf
Maximum Indoor or Covered OS Permitted (25%) 20,731 sf 23,263 sf
Total Common Indoor Open Space Provided 7,800 sf 9,075 sf
Private Open Space
Balconies (50 sf/ balcony) 4,950 sf 6,900 sf
Total Open Space Provided 82,925 sf 93,050 sf
T~ Publicly accessible open space.
2 - Under the No-Hotel Development Scenario 90 residential units would be located in the Sunset Building, in
place of the 180 hotel guests rooms proposed under the Mixed-Use Development Scenario. Thus, under the No-
Hotel Development Scenario an additional 5,100 square-foot roof deck would be provided for residents at the
Sunset Building as well as 1,275 square feet of interior common open space, and 1,800 square feet of common
exterior open space would be provided at the Beaudry Terraces area.
sf- square feet

Public Open Space

As shown in the tables above, both development scenarios would provide the required amount of
open space of which 20,925 square feet would be accessible to the public. The primary open
space feature would be a 20,925-square-foot open space feature called The Hill that would be
located at the center of the Project Site. The Hill would be programmed with active and passive
recreation spaces such as family play features and a lawn with lounge furniture and views to the
Downtown Los Angeles skyline. This open space areas would be accessible to the public and no
gates and/or fences would be constructed to restrict the public’s access. These parameters have
been included as Conditions of Approval.
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View from The Hill Looking Southwest

Additional publicly accessible common open space areas would include a series of gently sloping
pedestrian walkways and stairs which would crisscross the Site providing cut through access for
surrounding residents and would be reminiscent of the neighborhood stairs found in nearby
neighborhoods.

Landscaping

Pursuant to LAMC Section 12.21 G(a)(3), a minimum of 25 percent of the outdoor common open
space area is required to be planted with ground cover, shrubs, or trees. The Mixed Use
Development Scenario would provide 17,544 square feet of landscaped area throughout the
Project Site and the No-Hotel Development Scenario would provide 19,269 square feet. The
landscaping would be comprised of four separate plan zones, Alpine Gardens, Lush Interior,
Mediterranean, and Lush Interior and would include drought-tolerant native plants, shrubs,
perennials, and groundcover. Outdoor open spaces, such as the Sunset Incline, Sunset Terrace,
The Hill, The Beaudry Gardens, and the Alpine Gardens would include planting areas and/or
trees. Additional landscaping would be provided along the street edges.

The Project Site currently contains 104 non-protected trees, one protected tree, and 40 street
trees. All onsite trees (nonprotected and protected), as well as nine street trees would be
removed. Pursuant to City requirements, the Applicant would be required to replace all removed
non-protected trees at a 1:1 ratio, protected trees at a 4:1 ratio and street trees at a 2:1 ratio.
Thus the Project would be required to provide 104 trees to replace the nonprotected trees being
removed, four additional trees to replace the Protected tree being removed, and 18 street trees
to replace the nine street trees being removed. In addition, at least one 24-inch box tree for every
four dwelling units shall be provided onsite and may include street trees in the parkway. The
Mixed Use Development Scenario proposes a total of 737 residential units and is therefore
required to provide a total of 185 trees. The No-Hotel Development Scenario proposes a total of
827 residential units and is therefore required to provide a total of 207 trees.
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Thus, a total of 293 onsite trees would be required under the Mixed Use Development Scenario
and 315 trees under the No-Hotel Development Scenario as well as 18 street trees. The Project
proposes to provide 262 onsite trees as well as 18 street trees and the Applicant has requested
a Director’s Decision to permit 262 trees in lieu of the 293 trees (for the Mixed Use Development
Scenario) and 262 trees in lieu of the 315 trees (for the No-Hotel Development Scenario).
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Project Planting Plan

Parking and Access

The Project would be a pedestrian and transit-oriented development that would provide access
for all travel modes.

Vehicle Parking

Vehicle parking for the Project would be provided in a screened six-level parking podium. Based
on the proposed unit mix, number of hotel guest rooms, and commercial and office uses square
footage, the Mixed Use Development Scenario would be required to provide a total of 933 vehicle
parking spaces and the No-Hotel Development Scenario would be required to provide 907 vehicle
parking spaces. The Applicant has elected to proceed with a residential parking option pursuant
to Assembly Bill (AB) 744, which, under Government Code Section 65915 states that for mixed-
income residential projects within 0.5 miles of a major transit stop to which the project has
unobstructed access, the City may not impose a parking requirement in excess of 0.5 spaces per
bedroom. The Mixed Use Development Scenario would require 553 residential parking spaces
be provided pursuant to AB 744, 94 hotel guest spaces pursuant to LAMC 12.21 A.4(b) and 12.21
A.4(x)(3), and 286 commercial parking spaces pursuant to LAMC 12.21 A.4(x)(3). Alternatively
under the No Hotel Development Scenario 621 residential parking spaces and 286 commercial
spaces would be required.

As stated above, a separate parking structure would be constructed for the Elysian apartment
building’s 96 live work units and a 1,110 square-foot ground floor restaurant to replace the existing
168 surface parking lot spaces located on the Project Site. The five-level parking structure would
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be adjacent to the Elysian apartment building, partially visible from Sunset Boulevard and Alpine
Street, and would be constructed prior to the Project’s other construction activities beginning.

Vehicle Access

There are currently two existing ingress/egress driveways along Alpine Street and two
ingress/egress driveways along White Knoll Drive, one of which provides vehicle access to 20
vehicle spaces located at the ground floor of the Elysian apartment building. As the Project would
develop all portions of the Site and provide frontage along Sunset Boulevard (designated as an
Avenue | by the Mobility Plan 2035) as well as along White Knoll Drive, Alpine Street, and Beaudry
Avenue (designated as Collector Streets by the Mobility Plan 2035), as shown in the figure below,
vehicular access to the Project Site would be provided by driveways located on White Knoll Drive,
Sunset Boulevard, Alpine Street, and Beaudry Avenue.

The Project Site street frontage is approximately 1,800 linear feet. The new driveways would
range between 30 to 150 feet in width and be a minimum of 148 feet apart with a majority of the
driveways being more than 230 feet apart. Thus a majority of the Site frontage would remain
unobstructed. The centrally located Sunset Boulevard driveway (Driveway A) would serve as the
main entrance/exit for the commercial and office uses which would front Sunset Boulevard, while
the driveways located at the corner of Sunset Boulevard and Beaudry Avenue (Driveways B and
C) would serve as the hotel valet (for the Mixed Use Development Scenario) and transportation
network company services (such as Uber, Lyft, taxis, etc.) drop-off and pick-up for both
development scenarios. The primary residential vehicular entrance to the Site would be located
along the eastern portion of the Site (driveway D), along Beaudry Avenue, while secondary
commercial and residential vehicular access would be provided by a driveway accessible on
Alpine Street (driveway E). Vehicular access to the new Elysian parking structure would be
provided from a driveway along White Knoll Drive (Driveway F). The existing driveway along White
Knoll Drive that currently provides approximately 20 onsite vehicle parking spaces for the Elysian
apartment building would remain unchanged. In addition to the new driveways, two residential
loading zones would be provided adjacent to the two residential towers (Towers A and B), along
Alpine Street and Beaudry Avenue. All commercial loading zones would be provided on-site and
within the six-level parking podium.
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While the Project would result in an increase in the number of driveways as compared to existing
conditions, LADOT confirmed in the Project’s Transportation Impact Analysis, dated November
2, 2020, that the proposed site plan was acceptable, however, a final approval of the Project’s
internal circulation schemes and driveway dimensions would still be required. The number and
location of driveways around the Site would allow the lower volume residential vehicles to access
the Site via the Collector Streets (i.e., White Knoll Drive, Alpine Street, and Beaudry Avenue) and
minimize potential vehicle queuing along the surrounding roadways.

Bicycle Parking

The Mixed Use Development Scenario would provide a total of 435 bicycle parking spaces,
consistent with the LAMC 12.21 A.16 (Ordinance No. 185,480, effective May 9, 2018), including
259 long-term residential, 20 long-term hotel bicycle spaces, and 58 long-term commercial/office
bicycle spaces; 26 short-term residential bicycle spaces, 20 short-term hotel bicycle spaces, and
52 short-term commercial bicycle spaces. The No-Hotel Development Scenario would provide a
total of 421 bicycle parking spaces, consistent with the LAMC 12.21 A.16, including 282 long-term
residential and 58 long-term commercial/office bicycle spaces and 28 short-term residential
bicycle spaces and 53 short-term bicycle spaces.

Bicycle Access

As shown in the figure below, nine dedicated bicycle parking areas would be accessible
throughout the Site with a percentage of the short-term bicycle parking provided at the ground
level and the remaining short-term and long-term bicycle parking on various levels of the parking
garage and in compliance with LAMC design standard sitting requirements for both short and
long-term bicycle parking. Each of the long-term bicycle parking areas would include a bicycle
maintenance area and a dedicated locker and shower area would be provided onsite.
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Pedestrian Access

Pedestrian access to the Project Site would be provided via sidewalks on all street frontages, as
well as a through a series of gently sloping pathways and stairways located throughout the Project
Site, connecting the surrounding neighborhoods to Sunset Boulevard and the onsite publicly
accessible open space amenities and commercial uses. Pedestrian access would be provided
from five main access points (as shown in the figure below) and would include separate dedicated
entrances from Sunset Boulevard and Beaudry Avenue and Sunset Boulevard and White Knoll
Drive, as well as from the commercial uses that front Sunset Boulevard.

The Project would provide a variety of public improvements along the surrounding roadways that
would facilitate pedestrian connectivity through and to the Site. These improvements would
include standard width sidewalks in accordance with the Mobility Plan 2035, installation of a
pedestrian crosswalk with continental crosswalk markings along Sunset Boulevard at White Knoll
Drive and the installation of a traffic signal, the addition of an all-way stop control at the existing
continental crosswalk located at the intersection of Beaudry Avenue and Alpine Street (across
Beaudry Avenue), and as approved under associated Case No. VTT-80315 the merger of the
Beaudry Triangle, a triangular paved island that divides Beaudry Avenue and Sunset Boulevard.
The existing Beaudry Triangle, which is paved and landscaped with trees and shrubs that are
unmaintained and in poor condition creates two pedestrian and vehicle crossing points along
Sunset Boulevard and a vehicle slip lane for motorists traveling west along Beaudry Avenue and
looking to make a right turn onto Sunset Boulevard. As the slip lane prioritizes vehicle speed and
results in two pedestrian crossing points, the Project’s improvements to the Sunset Boulevard
and Beaudry Avenue intersection, which would include the merger of the Beaudry Triangle into
the Project Site and the removal of the vehicle slip lane would result in a better organized
intersection with improved vehicle and pedestrian control, resulting in a safer pedestrian
environment.
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As part of the Project, an onsite Transportation Center would be provided at the corner of Beaudry
Avenue and Sunset Boulevard to encourage alternative modes of transportation, making it
convenient to access the Site without the use of an automobile, support multi-modal mobility
options by providing space to store/park bicycle and scooter sharing services, and address first-
mile and last-mile connectivity issues with the surrounding public transit options.

Project Design

The overall design would include tower elements compatible with Downtown Los Angeles, less than
two miles from the Site, while also constructing low-rise residential uses on the southern and
eastern portion of the Site with a massing and scale that would be compatible with the residential
neighborhood to the east and south. The design focuses on the visitor and residences’ experience
at the ground level and would maximize open space and create view corridors of the Downtown
Los Angeles skyline by minimizing the building footprints and breaking up the residential
programming into smaller volumes. This approach would afford the incorporation of numerous
landscaped and open space areas in between the building footprints, while the creation of The
Hill would provide a 20,925 square-foot publicly accessible open space that would also conceal
the Site’s parking podium.

The Project’s architecture is a contemporary adaptation of the midcentury modern heritage of the
former MWD headquarters and would be compatible with the modernist architectural character of
the existing onsite Elysian apartment building. While each component would include distinct
architectural elements, the Site’s overall design would include complimentary architectural and
materials including clean and rectilinear lines, floor to ceiling windows, uncluttered ornamentation,
angular shapes, painted metal, vision glass, and aluminum screening.
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Citywide Design Guidelines

The Citywide Design Guidelines, adopted by the City Planning Commission on June 9, 2011, and
last updated and adopted on October 24, 2019, establish a baseline for urban design expectations
and present overarching design themes and best practices for residential, commercial, and
industrial projects. Projects should either substantially comply with the Guidelines or through
alternative methods to achieve the same objectives, and the Guidelines may be used as a basis
to condition a project. The design guidelines focus on three main design approaches: Pedestrian-
First Design, 360 Degree Design, and Climate-Adaptive Design. These design guidelines focus
on several areas of opportunity for attaining high quality design in mixed-use projects, including
enhancing the quality of the pedestrian experience along the border of the project and public
space; nurturing an overall active street presence; establishing appropriate height and massing
within the context of the neighborhood; maintaining visual and spatial relationships with adjacent
buildings; and optimizing high quality infill development that strengthens the visual and functional
quality of the commercial environment.

Pedestrian-First Design

The Project would achieve Pedestrian-First Design goals and would create an active pedestrian
experience along all Project frontages, plant new street trees and landscape parkways, and
provide new pedestrian walkways from White Knoll Drive, Alpine Street, Beaudry Avenue, and
Sunset Boulevard. The Project’s design focuses on the visitor and residences’ experience at the
ground level as the Site’s design would maximize open space and landscaped areas, including
the 20,925 square-foot publicly accessible common open space area referred to as The Hill.

Pedestrian access would be provided from five main access points and would include separate
dedicated entrances from Sunset Boulevard and Beaudry Avenue as well as from the commercial
uses that front Sunset Boulevard. The commercial buildings located along Sunset Boulevard
would be between one and three stories and include expansive windows that would engage
pedestrians at the street level with active uses and landscaping. The active ground floor
commercial uses would enhance the Project Site’s connections to surrounding sidewalks, streets,
and land uses.

Further, the surrounding public realm improvements, as described above, would include sidewalk
widening, the planting of 18 new street trees, the installation of a signalized crosswalk at the
intersection of White Knoll Drive and Sunset Boulevard, the addition of an all-way stop control at
the existing Beaudry Avenue crosswalk, and intersection improvements at the Sunset Boulevard
and Beaudry Avenue intersection, including the removal of a vehicle slip lane, all of which would
improve the pedestrian environment on and around the Site.

360-Degree Design

In order to facilitate a 360 Degree Design, the Project design would embrace the Site’s front yard
designation along all frontages and utilize a variety of massing, building materials, and building
forms as it embraces and responds to the existing Site features, namely the Elysian apartment
building and the surrounding built environment, including the low-scale residential neighborhoods
to the north and east and the Downtown Los Angeles skyline, less than two miles from the Site.

The Project’s placement and design of the commercial and residential uses as well as the publicly
accessible open space, ensure that all of the Project’s frontages, including internal frontages
throughout the Site, would be activated with uses. Further, the fenestration and glazing of the four
primary structures are universally applied to all sides of the building, allowing for 360-degree
design visible from surrounding neighborhoods. The overall building arrangement results in a
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Project that is oriented outward with circulation that encourages residents to engage with their
surrounding community, in addition to making use of the Project’s publicly accessible open space.

Lastly, the Project would be comprised of a collection of building forms, taking into consideration
the residential neighborhood to the east and south as well as the commercial uses along Sunset
Boulevard. Low-rise residential buildings would be located along Alpine Street and Beaudry
Avenue and would complement the adjacent neighborhood, while the high-rise commercial
buildings would be located along Sunset Boulevard, creating a defined street wall.

Climate-Adaptive Design

The Project would achieve Climate-Adaptive Design by complying with the most current
regulations regarding sustainable building design, solar installation, water-wise landscape, and
electric vehicle (EV) parking requirements. The Project’s design would incorporate energy-
efficient design methods and technologies, such as high-performance window glazing; passive
energy efficiency strategies, such as fagade shading, roof overhangs, and porches; high efficiency
domestic heaters; and enhanced insulation to minimize solar heat gain. The Project would also
include operable windows, shading of unit fenestration through balcony overhangs to prevent
excess heat, use of natural light and installation of photovoltaic panels. The Project would comply
with the Los Angeles Green Building Code and 15 percent of the total roof area will be solar ready.

Urban Design Studio: Professional Volunteer Meeting
The Project (both Development Scenarios) was reviewed by the Department of City Planning’s
Urban Design Studio - Professional Volunteer Program (PVP) on May 19, 2020. Comments

received by staff about the Project are as such, with responses summarized.

Pedestrian-First Design

Consider reducing the number of driveways into the Site to reduce pedestrian conflicts.

o Consider additional crosswalk improvements such as, bulb outs, or other features to
ensure pedestrian safety along the streets surrounding the Project Site.

e The residential parking entrance (Driveway D) large roll-up door should be revised and
additional information is needed to illustrate how the vehicles will be separated from
pedestrians.

e Incorporate features such as wayfinding and more direct pedestrian paths for a clear
indication that the open space areas are publicly accessible.

e Additional information about nighttime access and security to The Hill should be provided.

The required number of driveways are provided in order to accommodate the multiple uses and
buildings throughout the site. Approximately 91 percent of the frontage is dedicated to pedestrian
access, and the various driveway access points are spread apart by at least 148 feet, with the
majority separated by 230 feet or more. The Project also includes modifications of the Beaudry
Triangle to reduce vehicle and pedestrian conflicts along Sunset Boulevard, as well as other
improvements which were determined through extensive coordination with LADOT to ensure
pedestrian safety, including driveway locations, crosswalks and intersections. Based on input
from LADOT, there will no longer be a traffic signal or pedestrian crosswalk across Sunset
Boulevard at the garage access point. The Driveway D roll up door will be pushed back from the
entry to comply with LADOT requirements, and the garage entrance will be set back away from
the street. Additional illustrations and plans were provided to demonstrate vehicle and pedestrian
access to the Site. Later phases of design will include a comprehensive signage and wayfinding
program. Pedestrian paths will be clearly marked and articulated to encourage public access. No
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fencing will be provided, and The Hill will generally be publicly accessible from dusk to dawn.
Primary access control will be achieved through security and operational measures.

360 Degree Design

e Generally supportive of the Site design, including the incorporation of smaller buildings,
stepping down and staggering of the lower-scale housing to transition to the surrounding
neighborhood and retain a sense that The Hill is a prominent feature of the Site.

¢ Architectural quality should be retained under either Development Scenario.

e Styles between Tower A and B should have a more cohesive design.

o Tower A seems take a more commercial architectural tone, while Tower B seems to be
more residential. Consider staggered fenestration patterns that might help to break down
the scale and bulk of the towers.

e Address potential for the towers to shade the low-rise units and impact their access to
light.

e Provide additional greenery to the tower bases to help soften their appearance.

The exterior design of the Sunset Building will be substantially similar for both Development
Scenarios. The towers have been designed to create some resemblance but also allowing for a
unique expression. Each tower has the same floor plan proportion, core and structural design.
Each tower has a screen or brise soleil concept designed to increase energy performance while
enhancing user comfort at the balconies. The screen concept is intended as a reference to the
mid-century architecture of the Site that responds to the unique southern California climate. The
Tower A facade is designed with a single sliding glass door type, representing the residential
nature of the building. The use of a single unit achieves economies of scale, and the sliding feature
will give the building its character as each door is open or closed by the residents. This expresses
the residential nature of the building. Tower B has a staggered pattern of balconies that breaks
down the scale and bulk of the tower. The spacing and proportion of Towers A and B is intended
to provide adequate space above and around the bungalows and limit shading. The spacing of
the low-rise residential units has also been considered to allow adequate space between each
volume. The bungalow design allows for units at the lower portion of the Project to have multiple
windows facing multiple directions, as in a residential home, whereas typical podium multifamily
buildings allow for windows in only one side of the unit, limiting access to daylight and views.
There will be adequate access to daylight and views from each bungalow. The landscape design
will be further developed in detailed phases of design to enforce the landscape concept of " A
Botanical Oasis."

Climate-Adaptive Design

e The Hill could be a significant, public open space resource and should not be reduced in
quality if sufficient cover of soil is not provided to sustain trees.
e Additional native landscaping should be incorporated, including shade trees.

The Project’s soil depths would be consistent with the Urban Design Studio’s soil depth guidelines
and while a portion of The Hill would be paved for LAFD access, the paving would be decorative.
A variety of trees are proposed to be planted onsite. The Preliminary plant palette includes
Incense Cedar, Sweet Acadia, Jacaranda, and Water Gum trees and the intent of the landscape
design is to include native plants and shade trees.

In response to the PVP comments and Applicant’s responses, staff has recommended several
Conditions of Approval to address public access to The Hill, onsite soil depths, and landscaping
around the Tower A, Tower B, and Sunset Building’s podium bases.
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Entitlement Analysis

Density Bonus Compliance Review

The Project includes a request for a Density Bonus Compliance Review, which would enable the
Project to qualify for a 35 percent density bonus and to utilize certain development incentives and
waivers in exchange for setting aside 76 Very Low Income units (11 percent of total base units)
for a period of 55 years. This set aside qualifies the project for two (2) Density Bonus Incentives.

Off-Menu Incentives and Waiver of Development Standards

The Applicant has requested two Off-Menu Incentives and one Waiver of Development Standards
that are not listed on the Menu of Incentives. In accordance with LAMC Section 12.22 A.25(g)(3),
these requests are processed through the City’s “off-menu” process, and must demonstrate that
the Waiver is required in order to accommodate the proposed Project and affordable housing.
California Government Code Section 65915 (e)(2) states that a proposal for the waiver or
reduction of development standards shall neither reduce nor increase the number of incentives
or concessions to which the applicant is entitled. Therefore, the following Off-Menu Incentives
and Waiver require approval by the City Planning Commission:

a. an Off-Menu Incentive to allow for a portion of over-dedicated public-right-away areas
along Sunset Boulevard and Beaudry Avenue (approximately 3,373 square feet) to be
counted towards the Site’s lot area and permitted density; and

b. an Off-Menu Incentive to permit an approximately 40 percent increase in the maximum
allowable floor area ratio (FAR) from 3:1 to 4.19:1, for a total of 1,129,370 square feet, of
which 110,336 square feet is allotted to the existing Elysian apartment building;

c. a Waiver of Development Standards to permit a zero-foot building separation between the
Elysian Parking Garage building and the 1111 Sunset Project, in lieu of the 114-foot
building separation as required by LAMC Section 12.21 C.2(a).

In conjunction with the approved mergers associated with Vesting Tentative Tract Map No. 80315
and the Off-Menu Incentive to allow for a portion of over-dedicated public-right-away along Sunset
Blvd and Beaudry Avenue to be counted toward the Site’s lot area and permitted density, the lot
area of the Project Site would be 272,908 square feet which permits a maximum density of 683
dwelling units. In exchange for providing 11 percent of the Project’s base density units as Very
Low Income units, the Project is entitled to a 35 percent density bonus increase which would allow
for a total of 923 units. After subtracting the existing Elysian apartment building’s 96 live work
units, the Site’s remaining density is 827 units. It should be noted that the No-Hotel Development
Scenario would include up to 827 residential units. The Mixed Use Development Scenario would
include 90 fewer residential units for a maximum of up to 737 residential units and instead would
provide 180 hotel guests rooms (200 square feet per hotel guest room (90 residential units at 400
square feet per unit would be equivalent to 180 hotel guest rooms at 200 square feet per unit)).

In addition to the Off-Menu Incentive described above, the Project is requesting a second Off-
Menu Incentive to permit an approximately 40 percent increase in the maximum allowable FAR
from 3:1 to 4.19:1, the total floor area permitted would be 1,129,370 square feet. After subtracting
the existing Elysian apartment building’s 110,336 square feet, the remaining floor area is
1,019,034 square feet.

Lastly, the Project is requesting a Waiver of Development Standards to permit a zero-foot building
separation between the Elysian Parking Garage building and the 1111 Sunset Project, in lieu of
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the 114-foot building separation as required by LAMC Section 12.21 C.2(a). As the vast majority
of the Project is designed with a common subsurface parking podium base, which in accordance
with the City of Los Angeles Building Code Section 503.1.2 creates a single integrated
structure/building, the building separation section requirement would only apply to buildings not
located above the parking podium base which would include the Elysian apartment building and
the Elysian parking structure.

Housing Replacement

Pursuant to Government Code Section 65915(c)(3), applicants of Density Bonus projects filed as
of January 1, 2015 must demonstrate compliance with the housing replacement provisions which
require replacement of rental dwelling units that either exist at the time of application of a Density
Bonus project, or have been vacated or demolished in the five-year period preceding the
application of the project. While not part of the Project, but located on the Project Site, the Project
would not demolish/replace the 96 live work units located in the Elysian apartment building, thus
no replacement units are required.

Building Line Removal

The Project includes a request for a Building Line Removal of a variable building line along
Beaudry Avenue, established under Ordinance No. 101,106. The request to remove the Building
Line would allow for the Project design to better utilize the area along Beaudry Avenue as the
existing structures are variably set back from the street, but located roughly 75 feet from Beaudry
Avenue at its closest point. The 40-foot Building Line would otherwise require that Tower A and
the low-rise commercial and residential buildings would be shifted away from Beaudry Avenue,
closer to the center of the Site, reducing the total amount of open space which breaks up the
mass of the Project and reducing street activation along this portion of the frontage.

Vesting Conditional Use Permit

The Mixed Use Development Scenario includes a request for a Vesting Conditional Use Permit
to allow a hotel use within 500 feet of a R Zone. The Mixed Use Development Scenario would
provide 180 hotel guest rooms integrated into the Project's design, which would complement the
other commercial and residential uses within the Site, and would support the existing commercial
and economic base in the surrounding area, including Chinatown, Echo Park, and Downtown Los
Angeles.

Conditional Use — Major Development Project

The Project includes a request for a Conditional Use Permit for a project that results in the
construction of 100,000 square feet or more of non-residential uses (Mixed Use Development
Scenario and No-Hotel Development Scenario) in the C2 Zone. LAMC Section 12.24 U.14 for
the Conditional Use states that a Conditional Use is needed for “Major’ development projects,
otherwise permitted by right in the zone(s) in which they are located...”. Staff has recommended
that the City Planning Commission dismiss the Major Development Project Conditional Use
Permit request as the Project is not otherwise permitted by right and is subject to other
discretionary actions, and therefore the Conditional Use is not required.
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Main Conditional Use — Alcoholic Beverages

The Project includes a request for a Main Conditional Use Permit for the sale or dispensing of
alcoholic beverages for on-site and off-site consumption within 13 establishments, including a
grocery store, restaurant uses and/or retail uses located throughout the Site. In addition, under
the Mixed Use Development Scenario, six establishments located within the hotel are proposed.
The sale of alcoholic beverages would be in line with the expected services and products provided
from the hotel, restaurants and retail stores. The Project’'s commercial uses would primarily front
Sunset Boulevard, adjacent to other commercial uses. The proposed alcohol consumption within
the proposed commercial and hotel spaces would support the growing number of residents and
visitors to the area and would complement other existing mixed-use developments in the areas
that also serve alcohol. The proposed sales and services would continue to add to the
diversification of commercial activities being conducted in the area and would not adversely affect
the surrounding neighborhood.

Director’s Decision

The Project would remove all of the existing 104 non-protected onsite trees, one Protected onsite
tree, as well as nine of the existing 40 street trees. The Project includes a request for a Director’s
Decision to permit 262 trees in lieu of the 293 trees required under the Mixed Use Development
Scenario and 262 trees in lieu of the 315 trees required under the No-Hotel Development
Scenario. Overall, both options would provide more trees onsite as compared to existing
conditions. As a majority of the Site would be built over the Project’s parking podium, all new
trees would need to be planted in raised planters or topographically mounded areas, which
combined limit the open space areas suited for trees.

Site Plan Review

In addition, the Project is subject to Site Plan Review approval as it is a development project which
results in 50 or more dwelling units and/or hotel guest rooms and over 50,000 square feet of
commercial floor area.

Environmental Impact Report

The City of Los Angeles released the Final Environmental Impact Report (EIR), ENV-2018-177-
EIR (SCH No. 2018051043), in November 2021, detailing the relevant environmental impacts
resulting from the Project. The Certified EIR includes the Draft EIR for the 1111 Sunset Project
published on March 11, 2021, the Final EIR published in November 2021 and the Errata published
in December 2021 and January 2022.

The EIR identified the following significant and unavoidable impacts: Air Quality (Project and
Cumulative Regional Construction Air Quality); Noise and Vibration (Project and Cumulative On-
Site Construction Noise; Off-Site Construction Noise; Project On-Site Construction Vibration
Impacts for Human Annoyance; and Project and Cumulative Off-Site Construction Vibration
Impacts for Human Annoyance).

The EIR was certified by the Deputy Advisory Agency (DAA) on January 7, 2022, in conjunction
with the approval of Case No. VTT-80315. The decision of the DAA was subsequently appealed
and is pending decision by the City Planning Commission immediately prior to the subject case.
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Terminated Zoning Administrator Case and Amended Density Bonus Request

The Project’s original application requested the Advisory Agency to utilize LAMC Section 17.03
to not count up to 24,052 square feet of unenclosed floor area located beneath Tower A
(approximately 6,975 square feet), Tower B (approximately 6,153 square feet), and the Sunset
Building (approximately 10,924 square feet) as floor area. Prior to the public hearing notice issued
for the Deputy Advisory Agency/Hearing Officer Hearing, the original request was changed from
an Advisory Agency request to a Zoning Administrator’s Interpretation (ZAl) permitted by LAMC
Section 12.21 A.2. Consequently, an Erratum was prepared in December 2021 that concluded no
significant new information was added to the EIR and recirculation of the EIR was not necessary.
However, after the December 15, 2021 Public Hearing, staff determined that the unenclosed
areas under the buildings could be accounted for as part of the Project’s requested Density Bonus
entitlement request and thus Case No. ZA-2021-9399-ZAl was terminated. An Erratum was
prepared in January 2022 concluding that termination of Case No. ZA-2021-9399-ZAl does not
result in significant new information that would require recirculation of the EIR.

In addition to the termination of the Project’s requested ZAl, the conditions issued by the City of
Los Angeles Bureau of Engineering (BOE) for the Project’s Vesting Tentative Tract Map (Case
No. VTT-80315) resulted in a reduction of 3,373 square feet of lot area within the Project Site
from the originally proposed Tract Map. The Tract Map originally proposed merging a 3,373
square foot over-dedicated public right-of-way area into the Site, which then was not approved by
BOE. Based on these changes, the Applicant amended the Project’s requested Density Bonus
entitlement to include two Off-Menu Incentives to allow for a portion of over-dedicated public-right-
away areas along Sunset Boulevard and Beaudry Avenue (approximately 3,373 square feet) to
be counted towards the Site’s lot area and permitted density and to permit an approximately 40
percent increase in the maximum allowable FAR from 3:1 to 4.19:1, for a total of 1,129,370 square
feet, in order to accommodate the 24,052 square feet of unenclosed floor area.

As modifications to the Project’s requested Density Bonus entitlement were submitted after the
public hearing notice was issued for the December 15, 2021 Deputy Advisory Agency/Hearing
Office Hearing, a public hearing notice that included the Project’s requested modified Density
Bonus entitlements, was mailed out to all owners and occupants within 500 feet of the Site as
well as all interested parties 24 days prior to the Commission Meeting, in compliance with LAMC
Section 12.36.

ISSUES
Public Testimony

A joint public hearing was held by the Deputy Advisory Agency and a Hearing Officer on behalf
of the City Planning Commission on Wednesday, December 15, 2021 at 11:00 a.m. via
teleconference (see Public Hearing and Communications, Page P-1). The Notice of Public
Hearing was posted at the Project Site on December 3, 2021. In addition, six comment letters
were submitted. Public testimony focused on the following primary topics:

Support for the Project as it would:
¢ Provide critical housing, including market-rate and affordable units
¢ Provides a vast amount of publicly accessible open space
¢ Improve the Site and provide excellent design/architecture
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¢ Provide a vibrant and pedestrian-oriented environment
e Help the economy through job creation
e Provide construction workers with living wages

Opposition against the Project due to:
e Lack of onsite parking provided
Traffic and congestion impacts to the neighborhood
Traffic associated with Dodger Stadium events
Length of the Project’s construction period, air quality and noise construction impacts
Indoor air quality impacts as a result of formaldehyde emissions
Limited number of affordable units and hotel use
Future of the onsite trees
Impacts to the neighborhood and quality of life
Lack of sidewalk improvements in the surrounding area

Vehicle Parking, Beaudry Avenue Access, and Dodger Traffic

One individual raised concerns regarding the lack of on-street parking in the area, Beaudry
Avenue providing primary access in/fout of the surrounding neighborhood, and congestion
associated with Dodger Stadium events.

Vehicle parking for the Project would be provided in a screened six-level parking podium and
comply with Code requirements. Based on the proposed unit mix, number of hotel guest rooms,
and commercial and office uses square footage, the Mixed Use Development Scenario would be
required to provide a total of 933 vehicle parking spaces and the No-Hotel Development Scenario
would be required to provide 907 vehicle parking spaces. Thus, residents, patrons, and visitors
would be able to park onsite and would not need to rely on street parking to visit the Site. Further,
as 168 vehicle spaces are currently provided on the Project Site for use by the Elysian apartment
building residents, a separate parking structure would be constructed for the Elysian apartment
building’s 96 live work units and a 1,110 square-foot ground floor restaurant to ensure residents
and visitors to the Elysian apartment building can continue to park onsite.

Additionally, the Project Site is well-served by a network of regional transportation facilities.
Various public transit stops, operated by Metro and LADOT are located in close proximity to the
Project Site with the closest Metro bus stop located at Sunset Boulevard and Beaudry Avenue.
The nearest Metro Station is the Metro L (formerly Gold Line) Chinatown Station located
approximately 0.8 miles southeast of the Project Site. Bus transit access is provided along a
number of Metro and LADOT bus routes, with multiple stops located within one block of the Project
Site. These bus routes include Metro Rapid Line 704, Metro Local Lines 2, 4, 10, 48, 55, and 92,
Metro Limited Lines 302 and 355, LADOT DASH Lincoln Heights/Chinatown and DASH Pico
Union/Echo Park. Finally, as part of the Project, an onsite Transportation Center would be
provided to encourage alternative modes of transportation, making it convenient to access the
Site without the use of an automobile, support multi-modal mobility options such as bicycle and
scooter sharing services, and address first-mile and last-mile connectivity issues with the
surrounding public transit options.
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Regarding vehicle congestions generated by events held at Dodger Stadium, Appendix C of the
Project’s Transportation Assessment, (Appendix Q of the Draft EIR), includes an analysis of traffic
conditions during a Dodger gameday. It should be noted that this appendix was included for
information purposes only as the California Environmental Quality Act does not require the
analysis and/or mitigation of impacts generated by existing environmental conditions on a
project’s future residents/visitors. As described in the analysis, the Project would not substantially
change intersection delay in the Project vicinity and in some cases intersection delay would be
improved.

Regarding access to Beaudry Avenue, during construction of the Project, the Applicant would be
required to comply with Project Design Feature (PDF) TR-PDF-1 which would require a detour
plan, street/lane closure information, haul routes, and a staging plan to be in place prior to
construction activities beginning. Additionally as required by the PDF, a Worksite Traffic Control
Plan, which would facilitate traffic and pedestrian movement and minimize the potential conflicts
between construction activities, street traffic, bicyclists, and pedestrians, would be required.
Construction trucks would not be permitted to close or restrict access to any of the surrounding
properties and the Project would be required to comply with all applicable codes and ordinances
regarding emergency access. With regard to emergency access during operation, existing
vehicular access to the Project Site would be improved as vehicles would be able to access the
Site from multiple driveways and not just along Beaudry Avenue. The Project’s driveways would
be designed to meet all applicable building code requirements, including emergency vehicle
access and the Project would not install any barriers that could impede emergency access.
Further, as concluded in the Draft EIR, the traffic generated by the Project would not significantly
impact emergency vehicle response to the Site and/or surrounding neighborhood, including along
City-designated disaster routes such as Sunset Boulevard.

Project Construction Period Length, Air Quality and Noise Impacts, Affordable Dwelling
Units, and Proposed Hotel Use

Several comments were received noting the Project’s length of construction, including the
permitted hours of daily construction, concerns regarding noise and air pollution, the number of
affordable dwelling units proposed and the proposed hotel use.

In accordance with LAMC Section 41.40, construction activities would be permitted from 9 AM to
7 PM Monday through Friday, 8 AM to 6 PM on Saturday, and prohibited on Sunday and/or
national holidays. The Project's construction would occur in sequential phases (demolition,
grading/foundation, and building construction), and is anticipated to be completed in 2028. For
purposes of conservatively analyzing construction impacts and to account for the potential overlap
of construction phases, it was assumed that the Project’'s construction schedule could be
compressed (with phases overlapping), and completed in 44 months.

As evaluated in Section IV, Environmental Analysis of the Draft EIR, the Project would result in
significant impacts with regards to regional air quality during construction and on-site and off-site
Noise during construction at both the Project and Cumulative level. Specifically, the Project would
exceed the South Coast Air Quality Management District (SCAQMD) regional significance
threshold for nitrogen oxides (NOx) during construction due to the overlapping phases over an
approximate 12-month duration, which presents a worst-case scenario. Implementation of all
feasible mitigation measures would reduce, but not eliminate impacts under this scenario. Further,
in compliance with the SCAQMD’s direction, individual construction projects that exceed the
SCAQMD’s recommended daily thresholds for project-specific impacts would cause a
cumulatively considerable increase in emissions for those pollutants for which the Air Basin is in
non-attainment. Thus, the Project’s construction activities would have a cumulative impact due to
construction-related regional NOx emissions, which would be significant and unavoidable.
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The estimated on-site noise levels during all phases of Project construction would exceed the
significant noise threshold for the residential buildings along Sunvue Place (to the west of the
Project Site), the Elysian apartment building, and the residential uses to the east. While temporary
noise barriers would be implemented, construction related noise would still exceed the
significance threshold. As no other feasible mitigation measures to further reduce the construction
noise at the receptors described above were feasible, impacts from on-site construction noise
sources would be significant and unavoidable. Further, there would potentially be cumulative
noise impacts at the nearby residential uses located in proximity to the Project Site and a Related
Project (Sunset Everett Mixed Use Project) in the event of concurrent construction activities.

Noise impacts associated with off-site construction trucks from the Project could occur. The
estimated construction trucks noise along Alpine Street, Figueroa Terrace, and College Avenue
would exceed the 5-dBA significance threshold during the Project’s concrete pour (specifically
along Figueroa Terrace, College Avenue, and Alpine Street) and during all other construction
phases (along Alpine Street). There are no feasible mitigation measures to reduce off-site
construction noise impacts associated with the construction trucks and therefore, Project-level
off-site construction noise impacts would be significant and unavoidable. In addition, cumulative
noise due to construction truck traffic from the Project and other related projects has the potential
to exceed the ambient noise levels along the haul route by 5-dBA, and as there are no feasible
mitigation measures to reduce the temporary significant noise impacts associated with cumulative
off-site construction trucks, cumulative off-site noise impacts would e significant and unavoidable.

With respect to a project for which significant impacts are not avoided or substantially lessened
either through the adoption of feasible mitigation measures or feasible environmentally superior
alternatives, a public agency, after adopting proper findings based on substantial evidence, may
nevertheless approve the project, if the agency first adopts a statement of overriding
considerations setting forth the specific reasons why the agency found that the project’s benefits
rendered acceptable its unavoidable adverse environmental effects. The Final EIR determined
that the Project would result in significant and unavoidable environmental impacts and thus the
City is required to adopt a Statement of Overriding Considerations. On January 7, 2022, the
Deputy Advisory Agency approved Vesting Tentative Tract Map No. 80315, certified the 1111
Sunset Project EIR, and adopted the Statement of Overriding Considerations setting forth the
reason and benefits of adopting the EIR with full knowledge that significant impacts may remain.
This decision was subsequently appealed by an aggrieved party and is pending decision by the
City Planning Commission concurrent with the subject case.

In regards to the number of affordable dwelling units, the Project includes a request for a Density
Bonus Compliance Review, which would enable the Project to qualify for a 35 percent density
bonus and to utilize certain development incentives and waivers in exchange for setting aside 76
Very Low Income units (11 percent of total base units) for a period of 55 years.

As described above, the Project includes two development proposals, one of which, the Mixed
Use Development Scenario, includes a hotel option. The Mixed Use Development Scenario
includes a request for a Vesting Conditional Use Permit to allow a hotel use within 500 feet of a
R Zone. Thus, if the Vesting Conditional Use Permit is approved by the City Planning Commission,
the proposed hotel use would be permitted under the Mixed Use Development Scenario.

Indoor Air Quality

A comment letter was submitted on the day of the hearing, December 15, 2021, by Lozeau Drury,
LLP on behalf of Supporters Alliance for Environmental Responsibility (SAFER). SAFER states
that the Project would have a significant impact on indoor air quality as a result of formaldehyde
emissions associated with composite wood products being released into the air. The City
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reviewed the comment letter and provided a written response which is included as part of the
City’s administrative case file. The Project would comply with the existing codes and regulations
in California, which adequately address potential emissions and risks from building materials to
ensure safe practices and healthy indoor air.

Removal of Onsite Trees

A commenter requested clarity on what would happen to the onsite trees, specifically the mature
palms, and suggested that the large palms be considered for relocation in the surrounding area.
The Project Site currently contains 104 non-protected trees, one Protected tree, and 40 street
trees. Due to lack of irrigation, drought, long-term neglect, and overcrowding, a number of the
trees are stressed and competing for light, soil, water, space and nutrients. All onsite trees
(nonprotected and protected), as well as nine street trees would be removed. Pursuant to City
requirements, the Applicant would be required to replace all removed non-protected trees at a 1:1
ratio, Protected trees at a 4:1 ratio and street trees at a 2:1 ratio. As the majority of the existing
trees are palms of which provide no shade, stormwater capture, or carbon sequestration and the
Applicant does not have access to a separate site where the trees could be relocated, all of the
onsite trees would be removed. However, once construction is complete, more than twice as
many existing trees would be located on the Site.

CONCLUSION

The Project would present an opportunity to provide a multi-building, high-rise and low-rise,
mixed-use development within the Central City North Community Plan area, which under the
Mixed Use Development Scenario would allow up to 737 residential units (including up to 76 Very
Low Income units), 180 hotel guest rooms, 48,000 square feet of office, and 95,000 square feet
of general commercial floor area to be constructed and under the No Hotel Development Scenario
would allow up to 827 residential units (including up to 76 Very Low Income units), 48,000 square
feet of office, and 95,000 square feet of general commercial floor area to be constructed. Both
development scenarios would provide a substantial amount of open space, including publicly
accessible open space, and onsite residential amenities. The Project would enhance the built
environment through the unified development of the Site and include essential and beneficial uses
through the balance of residential and commercial components, all within close proximity to public
transit. The Project would benefit the community by providing more housing options for the
increasing population of Downtown Los Angeles and provide employment opportunities for the
area residents, which support the City's goals for housing and economic development. The mixed-
use development would be compatible with State and local incentive programs for affordable
housing, and the Project Site’s Mixed Use Boulevard designation from the General Plan
Framework, General Commercial land use designation of the Community Plan, and the policies
of the General Plan.

Requests for Density Bonus Compliance Review, Building Line Removal, Vesting Conditional Use
Permit to allow a hotel use within 500 feet of a R Zone (for the Mixed Use Development Scenario),
Main Conditional Use Permit for alcohol sales, Director's Determination, and Site Plan Review
would all help facilitate a beneficial density and mix of uses and allow for a cohesive site design,
creating active and safe pedestrian environments, and offering a variety of public benefits,
amenities, and open space features. The Project’s location, uses, height, and other features
would be compatible with the surrounding neighborhood, and would not adversely affect public
health, welfare, and safety.

In consideration of both support and concerns of the Project, and within the context of the pattern
of development within the surrounding neighborhoods, the Department of City Planning
recommends that the City Planning Commission conditionally approve the Project and the
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requested entitlements, with the exception of the Major Development CUP which staff has
requested to be dismissed. The resulting mixed-use project would support planning policies for
development within the community, including policies for affordable housing and job creation,
resulting in a balance of residential jobs-producing office and commercial components near
transit, which would enhance the built environment and create a link between the surrounding
neighborhoods including Downtown Los Angeles, Chinatown, Angelino Heights, and Echo Park,
while providing substantive community benefits.
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CONDITIONS OF APPROVAL

The following conditions of approval account for the Mixed Use Development Scenario and No-
Hotel Development Scenario when the term “Project” is used unless stated otherwise.

Pursuant to Los Angeles Municipal Code (LAMC) Sections 12.22 A.25, 12.32 R, 12.24 T, 12.24
W.1, 12.24 W.24 (for the Mixed Use Development Scenario), and 16.05 and State Government
Code Section 65915 (State Density Bonus Program), the following conditions are hereby imposed
upon the use of the subject property:

Density Bonus Conditions

1.

Site Development. Except as modified herein, the Project shall be in substantial
conformance with the plans and materials, stamped “Exhibit A1” and dated January 2022
(hereafter referred to as “Exhibit A1”), and attached to the subject case file. No change to
the plans (except as conditioned) will be made without prior review by the Department of
City Planning, Major Projects Section, and written approval by the Director of Planning. Each
change shall be identified and justified in writing. Minor deviations may be allowed in order
to comply with the provisions of the LAMC or the Project conditions.

Density.

a. The Mixed Use Development Scenario shall be limited to a maximum density of 737
residential units and 180 hotel guest rooms.

b. The No-Hotel Development Scenario shall be limited to a maximum of 827 residential
units and shall not include guest rooms.

Affordable Units. A minimum of 11 percent (76 units) of the base dwelling units permitted
in the C2 Zone (683 units), shall be reserved as affordable units for Very Low Income
Households, as defined by the State Density Bonus Law 65915 (c)(1) or (c)(2). Affordable
units required as replacement units, per Government Code 65915, shall be an equivalent
size or type, or both, as those units being replaced.

Changes in Restricted Units. Deviations that increase the number of restricted affordable
units or that change the composition of units shall be consistent with LAMC Section 12.22
A.25 (a-d).

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 11 percent (76 units) of the base density dwelling 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.
Enforcement of the terms of said covenant shall be the responsibility of HCIDLA. The
Applicant will 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. Refer to the Density Bonus Legislation
Background section of this determination for more information.
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10.

11.

12.

Off-Menu Incentive — Lot Area for Density Calculation. A portion of over-dedicated
public-right-away areas along Sunset Boulevard and Beaudry Avenue (approximately 3,373
square feet) shall be permitted to be counted towards the Site’s lot area and permitted
density. Density shall be calculated based off of a lot area of 272,908 square feet.

Off-Menu Incentive — Floor Area Ratio (FAR). A maximum 40 percent increase in the site’s
allowable FAR shall be permitted. The Site’s FAR shall be limited to a maximum FAR of
4.19:1, or 1,129,370 square feet of floor area, in lieu of the 3:1 FAR otherwise permitted by
the C2-2D zone.

Waiver of Development Standard — Building Separation A zero-foot building separation
between the Elysian parking garage building and the 1111 Sunset Project buildings shall be
permitted, in lieu of the minimum 114-foot building separation that is otherwise required by
LAMC Section 12.21 C.2(a).

VTT-80315. Prior to issuance of any permits, submit the Letter of Determination for Case
No. VTT-80315 to the Department of City Planning, Major Projects Unit, demonstrating the
approval of the mergers.

Automobile Parking for Residential Uses. In accordance with AB 744 a ratio of 0.5 parking
spaces per bedroom shall be provided.

Unbundled Parking. Residential parking shall be unbundled from the cost of the rental
units, with the exception of all Restricted Affordable Units, which shall include any required
parking in the base rent or sales price, as verified by HCIDLA.

Adjustment of Parking. In the event that the number of Restricted Affordable Units should
increase, or the composition of such units should change (i.e. the number of bedrooms), or
the Applicant selects another Parking Option (including Bicycle Parking Ordinance) and no
other Condition of Approval or incentive is affected, then no modification of this
determination shall be necessary, and the number of parking spaces shall be re-calculated
by the Department of Building and Safety based upon the ratios set forth above.

Vesting Conditional Use Conditions

13.

Hotel Guest Rooms.

a. A maximum of 180 hotel guest rooms uses shall be permitted under the
Mixed Use Development Scenario.

b. No hotel guest rooms shall be permitted under the No-Hotel Development
Scenario.

Main Conditional Use Permit for Alcohol Conditions

14.

15.

All other use, height and area regulations of the LAMC and all other applicable
government/regulatory agencies shall be strictly complied with in the development and use
of the property, except as such regulations are herein specifically varied or required.

The use and development of the property shall be in substantial conformance with the plot
plan and floor plan submitted with the application and marked Exhibit A1 dated January
2022, except as may be revised as a result of this action.
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16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

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.

Authorized herein is the sales and service of a full line of alcoholic beverages for:
a. On-site and off-site consumption, in conjunction with a maximum of 13 commercial

establishments and associated outdoor dining areas for the Mixed Use Development
Scenario or the No-Hotel Development Scenario.

b. Inaddition, on- and/or off-site consumption, in conjunction the hotel use with up to six
operators for the Mixed Use Development Scenario.

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.

After hour use shall be prohibited, except routine clean-up. This includes but is not limited to
private or promotional events, special events, excluding any activities which are issued film
permits by the City.

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 disturb the peace adjoining residents, property owners, and businesses.

"No Public Drinking" signs shall be posted in and outside of the subject facility.

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

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.

Additional 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 Department of
City Planning to impose additional corrective conditions, if, it is determined by the
Department of City Planning that such conditions are proven necessary for the protection of
person in the neighborhood or occupants of adjacent property.

Security. 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.

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.
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27.

28.

29.

30.

31.

Main Plan Approval (MPA) Requirement. Each individual venue shall be subject to a Main
Plan Approval (MPA) determination pursuant to LAMC Section 12.24 M, or as otherwise
provided for in the LAMC for on-site alcohol sales in conjunction with the operation of
restaurants and bars, in order to implement and utilize the Master 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 subject to analysis of the venue's individual mode and character of
operations 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. These
conditions may include additional conditions not included in the Main Conditional Use
Conditions of Approval. A Plan Approval without a hearing may be granted by the Chief
Zoning Administrator if the operator agrees to the Conditional Use Permit Conditions.

Lease Agreements. All establishments applying for an Alcoholic Beverage Control license
shall be given a copy of these conditions prior to executing a lease and these conditions
shall be incorporated into the lease. Furthermore, all vendors of alcoholic beverages shall
be made aware that violations of these conditions may result in revocation of the privileges
of serving alcoholic beverages on the premises.

Building Plans. A copy of this grant and all Conditions and/or any subsequent appeal of
this grant and 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.

Ownership/Operator Change. Should there be a change in the ownership and/or the
operator of the business, the property owner and the business owner or operator shall
provide the prospective new property owner and the new business owner/operator with a
copy of the conditions of this action prior to the legal acquisition of the property and/or the
business. Evidence that a copy of this determination has been provided to the prospective
owner/operator, including the conditions required herewith, shall be submitted to the BESt
(Beverage and Entertainment Streamlined Program) in a letter from the new operator
indicating the date that the new operator/management began and attesting to the receipt of
this approval and its conditions. The new operator shall submit this letter to the BESt
(Beverage and Entertainment Streamlined Program) within 30 days of the beginning day of
his/her new operation of the establishment along with the dimensioned floor plan, seating
arrangement and number of seats of the new operation.

MViP — Monitoring, Verification and Inspection Program. Prior to the effectuation of this
grant, fees required per LAMC Section 19.01-E,3 - Monitoring of Conditional Use Permits,
Inspection, and Field Compliance for Review of Operations, and Section 19.04 -
Miscellaneous ZA Sign Offs shall be paid to the City.

a. Within 24 months from the beginning of operations or issuance of a Certificate of
Occupancy, a City inspector will conduct a site visit to assess compliance with, or
violations of, any of the conditions of this grant. Observations and results of said
inspection will be documented and included in the administrative file.

b. The owner and operator shall be notified of the deficiency or violation and required
to correct or eliminate the deficiency or violation. Multiple or continued documented
violations or Orders to Comply issued by the Department of Building and Safety
which are not addressed within the time prescribed, may result in additional
corrective conditions imposed by the Zoning Administrator.
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32.

Covenant and Agreement. Within 30 days of the effective date of this grant, a covenant
acknowledging and agreeing to comply with all the terms and conditions established herein
shall be recorded in the County Recorder's Office. The agreement (standard master
covenant and agreement form CP-6770) shall run with the land and shall be binding on any
subsequent owners, heirs or assigns. The agreement with the conditions attached must be
submitted to the Development Services Center or the BESt (Beverage and Entertainment
Streamlined Program) for approval before being recorded. After recordation, a certified copy
bearing the Recorder's number and date shall be provided to the Development Services
Center or BESt (Beverage and Entertainment Streamlined Program) for inclusion in the case
file.

Director’s Decision Conditions

33.

34.

35.

Trees. The Applicant shall provide a minimum of 262 trees on-site and/or in the parkway, to
the satisfaction of Urban Forestry. Final landscape plans shall show the location, height, and
caliper of all trees. The trees that cannot be accommodated onsite shall be provided through
the payment of the In-Lieu Fee-Development Tree Planting Requirement as specified in
Article 2, Chapter VI, Section 62.177(b)(1) of the LAMC for each tree to be planted offsite.
The priority for the location of offsite plantings shall be within the Central City North
Community Plan Area (or an adjacent Community Plan Area), subject to the acceptances of
a donor site. A receipt showing proof of payment shall be provided to the Department of City
Planning prior to issuance of a grading permit. In the event that the number of dwelling units
should be reduced, no modification of this determination shall be necessary, and the number
of required trees shall be recalculated.

In-Lieu Fee. In accordance with Ordinance No. 185,573 an in-lieu fee shall be paid to cover
the cost to procure and plant each required tree that cannot be accommodated on-site. The
following tree requirements are applicable to the Project:

. All removed Non-protected trees must be replaced at a 1:1 ratio.

a
b. All removed Protected trees must be replaced at a 4:1 ratio.
c. All removed street trees must be replaced at a 2:1 ratio.

d

. Atleast one 24-inch box tree for every four dwelling units shall be provided
onsite and may include street trees in the parkway.

Tree Wells.
a. The minimum depth of tree wells shall be as follows:
i. Minimum depth for trees shall be 42 inches.
ii. Minimum depth for shrubs shall be 30 inches.
iii. Minimum depth for herbaceous plantings and ground cover shall be
18 inches.
b. Minimum depth for an extensive green roof shall be three inches.
c. The minimum amount of soil volume for tree wells shall be based on the
size of the tree at maturity as follows:
i. 220 cubic feet for a tree 15 - 19 feet tall at maturity.

ii. 400 cubic feet for a tree 20 - 24 feet tall at maturity.
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iii. 620 cubic feet for a medium tree or 25 - 29 feet tall at maturity.

iv. 900 cubic feet for a large tree or 30 - 34 feet tall at maturity.

d. Any trees that are required pursuant to LAMC Section 12.21 G and are
planted on any podium or deck shall be planted in a minimum three-foot
planter.

e. New trees planted within the public right-of-way shall be spaced not more
than an average of 30 feet on center, unless otherwise permitted by the
Urban Forestry Division, Bureau of Public Works.

Site Plan Review Conditions

36.

37.

38.

39.

Site Development. The use and development of the property shall be in substantial
conformance with the plans submitted with the application and marked Exhibit A1, dated
January 2022. No change to the plans will be made without prior review by the Department
of City Planning, Major Projects Section, and written approval by the Director of Planning.
Each change shall be identified and justified in writing. Minor deviations may be allowed in
order to comply with the provisions of the Municipal Code or the project conditions. The
project shall be in substantial conformance with the following description:

a. Mixed Use Development Scenario: 737 dwelling units (including 76 Very
Low Income Restricted Affordable units), 180 hotel guest rooms, 95,000
square feet of commercial, and 48,000 square feet of office.

b. No Hotel Development Scenario: 827 dwelling units (including 76 Very Low
Income Restricted Affordable units), 95,000 square feet of commercial, and
48,000 square feet of office.

Floor Area Ratio. The Site’s FAR shall be limited to a maximum FAR of 4.19:1, or 1,129,370
square feet of floor area, including the 110,336 square-foot Elysian apartment building. The
Project’'s maximum new habitable floor area shall be limited to 994,982 square feet, in
accordance with the environmental analysis for the Project. As such, the Project’s 24,052
square feet of floor area beneath the podium element of Tower A, Tower B, and the Sunset
Building shall remain outdoor unenclosed/unhabitable floor area, in substantial conformance
with Exhibit A1, page 20.

Floor Area Covenant. As proposed through the recordation of an appropriate "Covenant
and Agreement Regarding Maintenance of Building,” the Project Applicant (or his/her
successor) shall be required to record a covenant and agreement to ensure that the the
Project’s ground floor covered area, beneath the podium element of Tower A, Tower B, and
the Sunset Building, are not enclosed and used for habitable uses.

Vehicular Parking.

a. Any above grade parking structure shall be designed to be utilized and
easily repurposed to other uses.

b. Entrances, elevators, and stairs for parking structures (both the Project’s
and Elysian parking structure) shall be easily accessible and highlighted
architecturally.
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40.

41.

42.

43.

44,

45.

46.

c. The height of the parking level shall have sufficient clearance to be
adaptable to non-parking uses. Once converted, the building shall permit a
minimum floor to ceiling height of nine feet for commercial uses and eight
feet for residential uses.

d. All above grade levels of the Project’s parking podium shall be wrapped or
incorporated into the architecture or landscaping.

Elysian Parking Structure. A total of 168 automobile parking spaces shall replace the
existing 168 onsite surface automobile parking spaces. The 168 spaces shall be located in
the new Elysian parking structure and accessible to the residents of the Elysian apartment
building.

Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and electric
vehicle charging stations (EVCS) shall comply with the regulations outlined in Chapter IX,
Article 9, LAMC Sections 99.04.106 and 99.05.106.

Pick-Up/Drop-Off. A dual-purpose area shall be provided at the corner of Sunset Boulevard
and Beaudry Avenue for hotel valet (for the Mixed Use Development Scenario) and ride-
hailing services (such as Uber, Lyft, taxis, etc.) drop-off and pick-up for the Project.

Transportation Center. An area shall be provided that encourages the use of multi-modal
transit and provide a space to store/park bicycle and scooter sharing services.

a. The Transportation Center shall be open to the public during regular
business hours.

b. Bicycle facilities including lockers, showers, and a repair station shall be
provided.

Solar. The Project will comply with the Los Angeles Green Building Code and 15 percent of
the total roof area will be solar ready.

Publicly Accessible Open Space. The Project shall provide an approximately 20,925
square-foot publicly accessible open space feature (“The Hill”) at the ground level which
shall be designed and landscaped in substantial conformance with Exhibit A1, dated January
2022.

a. Public access to the approximately 20,925 square-foot open space feature
shall be unrestricted during business hours.

b. No gates and/or fences shall be installed around the perimeter of the
approximately 20,925 open space feature that would restrict public access,
and no gates and/or fences shall be installed on the Project Site that would
limit direct access to the open space feature from Sunset Boulevard.

Landscaping. Prior to the issuance of a building permit, a landscape and irrigation plan
prepared in accordance with LAMC Sections 12.40 through 12.43 shall be submitted to the
Department of City Planning for approval. The landscape plan shall be in substantial
conformance with the landscape plan stamped Exhibit A1 and January 2022. Minor
deviations from the requirements provided below may be permitted by the Department of
City Planning to permit the existing landscaping conditions provided that the plantings are
well established and in good condition.
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47.

48.

49.

50.

51.

52.

53.

54.

a. The area surrounding the tower podiums shall be landscaped in a manner
that softens the buildings’ appearance, by including taller plantings such as
shade trees, greenscreens, or climbing vines, where applicable, in order to
screen views of the tower podium.

Stormwater/Irrigation. The Project shall implement on-site stormwater infiltration as
feasible based on the site soils conditions, the geotechnical recommendations, and the City
of Los Angeles Department of Building and Safety Guidelines for Storm Water Infiltration. If
on-site infiltration is deemed infeasible, the Project shall analyze the potential for stormwater
capture and reuse for irrigation purposes based on the City Low Impact Development (LID)
guidelines.

Glare. The exterior of the proposed structure shall be constructed of materials such as, but
not limited to, high-performance and/or non-reflective tinted glass (no mirror-like tints or
films) and pre-cast concrete or fabricated wall surfaces to minimize glare and reflected heat.

Reflectivity. Glass used in building facades shall be non-reflective or treated with a non-
reflective coating in order to minimize glare from reflected sunlight.

Construction Generators. The Project contractor shall use power construction equipment
with state-of-the-art noise shielding and muffling devices. The Project construction
contractor shall use on-site electrical sources and solar generators to power equipment
rather than diesel generators, where feasible.

Mechanical Equipment. All mechanical equipment shall be fully screened from view of any
abutting properties and the public right-of-way.

Trash/Storage. All trash collecting and storage areas shall be located on-site and not visible
from the public right-of-way. Trash receptacles shall be enclosed and/or covered at all times.
Trash/recycling containers shall be locked when not in use.

Pedestrian Improvements. The following improvements shall be completed as part of the
Project, subject to the approval of Bureau of Engineering and the Department of
Transportation.

a. As approved under related Case No. VTT-80315, the merger of the
Beaudry Triangle and related improvements to the Beaudry Avenue and
Sunset Boulevard intersection.

b. The installation of a pedestrian crosswalk with continental crosswalk
markings along Sunset Boulevard at White Knoll Drive and the installation
of a traffic signal.

c. The addition of an all-way stop control at the existing continental crosswalk
located at the intersection of Beaudry Avenue and Alpine Street (across
Beaudry Avenue).

Transportation System Management. The Project shall contribute up to $500,000 toward
Transportation System Management (TSM) improvements within the Project area that may
be considered to better accommodate intersection operations and increase network capacity
throughout the study area. LADOT’'s ATSAC Section has identified the following
improvements within the project area:
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55.

56.

57.

58.

. Installation of a mini-hub near the intersection of Beaudry Avenue and Sunset
Boulevard.
. Installation of new 25-pair interconnect cables along existing conduits on Temple

Street between Beaudry Avenue and Union Avenue & repair or upgrade existing
cables, if deemed necessary, during the installation process.

. Installation of new 25-pair interconnect cables along existing conduits on Sunset
Boulevard between Beaudry Avenue and Union Avenue & repair or upgrade
existing cables, if deemed necessary, during the installation process.

. Installation of new 12-pair interconnect cables, new 48SM video fiber cables, new
3” conduits on Stadium Way between Vin Scully Avenue to Downtown Gate St /
SR 110 Freeway Ramp.

. Installation of new 25-pair interconnect cables on Beaudry Avenue between
Sunset Boulevard and Temple Street & repair or upgrade existing cables, if
deemed necessary, during the installation process.

A final determination on how to implement the TSM improvements listed above will be made
by LADOT prior to the issuance of a building permit. These TSM improvements would be
implemented either by the Applicant through BOE’s B-Permit process or through payment of
a one-time fixed fee of $500,000 to LADOT to fund the cost of the upgrades. If LADOT selects
the payment option, then the Applicant would be required to pay $500,000 to LADOT, and
LADOT shall design and construct the upgrades.

FASTLinkDTLA Transportation Management Organization. The Project shall join in the
effort as a founding member and shall participate in the initial funding and marketing of
FASTLInkDTLA, a Downtown Los Angeles Transportation Management Organization (DTLA
TMO) to promote alternative modes of travel and programs to reduce vehicle trips in
Downtown Los Angeles area, including the Project Site. The TMO would offer similar
services to those described in the Project’'s TDM plan but would have a much wider reach
and can result in much greater trip reduction benefits. The Applicant shall participate in the
initial funding and marketing of FASTLinkDTLA to address these needs, and help alleviate
current and future traffic congestions throughout the area.

Traffic Signal Warrant Analysis. A traffic signal at the unsignalized intersection of Sunset
Boulevard and White Knoll Drive is warranted as it satisfies the peak hour volume warrant
for a signal based on future projected traffic volumes. If LADOT makes the determination
that a traffic signal is warranted and needed at the intersection, then the applicant would be
responsible to cover all costs associated with the design and installation of the new signal.

Construction Traffic Management Plan. The Applicant shall prepare a Construction Traffic
Management Plan which will include a construction work site traffic control plan, DOT
recommends that the construction work site traffic control plan be submitted to LADOT’s
Citywide Temporary Traffic Control Section or Permit Plan Review Section for review and
approval prior to the start of any construction work

Development Review Fees. LAMC Section 19.15 identifies specific fees for traffic study
review, condition clearance, and permit issuance. The Applicant shall comply with any
applicable fees per this ordinance.

Environmental Conditions

59.

Implementation. The Mitigation Monitoring Program (MMP), attached as “Exhibit B” and
part of the case file, shall be enforced throughout all phases of the Project. The Applicant
shall be responsible for implementing each Project Design Features (PDF) and Mitigation
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60.

61.

Measure (MM) and shall be obligated to provide certification, as identified below, to the
appropriate monitoring and enforcement agencies that each PDF and MM has been
implemented. The Applicant shall maintain records demonstrating compliance with each
PDF and MM. Such records shall be made available to the City upon request.

Construction Monitor. During the construction phase and prior to the issuance of building
permits, the Applicant shall retain an independent Construction Monitor (either via the City
or through a third-party consultant), approved by the Department of City Planning, who shall
be responsible for monitoring implementation of PDFs and MMs during construction
activities consistent with the monitoring phase and frequency set forth in this MMP.

The Construction Monitor shall also prepare documentation of the Applicant’s compliance
with the PDFs and MMs during construction every 90 days in a form satisfactory to the
Department of City Planning. The documentation must be signed by the Applicant and
Construction Monitor and be included as part of the Applicant’'s Compliance Report. The
Construction Monitor shall be obligated to immediately report to the Enforcement Agency
any non-compliance with the MMs and PDFs within two businesses days if the Applicant
does not correct the non-compliance within a reasonable time of notification to the Applicant
by the monitor or if the non-compliance is repeated. Such non-compliance shall be
appropriately addressed by the Enforcement Agency.

Substantial Conformance and Modification. After review and approval of the final MMP
by the Lead Agency, minor changes and modifications to the MMP are permitted, but can
only be made subject to City approval. The Lead Agency, in conjunction with any appropriate
agencies or departments, will determine the adequacy of any proposed change or
modification. This flexibility is necessary in light of the nature of the MMP and the need to
protect the environment. No changes will be permitted unless the MMP continues to satisfy
the requirements of CEQA, as determined by the Lead Agency.

The Project shall be in substantial conformance with the PDFs and MMs contained in this
MMP. The enforcing departments or agencies may determine substantial conformance with
PDFs and MMs in the MMP in their reasonable discretion. If the department or agency
cannot find substantial conformance, a PDF or MM may be modified or deleted as follows:
the enforcing department or agency, or the decision maker for a subsequent discretionary
project related approval finds that the modification or deletion complies with CEQA, including
CEQA Guidelines Sections 15162 and 15164, which could include the preparation of an
addendum or subsequent environmental clearance, if necessary, to analyze the impacts
from the modifications to or deletion of the PDFs or MMs. Any addendum or subsequent
CEQA clearance shall explain why the PDF or MM is no longer needed, not feasible, or the
other basis for modifying or deleting the PDF or MM, and that the modification will not result
in a new significant impact consistent with the requirements of CEQA. Under this process,
the modification or deletion of a PDF or MM shall not, in and of itself, require a modification
to any Project discretionary approval unless the Director of Planning also finds that the
change to the PDF or MM results in a substantial change to the Project or the non-
environmental conditions of approval.

Administrative Conditions

62.

63.

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

Code Compliance. Area, height and use regulations of the zone classification of the subject
property shall be complied with, except where herein conditions are more restrictive.
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64.

65.

66.

67.

68.

69.

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
Planning Department for approval before being recorded. After recordation, a copy bearing
the Recorder's number and date shall be provided to the Planning Department for
attachment to the file.

Definition. Any agencies, public officials or legislation referenced in these conditions shall
mean those agencies, public officials, 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 Planning Department and any designated agency, or the agency’s
successor and in accordance with any stated laws or regulations, or any amendments
thereto.

Building Plans. Page 1 of the grants and all the conditions of approval shall be printed on
the building plans submitted to the Department of City Planning and the Department of
Building and Safety.

Project Plan Modifications. Any corrections and/or modifications to the Project plans made
subsequent to this grant that are deemed necessary by the Department of Building and
Safety, Housing Department, or other Agency for Code compliance, and which involve a
change in Site Plan, floor area, parking, building height, yards or setbacks, building
separations, or lot coverage, shall require a referral of the revised plans back to the
Department of City Planning for additional review and final sign-off prior to the issuance of
any building permit in connection with said plans. This process may require additional review
and/or action by the appropriate decision-making authority including the Director of Planning,
City Planning Commission, Area Planning Commission, or Board.

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

i.  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 entittement, or the approval of
subsequent permit decisions, or to claim personal property damage, including from
inverse condemnation or any other constitutional claim.

ii. 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, costs of any judgments or awards against the City (including an award of
attorney’s fees), damages, and/or settlement costs.

ii.  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
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70.

71.

not relieve the Applicant from responsibility to reimburse the City pursuant to the
requirement in paragraph (ii).

iv.  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 (ii).

v. If the 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 includes 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

The following findings apply to the Mixed Use Development Scenario and No-Hotel
Development Scenario when the term “Project” is used unless stated otherwise.

General Plan Charter Findings (Sections 556 and 558)

The requested Building Line Removal is in substantial conformance with the purposes,
intent, and provisions of the General Plan and will be in good conformance with public
necessity, convenience, general welfare, and good zoning practice as explained below.

a. The requested action is in substantial conformance with the purposes, intent, and
provisions of the General Plan (Charter Section 556).

General Plan Land Use Designation

The Project Site is located within the Central City North Community Plan, which was
adopted by the City Council on December 15, 2000. The Community Plan designates the
Project Site for General Commercial land uses, corresponding to the C2 Zone. The Site
is zoned C2-2D, consistent with the range of zones permitted under the land use
designation.

As proposed, the requested removal of the existing variable Building Line along Beaudry
Avenue (Ordinance No. 101,106) would allow for the Project design to better utilize the
area along Beaudry Avenue as the existing structures are variably set back from the street
and located roughly 75 feet from Beaudry Avenue at its closest point. The 40-foot Building
Line would otherwise require that Tower A and the low-rise commercial and residential
buildings be shifted away from Beaudry Avenue, closer to the center of the Site, reducing
the total amount of open space which breaks up the mass of the Project and reducing
street activation along this portion of the frontage. Thus, the removal of the Building Line
would be consistent with the adoption of the proposed land use designation and in
substantial conformance with the purpose, intent, and provisions of the General Plan as it
is reflected within the Central City North Community Plan.

The Los Angeles General Plan sets forth goals, objectives and programs that guide both
Citywide and community specific land use policies. The General Plan is comprised of a
range of State-mandated elements, including, Land Use, Mobility (Transportation), Noise,
Safety, and Housing. The City’s Land Use Element is divided into 35 community plans
that establish parameters for land use decisions within those sub-areas of the City.

The Project would be in compliance with the following Elements of the General Plan:
Framework Element, Housing Element, Mobility Element, Wellness Element, and the Land
Use Element —Central City North Community Plan.

Framework Element

The Citywide General Plan Framework Element is a guide for communities to implement
growth and development policies by providing a comprehensive long-range view of the
City as a whole. The Element establishes categories of land use that are broadly described
by ranges of intensity/density, heights, and lists of typical uses. The definitions reflect a
range of land use possibilities found in the City's already diverse urban, suburban, and
rural land use patterns. The Citywide General Plan Framework text defines policies related
to growth and includes policies for land use, housing, urban form/neighborhood design,
open space and conservation, economic development, transportation, and infrastructure
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and public services. The Project would be in conformance with following goals, objectives,
and policies of the Framework as described below.

Chapter 3: Land Use

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

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

Objective 3.4: Encourage new multi-family residential, retail commercial, and
office development in the City's neighborhood districts, community, regional, and
downtown centers as well as along primary transit corridors/boulevards, while at
the same time conserving existing neighborhoods and related districts.

Policy 3.4.1: Conserve existing stable residential neighborhoods and
lower-intensity commercial districts and encourage the majority of new
commercial and mixed-use (integrated commercial and residential)
development to be located (a) in a network of neighborhood districts,
community, regional, and downtown centers, (b) in proximity to rail and bus
transit stations and corridors, and (c) along the City's major boulevards,
referred to as districts, centers, and mixed-use boulevards, in accordance
with the Framework Long-Range Land Use Diagram.

Goal 3C: Multi-family neighborhoods that enhance the quality of life for the City’s existing
and future residents.

Objective 3.7: Provide for the stability and enhancement of multi-family residential
neighborhoods and allow for growth in areas where there is sufficient public
infrastructure and services and the residents quality of life can be maintained or
improved.

Goal 3I: A network of boulevards that balance community needs and economic objectives
with transportation functions and structures that integrate commercial, housing, and/or
pubic services.

Objective 3.13: Provide opportunities for the development of mixed-use
boulevards where existing or planned major transit facilities are located and which
are characterized by low-intensity or marginally viable commercial uses with
commercial development and structures that integrate commercial, housing,
and/or public services.

Policy 3.13.4: Provide adequate transitions where commercial and
residential uses are located adjacent to one another.

Policy 3.13.5: Support the development of recreation and small parks in
areas developed with mixed-use structures.

Policy 3.13.6: Design multi-family residential units to minimize the impacts
of traffic and noise and incorporate recreational and open space amenities
to support the needs of residents.
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Objective 3.16: Accommodate land uses, locate and design buildings, and
implement streetscape amenities that enhance pedestrian activity.

Policy 3.16.2: Locate parking in pedestrian districts to the rear, above, or
below the street-fronting uses.

Policy 3.16.3: Require that the ground floor of parking structures located
along primary street frontages in pedestrian-oriented districts be designed
to promote pedestrian activity and, where appropriate, incorporate retail
uses.

The Framework Element establishes land use categories whose locations are depicted on
the Long-Range Land Use Diagram. These categories are broadly described by ranges
of intensity, density, height, and use. The General Plan Framework Element identifies the
Project Site as being located along a Mixed-Use Boulevard and describes Mixed-use
Boulevards as areas that connect neighborhood districts, community centers, and regional
centers and are appropriate for a mix of housing and commercial uses at a scale, density,
and height of development compatible with nearby residential neighborhoods. Mixed-Use
Boulevards fall under the range of 1.5:1 to 4:1 FAR and are characterized by buildings
ranging from one-to six-story buildings with higher buildings within centers. Their densities
and functions support the development of a comprehensive and interconnected network
of public transit and services.

The Project is a multi-building, mixed use development with up to 994,982 square feet of
new habitable floor area on an approximately 6.19-acre Site. The Project proposes two
development scenarios: The Mixed Use Development Scenario and the No-Hotel
Development Scenario. Under the Mixed Use Development Scenario, up to 737 residential
units (including up to 76 Very Low Income units), 180 hotel guest rooms, 48,000 square
feet of office, and 95,000 square feet of general commercial floor area would be
constructed. Under the No Hotel Development Scenario, up to 827 residential units
(including up to 76 Very Low Income units), 48,000 square feet of office, and 95,000
square feet of general commercial floor area would be constructed. The additional 90
residential units (under the No-Hotel Development Scenario) would replace the 180 hotel
guest rooms proposed under the Mixed Use Development Scenario and would be located
in the same building. Contingent upon the approval of the Density Bonus Compliance
Review, in conjunction with requests for two Off-Menu incentives and a Waiver of
Development Standard, the Project would be permitted a maximum 4:19 FAR in exchange
for setting aside at least 11 percent for Very Low Income households. The Project Site is
located in a TPA that is well-served by a network of regional transportation facilities,
including public transit stops operated by Metro and LADOT located in proximity to the
Project Site. The nearest Metro Light Rail Station is the Metro L (formerly Gold Line)
Chinatown Station located approximately 0.8 miles southeast of the Project Site. Bus
transit access is provided along a number of Metro and LADOT bus routes with multiple
stops located within one block of the Project Site, including Metro Rapid Line 704, Metro
Local Lines 2, 4, 10, 48, 55, and 92, Metro Limited Lines 302 and 355, LADOT DASH
Lincoln Heights/Chinatown and DASH Pico Union/Echo Park.

The surrounding area is characterized by commercial uses including auto body repair
shops, motels, small retailers, and convenience stores, surface parking lots, and single
and multi-family residential developments that vary in building style and period of
construction. The Project would provide a mix of uses, including residential, office, and
commercial (restaurant and/or retail uses), and provide a Transportation Center to
encourage the use of alternative transportation modes to access the Site and address
first-mile and last-mile connectivity issues with the surrounding public transit options. All
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of the proposed uses would be compatible with adjacent land uses. By providing the
Project residents access to employment centers and jobs, local destinations, and other
neighborhood-serving uses and, conversely, additional high and low-rise density
residential, office, commercial, and open space opportunities for surrounding
neighborhoods and visitors to the area, the Project would create a more concentrated,
transit-oriented center, thus allowing for a reduction of vehicle trips and improving air
quality. The Project would also encourage all modes of travel and provide an onsite
Transportation Center which would make it convenient to access the Site without the use
of an automobile. Further, the Project Site’s proximity to public transit options and the
Project’s provision of onsite bicycle parking spaces, including long-term residential and
long-term commercial bicycle spaces within subterranean parking levels, and short-term
spaces at the ground level. Bicycle maintenance and shower/locker areas would also be
provided at each of the long-term bicycle parking areas

The Project’s architecture is a contemporary adaptation of the midcentury modern heritage
of the former MWD headquarters and would be compatible with the character of the
existing onsite Elysian apartment building. While each component would include distinct
architectural elements, the Site’s overall design would include complimentary architectural
and materials including clean and rectilinear lines, floor to ceiling windows, uncluttered
ornamentation, angular shapes, painted metal, vision glass, and aluminum screening. The
overall design would include tower elements compatible with Downtown Los Angeles, less
than two miles from the Site, while also constructing low-rise residential uses on the
southern and eastern portion of the Site with a massing and scale that would be
compatible with the residential neighborhood to the east and south. The design would
focus on the visitor and residences’ experience at the ground level and would maximize
open space and create view corridors of the Downtown Los Angeles skyline by minimizing
the building footprints and breaking up the residential programming into smaller volumes.
This approach would afford the incorporation of numerous landscaped and open space
areas in between the building footprints, while the creation of The Hill would provide a
20,925 square-foot publicly accessible open space that would also conceal the Site’s
parking podium.

Towers A and B as well as the Sunset Building would be built above a podium that would
disguise the towers’ structural core and be adorned with colorful murals, extending the
skyline upward. The fagades of the towers and Sunset Building would include floor to
ceiling windows, uncluttered ornamentation and angular shapes to maximize the width of
view corridors into and through the Project Site. The three-story Courtyard Building would
not include a podium element but would be a reconstruction of part of the original MWD
building designed by William Pereira. Separate from the four primary structures, three low-
rise commercial buildings would be clustered near the western portion of the Site, with two
of the buildings fronting Sunset Boulevard and the third building slightly set back but oriented
towards Sunset Boulevard. The low-rise commercial buildings have been designed to
improve the pedestrian environment by introducing new uses along Sunset Boulevard and
providing direct access to these uses from Sunset Boulevard. The low-rise residential
buildings ranging from two to four stories with a maximum height of 91 feet would be
interspersed throughout the eastern and southern portions of the Site around the base of
Towers A and B. The massing and scale of the low-rise residential buildings would be
compatible with the residential neighborhood to the east and south.

Further, the removal of the existing variable Building Line along Beaudry Avenue
(Ordinance No. 101,106) would allow for the Project design to better utilize the area along
Beaudry Avenue as the existing structures are variably set back from the street and
located roughly 75 feet from Beaudry Avenue at its closest point. The 40-foot Building Line
would otherwise require that Tower A and the low-rise commercial and residential
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buildings be shifted away from Beaudry Avenue, closer to the center of the Site, reducing
the total amount of open space which breaks up the mass of the Project and reducing
street activation along this portion of the frontage.

The Project also offers substantial common and private open space to enhance recreation
and open space opportunities to create a healthful living environment and break up the
Site’s overall density and massing. Specifically, the Mixed Use Development Scenario
would provide 82,295 square feet of common usable open space, including 70,175 square
feet of outdoor common open space while the No-Hotel Development Scenario would
provide 93,050 square feet of usable open space, including 77,075 square feet of outdoor
common open space. A majority of the common open space areas would be located
throughout the Site’s ground floor and be accessible by the public, including the 20,925
square-foot open space feature referred to as The Hill.

Pedestrian access to the Project Site would be provided via sidewalks on all street
frontages, as well as a through a series of gently sloping pathways, stairs, and open
spaces located throughout the Project Site, connecting the surrounding neighborhoods to
Sunset Boulevard and the onsite publicly accessible open space amenities and
commercial uses. Pedestrian access would be provided from five main access points and
would include separate dedicated entrances from Sunset Boulevard and Beaudry Avenue
as well as from the commercial uses that front Sunset Boulevard. The Project would
increase the amount of pedestrian activity and safety by concentrating residential and
ground floor, neighborhood-serving retail and/or restaurant uses that would provide
alcohol sales along existing Sunset Boulevard within proximity to public transit, and by
including streetscape amenities such as street trees and short-term bicycle parking in an
area that is currently dominated by limited shade and rest areas for pedestrians. In
addition, removing the Building Line would enhance the pedestrian experience and street
interaction along Beaudry Avenue as the existing Building Line requires a substantial
setback, up a steep incline. If required to remain in place, the Building Line would
substantially limit any sort of street- or pedestrian-facing activity on this frontage. Allowing
for the proposed buildings to be built to the property line facilitates ease of pedestrian
access to the Site. It would also allow residential and commercial occupants an optimal
view of Beaudry Avenue, improving safety and security on the street.

The Project would also provide a variety of public improvements along the surrounding
roadways that would facilitate pedestrian connectivity through and to the Site. These
improvements would include standard width sidewalks in accordance with the Mobility
Plan 2035, installation of a pedestrian crosswalk with continental crosswalk markings
along Sunset Boulevard at White Knoll Drive and the installation of a traffic signal, the
addition of an all-way stop control at the existing continental crosswalk located at the
intersection of Beaudry Avenue and Alpine Street (across Beaudry Avenue), and as
approved under associated Vesting Tentative Tract Case No. 80315 the merger of the
Beaudry Triangle, a triangular paved island that divides Beaudry Avenue and Sunset
Boulevard. The Beaudry Triangle, which is paved and landscaped with trees and shrubs
that are unmaintained and in poor condition creates two pedestrian and vehicle crossing
points along Sunset Boulevard and a vehicle slip lane for motorists traveling west along
Beaudry Avenue and looking to make a right onto Sunset Boulevard. As the slip lane
prioritizes vehicle speed and results in two pedestrian crossing points, the Project’s
improvements to the Sunset Boulevard and Beaudry Avenue intersection, which would
include the merger of the Beaudry Triangle into the Project Site and the removal of the
slip lane would result in a better organized intersection with improved vehicle and
pedestrian control, resulting in a safer pedestrian environment. The various pedestrian
entrances to the Project Site are strategically located along each of the Site’s frontages
and would improve the surrounding neighborhoods connectivity to Sunset Boulevard. The
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diversity of uses provided by the Project would bring housing, investment, and additional
open space opportunities to the area, in support of the City’s goals and needs. To further
enhance pedestrian activity, the Project would be built above a screened six-level parking
podium which would be partially below grade and partially above grade. Due to the
topography of the Site, the number of subterranean levels would vary from one to six
levels, but all above grade levels would be wrapped or incorporated into the architecture
or landscaping.

Finally, The Project would concentrate residential and commercial development near
Downtown Los Angeles, Echo Park, and Chinatown, increasing opportunities for
employees to live near their jobs and residents to live near amenities in a high quality
transit area, thus increasing the amount of pedestrian activity and safety by introducing
more permanent eyes on the street. The Project would implement Project Design Feature
POL-PDF-2, which includes a security program to ensure the safety of residents,
employees, and visitors. Buildings would include controlled access to housing units and
common open space areas, and unrestricted access during business hours for restaurant
and/or retail uses, and publicly accessible open space areas. Facility operations would
include staff training and building access; security would include 24-hour video
surveillance and full-time security personnel; and duties of the security personnel would
include, but would not be limited to, assisting residents and visitors with site access,
monitoring entrances and exits of buildings, managing and monitoring fire/life/safety
systems, and patrolling at regular intervals on the Project Site. The Project’s design would
also include lighting of entryways, publicly accessible areas, and common building and
open space areas associated with the housing units for security purposes. Further, as part
of the Main Conditional Use Permit entitlement, conditions would include but are not
limited to, security measures such as a camera surveillance system and appropriate
lighting in the evening hours, and prohibition of after-hours use, except routine clean-up,
and of dancing and adult entertainment.

The Project allows for the orderly arrangement of buildings on the Site, flexibility in
ownership and operation of the proposed commercial establishments, and allows for
density, height, and floor area arrangement which meets the goals of the General Plan by
providing mixed-use, mixed-income project, which provides new housing units,
commercial space, and publicly accessible open space. Thus, the Project would be
consistent with the Land Use Chapter of the Framework Element.

Chapter 5: Urban Form and Neighborhood Design

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

Objective 5.8: Reinforce or encourage the establishment of a strong pedestrian
orientation in designated neighborhood districts, community centers, and pedestrian-
oriented subareas within regional centers, so that these districts and centers can serve as
a focus of activity for the surrounding community and a focus for investment in the
community.

Policy 5.8.2: The primary commercial streets within pedestrian-oriented districts
and centers should have the following characteristics:

a. Sidewalks: 15-17 feet wide (see illustrative street cross-sections).

b. Mid-block medians (between intersections): landscaped where feasible.
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c. Shade trees, pruned above business signs, to provide a continuous canopy
along the sidewalk and/or palm trees to provide visibility from a distance.

d. Pedestrian amenities (e.g., benches, pedestrian-scale lighting, special
paving, window boxes and planters).

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

Policy 5.9.1: Facilitate observation and natural surveillance through improved
development standards which provide for common areas, adequate lighting, clear
definition of outdoor spaces, attractive fencing, use of landscaping as a natural
barrier, secure storage areas, good visual connections between residential,
commercial, or public environments and grouping activity functions as child care
or recreation areas.

Policy 5.9.2: Encourage mixed-use development which provides for activity and
natural surveillance after commercial business hours through the development of
ground floor retail uses and sidewalk cafes.

The Project is a multi-building, mixed use development with up to 994,982 square feet of
new habitable floor area on an approximately 6.19-acre Site. The Project proposes two
development scenarios: The Mixed Use Development Scenario and the No-Hotel
Development Scenario. Under the Mixed Use Development Scenario, up to 737 residential
units (including up to 76 Very Low Income units), 180 hotel guest rooms, 48,000 square
feet of office, and 95,000 square feet of general commercial floor area would be
constructed. Under the No Hotel Development Scenario, up to 827 residential units
(including up to 76 Very Low Income units), 48,000 square feet of office, and 95,000
square feet of general commercial floor area would be constructed. The additional 90
residential units (under the No-Hotel Development Scenario) would replace the 180 hotel
guest rooms proposed under the Mixed Use Development Scenario and would be located
in the same building. The Project Site is well-served by a network of regional transportation
facilities, including the Metro L (formerly Gold Line) Chinatown Station located
approximately 0.8 miles southeast of the Project Site.

The Project would support residents of the Project Site and surrounding area and visitors
by providing a diverse mix of land uses including commercial, recreational, and multi-
modal services within an accessible and walkable environment. The Project would
contribute to the ongoing redevelopment of a Mixed-Use Boulevard and TPA by providing
for mixed-use growth that creates a connection to Downtown Los Angeles and Chinatown.

Pedestrian access would be provided via sidewalks along the perimeter of the Project
Site, as well as various pathways and stairs that run through the Project Site. Removing
the existing Building Line along Beaudry Avenue would enhance the pedestrian
experience and street interaction as the existing Building Line requires a substantial
setback, up a steep incline. If required to remain in place, the Building Line would
substantially limit any sort of street- or pedestrian-facing activity on this frontage. Allowing
for the proposed buildings to be built to the property line facilitates ease of pedestrian
access to the Site.

The Hill, as well as the various other ground floor open spaces are designed to function
as gathering spaces and strengthen connections across the Project Site including the
residential neighborhood to the east and the commercial uses along Sunset Boulevard.
Landscaping and ground floor retail and/or restaurant uses would activate the respective
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street frontage along Sunset Boulevard. The Hill, a 20,925 square-foot open space,
located in the center of the Site, would provide spaces for informal play recreation,
picnicking, sunbathing, and views of the Downtown Los Angeles skyline. The 5,600
square-foot Sunset Terrace would be immediately accessible from Sunset Boulevard and
would provide a space for outdoor dining adjacent to the low-rise commercial buildings.
The 16,750 square-foot Beaudry Gardens would be located east of The Hill, adjacent to
Tower B and would provide residents and visitors an area for outdoor play, barbeques,
and picnicking.

The Project also proposes a number of improvements that would enhance the public
realm, including widening the sidewalks along Sunset Boulevard, portions of White Knoll
Avenue, and Alpine Street in accordance with the Mobility Plan 2035, promoting
walkability through the removal of a fenced Site developed with mostly vacant buildings,
the installation of a pedestrian crosswalk with continental crosswalk markings along
Sunset Boulevard at White Knoll Drive and the installation of a traffic signal, the addition
of an all-way stop control at the existing continental crosswalk located at the intersection
of Beaudry Avenue and Alpine Street (across Beaudry Avenue), and as approved under
associated Vesting Tentative Tract Case No. 80315 the merger of the Beaudry Triangle
which would result in the removal of the existing slip lane, creating better organized
intersection with improved vehicle and pedestrian control, resulting in a safer pedestrian
environment.

The various pedestrian entrances to the Project Site are strategically located along each
of the Site’s frontages and would improve the surrounding neighborhoods connectivity to
Sunset Boulevard. The diversity of uses provided by the Project would bring housing,
investment, and additional open space opportunities to the area, in support of the City’s
goals and needs. To further enhance pedestrian activity, the Project would be built above
a screened six-level parking podium which would be partially below grade and partially
above grade. Due to the topography of the Site, the number of subterranean levels would
vary from one to six levels, but all above grade levels would be wrapped or incorporated
into the architecture or landscaping.

The Mixed Use Development Scenario would provide 17,544 square feet of landscaped
area throughout the Project Site and the No-Hotel Development Scenario would provide
19,269 square feet of landscaping. Landscaping would be comprised of four separate
plant zones, Alpine Gardens, Lush Interior, Mediterranean, and Lush Interior and would
include drought-tolerant native plants, shrubs, perennials, and groundcover. Specifically,
outdoor open spaces, such as the Sunset Incline, Sunset Terrace, The Hill, The Beaudry
Gardens, and the Alpine Gardens would include planting areas and/or trees. Additional
landscaping would be provided along the street edges. The Project would include the
planting 262 onsite trees, and 18 street trees.

As a mixed-use development, residents and patrons would provide natural on-site
surveillance and eyes on the street, at all times of the day. The ground floor commercial
uses along Sunset Boulevard would be designed with glass storefronts to facilitate a visual
connection between the pedestrians, commercial uses, and the public environment, while
office and residential uses located throughout the Site would have views of the streets and
surrounding neighborhoods. Zero-foot yard setbacks would further increase the area’s
safety as buildings would be built adjacent to the sidewalk; removal of of the existing
Building Line along Beaudry Avenue would allow residential and commercial occupants
an optimal view of Beaudry Avenue, further improving safety and security on the street.

In addition, the Project would implement Project Design Feature POL-PDF-2, which
includes a security program to ensure the safety of residents, employees, and visitors.
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Buildings would include controlled access to housing units and common open space
areas, and unrestricted access during business hours for restaurant and/or retail uses,
and publicly accessible open space areas. Facility operations would include staff training
and building access; security would include 24-hour video surveillance and full-time
security personnel; and duties of the security personnel would include, but would not be
limited to, assisting residents and visitors with site access, monitoring entrances and exits
of buildings, managing and monitoring fire/life/safety systems, and patrolling at regular
intervals on the Project Site. The Project design would also include lighting of entryways,
publicly accessible areas, and common building and open space areas associated with
the housing units for security purposes. Further, as part of the Main Conditional Use Permit
entitlement, conditions would include but are not limited to, security measures such as a
camera surveillance system and appropriate lighting in the evening hours, and prohibition
of after-hours use, except routine clean-up, and of dancing and adult entertainment.

Thus, the Project would be consistent with the Urban Form and Neighborhood Design
Chapter of the Framework Element.

Chapter 6: Open Space and Conservation

Objective 6.4: Ensure that the City’s open spaces contribute positively to the stability
and identity of the communities and neighborhoods in which they are located or through
which they pass.

Policy 6.4.4: Consider open space an integral ingredient of neighborhood
character, especially in targeted growth areas, in order that open space resources
contribute positively to the City’s neighborhoods and urban centers as highly
desirable places to live.

Policy 6.4.8: Maximize the use of existing public open space resources at the
neighborhood scale and seek new opportunities for private development to
enhance the open space resources of the neighborhoods.

a. Encourage the development of public plazas, forested streets, farmers
markets, residential commons, rooftop spaces, and other spaces that
function like open space in urbanized areas of the City with deficiencies of
natural open space, especially in targeted growth areas.

b. Encourage the improvement of open space, both on public and private
property, as opportunities arise.

A majority of the Project Site, excluding the Elysian apartment building, is comprised of
vacant structures and fenced off, restricting public access. The Mixed Use Development
Scenario would provide a total of 82,295 square feet of open space of which 70,175 square
feet would be outdoor open space and the No-Hotel Development Scenario would provide
a total of 93,050 square feet of open space of which 77,075 square feet would be outdoor
open space, where there is a current lack of public space in the immediate vicinity, which
is primarily comprised of commercial and residential buildings, surface parking lots, and
parking structures. The Project’s ground floor open spaces areas that would be accessible
to the public are designed to promote gathering spaces and strengthen connections
across the Project Site to surrounding uses, such as the residential neighborhood to the
east and Sunset Boulevard; and would include outdoor seating (including where visitors
can view the Downtown Los Angeles Skyline), landscaping, and ground floor retail and
restaurant uses with open-air dining. Specifically, The Hill, a 20,925 square-foot open
space, located in the center of the Site, would provide spaces for informal play recreation,
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picnicking, sunbathing, and views of the Downtown Los Angeles skyline. The 5,600
square-foot Sunset Terrace would be immediately accessible from Sunset Boulevard and
would provide a space for outdoor dining adjacent to the low-rise commercial buildings.
The 16,750 square-foot Beaudry Gardens would be located east of The Hill, adjacent to
Tower B and would provide residents and visitors an area for outdoor play, barbeques,
and picnicking. The new public space onsite would enhance the neighborhood’s open
space resources and aesthetics while providing gathering space for residents, employees,
and visitors to socialize and provide connectivity to the neighborhood.

Therefore, the Project would be consistent with the Open Space and Conservation
Chapter of the Framework Element.

Chapter 7: Economic Development

Objective 7.2: Establish a balance of land uses that provides for commercial and
industrial development which meets the needs of local residents, sustains economic
growth, and assures maximum feasible environmental quality.

Policy 7.2.2: Concentrate commercial development entitlements in areas best
able to support them, including community and regional centers, transit stations,
and mixed-use corridors. This concentration prevents commercial development
from encroaching on existing residential neighborhoods.

Policy 7.2.3: Encourage new commercial development in proximity to rail and bus
transit corridors and stations.

Objective 7.9: Ensure that the available range of housing opportunities is sufficient, in
terms of location, concentration, type, size, price/rent range, access to local services and
access to transportation, to accommodate future population growth and to enable a
reasonable portion of the City’s work force to both live and work in the City.

The Project proposes up to 48,000 square feet of office uses and up to 95,000 square feet
of commercial uses, on a Project Site that is located in a TPA that is well-served by a
network of regional transportation facilities, including public transit stops operated by
Metro and LADOT located in proximity to the Project Site. In addition, the Project would
offer a range of residential unit types and sizes, with a mix of one- and two-bedroom units
through the provision of up to 737 residential units under the Mixed-Use Development
Scenario as well as 180 hotel guest rooms, and 827 residential units under the No-Hotel
Development Scenario. By providing a balance of land uses which include residential,
office and commercial along a designated Mixed-Use Boulevard and concentrating growth
in proximity to transit and Downtown Los Angeles, the Project Site would contribute to the
economic development of the community and the City by providing jobs within a
development that would allow residents to live and work on-site or live and work nearby.

Therefore, the Project is consistent with the Economic Development Chapter of the
Framework Element.

Citywide Design Guidelines

The Citywide Design Guidelines, adopted by the City Planning Commission on June 9,
2011, and last updated and adopted on October 24, 2019, establish a baseline for urban
design expectations and present overarching design themes and best practices for
residential, commercial, and industrial projects. Projects should either substantially
comply with the Guidelines or through alternative methods to achieve the same objectives,
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and the Guidelines may be used as a basis to condition an approved project. The design
guidelines focus on three main design approaches: Pedestrian-First Design, 360 Degree
Design, and Climate-Adaptive Design. These design guidelines focus on several areas of
opportunity for attaining high quality design in mixed-use projects, including enhancing the
quality of the pedestrian experience along the border of the project and public space;
nurturing an overall active street presence; establishing appropriate height and massing
within the context of the neighborhood; maintaining visual and spatial relationships with
adjacent buildings; and optimizing high quality infill development that strengthens the
visual and functional quality of the commercial environment.

The Project would achieve Pedestrian-First Design goals and would create an active
pedestrian experience along all Project frontages, plant new street trees and landscape
parkways, and provide new pedestrian walkways from White Knoll Drive, Alpine Street,
Beaudry Avenue, and Sunset Boulevard. The Project’s design focuses on the visitor and
residences’ experience at the ground level as the Site’s design would maximize open
space and landscaped areas, including the 20,925 square-foot publicly accessible
common open space area referred to as The Hill.

Pedestrian access would be provided from five main access points and would include
separate dedicated entrances from Sunset Boulevard and Beaudry Avenue as well as
from the commercial uses that front Sunset Boulevard. The commercial buildings located
along Sunset Boulevard would be between one and three stories and include expansive
windows that would engage pedestrians at the street level with active uses and
landscaping. The active ground floor commercial uses would enhance the Project Site’s
connections to surrounding sidewalks, streets, and land uses.

The request to remove the Building Line would enhance the pedestrian experience and
street interaction along Beaudry Avenue as the existing Building Line requires a
substantial setback, up a steep incline. Removal of the Building Line would substantially
increase street- or pedestrian-facing activity on this frontage. Allowing for the proposed
buildings to be built to the property line would facilitate ease of pedestrian access to the
Site as well as allow residential and commercial occupants an optimal view of Beaudry
Avenue, improving safety and security on the street.

Further, the surrounding public realm improvements, would include sidewalk widening, the
planting of 18 new street trees, the installation of a signalized crosswalk at the intersection
of White Knoll Drive and Sunset Boulevard, the addition of an all-way stop control at the
existing Beaudry Avenue crosswalk, and intersection improvements at the Sunset
Boulevard and Beaudry Avenue intersection, including the removal of a vehicle slip lane,
all of which would improve the pedestrian environment on and around the Site.

In order to facilitate a 360 Degree Design, upon removal of the Building Line along
Beaudry Avenue, the Project design would embrace the Site’'s zero-foot front yard
designation along all frontages and utilize a variety of massing, building materials, and
building forms as it embraces and responds to the existing site features, namely the
Elysian apartment building and the surrounding built environment, including the low-scale
residential neighborhoods to the north and east and the Downtown Los Angeles skyline,
less than two miles from the Site.

The Project’s placement and design of the commercial and residential uses as well as the
ground floor publicly accessible open space, ensure that all of the Project’s frontages,
including internal frontages throughout the Site, would be activated with uses. Further, the
fenestration and glazing of the four primary structures, are universally applied to all sides
of the building, allowing for 360-degree design visible from surrounding neighborhoods.
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The overall building arrangement results in a Project that is oriented outward with
circulation that encourages residents to engage with their surrounding community, in
addition to making use of the Project’s publicly accessible open spaces.

The Elysian apartment building was formerly the Annex Building, one of the four
midcentury modern buildings that made up the MWD Campus, and today is comprised of
96 live units work and a 1,110 square-foot ground floor restaurant. While not part of the
Project but located on the Project Site, the Project's various buildings would be
thoughtfully located on the Site and around the Elysian apartment building.

The Project would be comprised of a collection of building forms, taking into consideration
the residential neighborhood to the east and south as well as the commercial uses along
Sunset Boulevard. Low-rise residential buildings would be located along Alpine Street and
Beaudry Avenue and would complement the adjacent neighborhood, while the high-rise
commercial buildings would be located along Sunset Boulevard, creating a defined street
wall Further, the removal of the existing variable Building Line along Beaudry Avenue
(Ordinance No. 101,106) would allow for the Project design to better utilize the area along
Beaudry Avenue as the existing structures are variably set back from the street and
located roughly 75 feet from Beaudry Avenue at its closest point. The 40-foot Building Line
would otherwise require that Tower A and the low-rise commercial and residential
buildings be shifted away from Beaudry Avenue, closer to the center of the Site, reducing
the total amount of open space which breaks up the mass of the Project and reducing
street activation along this portion of the frontage.

The Project would achieve Climate-Adaptive Design by complying with the most current
regulations regarding sustainable building design, solar installation, water-wise
landscape, and electric vehicle (EV) parking requirements. The Project’s design would
incorporate energy-efficient design methods and technologies, such as high-performance
window glazing; passive energy efficiency strategies, such as fagade shading, roof
overhangs, and porches; high efficiency domestic heaters; and enhanced insulationto
minimize solar heat gain. The Project would also include operable windows, shading of
unit fenestration through balcony overhangs to prevent excess heat, use of natural light
and installation of photovoltaic panels. The Project will comply with the Los Angeles Green
Building Code and 15 percent of the total roof area will be solar ready.

Overall, the design, scale, massing, and style of the buildings is appropriate in the context
of the surrounding neighborhoods and the proximity to Downtown Los Angeles which
consists of mid- to high-rise transit-oriented development.

Housing Element

The City’s Housing Element for 2021-2029 was adopted by City Council on November 24,
2021. The Project would be in conformance with following goals of the Housing Element
as described below.

Goal 1: A City where housing production results in an ample supply of housing to create
more equitable and affordable options that meet existing and projected needs.

Objective 1.2: Facilitate the production of housing, especially projects that include
Affordable Housing and/or meet Citywide Housing Priorities.

Policy 1.2.1: Expand rental and for-sale housing for people of all income
levels. Prioritize housing developments that result in a net gain of
Affordable Housing and serve those with the greatest needs.
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Policy: 1.2.2: Facilitate the construction of a range of different housing
types that addresses the particular needs of the city’s diverse households.

Goal 3: A City in which housing creates healthy, livable, sustainable, and resilient
communities, that improves the lives of all Angelenos.

Objective 3.1 Use design to create a sense of place, promote health, foster
community belonging, and promote racially and socially inclusive neighborhoods.

Policy 3.1.2: Promote new development that furthers Citywide Housing
Priorities in balance with the existing architectural and cultural context.

Policy 3.1.3: Develop and implement design standards that promote
quality residential development.

Policy 3.1.5: Develop and implement environmentally sustainable urban
design standards and pedestrian-centered improvements in development
of a project and within the public and private realm such as shade trees,
parkways and comfortable sidewalks.

Policy 3.1.7: Promote complete neighborhoods by planning for housing
that includes open space, and other amenities.

Policy 3.3.1: Promote the integration of housing with other compatible land
uses at both the building and neighborhood level.

Policy 3.3.2: Promote new multi-family housing, particularly Affordable and
mixed-income housing, in areas near transit, jobs and Higher Opportunity
Areas, in order to facilitate a better jobs-housing balance, help shorten
commutes, and reduce greenhouse gas emissions.

The Housing Element encourages more housing units to accommodate the City’'s
projected growth and also envisions a variety of unit types and sizes and amenities that
can satisfy the needs and demand of people of all income levels, races, and ages. The
Housing Element indicates that not only are more housing units needed to accommodate
the City’s growth, but that these units need to be a broader array of typologies to meet
evolving household types and sizes.

The Mixed-Use Development Scenario would include up to 737 residential units (including
up to 76 Very Low Income units), 180 hotel guest rooms, 48,000 square feet of office, and
95,000 square feet of general commercial floor area and the No Hotel Development
Scenario would include up to 827 residential units (including up to 76 Very Low Income
units), 48,000 square feet of office, and 95,000 square feet on a Project Site that is well-
served by a network of regional transportation facilities, including public transit stops
operated by Metro and LADOT located in proximity to the Project Site.

The Project would offer a range of residential unit types and sizes, including both market-
rate and Very Low Income units, with a mix of one- and two-bedroom units. To ensure the
livability of these housing units, especially in such an urban location, the Mixed Use
Development Scenario would provide 82,925 square feet of usable open space, including
70,175 square feet of common open space, while the No-Hotel Development Scenario
would provide 93,050 square feet of usable open space, including 77,075 square feet of
common open space. Regardless of the development scenario, the common open space
areas would be programmed with gardens, outdoor amenity decks and terraces, meeting
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spaces, lounges, game rooms, and fitness areas, and 4,950 square feet of private open
space in the form of private balconies under the Mixed Use Development Scenario and
6,900 square feet under the No-Hotel Development Scenario.

The sustainability of the neighborhood and facilitation of a jobs/housing balance would be
promoted by the provision of mixed-income housing units, office and commercial uses that
would provide jobs, amenities, and neighborhood-serving uses such as retail and
restaurant. Transit use would be encouraged through the Project Site’s proximity to public
transit options, the introduction of an onsite Transportation Center, and through the
provision of bicycle parking spaces, including long-term residential and long-term
commercial bicycle spaces and short-term spaces, all of which would help shorten
commutes and reduce greenhouse gas emissions.

The Project would provide quality design and a scale and character that respects the
unique surrounding neighborhood and development patterns. The Project Site is
surrounded by residential and commercial buildings that vary in building style and scale.
With the removal of the Building Line, the Project would be sited and designed to enhance
the character of the Mixed-Use Boulevard and adjacent residential neighborhood. The
Project’s tower elements would be compatible with Downtown Los Angeles, less than two
miles from the Site, while also constructing low-rise residential uses on the southern and
eastern portion of the Site with a massing and scale that would create a transition and be
compatible with the residential neighborhood to the east and south. The design would
focus on the visitor and residences’ experience at the ground level and would maximize
open space and create view corridors of the Downtown Los Angeles skyline by minimizing
the building footprints and breaking up the residential programming into smaller volumes.
This approach would afford the incorporation of numerous landscaped and open space
areas in between the building footprints, while the creation of The Hill would provide a
20,925 square-foot publicly accessible open space that would also conceal the Site’'s
screened six-level parking podium.

The Project’s architecture is a contemporary adaptation of the midcentury modern heritage
of the former MWD headquarters and would be compatible with the modernist architectural
character of the existing onsite Elysian apartment building. While each component would
include distinct architectural elements, the Site’s overall design would include
complimentary architectural and materials including clean and rectilinear lines, floor to
ceiling windows, uncluttered ornamentation, angular shapes, painted metal, vision glass,
and aluminum screening would draw on the Site’s mid-century modern heritage of the
former MWD headquarters.

The Project would also provide ground level dining and open space uses for residents,
employees, and visitors. These ground level uses and the proposed mix of uses within the
Project would increase the diversity of uses and would improve the pedestrian experience
at the Project Site.

The Project is designed to promote pedestrian access and gathering onto and across the
Site via sidewalks along the perimeter of the Project Site, as well along various pedestrian
pathways and stairs that are located throughout the Site. Pedestrians would have direct
access to ground floor restaurant and/or retail uses along Sunset Boulevard and would
further enhancing pedestrian access and safety with the installation of a pedestrian
crosswalk with continental crosswalk markings along Sunset Boulevard at White Knoll
Drive and the installation of a traffic signal, the addition of an all-way stop control at the
existing continental crosswalk located at the intersection of Beaudry Avenue and Alpine
Street (across Beaudry Avenue), and with the merger of the Beaudry Triangle which would
result in the removal of the existing slip lane, a better organized intersection with improved
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vehicle and pedestrian control, resulting in a safer pedestrian environment. Additionally,
the request to remove the Building Line would enhance the pedestrian experience and
street interaction along Beaudry Avenue as the existing Building Line requires a
substantial setback up a steep incline. Removal of the Building Line would substantially
increase street- and pedestrian-facing activity on this frontage. Allowing for the proposed
buildings to be built to the property line would facilitate ease of pedestrian access to the
Site.

By providing residential, office and commercial components on a single Project Site, The
Project would offer a balance of housing and jobs within the City; and by locating this
mixed-use project near major transit, job centers, shopping and entertainment areas, the
Project would facilitate interaction with the community, bringing more people onto the
street, providing more customers for local businesses and increasing safety in the area.

Therefore, the Project would be consistent with the Housing Element.

Mobility Element

The Mobility Plan 2035 includes goals that define the City’s high-level mobility priorities.
The Mobility Element sets forth objectives and policies to establish a citywide strategy to
achieve long-term mobility and accessibility within the City of Los Angeles. The Project
would be in conformance with following goals of the Mobility Element as described below.

Chapter 3: Access for All Angelenos

Objective: Ensure that 90 percent of households have access within one mile to the
Transit Enhanced Network by 2035.

Policy 3.1: Recognize walking as a component of every trip, and ensure high-
quality pedestrian access in all sight planning and public right-of-way modifications
to provide a safe and comfortable walking environment.

Policy 3.3: Promote Equitable land use decisions that result in fewer vehicle trips
by providing greater proximity and access to jobs, destinations, and other
neighborhood services.

Policy 3.5: Support “first-mile, last-mile solutions” such as multi-modal
transportation services, organizations, and activities in the areas around transit
stations and major bus stops to maximize multi-modal connectivity and access for
transit riders.

Policy 3.7: Improve transit access and service to major regional destinations, job
centers, and inter-modal facilities.

Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle
parking facilities.
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Chapter 5: Clean Environments and Healthy Communities

Objective: Decrease VMT per capita by 5% every five years, to 20% by 2035.
Policy 5.2: Support ways to reduce vehicle miles traveled (VMT).

As previously mentioned, the Project Site is well-served by a network of regional
transportation facilities, including public transit stops operated by Metro and LADOT
located in proximity to the Project Site. The nearest Metro Station is the Metro L (formerly
Gold Line) Chinatown Station located approximately 0.8 miles southeast of the Project
Site. Bus transit access is provided along a number of Metro and LADOT bus routes with
multiple stops located within one block of the Project Site, including Metro Rapid Line 704,
Metro Local Lines 2, 4, 10, 48, 55, and 92, Metro Limited Lines 302 and 355, LADOT
DASH Lincoln Heights/Chinatown and DASH Pico Union/Echo Park.

The Project would allow for reduction of vehicle trips by placing high density residential
and access to work opportunities and essential services within proximity to public transit,
as well as existing retail and amenities in the surrounding area. These transit stations
provide access to employment centers and jobs, local and regional destinations, and other
neighborhood services for residents. The availability of many transit options along existing
commercial corridors creates greater mobility and reduces the need for use of personal
vehicles. Additionally, the Project would include a Transportation Center to encourage use
of alternative transportation modes to access the Site and address first-mile and last-mile
connectivity issues with the surrounding public transit options.

The Project would result in fewer vehicular trips by providing a mixed-use infill
development that contains both market-rate and affordable residential, office, and
commercial uses, with publicly accessible open space, within a TPA, and on a major
transportation corridor that is well-served by public transportation, as described above.
The Project’s location in a transit rich corridor and in proximity to employment, retail, and
restaurants uses would promote the use of transit, bicycle and pedestrian trips in lieu of
vehicular trips. Prospective residential, office and commercial tenants would have
increased opportunities to access alternate modes of transportation, which would
contribute to reducing traffic congestion and improving air quality. Furthermore, a number
of trips would be expected to be transit or walk trips rather than vehicle trips as some
residents and/or visitors would take transit to their destinations or would walk to
destinations nearby.

The Project would encourage all modes of travel, including transit and bicycle use by
providing access to an onsite Transportation Center, which would make it convenient to
access the Site without the use of an automobile and would support multi-modal mobility
options such as bicycle and scooter sharing services Further, the Project Site’s proximity
to public transit options, which activates the streets with greater pedestrian activity as
residents and patrons would be encouraged to walk and use public transit, thus enhancing
the public realm and creating destinations around public transit.

The Project is designed to promote pedestrian access and gathering onto and across the
Site via sidewalks along the perimeter of the Project Site, as well along various pedestrian
pathways and stairs that are located throughout the Site. Pedestrians would have direct
access to ground floor restaurant and/or retail uses along Sunset Boulevard and would
further enhancing pedestrian access and safety with the installation of a pedestrian
crosswalk with continental crosswalk markings along Sunset Boulevard at White Knoll
Drive and the installation of a traffic signal, the addition of an all-way stop control at the
existing continental crosswalk located at the intersection of Beaudry Avenue and Alpine
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Street (across Beaudry Avenue), and as approved under associated Case No. VTT-80315
the merger of the Beaudry Triangle which would result in the removal of the existing slip
lane, creating better organized intersection with improved vehicle and pedestrian control,
resulting in a safer pedestrian environment. Bicyclists would have several access
opportunities to the Project Site and would be provided with bicycle parking spaces,
including long-term residential and long-term commercial bicycle spaces within the
subterranean parking levels; and short-term spaces at the ground level. Bicycle
maintenance and shower areas would also be provided.

Finally, the Project would implement a Transportation Demand Management (TDM)
Program per TR-MM-1, which consists of strategies that are aimed at discouraging single-
occupancy vehicle trips and encouraging alternative modes of transportation, such as
unbundled parking, carpooling, taking transit, walking, and biking. As conditioned, the
Project would provide electric vehicle charging spaces and stations in compliance with the
regulations outlined in Chapter IX, Article 9, LAMC Sections 99.04.106 and 99.05.106.

As such, the Project conforms to the goals, objectives, and policies of the Mobility Element.

Health and Wellness Element

Adopted in March 2015, the Plan for a Healthy Los Angeles lays the foundation to create
healthier communities for all Angelenos. As the Health and Wellness Element of the
General Plan, it provides high-level policy vision, along with measurable objectives and
implementation programs, to elevate health as a priority for the City’s future growth and
development. Through a new focus on public health from the perspective of the built
environment and City services, the City of Los Angeles will strive to achieve better health
and social equity through its programs, policies, plans, budgeting, and community
engagement. The proposed project is consistent with the following goals, objectives, and
policies:

Chapter 2: A City Built for Health

Policy 2.2. Healthy Building design and construction. Promote a healthy built
environment by encouraging the design and rehabilitation of buildings and sites for
healthy living and working conditions, including promoting enhanced pedestrian-
oriented circulation, lighting, attractive and open stairs, healthy building materials
and universal accessibility using existing tools, practices, and programs.

Chapter 5: An Environment Where Life Thrives

Policy 5.1: Reduce air pollution from stationary and mobile sources; protect
human health and welfare and promote improved respiratory health.

Policy 5.7: Promote land use policies that reduce per capita greenhouse gas
emissions, result in improved air quality and decreased air pollution, especially for
children, seniors and other susceptible to respiratory diseases.

The Project would develop market-rate and Very Low Income housing, office and
commercial uses within 0.8 miles of the Metro L (formerly Gold Line) Chinatown Station
and various bus routes, connecting the Project Site to other regional and local destinations
as well as employment centers and retail services. Future visitors, employees, and
residents of the Project, as well as people who already live and work in the area, would
be able to take advantage of the Project’s mix of uses located within proximity to transit to
serve their daily needs. As previously mentioned, the Project incorporates several
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pedestrian-oriented design elements, including concentrating residential and commercial
development near existing commercial corridors; providing opportunities for
neighborhood-serving uses and increasing the amount of pedestrian activity and safety
by introducing more permanent eyes on the street; providing ground floor commercial
space that would provide retail and food services oriented toward the street and publicly
accessible open space, to provide a connection and enhance the pedestrian experience.
The commercial spaces along Sunset Boulevard would improve the streets frontage and
character as compared to existing conditions.

Substantial public and private open space include gardens, outdoor amenity decks and
terraces, meeting spaces, lounges, game rooms, and fitness areas would encourage and
allow for socializing on-site, reducing off-site trips. The Project would also include
approximately 20,925 square feet of publicly accessible open space at the ground level.

Numerous transit options in the vicinity would encourage residents, patrons, and visitors
to use public transportation or walk, thus reducing air pollution and greenhouse gas
emissions that would otherwise be caused by vehicle trips. In addition, as conditioned, the
Project would provide electric vehicle charging spaces and stations in compliance with the
regulations outlined in Chapter IX, Article 9, LAMC Sections 99.04.106 and 99.05.106.

As such, the Project promotes a healthy built environment and conforms to the goals,
objectives, and policies of the Wellness Element.

Land Use Element — Central City North Community Plan

The Central City Community Plan was adopted by the City Council on December 15, 2000.
The Community Plan’s purpose is to “accurately reflect the prevailing visions and
objectives of the area’s residents, and property, and business owners.” The Project would
be in conformance with following goals of the Land Use Element as described below.

Residential
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 Central City North Plan area to the year 2010.

Policy 1.1.2: Protect the quality of the residential environment through attention to
appearance of communities, including attention to building and design.

Objective 1.2: To locate new housing in a manner which reduces vehicular trips and
makes it accessible to service and facilities.

Policy 1.2.1: Encourage multiple residential development in commercial zones.

Objective 1.3: To preserve and enhance the varied and distinct residential character and
integrity of existing residential neighborhoods.

Policy 1.3.1: Seek a high degree of architectural compatibility and landscaping for
new infill development to protect the character and scale of existing residential
neighborhoods.

Policy 1.3.2: Consider factors such as neighborhood character and identity,
compatibility of land uses, impact on livability, impacts on services and public
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facilities, and impacts on traffic levels when changes in residential densities are
proposed.

Objective 1.4: To promote and insure the provision of adequate housing for all persons
regardless of income, age, or ethnic background.

Policy 1.4.1: Promote greater individual choice in type, quality, price, and location
of housing.

Policy 1.4.2: Ensure that new housing opportunities minimize displacement of the
existing residents.

The Project would offer a range of residential unit types and sizes, with a mix of one- and
two-bedroom units through the provision of up to 737 residential units (including 76 Very
Low Income Households) under the Mixed-Use Development Scenario and 827 residential
units (including 76 Very Low Income Households) under the No-Hotel Development
Scenario on a Site zoned for C2 (General Commercial). The Project would not displace
the existing 96 live work units that are located in the Elysian apartment building; which is
on the Project Site, but not part of the Project. The Project would allow for reduction of
vehicle trips by placing high density residential and access to work opportunities and
essential services within proximity to public transit, as well as existing retail and amenities
in the surrounding area.

The Project’s architecture is a contemporary adaptation of the midcentury modern heritage
of the former MWD headquarters and would be compatible with the modernist architectural
character of the existing onsite Elysian apartment building. While each component would
include distinct architectural elements, the Site’s overall design would include
complimentary architectural and materials including clean and rectilinear lines, floor to
ceiling windows, uncluttered ornamentation, angular shapes, painted metal, vision glass,
and aluminum screening. The overall design would include tower elements compatible with
Downtown Los Angeles, less than two miles from the Site, while also constructing low-rise
residential uses on the southern and eastern portion of the Site with a massing and scale
that would be compatible with the residential neighborhood to the east and south. The
design focuses on the visitor and residences’ experience at the ground level and would
maximize open space and create view corridors of the Downtown Los Angeles skyline by
minimizing the building footprints and breaking up the residential programming into smaller
volumes. This approach would afford the incorporation of numerous landscaped and open
space areas in between the building footprints, while the creation of The Hill would provide
a 20,925 square-foot publicly accessible open space that would also conceal the Site’s
parking podium.

As such, the Project conforms to the residential goals, objectives, and policies of the
Central City North Community Plan.

Commercial
Objective 2.1: To conserve and strengthen viable commercial development in the
community and to provide additional opportunities for new commercial development and

services.

Policy 2.1.1: New commercial uses shall be located in existing established
commercial areas or existing shopping centers.



CPC-2018-176-DB-BL-VCU-CU-MCUP-SPR F-20

Policy 2.1.2: Protect commercially planned/zoned areas from encroachment by
residential only development.

Policy 2.1.4: Require that projects be designed and developed to achieve a high
level of quality, distinctive character, and compatibility with existing uses and
development

Objective 2.2: To attract uses which strengthen the economic base and expand market
opportunities for existing and new businesses.

Policy 2.2: New development needs to add to and enhance the existing pedestrian
street activity.

Policy 2.4.1: Require that any proposed development be designed to enhance
and be compatible with adjacent development.

The Project proposes up to 48,000 square feet of office uses and up to 95,000 square feet
of commercial uses, on a Project Site that is located along a designated Mixed-Use
Boulevard. In addition, the Project would offer a range of residential unit types and sizes,
with a mix of one- and two-bedroom units through the provision of up to 737 residential
units under the Mixed-Use Development Scenario as well as 180 hotel guest rooms, and
827 residential units under the No-Hotel Development Scenario. By providing a balance
of land uses which include commercial along a designated Mixed-Use Boulevard and
concentrating growth in proximity to transit and Downtown Los Angeles, the Project Site
would contribute to the economic development of the community and the City by providing
jobs within a development that would allow residents to live and work on-site or live and
work nearby.

The Project Site is currently developed with several buildings that are vacant and a
majority of the Site is fenced. The surrounding area is characterized by commercial uses
including auto body repair shops, motels, small retailers, and convenience stores, surface
parking lots, and single and multi-family residential developments that vary in building style
and period of construction. The low-rise commercial buildings have been designed to
improve the pedestrian environment by introducing new uses along Sunset Boulevard and
providing direct access to these uses from Sunset Boulevard.

As such, the Project conforms to the commercial goals, objectives, and policies of the
Central City North Community Plan.

Open Space

Goal 5: A community with sufficient open space in balance with development to serve the
recreational, environmental and health needs of the community and to protect
environmental and aesthetic resources.

Objective 5.1: To preserve existing open space resources and where possible
develop new open space.

Policy 5.1.1: Encourage the retention of passive and visual open space
which provides a balance to the urban development of the Plan Area.

Objective 5.2: To ensure the accessibility, security and safety of parks by their
users, particularly families with children and senior citizens.
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Policy 5.2.1: Ensure that parks are adequately illuminated for safe use at
night where appropriate.

The Mixed Use Development Scenario would provide a total of 82,295 square feet of open
space of which 70,175 square feet would be outdoor open space. The No-Hotel
Development Scenario would provide a total of 93,050 square feet of open space of which
77,075 square feet would be outdoor open space. Outdoor open space areas would
include a series of pedestrian paths and stairs, play areas, gardens, courtyards, and
terraces, and amenity terraces, which would be programmed with landscaped and
hardscaped areas, outdoor dining and seating areas, and barbeque areas. Specifically,
The Hill, a 20,925 square-foot open space, located in the center of the Site, would provide
spaces for informal play recreation, picnicking, sunbathing, and views of the Downtown
Los Angeles skyline. The 5,600 square-foot Sunset Terrace would be immediately
accessible from Sunset Boulevard and would provide a space adjacent to the low-rise
commercial buildings. The 16,750 square-foot Beaudry Gardens would be located east of
The Hill, adjacent to Tower B and would provide residents and visitors an area for outdoor
play, barbeques, and picnicking. Tower A would include glass sliding doors to provide
“Juliet” balconies, while Tower B would include private residential balconies, and the low-
rise residential buildings would include roof decks.

The Project would implement Project Design Feature POL-PDF-2, which includes a
security program to ensure the safety of residents, employees, and visitors. Buildings
would include controlled access to housing units and common open space areas, and
unrestricted access during business hours for restaurant and/or retail uses, and publicly
accessible open space areas. Facility operations would include staff training and building
access; security would include 24-hour video surveillance and full-time security personnel;
and duties of the security personnel would include, but would not be limited to, assisting
residents and visitors with site access, monitoring entrances and exits of buildings,
managing and monitoring fire/life/safety systems, and patrolling at regular intervals on the
Project Site. The Project’s design would also include lighting of entryways, publicly
accessible areas, and common building and open space areas associated with the
housing units for security purposes.

As such, the Project conforms to the open space goals, objectives, and policies of the
Central City North Community Plan.

b. The proposed Building Line Removal to the Central City North Community Plan will be
in good conformance with public necessity, convenience, general welfare, and good
zoning practice (Charter Section 558).

Public Necessity, Convenience, and General Welfare

The Project is a multi-building, mixed use development with up to 994,982 square feet of
new habitable floor area on an approximately 6.19-acre Site. The Project proposes two
development scenarios: The Mixed Use Development Scenario and the No-Hotel
Development Scenario. Under the Mixed Use Development Scenario, up to 737 residential
units (including up to 76 Very Low Income units), 180 hotel guest rooms, 48,000 square
feet of office, and 95,000 square feet of general commercial floor area would be
constructed. Under the No Hotel Development Scenario, up to 827 residential units
(including up to 76 Very Low Income units), 48,000 square feet of office, and 95,000
square feet of general commercial floor area would be constructed. The additional 90
residential units (under the No-Hotel Development Scenario) would replace the 180 hotel
guest rooms proposed under the Mixed Use Development Scenario and would be located
in the same building. Contingent upon the approval of the Density Bonus Compliance
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Review, in conjunction with requests for two Off-Menu incentives and a Waiver of
Development Standard, the Project would be permitted a maximum 4:19 FAR in exchange
for setting aside at least 11 percent for Very Low Income households. The Project Site is
located in a TPA that is well-served by a network of regional transportation facilities,
including public transit stops operated by Metro and LADOT located in proximity to the
Project Site. The nearest Metro Light Rail Station is the Metro L (formerly Gold Line)
Chinatown Station located approximately 0.8 miles southeast of the Project Site. Bus
transit access is provided along a number of Metro and LADOT bus routes with multiple
stops located within one block of the Project Site, including Metro Rapid Line 704, Metro
Local Lines 2, 4, 10, 48, 55, and 92, Metro Limited Lines 302 and 355, LADOT DASH
Lincoln Heights/Chinatown and DASH Pico Union/Echo Park.

The purpose of Building Line setbacks is to provide additional open space for light and
ventilation, to lessen fire danger, to provide sufficient open spaces for public and private
transportation and to protect and implement the “Highways and Freeways Element of the
General Plan.” The requested Building Line removal to the Central City North Community
Plan would allow for the removal of the existing variable Building Line along Beaudry
Avenue (Ordinance No. 101,106). The removal of the Building Line would allow for the
Project design to better utilize the area along Beaudry Avenue as the existing structures
are variably set back from the street and located roughly 75 feet from Beaudry Avenue at
its closest point. The Building Line would otherwise require that Tower A and the low-rise
commercial and residential buildings be shifted away from Beaudry Avenue, closer to the
center of the Site, reducing the total amount of open space which breaks up the mass of
the Project and reducing street activation along this portion of the frontage.

The 40-foot building line along Beaudry Avenue (between Sunset Boulevard and Alpine
Street) at the Project Site was established in 1940 under Ordinance No. 83,089 and
amended in 1949 (Ordinance No. 95,440) and 1953 (Ordinance No. 101,106). The
requested building line removal is in conformity with public necessity, convenience,
general welfare, and good zoning practice in that its retention on the Project Site is no
longer necessary for the purpose of reserving a portion of the property for future highway
dedication and improvement.

Historically, the primary function of the building line was to provide uniform setback of
buildings. These are now considered unnecessary, as yard setbacks are required per the
respective zone under the current LAMC. Pursuant to a LADBS Yard Determination dated
November 2, 2017, the Site only includes front yards; as no setbacks are required for front
yards located in the C2 Zone the Project would have a variable front yard setback with a
minimum zero foot setback along portions of each Site frontage. Landscape buffers would
be provided where residential uses abut public streets while the commercial uses would
be built to the sidewalk. The low-rise residential uses located on the southeastern portion
of the Site would include street facing units that complement the scale and character of
the adjacent residential neighborhood, as compared to the commercial uses along Sunset
Boulevard which would be larger in scale and volume and would create a more defined
street wall. As no setbacks are required in a C2 Zone for front yards, the Project would
comply with this requirement.

In addition, removing the Building Line would enhance the pedestrian experience and
street interaction along Beaudry Avenue as the existing Building Line requires a
substantial setback, up a steep incline. If required to remain in place, the Building Line
would substantially limit any sort of street- or pedestrian-facing activity on this frontage.
Further, allowing for buildings to be built to the property line facilitates ease of pedestrian
access to the Site. It would also allow residential and commercial occupants an optimal
view of Beaudry Avenue, improving safety and security on the street.
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Under Mobility Plan 2035, Beaudry Avenue is classified as a Collector Street dedicated to
a 66-foot width at the Project’s street frontage including a 13-foot sidewalk. As part of the
Project, the Bureau of Engineering is requiring that improvements to Beaudry Avenue
include a new 13-foot wide full-width concrete sidewalk with tree wells. Thus, Beaudry
Avenue would continue to meet the City’s standards for a Collector Street and as such,
the building line would no longer be required on the Project Site to ensure that dedication
and improvements may occur at the Site’s frontage.

Although it is not clear in the Ordinance why the existing building line was established,
Case No. ZA-1960-15541 references the building line and the Master Plan of Highways,
stating, “some realignment of Beaudry Avenue to provide a more direct connection to
College Street which will carry increased volumes of traffic not only from this use but as a
result of Dodger Stadium and World Zoo development proposed in the adjacent Chavez
Ravine District. A building line of variable width now existing on the south-easterly portion
of the site conforming to the Master Plan studies for Beaudry realignment.” It should be
noted that removal of the building line would not change the current roadway configuration
along Beaudry Avenue and the existing throughway from Beaudry Avenue to College
Street would remain unchanged.

The Project locates needed residential density near existing employment centers,
entertainment, and services, and transit, creates new office, retail, and restaurant, for the
neighborhood, and promotes pedestrian activity in the general area. The Project would
locate new housing near employment, amenities, and commercial areas adjacent to
Downtown Los Angeles, Chinatown, and Echo Park.

Removal of the Building Line would allow the Project to help address the City’s housing
shortage and need for affordable housing by providing a mixed-income, mixed-use
residential development. In addition, the Project would make more efficient use of land by
adding density while still retaining the existing onsite dwelling units, which are not part of
the development Project, but located on the Site. The Project would accommodate
projected population growth in the area, while being compatible with its surrounding uses.

Thus, the removal of the building line would increase the Site’s usable area, allow for
improved site planning, and for the development of the Project as proposed. Further, the
construction of residential along Beaudry Avenue would improve the pedestrian
environment. As such, the removal of the building line would be in consistent with public
necessity, convenience, and general welfare.

Good Zoning Practice

Good zoning practice supports a thriving community and protects community members
from significant nuisances and harm. Current zoning theory encourages the healthy
mixture of uses, adaptability, walkability, and neighborhood vibrancy. The requested
Building Line Removal would not result in a change to the permitted uses that could be
located on the Site. The Project Site is designated by the Community Plan for General
Commercial land uses and is zoned C2-2D. This zoning is consistent with the existing land
use designation.

As proposed, the requested removal of the existing variable Building Line along Beaudry
Avenue (Ordinance No. 101,106) would allow for the Project design to better utilize the
area along Beaudry Avenue as the existing structures are variably set back from the street
and located roughly 75 feet from Beaudry Avenue at its closest point. The 40-foot Building
Line would otherwise require that Tower A and the low-rise commercial and residential
buildings be shifted away from Beaudry Avenue, closer to the center of the Site, reducing
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the total amount of open space which breaks up the mass of the Project and reducing
street activation along this portion of the frontage.

The request also supports the more contemporary zoning practice of locating a mix of
uses within one Site and would allow for the development of a multi-building, mixed use
development with up to 994,982 square feet of new habitable floor area comprised of
residential, office, commercial, and potential hotel uses. The Project would be designed
with a high quality fagade and landscaping.

The proposed Building Line removal would allow for the Project to contribute to alleviating
the City’s housing shortage through the provision of up to 827 residential dwelling units,
of which 76 units would be set aside for Very Low Income Households. As the surrounding
area is developed with a mixture of residential, commercial, and office uses, the Project
would introduce a complementary and compatible use with the range of uses that exist in
the vicinity.

As proposed, the Project would provide new housing for a mix of incomes and would offer
amenities that would improve the quality of life for future residents and provide much-
needed residential units, potential hotel guest rooms, and commercial and office uses.
The Project promotes a more walkable lifestyle by locating office, commercial, and
residential uses within proximity of transit and existing job centers and services. The
Building Line removal the would allow the development of the Site with a residential use
that is consistent with the objectives and policies of the Central City North Community
Plan and is compatible with the existing and proposed development of the surrounding
area. Therefore, the Building Line removal would be in conformity with good zoning
practices and with development patterns in the immediate area.

ENTITLEMENT FINDINGS

1.

Density Bonus/Affordable Housing Incentives Program Findings

Pursuant to Section 12.22 A.25(g) of the LAMC and Government Code Section 65915, 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.

Off-Menu Incentives

The record does not contain substantial evidence that would allow the Commission to
make a finding that the requested Off-Menu 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.
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Based on the set aside of 11 percent of a 683 unit base density for Very Low Income
Households, the Applicant is eligible for two incentives under Government Code Section
65915 and the LAMC. The Applicant is requesting two (2) Off-Menu Incentives; (1) To
allow for a portion of over-dedicated public-right-away areas along Sunset Boulevard and
Beaudry Avenue (approximately 3,373 square feet) to be counted towards the Site’s lot
area and permitted density; and (2) To permit an approximately 40 percent increase in the
maximum allowable floor area ratio (FAR) from 3:1 to 4.19:1, for a total of 1,129,370, of
which only a maximum of 994,982 square feet would be habitable floor area and 110,336
square feet is allotted to the existing Elysian apartment building.

Density

In conjunction with the approved mergers associated with Vesting Tentative Tract Map
No. 80315 and the Off-Menu Incentive to allow for a portion of over-dedicated public-right-
away along Sunset Blvd and Beaudry Avenue to be counted toward the Site’s lot area and
permitted density, the lot area of the Project Site would be 272,908 square feet which
permits a maximum density of 683 dwelling units.

In exchange for providing 11 percent of the Project’'s base density units as Very Low
Income units, the Project is entitled to a 35 percent density bonus increase which would
allow for a total of 923 units. After subtracting the existing Elysian apartment building’s 96
live work units, the Site’s remaining density is 827 units. It should be noted that the No-
Hotel Development Scenario would include up to 827 residential units. The Mixed Use
Development Scenario would include 90 fewer residential units for a maximum of up to
737 residential units and instead would provide 180 hotel guests rooms (200 square feet
per hotel guest room (90 residential units at 400 square feet per unit would be equivalent
to 180 hotel guest rooms at 200 square feet per unit)).

Granting the subject request to allow for a portion of over-dedicated public-right-away
areas along Sunset Boulevard and Beaudry Avenue (approximately 3,373 square feet) to
be counted towards the Site’s lot area and the permitted density facilitates the creation of
nine base density units and four additional units gained from the 35 percent Off-Menu
Incentive. This would also require that one of the 13 additional units be restricted to Very
Low Income households. These 12 additional market-rate residential dwelling units would
create additional market-rate space whose rents will subsidize the affordable unit rents
and would also result in the addition of one affordable unit. An increased number of units
creates greater building efficiencies which then result in cost reductions per unit, therefore
enabling additional affordable housing to be constructed.

Floor Area

In conjunction with the approved mergers associated with Vesting Tentative Tract Map
No. 80315, the Off-Menu Incentive to permit an approximately 40 percent increase in the
maximum allowable FAR from 3:1 to 4.19:1, would result in a total floor area permitted of
1,129,370 square feet in lieu of 808,635 square feet. After subtracting the existing Elysian
apartment building’s existing 110,336 square feet of floor area, the remaining allowable
new floor area for development would be 1,019,034 square feet. However, it should be
noted that only up to a maximum of 994,982 square feet would be habitable floor area as
the Project design includes approximately 24,052 square feet of outdoor unenclosed floor
area beneath the Project towers created by the pedestal design.

The requested Off-Menu Incentive would allow the Project to provide a well-balanced
development program with the appropriate allocation of residential (market-rate and
affordable) and ground floor commercial uses, as well as office space and open space



CPC-2018-176-DB-BL-VCU-CU-MCUP-SPR F-26

and recreational amenities across the Project Site. Specifically, the allocation of uses and
amenities guided by design and market principles, as opposed to restricting a Project’s
architectural features to not include any type of architectural projections which are
otherwise counted as floor area, results in a well-designed and attractive development
that enhances the market-rate rents, which would subsidize the operational costs of the
affordable units.

The increase in permitted floor area of the Project would allow for an additional 323,442
square feet of floor area, which enables a larger building envelope so that the proposed
residential units are of sufficient size, configuration, and quality, and will result in building
design and construction efficiencies that facilitate affordable housing costs. Compliance
with the requirements of the Project’s D Limitation on FAR would require the removal of a
significant amount of floor area that could otherwise be dedicated to the number,
configuration and livability of affordable housing units; and would similarly reduce the
buildings footprint within which the Project could be built, the arrangement of amenities
provided for the residential units proposed, and configuration of amenities that will be
accessible to all of the residents within the housing development. The increase in overall
space that would be dedicated to residential uses facilitates the creation of more
residential floor area, and overall space that can be devoted to affordable and market-rate
units, and creates additional market-rate space whose rents will subsidize the affordable
unit rents.

Therefore, there is substantial evidence that the increase in lot size and permitted density
as well as the 40 percent increase in the maximum FAR provides actual and identifiable
cost reductions to provide for the affordable housing costs of the Project, as the Applicant
would be able to build a greater number of market-rate units which would offset the costs
associated with providing the Very Low Income units. Therefore, these Incentives supports
the Density Bonus request by setting aside 76 dwelling units for Very Low Income
households for 55 years.

b. The Incentive will 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 are no feasible method to
satisfactorily mitigate or avoid the specific adverse impact without rendering the
development unaffordable to Very Low, Low 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.

There is no substantial evidence in the record that the proposed incentives will have a
specific adverse impact. 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)). As required by Section
12.22 A.25(e)(2), the findings to deny an incentive under Density Bonus Law are not
equivalent to the findings for determining the existence of a significant unavoidable impact
under CEQA. There is no substantial evidence that the incentives for the Project will have
a specific adverse impact on the physical environment, or on public health and safety, or
on any property listed in the California Register of Historical Resources. Therefore, there
is no substantial evidence that the proposed incentives will have a specific adverse impact
on public health and safety.
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c. The incentives are contrary to state or federal law.

There is no evidence in the record that the proposed incentives are contrary to State or
Federal law.

2. Density Bonus Off-Menu Waiver of Development Standards Findings

Following is a delineation of the findings related to the request for a Waiver of Development
Standards. Government Code Section 65915 and LAMC Section 12.22 A.25(c) state that the
Commission shall approve a Density Bonus and requested Waivers of Development
Standard(s) unless the Commission finds that:

a. The waivers or reductions of development standards are contrary to state or federal
law.

There is no evidence in the record that the proposed Waiver is contrary to State or Federal
law. A project that provides 11 percent of base units, or in this case total units, for Very
Low Income Households qualifies for two (2) Incentives, and pursuant to Government
Code Section 65915(e)(1), and Applicant 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 of subdivision (b)
at the densities or with the concessions or incentives permitted under [State Density
Bonus Law]’. Moreover, Government Code Section 65915(e)(2) states that that a proposal
for the waiver or reduction of development standards shall neither reduce nor increase the
number of incentives or concessions to which the applicant is entitled. The Applicant
requests one Off-Menu Waiver of Development Standards to permit a zero-foot building
separation between the Elysian Parking Garage building and the 1111 Sunset Project, in
lieu of the 114-foot building separation as required by LAMC Section 12.21 C.2(a).

Pursuant to LAMC Section 12.21 C.2(a), “When more than one residential building or a
rear residential building is located on a lot or the entrance to a residential building is not
directly from a street...There shall be at least 20 feet of space between every two-story
apartment hotel, apartment house, boarding or rooming house, guest house hotel or
multiple dwelling, any any other main building on the same lot...The width of the space
herein required shall be increased by two feet for each story over two contained in any
building adjoining said space.” While the Code is somewhat unclear, in addition to being
applicable to residential buildings, the building separation requirement could also apply to
the distance between residential buildings and nonresidential buildings on the same lot
(as the Code states, “There shall be at least 20 feet of space between every two-story
apartment hotel, apartment house, boarding or rooming house, guest house hotel or
multiple dwelling, any any other main building on the same lot [emphasis added]).

The Project Site is comprised of one master lot and 17 airspace lots (as approved under
Case No. VTT-80315); 1115 Sunset Boulevard is a separate airspace lot, is not part of
the Project and remains under the control of a separate entity. If the Project is required to
comply with LAMC Section 12.21 C.2(a), the Project’'s design as proposed would not
permitted. Specifically, the siting of low-rise structures interspersed throughout the Site to
create a Project that is compatible with the surrounding residential neighborhood as well
as creating a transition between the high and low-rise onsite buildings would not comply
with the Code’s building separation requirement. As illustrated in the Project plans, the
Project design includes multiple residential and commercial buildings scattered throughout
the Site, many of which would not be directly accessible from a public street. As the vast
majority of the Project is designed with a common subsurface parking podium base, which
in accordance with the City of Los Angeles Building Code (LABC) Section 503.1.2 creates
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a single integrated structure/building, the building separation section requirement would
only apply to buildings not located above the parking podium base. Consequently, the
Waiver of Development Standard request would apply to the Elysian apartment building
and the new Elysian parking structure as neither building would be located above the
parking podium base (and would not be a part of the single integrated structure). It should
be noted that the Elysian parking structure is designed to share a common wall with the
Courtyard Building, but that does not result in the Elysian parking structure as being
located above the parking podium base.

In accordance with the Code, the Project would be required to comply with a building
separation requirement equal to a minimum 20-foot separation between buildings and an
additional two feet for every level of the tallest building (above the second level). Tower A,
which is 49 stories would be the tallest onsite structure; based on the Tower’'s number of
stories a 114-foot building separation (20+47*2)=114 would be required. While Tower A
would be approximately 300 feet from the southern edge of the Elysian parking structure,
the building separation requirement would be applicable to the Courtyard Building, as the
parking podium base creates a single/integrated structure. Thus if the building separation
requirement were applied to the Site, a large portion of the Site could not be developed
with buildings, and the Project design as proposed would not be feasible.

The strict application of the building separation creates an unintended consequence that
negatively impacts the Project’s unique design, specifically the dispersing of the smaller
scale commercial and low-rise residential uses amongst the high-rise buildings which
would result in a Project that is compatible with both the Downtown Los Angeles skyline
and the surrounding residential neighborhood.

The Project as designed would provide safe passage to all dwelling unit entrances through
landscape outdoor walkways. Moreover, as the current LABC has been updated
numerous times since the 1978 building separation requirement was adopted, and fire
safety technology continues to improve, many measures exist for the Project to ensure
the safety of residents, employees, and visitors. For example, the Project’s building
construction type would be Type IA which requires the highest level of fire-resistance that
the LABC provides, where all structural elements, including walls, columns, roofs and
floors, are made from non-combustible materials, with a fully-automatic sprinkler and fire
alarm system provided throughout. These types of construction safety technologies allow
urban centers to develop with high density residential projects which in most cases are
constructed from property line to property line. Adherence to the Type |IA construction
safety technologies permits the construction of a well design Project that locates low-rise
residential and commercial structures around three towers with substantial open space
interspersed between the buildings. In contrast, compliance with the building separation
provision and its 114-foot building separation requirement would eliminates the ability for
the Project’s proposed design to be realized.

To comply with the existing building separation requirement, the Project’s overall design
would be substantially revised when compared to the design currently proposed. As the
Project would be required to comply with the 114-foot building separation requirement
from both the Elysian apartment building and Elysian parking structure, the Project’s
proposed density (either 737 dwelling units and 180 hotel guest rooms under the Mixed-
Use Development Scenario or 827 dwelling units under the No-Hotel Development
Scenario) as well as commercial and office uses could not be interspersed throughout the
Site and instead would oversaturate certain portions of the Site that are outside the 114-
foot building separation area. This would result in reduced street frontage along Sunset
Boulevard (as both the Elysian apartment building and parking structure are located on
the northwestern portion of the Site, near Sunset Boulevard) and a majority of the Project’s
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uses being located along the southern and eastern portions of the Site, adjacent to the
surrounding residential neighborhood. Additionally, it is unlikely that the low-rise
residential uses could be built around the base of Towers A and B as both Towers’ building
footprints would need to be expanded to accommodate the increased density that would
be located in each building.

Further, as the Project's proposed density could now only be located in high-rise
residential towers, the towers would be taller than compared to what is currently proposed
and would require a more intensive building foundation; both of which, additional grading
and increased height would add to the overall cost of the Project. This inefficient building
design and dense high-rise design located on a small portion of the Site would physically
preclude development of the Project Site.

Granting the requested Waiver would allow the Project to have comparable, marketable
unit sizes, provide sufficient usable open space in compliance with the LAMC, and be able
to maximize the total lot area to provide a well-balanced development program across the
Project Site with the appropriate balance of residential (market-rate and affordable) and
commercial uses, on-site parking, as well as open space and recreational amenities within
and across the Project Site. Therefore, the development standard from which the
Applicant is requesting a Waiver would have the effect of physically precluding the
construction of a development meeting the affordable set-aside criteria, and would prevent
the Applicant from building either the proposed 737 residential dwelling units with 180
hotel guests rooms or 827 residential dwelling units.

b. The Waiver will 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 are no feasible method to satisfactorily
mitigate or avoid the specific adverse impact without rendering the development
unaffordable to Very Low, Low 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.

There is no substantial evidence in the record that the proposed waiver would have a
specific adverse impact. 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 findings to deny a
waiver under Density Bonus Law are not equivalent to the findings for determining the
existence of a significant unavoidable impact under CEQA. There is no substantial
evidence that the waiver of development standards for the Project will have a specific
adverse impact on the physical environment, or on public health and safety, or on any
property listed in the California Register of Historical Resources Therefore, there is no
substantial evidence that the proposed waiver will have a specific adverse impact on
public health and safety.

2. Building Line Removal Findings.

a. Pursuant to Section 12.32-R of the Municipal Code, and based on these findings,
the recommended action is deemed consistent with public necessity, convenience,
general welfare and good zoning practice.

Pursuant to LAMC Section 12.36-D, when acting on multiple applications for a project,
when appropriate, findings may be made by reference to findings made for another
application involving the same Project. This finding is substantially identical to the finding
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found earlier in this document as General Plan/Charter Finding “b” and in accordance
with Section 12.24 E of the LAMC, is hereby incorporated by reference.

3. Vesting Conditional Use for Hotel within 500 feet of an R Zone - Mixed Use Development
Scenario

In order for the Vesting Conditional Use Permit (CUP) to be granted, for operation of a hotel
within 500 feet of a R Zone (for the Mixed Use Development Scenario), all three of the legally
mandated findings delineated in LAMC Section 12.24 W.24 must be made in the affirmative.
The following CUP findings are only applicable to the Mixed-Use Development Scenario.

a. That 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 Mixed Use Development Scenario would redevelop the Site comprised of four vacant
structures with up to 737 residential units (including up to 76 Very Low Income units), 180
hotel guest rooms, 48,000 square feet of office, and 95,000 square feet of commercial
uses. The Applicant is requesting a vesting conditional use to permit a hotel use within
500 feet of a R Zone. Parcels located to the immediate north, east, and south of the
Project Site are located within a R Zone.

The proposed hotel would be located in the Sunset Building and situated along the
western portion of the Site, fronting Sunset Boulevard. The hotel would include up to 180
guest rooms, 5,800 square feet of lobby/service areas, 4,200 square feet of meeting
rooms, and 20,000 square feet of commercial/restaurant uses. The 17-story building
would be a maximum height of 211 feet. The Sunset Building would be built above a podium
that would disguise the building’s structural core and be adorned with colorful murals. The
building’s architecture and materials would include clean lines, floor to ceiling windows,
uncluttered ornamentation, angular shapes, painted metal and vision glass and would draw
on the Site’s mid-century modern heritage of the former MWD headquarters. The Mixed-
Use Development Scenario, including the hotel component, would enhance the built
environment by redeveloping a Site that is underutilized, provides limited public access
and is currently developed with four vacant structures; and redevelop it with a mix of uses
that are compatible with the surrounding area and an overall design that would include
tower elements compatible with Downtown Los Angeles while also constructing low-rise
residential uses that would be compatible with the residential neighborhood to the east
and south.

Based on the LADOT Vehicle Miles Traveled Calculator, the 180 hotel rooms would be
projected to generate approximately 90 new jobs (0.5 employee/room), while the 20,000
square feet of commercial uses associated with the hotel would generate 80 new jobs
(0.004 employee per square foot for High-Turnover-Sit-Down Restaurant). The operation
of a new hotel would benefit the surrounding area including Downtown Los Angeles as
the downtown area continues to be an area of the City that is frequented by tourists and
host to large events, including at the Convention Center, Dodger Stadium, and other
venues in the area. The hotel would provide an additional amenity and service for those
who are visiting the area and for local residents. Additionally, as noted in the “The Future
of Los Angeles Convention Center” a report published by the City of Los Angeles
Department of Convention & Tourism Development, the lack of hotel rooms in the area is
a contributing factor when determining lost Citywide conventions. Thus the hotel use
would serve as a source for increased employment and would generate additional hotel
tax revenue for the City, both of which would be beneficial to the community, City, and
region.
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b. That the project’s location, size, height, operations and other significant features
will be compatible with and will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare and safety.

The Project Site is located within the most northwest section of Central City North
Community Plan area, north of Downtown Los Angeles and northwest of Chinatown. The
approximately 6.19-acre Site is bounded by White Oak Knoll Drive to the north, Alpine
Street to the east, Beaudry Avenue to the south, and Sunset Boulevard to the west. The
Mixed-Use Development Scenario would include up to 737 residential units (including up
to 76 Very Low Income units), 180 hotel guest rooms, 48,000 square feet of office, and
95,000 square feet of general commercial floor area. The Project Site is currently
developed with four vacant buildings comprising approximately 114,600 square feet of
floor area and the Elysian apartment building, which will remain but is not part of the Mixed
Use Development Scenario.

The Project Site is surrounded by residential and commercial uses that vary in building
style and scale. The Mixed Use Development Scenario would be consistent with the
ongoing mixed-use redevelopment in the area and is sited and designed to enhance the
character of the Mixed-Use Boulevard designation. Existing buildings surrounding the
Project Site range from one to three stories, while the onsite Elysian apartment building is
nine stories. The overall design would include tower elements compatible with Downtown
Los Angeles, less than two miles from the Site, while also constructing low-rise residential
uses on the southern and eastern portion of the Site with a massing and scale that would
be compatible with the residential neighborhood to the east and south. The Mixed Use
Development Scenario is sited and designed to focus greater commercial intensity
development, including the hotel use, adjacent to Sunset Boulevard, with the three three-
story low-rise commercial buildings as well as several commercial uses located in the
ground floor of the low-rise residential buildings (at the corner of Beaudry Avenue and
Sunset Boulevard). The low-rise residential buildings would create a tiering effect,
reducing the contrast heights between the proposed towers and the surrounding
residential neighborhood while the proposed open space, a total of 82,295 square feet,
would break up the Mixed-Use Development Scenario’s massing.

The hotel use would be located in the Sunset Building which would be situated on the
western portion of the Site, fronting Sunset Boulevard, creating a more defined street wall
and would include 180 hotel guest rooms, 5,800 square feet of lobby/service areas, 20,000
square feet of restaurant/commercial uses, and 4,200 square feet of meeting space. The
17-story building would be a maximum height of 211 feet and would be built above a 31-
foot tall podium that would disguise the building’s structural core and be adorned with
colorful murals. The Sunset Building’s facade would include floor to ceiling windows,
uncluttered ornamentation and angular shapes to maximize the width of view corridors
into and through the Project Site.

The Project Site is Zoned C2-2D (Commercial Zone, Height District 2 with a Development
Limitation). Height District 2 allows a 6:1 FAR, with no height limit in conjunction with the
C2 Zone. However, the Project Site is subject to a D Limitation, pursuant to Ordinance No.
174,327, and Footnote 4 of the Central City Community Plan which restricts the Site to a
3:1 FAR. The Mixed Use Development Scenario would be developed with four primary
structures above a screened six-level parking podium, which would be partially below grade
and partially above grade, including two residential towers (Tower A and Tower B), a
hotel/residential tower (the Sunset Building), and a commercial building that could include
office, retail, and restaurant uses (the Courtyard Building). Tower A would be 49 stories
and reach a height of 572 feet, while Tower B would be 30-stories and a maximum height
of 408 feet. The Sunset Building, which would include the hotel component, would be 17-
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stories and 211 feet, and the three-story Courtyard building would reach a height of 91
feet. Separate from the four primary structures, the three low-rise commercial buildings
ranging from one to three stories with a maximum height of 64 feet and up to 26 low-rise
residential buildings ranging from one to four stories would reach a maximum height of 91
feet. While the Site’s Height District does not restrict the height of the the Mixed-Use
Development Scenario, the Mixed-Use Development Scenario’s design includes multiple
structures with various heights which would be compatible with the surrounding built
environment.

The Mixed Use Development Scenario would allow for the orderly arrangement of
buildings on the Site, flexibility in ownership and operation of the proposed commercial
establishments, and allow for density, height, and floor area arrangement which meets the
goals of the General Plan by providing mixed-use, mixed-income project, which provides
new housing units, hotel rooms, commercial space, and publicly accessible open space.
Thus, the Mixed Use Development Scenario, including the hotel use, would be compatible
with and not adversely affect or further degrade the adjacent properties, the surrounding
neighborhood or the public health, welfare, and safety.

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

Pursuant to LAMC Section 12.36-D, when acting on multiple applications for a project,
when appropriate, findings may be made by reference to findings made for another
application involving the same Project. This finding is substantially identical to the finding
found earlier in this document as General Plan/Charter Finding “a” and in accordance with
Section 12.24 E of the LAMC, is hereby incorporated by reference. It should be noted that
Finding “3¢c” only applies to the Mixed Use Development Scenario, however General
Plan/Charter Finding “a” applies to both the Mixed Use Development Scenario and No-

Hotel Development Scenario.
4. Conditional Use Findings for Alcohol

In conjunction with the development of the Project, the Applicant is requesting a Main Conditional
Use Permit (MCUP) to permit the sale and dispensing of a full line of alcoholic beverages for on-
site and off-site consumption, as well as off-site general sale, at up to 13 commercial
establishments (for the Mixed Use and No-Hotel Development Scenarios) and an additional six
operators within the hotel (for the Mixed Use Development Scenario). The following are the findings
for a MCUP to permitthe sale and dispensing of alcoholic beverages as required by LAMC 12.24
E and 12.24 W 1.

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

The Project is a multi-building, mixed use development with up to 994,982 square feet of
new habitable floor area on an approximately 6.19-acre site. The Project proposes two
development scenarios: The Mixed Use Development Scenario and the No-Hotel
Development Scenario. Under the Mixed Use Development Scenario, up to 737 residential
units (including up to 76 Very Low Income units), 180 hotel guest rooms, 48,000 square
feet of office, and 95,000 square feet of general commercial floor area would be
constructed. Under the No Hotel Development Scenario, up to 827 residential units
(including up to 76 Very Low Income units), 48,000 square feet of office, and 95,000
square feet of general commercial floor area would be constructed. The additional 90
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residential units (under the No-Hotel Development Scenario) would replace the 180 hotel
guest rooms proposed under the Mixed Use Development Scenario and would be located
in the same building. Under either scenario, the proposed uses would be built within four
primary structures above a screened six-level parking podium, which would be partially
below grade and partially above grade, including two residential towers (Tower A and
Tower B), a hotel/residential tower (the Sunset Building), and a commercial building that
could include office, retail, restaurant, and parking uses (the Courtyard Building). Separate
from the four primary structures, three low-rise, non-residential structures would be
oriented towards Sunset Boulevard and Beaudry Avenue. In addition, a portion of the
proposed residential uses would be in low-rise residential buildings (not part of Tower A
and B) dispersed throughout the eastern and southern portions of the Project Site around
the base of Towers A and B. The existing Elysian apartment building, which is located on
the Project Site, would remain, is not part of the Project and its surface parking will be
relocated within a newly constructed parking facility. The Project also includes the
demolition of four existing vacant buildings comprising approximately 114,600 square feet
of floor area.

In conjunction with the development of the Project, the Applicant is requesting a Main
Conditional Use Permit (MCUP) to permit the sale and dispensing of a full line of alcoholic
beverages for on-site and off-site consumption and off-site general sale at up to 13
commercial establishments (i.e., restaurant and retail uses). In addition, under the Mixed
Use Development Scenario, the MCUP would permit the sale and dispensing of a full line
of alcoholic beverages for on-site and off-site consumption at up to six establishments
within the hotel use.

The Project Site is located within the Central City North Community Plan area and is
currently designated for General Commercial land uses corresponding to the C2-2D Zone.
The surrounding area is characterized by commercial uses including auto body repair
shops, motels, small retailers, and convenience stores, surface parking lots, and single
and multi-family residential developments that vary in building style and period of
construction. To the north, across White Knoll Drive are two-story multi-family residential
uses and a one-story auto body repair shop. To the east of the Project Site across Alpine
Street are one to three-story multi-family residential and single-family uses. To the south
across Beaudry Avenue are structured and surface parking and one- to two-story
commercial uses. To the west of the Project Site across West Sunset Boulevard are one-
story commercial uses with surface parking.

The proposed uses would be desirable to the public convenience and welfare as the uses
would be located in a convenient infill location accessible to nearby residents, workers,
and visitors. The Project would provide convenient eating, shopping, and
accommodations to serve the residents, employees, and visitors, and add to the number
of available retail venues in the area. The offering of food and alcohol in conjunction with
the proposed uses would be a benefit as an amenity to current and future residents and
visitors and would also serve as an attraction and amenity to future residents and guests.

A variety of commercial uses is an intrinsic part of the service amenities that are necessary
for the conservation, development, and success of a vibrant neighborhood. The ability for
the Project Site to offer a full line of alcoholic beverages would allow the restaurants and
hotel to remain competitive with other similar uses serving the same area, as alcohol
service is a common and expected by patrons as part of these commercial uses. Further,
patrons are drawn to the Downtown Los Angeles, Echo Park, and Chinatown areas due
to the shopping, entertainment and sporting events, and dining experiences available to
them, and offering a full line of alcoholic beverages at these uses on the Project Site would
enhance the dining and entertainment experience for visitors, employees, and residents
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in the vicinity. Further, the on-site consumption of alcohol is a common and expected
component of restaurants and hotels, which would provide a function and beneficial
service to patrons visiting the area. Considering the above, the Project would perform a
function that enhances the character of the area.

The MCUP provides an umbrella entitlement with conditions that apply to the Project Site
and in general to all venues, including the hotel, retail and restaurant uses. These
conditions include, but are not limited to, security measures, such as a camera
surveillance system and appropriate lighting in the evening hours, except routine clean-
up, and of prohibiting adult entertainment. In addition, all music, sound or noise which is
under the control of the Applicant shall be in compliance with the Citywide Noise
Ordinance. Further, loitering is prohibited on and around the premises, and the Applicant
would be required to maintain the premises and sidewalk in good condition. These
conditions will be supplemented by more specific conditions designed to address the
characteristics of each individual establishment at Plan Approval which would be required,
prior to the effectuation of the approval for each respective tenancy identified above,
where more specific physical and operational restrictions. Under these Plan Approvals,
the Zoning Administrator and Los Angeles Police Department (LAPD) have the opportunity
to comment and recommend any conditions, including the maximum number of indoor
seats, as determined by the Department of Building and Safety.

Through the approval of this request, the commercial uses, including the hotel which would
be operated as part of the Mixed Use Development Scenario, would be able to serve its
patrons, reactivate a mostly vacant Site, contribute to the collection of tax revenue, and
increase employment opportunities and the cultural character of the community. As such,
the on-site and off-site service/sale of alcoholic beverages at up to 13 commercial
establishments as well as at up to an additional six establishments within the hotel use,
specifically under the Mixed Use Development Scenario, as part of the mixed-use
development would enhance the built environment in the surrounding neighborhood and
would provide a function that is beneficial and compatible with the character of the
surrounding community and commercial viability of the region. Therefore, as conditioned,
the Project would provide a service that is beneficial to the community, city, or region.

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

The Project Site is currently developed with five structures, four of which are vacant and
generally situated in the center of the Site, as well as surface parking and vehicle
circulation areas, generally located on the eastern half of the Project Site. The fifth
structure, the Elysian apartment building, is located on the northern portion of the Site and
is not part of the Project. The four vacant buildings would be demolished as part of the
Project and the new proposed uses would be located on the approximately 6.19-acre site.
The Project proposes two development scenarios: The Mixed Use Development Scenario
and the No-Hotel Development Scenario. Under the Mixed Use Development Scenario,
up to 737 residential units (including up to 76 Very Low Income units), 180 hotel guest
rooms, 48,000 square feet of office, and 95,000 square feet of general commercial floor
area would be constructed. Under the No Hotel Development Scenario, up to 827
residential units (including up to 76 Very Low Income units), 48,000 square feet of office,
and 95,000 square feet of general commercial floor area would be constructed. The
additional 90 residential units (under the No-Hotel Development Scenario) would replace
the 180 hotel guest rooms proposed under the Mixed Use Development Scenario and
would be located in the same building.
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The proposed uses would be built within four primary structures above a screened six-
level parking podium, which would be partially below grade and partially above grade,
including two residential towers (Tower A and Tower B), a hotel/residential tower (the
Sunset Building), and a commercial building that could include office, retail, restaurant,
and parking uses (the Courtyard Building). Separate from the four primary structures,
three low-rise, non-residential structures would be oriented towards Sunset Boulevard and
Beaudry Avenue. In addition, a portion of the proposed residential uses would be located
in low-rise residential buildings (not part of Tower A and B) dispersed throughout the
eastern and southern portions of the Project Site around the base of Towers A and B. The
existing Elysian apartment building, which is located on the Project Site, would remain, is
not part of the Project and its surface parking will be relocated with a newly constructed
parking facility. The Project also includes the removal of four existing vacant buildings
comprising approximately 114,600 square feet of floor area.

As noted, the Project Site is located within the Central City North Community Plan area.
The Project Site is surrounded by a mix of commercial uses including auto body repair
shops, motels, small retailers, and convenience stores, surface parking lots, and single
and multi-family residential developments that vary in building style and period of
construction. Restaurants, offices, parks, institutional uses, and museums are within one
mile of the Project Site, including Eastside Italian Deli, Phillippe The Original, Dodger
Stadium, LA State Historic Park, Grand Park, and the Broad Museum. Numerous other
commercial uses are all within a block or two of the Project Site. Properties to the north,
across White Knoll Drive are two-story multi-family residential uses and a one-story auto
body repair shop. To the east of the Project Site across Alpine Street are one to three-
story multi-family residential and single-family uses. To the south across Beaudry Avenue
are structured and surface parking and one- to two-story commercial uses. To the west of
the Project Site across Sunset Boulevard are one-story commercial uses with surface
parking.

The Project would introduce new residences and commercial uses in a mix of low-rise and
high-rise buildings to the underutilized Site. The addition of these new uses would provide
an amenity to the surrounding businesses and residents in the area as well as support
projected growth. The Applicant seeks a Main Conditional Use Permit (MCUP) to permit
the sale and dispensing of a full line of alcoholic beverages for on-site and off-site
consumption at up to 13 commercial establishments (i.e., restaurant and retail uses). In
addition, under the Mixed Use Development Scenario, the MCUP would permit the sale
and dispensing of a full line of alcoholic beverages for on-site and off-site consumption at
up to six establishments within the hotel use. The Project is not requesting any karaoke,
live entertainment, or patron dancing. No letters or communications from the surrounding
community were received voicing any concerns regarding the MCUP request.

The proposed hotel, restaurants, and retail would be located on the western portion of the
Site and would improve the Sunset Boulevard frontage as compared to existing conditions.
Siting the commercial uses, including the hotel use, along Sunset Boulevard (and a small
portion of Beaudry Avenue) would enhance the pedestrian environment along Sunset
Boulevard and Beaudry Avenue and would result in the residential uses being located
along the southern and eastern portion of the Site, which is adjacent to a residential
neighborhood.

The proposed uses would be desirable to the public convenience and welfare as the uses
would be located on an infill Site, accessible to nearby residents, workers, and visitors to
eat, drink, and socialize. Thus, the proposed commercial uses, including the hotel use,
would be within a mile or less of residents, visitors, and employees. A variety of
commercial uses is an intrinsic part of the service amenities that are necessary for the
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conservation, development, and success of a vibrant neighborhood. The ability for the
Project Site to offer a full line of alcoholic beverages will allow the hotel, restaurants and
retail uses to remain competitive with other similar uses serving the same area, as alcohol
service is a common and expected by patrons as part of these commercial uses. Further,
patrons are drawn to the Downtown Los Angeles, Echo Park, and Chinatown areas due
to the shopping, entertainment, sports, arts, and dining experiences available to them.
Offering a full line of alcoholic beverages at these uses on the Project Site would enhance
the dining and entertainment experience for visitors, employees, and residents in the
vicinity.

Improvement of the Project Site would also increase street activity by introducing new
mixed use buildings with a mix of ground-floor commercial uses co-located on-site with
residences, and a hotel (under the Mixed Use Development Scenario), as well retail uses
near existing employment centers, entertainment, and services in Downtown Los Angeles,
Echo Park, and Chinatown, in a convenient location that residents, visitors, and
employees can patronize by walking, biking or public transit. The sale, dispensing, and
consumption of alcoholic beverages would provide a beneficial amenity available to
residents, employees, and visitors of the area.

The sales of alcohol would not be detrimental to nearby residential uses, since the
establishments serving alcohol would be carefully controlled and monitored. Approval of
the conditional use would contribute to the success and vitality of the commercial
development and help to reinvigorate the Site and vicinity.

The grant authorized herein incorporates conditions that are intended to ensure that the
proposed operation with the addition of alcohol sales will be compatible with other uses in
the surrounding 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. Additionally, as discussed above, the Project’s conditions
would be supplemented by more specific conditions designed to address the
characteristics of each individual establishment at Plan Approval which would be required,
prior to the effectuation of the approval for each respective tenancy identified above.
Under these Plan Approvals, the Zoning Administrator and LAPD would have the
opportunity to comment and recommend any additional conditions, as warranted. Further,
conditions have been imposed to delineate steps to be taken if the operation of the uses
are found to be noncompliant with these conditions. Conditions have also been
recommended to the Department of Alcoholic Beverages Control for consideration as part
of their license issuing process, which the applicant may also be subject to. Thus, as
conditioned, combined with the enforcement authority of ABC and LAPD, the approval for
the sale of alcohol will not be detrimental to the public health, safety, and welfare.

Therefore, based on the facts herein and in conjunction with the imposition of operational
conditions, the Project's location, size, height, operations, and other significant features
would be compatible with and would not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare and safety.

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

The General Plan is the City’s roadmap for future growth and development. The General
Plan Elements establish goals, policies, purposes, and programs that provide for the
regulatory environment in managing the City, and for addressing environmental concerns
and problems. The majority of the policies derived from these elements are implemented
in the form of Municipal Code requirements. The General Plan is comprised of the
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Framework Element, seven State-mandated elements, and four additional elements. The
Framework Element establishes the broad overall policy and direction for the General
Plan.

The City’s Land Use Element is divided into 35 community plans that establish parameters
for land use decisions within those sub-areas of the City. The Project Site is located within
the Central City North Community Plan area. The Community Plan Area Map designates
the property for General Commercial land uses, with corresponding zones of C1.5, C2,
C4, RAS3, and RAS4. The Project Site is zoned C2-2D. The Site’s zoning is thus
consistent with the General Plan’s land use designation for the Site.

The Community Plan text is silent with regards to alcohol sales. In such cases, the
decision-maker must interpret the intent of the Community Plan. In conjunction with the
development of the Project, the Applicant is requesting a Main Conditional Use Permit
(MCUP) to permit the sale and dispensing of a full line of alcoholic beverages for on-site
and off-site consumption at up to 13 commercial establishments (i.e., restaurant and retail
uses). In addition, under the Mixed Use Development Scenario, the MCUP would permit
the sale and dispensing of a full line of alcoholic beverages for on-site and off-site
consumption at up to six establishments within the hotel use. The proposed request are
consistent with the following Central City North Community Plan goal and objective:

Goal 2: A strong and competitive commercial sector which best serves the needs of the
community through maximum efficiency and accessibility while preserving the historic
commercial and cultural character of the district.

Objective 2-1: To conserve and strengthen viable commercial development in the
community and to provide additional opportunities for new commercial
development and services.

Objective 2-2: To attract uses which strengthen the economic base and expand
market opportunities for existing and new businesses.

The Project Site is located along the well-established commercial corridor of Sunset
Boulevard. The Project would contribute to the area’s viable commercial development by
introducing new residential units, retail, restaurant, and hotel uses (under the Mixed Use
Development Scenario) in an appropriate infill location. The area surrounding the Project
Site is urbanized and improved with a range of commercial uses including auto body repair
shops, motels, small retailers, and convenience stores, surface parking lots, and single
and multi-family residential developments that vary in building style and period of
construction.

The proposed Project includes a mix of ground floor retail and restaurant uses that
contribute necessary products and services to the residents and businesses of the Central
City North area. These uses also generate long-term, stable jobs that would boost the
employment rate and economy in this area of the City. The proposed uses would be
desirable to the public convenience and welfare as the uses are in a convenient infill
location accessible to nearby residents, workers, and visitors to eat, drink, and socialize.
In addition, the multi-building mixed-use development would create synergies with the
existing and emerging uses in Downtown Los Angeles, Echo Park, Chinatown, and nearby
neighborhoods.

The proposed uses are in alignment with the intent of the Community Plan to maintain the
area’s commercial sector, promote economic vitality, and would further enhance the area
as a commercial destination by providing enhanced amenities to guests and patrons. The
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proposed residential uses would be concentrated along the eastern and southern
boundaries of the Project Site across the street from other existing residential uses. The
commercial component of the Project would mostly front Sunset Boulevard, creating a
transition from commercial uses to high and low density residential uses, adjacent to the
existing residential neighborhood. The proposed commercial uses, including the hotel use,
are compatible with surrounding development because most of the adjacent properties
are other commercial and residential uses, and the Site has been the location of office,
commercial, and/or residential uses since 1963.

Other similar uses in the immediate area have already been established and operate
successfully. The Project Site is located within an existing commercial and residential
area, along a Mixed Use B