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RECOMMENDATIONS

1. Recommend that the Advisory Agency require Vesting Tentative Tract (VTT) 83227

(Project) to pay in-lieu fees to the City in order to fulfill the Project’s requirements under
provisions of Los Angeles Municipal Code (LAMC) Section 12.33; and,

2. Authorize the Department of Recreation and Parks’ (RAP) General Manager or
designee to provide a Report to the Advisory Agency informing them of the Board of
Recreation and Park Commissioners’ (Board) recommendation.

SUMMARY

Ordinance 184,505 (Parks Dedication and Fee Update Ordinance) became effective on
January 11, 2017. Ordinance 184,505 requires most residential projects that create new
dwelling units or joint living and work quarters to dedicate land or to pay a fee in-lieu (Park Fee)
for the purpose of developing park and recreational facilities. Residential projects that propose
one or more additional dwelling units are subject to these requirements unless they meet one of
the exceptions listed in Los Angeles Municipal Code (LAMC) Section 12.33 C.3 (e.g. certain
affordable housing units and secondary dwelling units may be exempt from any requirement to
pay a fee).

LAMC Section 17.03 (Advisory Agency) states that “[tjhe Advisory Agency is charged with the
duty of making investigations and reports on the design and improvement of proposed
subdivisions, of requiring the dedication of land, the payment of fees in lieu thereof, or a
combination of both, for the acquisition and development of park and recreation sites and
facilities...”. The Director of the City Planning Department (City Planning) is designated as the
Advisory Agency for the City of Los Angeles and is authorized to act in such capacity through
one or more deputies appointed by him or her for that purpose.
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LAMC Section 17.04 (Subdivision Committee) states that RAP is to submit a Report to the
Advisory Agency for each application for subdivision map approval and that report "shall contain
recommendations, approved by the Board of Recreation and Park Commissioners, specifying
the land to be dedicated, the payment of fees in lieu thereof, or a combination of both for the
acquisition and development of park or recreational sites and facilities to serve the future
inhabitants of such subdivision... ".

PROJECT SUMMARY

The proposed Project is located at 905 — 923 South Beacon Street and 1720 James M. Wood
Boulevard in the Westlake South community of the City of Los Angeles (City). The Project site
is approximately 0.77 gross acres. The Project, as currently proposed, includes the construction
of a new mixed-use development consisting of 145 apartment units, 15 of which are affordable
units, along with approximately 2,000 square feet (SF) of retail space and two levels of
subterranean parking.

The Project also includes approximately 9,851SF of common open space, which includes a
fithess room, pool club, open patio space, sky club, dog run, pool, and courtyard.

The Project, as submitted to City Planning, is not proposing to make a land dedication to the
City either on-site or off-site of the project location.

Conceptual renderings of the Project are attached (Attachment 1).

EARLY CONSULTATION MEETING

Pursuant to LAMC Section 12.33 D.1, applicants of residential Subdivision projects with more
than fifty (50) residential dwelling units are required to meet with RAP and City Planning prior to
submitting a tract map application to City Planning. Per LAMC Section 12.33 D.1, "[t]he
purpose of this early consultation is to discuss whether the City requires land dedication for the
project and/or to discuss credits available to the applicant, if any."

RAP and City Planning staff held an Early Consultation meeting with Project representatives on
October 29, 2020. The meeting included a discussion of the requirements of LAMC Section
12.33, the maximum land dedication that the Project could be required to provide, options and
opportunities for on-site or off-site park land dedications, the calculation of Park Fees, and the
various recreational credits available to the Project.

ADVISORY AGENCY

The Project filed a tract map application with City Planning on December 18, 2020. On
January 15, 2021, the Advisory Agency sent RAP a natification requesting RAP provide its
report and recommendations on the Project "Upon Receipt”. The Advisory Agency Filing
Notification is attached (Attachment 2).
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If no written Report is provided to the Advisory Agency, the Advisory Agency will assume that
RAP has no report to make.

REQUIRED LAND DEDICATION / IN-LIEU FEE PAYMENT

Pursuant to LAMC Section 12.33 C, “All new residential dwelling units and joint living and work
guarters shall be required to dedicate land, pay a fee, or provide a combination of land
dedication and fee payment for the purpose of acquiring, expanding and improving park and
recreational facilities for new residents.”

LAMC 12.33 D.2.b states “Any land dedication for park and recreation purposes shall not be
deducted from a site’s gross lot area for the purposes of calculating project density, lot area,
buildable area or floor area ratio.”

Land Dedication

LAMC Section 12.33 D states that residential Subdivision projects with more than fifty (50)
residential dwelling units can be required by the City to dedicate land to the City for park and
recreation purposes. The maximum amount of land that the Advisory Agency could require a
project to dedicate to the City is calculated based on the formula detailed in LAMC Section
12.33D.2:

e LD=(DUXP)xXF

o LD =Land to be dedicated in acres.
o DU = Total number of new market-rate dwelling units.
o P = Average number of people per occupied dwelling unit as determined by the
most recent version of the U.S. Census for the City of Los Angeles.
= P=288
o F =Park Service factor, as indicated by the Department of Recreation and Parks
rate and fee schedule.
= F =0.00251 (2.51 acres of park land per 1,000 residents)

The maximum required land dedication for the Project’s proposed 145 units would be:
1.04 Acres = (145 x 2.88) x 0.00251

The amount of land that is required to be dedicated is subject to change depending on the Park
Service factor in effect at the time the Project is required to dedicate the land; the number of
exempt dwelling units (e.g. affordable housing units, existing dwelling units to be replaced on
site, etc.) included as part of the Project; any Dwelling Unit Construction Tax previously paid by
the Project; and, any credits granted by RAP to the Project for improvements to dedicated park
land or for eligible privately owned recreational facilities and amenities.
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As currently proposed, the Project has 15 affordable units that would likely qualify for an
exemption per LAMC Section 12.33 C.3. If those dwelling units are ultimately determined to be
exempt, the maximum required land dedication for the Project would be:

0.93 Acres = (130 x 2.88) x 0.00251

Per LAMC Section 12.33 D.3, a project that is required to make a land dedication to the City
may make said land dedication, or any portion thereof, either on-site or off-site of the project
location. Any off-site land dedication must be located within a certain radius from the project
site, as specified below:

a) Neighborhood Park: within a 2-mile radius
b) Community Park: within a 5-mile radius
¢) Regional Park: within a 10-mile radius

While the Advisory Agency has the authority to require the Project to dedicate land to the City
for park purposes, the Board would need to approve any proposed park land dedication before
that land can be acquired and accepted by the City. Therefore, if the Advisory Agency requires
the Project to dedicate land to the City, RAP staff would need to prepare a subsequent report to
the Board regarding the proposed land dedication. That report would detail the amount and
location of the land being dedicated, and the improvements, if any, proposed to be developed
on the dedicated property. Additionally, if it is determined that the Project will provide a
combination of land dedication and fee payment, the report would also identify the amount of
in-lieu fees that would be owed to the City after RAP credits the Project for the amount of land
being dedicated.

Per Section 66477 (7) of the California Government Code, “Only the payment of fees may be
required in subdivisions containing 50 parcels or less, except that when a condominium project,
stock cooperative or community apartment project, as those terms are defined in Sections 4105,
4125, and 4190 of the Civil Code, exceeds 50 dwelling units, dedication of land may be required
notwithstanding that the number of parcels may be less than 50.” The Project applicant states
that the Project is not a condominium project, stock cooperative or community apartment
project, as those terms are defined in Sections 4105, 4125, and 4190 of the Civil Code.

In-Lieu Fee Payment

Pursuant to LAMC Section 12.33, the Park Fee amount is determined by the type of residential
development project (Subdivision or Non-Subdivision) being developed. RAP shall collect
these fees pursuant to LAMC Section 19.17 and the Park Fees Section of RAP’s Rate and Fee
Schedule. As of July 1, 2020, Residential Subdivision projects that are subject to the
Subdivision fee shall pay:

$13,609.00 x number of new non-exempt dwelling units
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The maximum Park Fees payment for the Project’'s proposed 145 units would be:
$1,973,305.00 = $13,609 x 145 dwelling units

As currently proposed, the Project has 15 dwelling units that would likely qualify for an
exemption per LAMC Section 12.33 C.3. If those dwelling units are ultimately determined to be
exempt, the maximum required Park Fee payment for the Project would be:

$1,769,170.00 = $13,609.00 x 130 dwelling units

The amount of Park Fees that are required to be paid is subject to change depending on the
Park Fee schedule in effect in the year of payment; the number of exempt dwelling units (e.qg.
affordable housing units, existing dwelling units to be replaced on site, etc.) included as part of
the Project; any Dwelling Unit Construction Tax previously paid by the Project; and, any credits
granted by RAP to the Project for improvements to dedicated park land or for eligible privately
owned recreational facilities and amenities.

Per Los Angeles Municipal Code Section 12.33 E.3, any Park Fees collected by the City shall
be expended within a certain radius from the project site, as specified below:

a) Neighborhood Park: within a 2-mile radius
b) Community Park: within a 5-mile radius
c) Regional Park: within a 10-mile radius

STAFF ANALYSIS AND RECOMMENDATION

In order for RAP staff to determine which mechanism, land dedication or payment of Park Fees,
to recommend for the Board’s consideration, RAP staff analyzes each proposed development
project including its location, new population, surrounding parks, any nearby active or proposed
park acquisition or park development project, existing park service radius gaps, etc. RAP staff
also analyzes any parks, open spaces, or recreational areas anticipated to be provided by each
proposed development project in order to determine if those facilities would reduce the need for
new public recreation and park facilitates to serve the project residents.

One of the most critical factors that RAP staff uses to analyze proposed developments is
existing park service radius gaps. According to the Trust for Public Land 2020 Park Score
Index, approximately 62% of residents in the City of Los Angeles live within a 10-minute walk,
from a public park or open space. The Mayor’'s Office of Sustainability pLAn sets a goal of
increasing the percentage of Angelenos living within a one-half mile from a park to at least 65%
by 2025; 75% by 2035; and 100% by 2050. RAP has employed a variety of strategies, such as
the 50 Parks Initiative, that are intended to increase park access and meet these park access
goals.
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Site Analysis

The Project is located within the Westlake South community of the City and within the Westlake
Community Plan Area. Currently, the Project site is a parking lot and is surrounded by parking,
residential, and commercial uses.

An aerial view of the Project site is attached hereto (Attachment 3). A map showing the
generalized zoning of the project site and the Community Plan Area is also attached
(Attachment 4).

The Project is located in a high-density area of the City. Below is an analysis of the density of
the area within walking distance of the Project site and a comparison to both citywide density
and local community density:

¢ Half-mile (1/2) walking distance of the Project site (EPADSS): 21,085 persons (40,548
persons per square mile).

e City of Los Angeles Population Density (2010 United States Census): 8,092 persons per
square mile.

e Westlake Community Plan Area (2014 American Community Survey): 39,674 persons
per square mile.

Project Open Space and Recreational Areas

As previously discussed, the Project also includes approximately 9,851 SF of common open
space, which includes a fithess room, pool club, open patio space, sky club, dog run, pool, and
courtyard.

The amount of common open space being provided by the Project does not appear to
significantly exceed the amount of open space the Project would otherwise be required to
provide per LAMC (or other planning documents, specific plans, etc.). Additionally, it does not
appear that these open spaces will include the type and variety of active and passive
recreational facilities and amenities that are typically found in the City’s Neighborhood and
Community Parks and that are needed to meet the needs of residents of all ages and abilities.

As currently proposed, these recreational amenities would likely not significantly reduce the
Project's impact on existing public recreational and park facilities nor would they likely
significantly reduce the need for new or expanded public recreational and park facilities.
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Public Park Access

There are three (3) public parks within a half (%2) mile walking distance of the Project site:

¢ Hope and Peace Park is a 0.57-acre park located at 843 South Bonnie Brae Street in the
Westlake community of the City that provides a half basketball court, children's play
area, and a splash pad for the use of the surrounding community.

e MacArthur Park is a 29.87-acre facility located at 2230 West 6™ Street in the Westlake
community of the City that provides a play area, band shell, lake, synthetic meadow, and
picnic areas for the surrounding community.

e Valencia Triangle is a 0.06-acre park, located at 8th Street and Valencia Street. Valencia
Triangle is currently improved with benches, landscaping, and a bust of Francisco
Morazan.

A map showing the project location and nearby public parks is attached hereto (Attachment 5).

As previously noted in this Report, a land dedication for a new public park could be located
either on-site or off-site of the Project location. If a new public park was provided at the Project
location the park would serve the new residents of the Project and would serve approximately 0
new, previously unserved, residents within a half-mile walking distance (Attachment 6). If a new
public park was provided off-site of the Project location the park would serve the new residents
of the Project as well as an unknown number of new, previously unserved, residents within a
half-mile walking distance. If the proposed Project does elect to make some or all of its required
land dedication off-site, staff would work with the Project to identify a site that would serve
project residents, help close an existing park service area gap, and maximize, to the extent
feasible, the number of new residents who would be within a half-mile walking distance of a
public park.

Nearby Public Park Projects

There is one new public park currently in development within a two (2) mile radius of the Project
site:

e The 1% and Broadway Park — Park Development (PRJ20781) (PRJ21252) Project,
located at 217 West 1% Street, proposes the development of a new 1.96-acre community
park in Council District 14. The 1st and Broadway Park Development (PRJ20781)
(PRJ21252) Project is being led by the Bureau of Engineering (BOE) and is currently in
the bid and award stage. It is unknown when the 1% and Broadway Park Development
(PRJ20781) (PRJ21252) Project will be completed. The 1% and Broadway Park
Development (PRJ20781) (PRJ21252) is not fully funded at this time.
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There are four (4) park renovation projects in development within a two (2) mile radius of the
Project site that have previously been reviewed and approved by the Board and are currently
fully funded:

e Alvarado Terrace Park — Playground Replacement (PRJ21312) Project

o Echo Park — Building Improvements (PRJ21424) (PRJ21440) Project
Lafayette Park — Outdoor Improvements and New Synthetic Field (PRJ21330)
(PRJ20495) Project

¢ Macarthur Park — Playground Replacement (PRJ21027) Project

There are nine (9) park renovation projects currently in various stages of planning and
development within a two (2) mile radius of the Project site that are either still pending Board
approval and/or are not currently fully funded:

Hope and Peace Park — Outdoor Improvements Project

Lafayette Park — Skate Park Renovation (PRJ21247) Project

Macarthur Park — Outdoor Improvements Project

Macarthur Park — New Playground Project

Macarthur Park — New Boathouse Project

Normandie Recreation Center — Outdoor Improvements (PRJ21060) Project
Pershing Square — Phase 1 (PRJ21113) Project

Pico Union Park — Playground Replacement (PRJ21218) (PRJ21320) Project
San Julian — New Restroom (PRJ21211) Project

Staff Recommendation

RAP staff recommends that the appropriate mitigation measure for this proposed Project is the
payment of in-lieu fees to the City as there are several projects within a two-mile radius that
require additional funding in order to complete the proposed improvements.

Additionally, the Project has less than 50 parcels and, per the Project applicant, the proposed
Project is not a condominium project, stock cooperative or community apartment project, as
defined in Sections 4105, 4125, and 4190 of the Civil Code. Therefore, as previously noted in
this report, based on Section 66477 (7) of the California Government Code, only the payment of
fees may be required.

FISCAL IMPACT

As it is not known at this time if the Advisory Agency will recommend the proposed Project
dedicate park land to the City or to pay Park Fees, the potential Fiscal Impact to the RAP’s
General Fund is unknown.
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STRATEGIC PLAN INITIATIVES AND GOALS

Approval of this Board Report advances RAP’s Strategic Plan by supporting:

Goal No. 3: Create & Maintain World Class Parks and Facilities
Outcome No. 3: Increased park maintenance, with a focus on cleanliness.

Result: Collected fees will fund capital improvements at existing parks in the Project area.

This Report was prepared by Ligaya Khennavong, Management Assistant, Planning,
Maintenance and Construction Branch.

LIST OF ATTACHMENTS

1) Attachment 1 - Conceptual Project Renderings

2) Attachment 2 - Advisory Agency Filing Notice

3) Attachment 3 - Aerial View of Project Site

4) Attachment 4 - Zoning and Community Plan Map

5) Attachment 5 - Project Location and Surrounding Parks
6) Attachment 6 - EPADSS Report
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PROJECT TEAM

PROJECT DESCRIPTION

SHEET INDEX

OWNER / DEVELOPER
Triumph Properties Group
9601 Wilshire Blvd, Suite 560
Beverly Hills, CA. 90210
Attn: Steve Feder

ARCHITECT
Next Architecture
100 W. Broadway Blvd, Suite 3000
Long Beach, CA. 90802
Attn: Winston Chang

LANDSCAPE ARCHITECT
SQLA
2669 Saturn Street
Brea, CA. 92821

Attn: Samuel Kim

ZONING & LAND USE
Craig Lawson & Co. LLC
3221 Hutchinson Ave, Suite D
Los Angeles, CA. 90034

Attn: Craig Lawson

CEQA / ENVIRONMENTAL
CAJA Environmental Services, LLC
15350 Sherman Way, Suite 315
Van Nuys, CA. 91406

The proposed Project is the construction of a 7-story mixed-use development consisting of 145 residential units, of which 15

units
level

will be deed restricted to Extremely Low Income Households, and approximately 2,000 square feet of retail floor area. Two
s of subterranean parking and at-grade parking are provided with vehicular access located on Beacon Avenue.

The Applicant would request Transit Oriented Communities (“TOC”) with additional incentives, and Site Plan Review.

1. TOC Incentives (for Tier 3) as follows:

a. Base Incentives, Section VI of the TOC Guidelines:
i Section Vl.l.a.iv: permitting an 70% increase in the allowable density, to a total of 145 total units.
ii. Sections VI.1.b.iv.: permitting an increase in the allowable FAR, from an allowable base FAR of 1.5:1 in the
C2 Zone and 3:1 in the R4 Zone to an overall FAR of 4.12:1.

iii. Section VI|.2.a.ii: permitting the required parking for all residential units not to exceed .5 space per unit.
V. Section VI.2.e.iii: permitted
V. Section VI.2.b, ¢, d, and f.

b. Additional Incentives, Section VII of the TOC Guidelines:

i. Section VIl.1.a.ii.1: permitting a front yard reduction by averaging the front yards of adjoining buildings
along the same street frontage.

ii. Section VIl.1.a.ii.2.c: permitting a 30% yard reduction of the western side yard and southern rear yard.

iii. Section VlIl.1.e: permitting the averaging of Floor Area Ratio, Density, Parking, or Open Space, and
permitting Vehicular Access.

2. Site Plan Review for projects which create 50 or more dwelling units.

The proposed Project meets the TOC “On-Site Restricted Affordable Units” requirements:

a. 145 DU x 1T0% = 15 DU E.L.I. required & provided.

BUILDING SUMMARY

Attn: Kerrie Nicholson
LEVEL DESCRIPTION CONST. TYPE OCCUPANCY
B2 SUB-TERRANEAN PARKING / STORAGE TYPE I|-A S-2
B1 SUB-TERRANEAN PARKING / STORAGE TYPE I|-A S-2
PROJECT ZONING
01 PARKING / STOR. / TRASH / LOBBY TYPE I|-A S-2, B
02 PARKING / STOR. / TRASH / LOBBY / AMENITY / COMMERCIAL TYPE I|-A S-2, B, M
C2-1 ZONE 03 RESIDENTIAL / AMENITY / COURTYARDS TYPE Ill-A R-2, B
R4-1 ZONE 04 RESIDENTIAL TYPE IlI-A R-2
TOC TIER 3 05 RESIDENTIAL TYPE IlI-A R-2
Z1-2374 STATE ENTERPRISE ZONE 06 RESIDENTIAL TYPE Ill-A R-2
07 RESIDENTIAL / AMENITY / SKY DECK TYPE IlI-A R-2, B
APPLICABLE CODES ZONING SUMMARY
. California Building Code (2019) - with ALLOWABLE PROPOSED
Los Angeles City Amendments (2020)
- City of Los Angeles TOC Guidelines MAXIMUM HEIGHT LIMIT Unlimited 7 Stories (93°-0” T.0.P.)

(2018)

- California Plumbing Code (2019)

- California Mechanical Code (2019)
- California Electrical Code (2019)

- California Fire Code (2019)

- California Energy Code (2019)

- California Green Building Standards
Code (2019)

- Americans with Disabilities Act

- National Fire Protection Association
Standards (NFPA 13,14 &17)

MINIMUM SETBACKS Front-C2 Zone (North): None Front-C2 Zone (North): None
Side-C2 Zone (East): None Side-C2 Zone (East): None
Front-R4 Zone (East): 15’ Front-R4 Zone (East): 12.3° (TOC Front Yard Averaging)
Rear-R4 Zone (South): 19’ Rear-R4 Zone (South): 13.3’ (19" x 30% TOC Reduction)
Side-R4 Zone (West): 10’ Side-R4 Zone (West): 77 (10 x 30% TOC Reduction)
Side-C2 Zone (West): None Side-C2 Zone (West): None

FLOOR AREA RATIO 412 412

REQUIRED OPEN SPACE

14,850 SF. 15,125 SF.

ARCHITECTURAL

Project Information

Project Summaries

S

ite Survey

Buildable Area & Yard Setback Diagrams

Average Adjoining Front Yard Diagram

Open Space Diagrams

Building Area Diagrams

Mixed-Use Commercial Frontag

e Diagram

Site Imagery

Neighborhood

Proj

Character

ect Vision

Massing Diagrams

Concept Sketch

Concept
Concept
Concept
Concept
Concept

Concept

Level 1
Level 2
Level 3
Level 4
Levels 5-6

Level 7

Level BI1
Level B2
Building
Building

North

East

South

West

North Courtyard
East Courtyard
South Courtyard

Rendering
Rendering
Rendering
Rendering
Rendering
Rendering
Site Plan
Floorplan
Floorplan
Floorplan
Floorplan
Floorplan
Floorplan
Roof Plan
Floorplan
Floorplan
Section A
Section B
Elevation
Elevation
Elevation
Elevation
Elevation
Elevation

Elevation

Unit Plans - ST & S2

Unit Plans - JR A1 & A1

Unit Plans
Unit Plans
Unit Plans
Unit Plans

- A2 & A4
- A5 & A6
- A7 & A3
- A8 & A9

Unit Plans - B1 & B2

Unit Plans

LANDSCAPE

- B3 & B4

Landscape Plan

Landscape Plan

Landscape Plan

Landscape Plan

02
03
04
05
06
07
08
09
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47

LP1

LP2
LP3
LP3

905 BEACON | los angeles , ca

INFORMATION

PROJECT

ARCHITECTURE

/
\

N L

o
N
o
N

2021



PROJECT INFORMATION & ASSUMPTIONS

ZONING
C2-1 ZONE
R4-1 ZONE
TOCTIER 3
Z21-2374 STATE ENTERPRISE ZONE
SITE AREA
C2-1 Zone 15,117 SF
R4-1 Zone 18,652 SF
TOTAL 33,769 SF
SITE ACREAGE 0.775 ACRES
BUILDABLE AREA (SETBACK & DEDICATION SF REMOVED)
LAMC 12.21-C.1(e) + TOC TIER 3 FAR INCENTIVE WITH 5' SIDE YARD ALONG SOUTH PL
C2-1 R4
TOTAL
LOTS1-2 &6 LOTS 3-4
LOT AREA - GROSS 15,117 18,652 33,769
LOT AREA - NET (POST-DEDICATION) 14,854 18,652 33,506
PERMITTED
Buildable Area (SF) 14,854 14,179 29,033
Floor Area Ratio (TOC Tier 3) 3.75 4.5
PERMITTED FLOOR AREA (SF) 55,703 63,806 119,508
FAR (Allowable) 4.12

PERMITTED FLOOR AREA DIVIDED BY BUILDABLE AREA

HEIGHT LIMIT

Per LA Department of City Planning Zoning Regulations

C2 Zone: Unlimited
R4 Zone: Unlimited

HEIGHT (PROPOSED)
Per LA Department of City Planning Zoning Code

APPX. 93'-0"
7 STORIES

Commercial square footage and associated parking stalls to be located solely within C2 Zone.

Buildable Area is calculated by removing the square footage of the setbacks on all sides.

(see buildable area diagram)

Two-story volumes are counted once towards floor area calculations.

Drywell will be utilitzed for SUSUMP purposes.

Shoring along public-fronting property lines may be located beyond property line.

TOC Additional Incentives Proposed:
1. Averaging of Floor Area Ratio, Density, Parking or Open Space, and permitting vehicular access. (see LAMC 12.22 A.25(f)(8)
2. Front Yard Reduction (adjoining building front yard average)
3. Side and Rear Yard Reductions (30% decrease)

FAR & FLOOR AREA
ALLOWABLE PROPOSED
FAR 4.12 4.12
FLOOR AREA 119,508 SF 119,508 SF
DENSITY
RATIO CALCULATION* ALLOWABLE
LAMC (BASE) C2 ZONE 400 SF/ DU 14,854 /400 = 38 85 DU
R4 ZONE 400 SF/ DU 18,652 /400 = 47 *(ROUNDED UP)
TOC (TIER 3) 70 % INCREASE 85 x 1.70 = 145 145 DU
*ROUNDED UP
BUILDING AREA
COMMERCIAL AREA L1 L2 L3 L4 L5 L6 L7 TOTAL
RETAIL | 2,000 | | | 2,000
TOTAL 2,000
INDOOR AMENITY - PROVIDED L1 L2 L3 L4 L5 L6 L7 TOTAL
Leasing/Lobby/Mail 1,100 2,000 3,100
Rec. Room #1 (Resi. Fitness) 1,226 1,226
Rec. Room #2 (Resi. Pool Club) 735 735
Rec. Room #3 (Podium Patio Covered Space) 600 600
Rec. Room #4 (Resi. Sky Club) 950 950
6,611
RESIDENTIAL AREA
#DU per Unit # Bedrooms # Bedrooms NRSF NRSF Open Space Open Space Bldg. Area Balc. SF
Unit Type # Units Unit Type Mix Per DU Total Per DU Total Balc. SF Total Balc. Balc. SF Total Area
STUDIO
S1 5 20 13.8% 1 5 452 2,260 50 250 60 300
S2 15 1 15 515 7,725 50 750 20 300
1 BEDROOM - JUNIOR
JRAL 10 10 6.9% 1 10 562 5,620 50 500 0 0
1 BEDROOM
Al 12 1 12 525 6,300 0 0 0 0
A2 5 1 5 520 2,600 50 250 35 175
A3 25 1 25 538 13,450 0 100 0 0
A4 4 1 4 620 2,480 0 0 0 0
A5 10 101 69.7% 1 10 575 5,750 50 500 50 500
A6 10 1 10 675 6,750 0 100 0 0
A7 25 1 25 636 15,900 50 1,250 35 875
A8 5 1 5 660 3,300 50 250 35 175
A9 5 1 5 642 3,210 50 250 35 175
2 BEDROOM
B1 4 2 8 985 3,940 50 200 35 140
B2 4 14 9.7% 2 8 1,048 4,192 50 200 35 140
B3 5 2 10 970 4,850 50 250 35 175
B4 1 2 2 805 775 50 50 240 240
TOTAL 145 100.0% 159 614 89,102 4,900 3,195
CIRCULATION* Bl L1 L2 L3 L4 L5 L6 L7 TOTAL
Corridor 0 0 1,800 2,800 2,100 2,100 2,100 2,100 13,000
* Does not include stairways or elevator shafts on Levels above L2 (only counted toward one level).
MISCELLANEOUS Bl L1 L2 L3 L4 L5 L6 L7 TOTAL
IDF, Telecom, Utility Closets, etc. 0 1,400 700 700 700 700 700 700 5,600
TOTAL BUILDING AREA 119,508 Sk
OPEN SPACE
REQUIRED OPEN SPACE
PER LAMC
TYPE # UNITS REQUIRED / DU REQUIRED
1 BEDROOM 131 100 13,100
2 BEDROOM 14 125 1,750
TOTAL 145 14,850
INDOOR AMENITY - PROVIDED L1 L2 L3 L4 L5 L6 L7 TOTAL
Rec. Room #1 (Resi. Fitness) 1,226 1,226
Rec. Room #2 (Resi. Pool Club) 735 735
Rec. Room #3 (Podium Patio Covered Space) 600 600
Rec. Room #4 (Resi. Sky Club) 950 950
3,511
RESIDENT OUTDOOR AMENITY - PROVIDED L1 L2 L3 L4 L5 L6 L7 TOTAL
Dog Run 2,370 2,370
Pool Courtyard 3,120 3,120
Sky Deck A 850 850
6,340
PROVIDED OPEN SPACE SF % % BY TYPE
PRIVATE OPEN SPACE (50% max.)
Unit Balconies 5,200 34.5% 35%
COMMON OPEN SPACE (50% min.)
Common Enclosed (25% max) 3,511 23.3% 65%
Common Open 6,340 42.1%
TOTAL 15,051 100%

PARKING
VEHICULAR
REQUIRED - RETAIL SF RATIO # REQ'D
LAMC (Enterprise Zone)*
Restaurant
Small Restaurant 2,000 2 Stalls /1,000 SF 4
General Retail
*Community Redevelopment Areas & Enterprise Zones outside of DPD District - 12.21A4(x)(3)
for medical office, clinic and all commercial uses in Section 12.21A4C.
VEHICULAR
PROVIDED - RETAIL HC Standard Compact TOTAL
LEVEL 2 2 4 4 10
Ratio 5.0 /1,000 SF
VEHICULAR
REQUIRED - RESIDENTIAL RATIO #
LAMC
STUDIO (<3 Hab. Rooms) 1 Stall / DU 20
1 BEDROOM (=3 Hab. Rooms) 1.5 Stalls /DU 167
2 BEDROOM (>3 Hab. Rooms) 2 Stalls /DU 28
TOTAL 1.64 Stalls / DU 215
TOC (TIER 3) 0.5 Stalls / DU 73
VEHICULAR
PROVIDED - RESIDENTIAL HC Standard Tandem Compact Total
LEVEL 2 (Resident / Guest) 0 13 0 14 27
LEVEL 1 (Resident) 2 9 0 0 11
LEVEL B1 (Resident) 0 35 4 27 66
LEVEL B2 (Resident) 0 35 4 31 70
TOTAL 2 92 8 72 174
Ratio 1.33 Stalls / DU
BICYCLE Per Table 12.21-A.16(a)(1)(i)
REQUIRED - RESIDENTIAL UNITS RATIO #
SHORT TERM
1-25DU 25 1 Stall / 10 DU 3
26-100 DU 75 1 Stall / 15 DU 5
101-200 DU 45 1 Stall /20 DU 2

SUBTOTAL - SHORT TERM 145 10

LONG TERM
1-25 DU 25 1 Stall /1 DU 25
26-100 DU 75 1 Stall /1.5 DU 50
101-200 DU 45 1 Stall /2 DU 22

SUBTOTAL - LONG TERM 145 97
TOTAL REQUIRED - RESIDENTIAL 107
PROPOSED - RESIDENTIAL Total
SHORT TERM 10
LONG TERM 97

TOTAL PROPOSED (Double tiered, 6' deep by 2' wide) 107
BICYCLE Per Table 12.21-A.16(a)(2)
REQUIRED - COMMERCIAL SF RATIO #
SHORT TERM
RETAIL 2,000 1 Stall / 2,000 SF 2
(Min. 2 Spaces)

SUBTOTAL - SHORT TERM 2,000 2

LONG TERM
RETAIL 2,000 1 Stall / 2,000 SF 2
(Min. 2 Spaces)

SUBTOTAL - LONG TERM 2,000 2
TOTAL REQUIRED - COMMERCIAL 4
PROPOSED - COMMERCIAL Total
SHORT TERM 2
LONG TERM 2

TOTAL PROPOSED 4
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PARKING & S "\ 285, 02FS
< METER (TYP) OO 47 : YT 2835068 2 S
266. 735 74 SN 284.40FS, < 285, 35FS” N 2654065 55 6708
201 60100 /I G 285 49F QL 225; 84 é\l/ eo, 263.811C 2634368 252 84RIM /
785695 - : AL ' &
IRON FENCE] 5%;%’ 4 OO g{@\ & 'vfgw 282.87FS LEGAL DESCRIPTION #1
784,665 5% 262 74@52 e
=3 484 WC 262,681 Ny (\ 23 247028? 0 THE LAND REFERRED TO HEREIN BELOW IN SITUATED IN THE CITY OF LOS ANGELES, IN THE COUNTY OF
085.84F5x [ 28507 Z A pousenm LI o \\_, oSopsors  JISIC / LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:
285.06F5 . CURB 274140V . ~ X 2 -3 ‘
% = v i 284W s e / ALL OF LOT 1, AND THE NORTHERLY PORTION OF LOT 2 OF THE CURLETT TRACT, IN THE CITY OF LOS
saghs 284.91F5x s > 28416TC e St S ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 60, PAGE
{45 S » ~._ 285 755 78 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED
{ 284.75FS 284775 By 00 < POTER N x 283.50FS AS FOLLOWS: LEGEND
§-§ 3078110 - o e < L NG 27744INV NWDY
LIGHT POLE ' o e T e , BEGINNING AT THE NORTHEAST CORNER OF LOT 1, BEING THE SOUTHWEST CORNER OF NINTH AND BEACON
%5 cE (TP ) b : N 263955 2 ; ~&LEPB - 255 B6FS STREETS; THENCE WESTERLY ALONG THE SOUTH LINE OF NINTH STREET, 150 FEET TO THE NORTHWEST
X 284.39FS A  S0FS e / ' : CORNER OF SAID LOT 1; THENCE SOUTHERLY ALONG THE WESTERLY LNE OF SAID LOT 1 AND 2, 100 — ASPHALT PAVEMENT Ev ELECTRIC VAULT
T e , STREET LIGHT FEET, THENCE EASTERLY PARALLEL WITH THE SOUTHERLY LINE OF NINTH STREET, 150 FEET TO THE WEST CONCRETE PAVEVENT F FINISH FLOOR
BLOCK WALL (TYP) IRON FENCE J14.56102 83 3955 LINE OF BEACON STREET;, THENCE NORTHERLY ALONG SAID WESTERLY LINE OF BEACON STREET 100 FEET
S 635, 45FS
- B ON 6’9; s \ ~¢s TO THE POINT OF BEGINNING. . ELECTRIC MANHOLE fl FLOW LINE
- 24 83,9785 P, N T 283,925 \ =0 FIRE HYDRANT Fs FIMISH SURFACE
= D7 00 y 267 5L ESTABLISHED PER - FLOW DIRECTION ] GRADE BREAK
x 283.77FS
A.P.N. 5137-001-005 S0k WAL LOT 1 s - EPE \ S sa1c e DR ~ ® FOUND MONUMENT AS NOTED HCR HANDICAP RAMP
285310 s e 23725y TBZJW -~ S e TITLE EXCEPTIONS AND EXCLUSIONS #1 & AS WETER W NVERT
2826665% 5 2856718 ¥ IS i S/ N ® GUARD POST NG NATURAL GROUND
2 ) o < 2831855 : // < 2%36242%§m 983245 283.70F5x Ziggm e gﬁls&)c OU%OPLE ngéapimgm NO. 00102995-993-SD2-CFU, DATED JANUARY 11, 2019 AS PREPARED BY ':\ CUY WRE o OVERHANG
4 282.91FS : ' B = i 276.50W SELY HANDICAP or OVERHANG TOP
320.91707°%77% o “ooas / A/‘f/'g%igi‘m 283285 283 20RM —— A PROPERTY TAXES, WHICH ARE A LIEN NOT YET DUE AND PAYABLE, INCLUDING ANY ASSESSMENTS D.é". O LT STDARD P PROPERTY LNE
POWER POLE & (PER TITLE REPORT #1) - 42F§0/y70\ B, COLLECTED WITH TAXES TO BE LEVIED FOR THE FISCAL YEAR 2019-2020. (NOT A SURVEY ONER POLE RGHT OF WAY
% o A.P.N. 5137-001-034 O X 283 07FS VATTER) — RW
Y ~ & G T L os jgngAUBERM < 981 8555 283 gs7647C 23255% P S B.  THE LEN OF SUPPLEMENTAL OR ESCAPED ASSESSMENTS OF PROPERTY TAXES, IF ANY, MADE === POWER POLE W/ TRANSFORMER B oP OF BERM
503.5970P N Q 280 AREA- 15,001 SO FT.  x 250 2675 252 311C 2501 55 48 PURSUANT TO THE PROVISIONS OF CHAPTER 3.5 (COMMENCING WITH SECTION 75) OR PART 2, ® SEWER MANHOLE T TP OF CURE
281955 S5y N~ x 282.14FS, 2 082 1575 261.67FL ori < e 250 é%fggfgp CHAPTER 3, ARTICLES 3 AND 4, RESPECTIVELY, OF THE REVENUE AND TAXATION CODE OF THE — SV 0P TOP OF STRUCTURE
~ x-282,00FS TBIATIN 2R e\ IS s ~ STATE OF CALIFORNIA AS A RESULT OF THE TRANSFER OF TTLE TO THE VESTEE NAMED IN
- ~_ X0 POR. LOT 2 X 281.945 RS 282.801C ‘ Y SCHEDULE A OR AS A RESULT OF CHANGES IN OWNERSHIP OR NEW CONSTRUCTION OCCURRING o STORM DRAIN MANHOLE ™w TOP OF WALL
B4 ~ . 261.65FS - 22(%9227772[31 CURB, %q PRIOR TO DATE OF POLICY. (NOT A SURVEY MATTER) —= STREET LIGHT % TELCO VAULT
2804055 ~ J p i 299@519 VI . THE LAND DESCRIBED HEREN IS INCLUDED WTHN A PROVECT AREA OF THE REDEVELOPMENT 3% TREE (TYPICAL) P TYAICAL
Q/ll § i 957 557 AGENCY SHOWN BELOW, AND THAT PROCEEDINGS FOR THE REDEVELOPMENT OF SAID PROJECT e UTLITY POLE m WATER METER
. Ay T2 S 280, 35FL vy HAVE BEEN INSTITUTED UNDER THE REDEVELOPMENT LAW (SUCH REDEVELOPMENT TO PROCEED ® WATER VALVE BLOCK WALL
~ 27985 RSN ’ smresref 28325 ONLY AFTER THE ADOPTION OF THE REDEVELOPMENT PLAN) AS DISCLOSED BY A DOCUMENT
2, { 2 Nl « 280.70Fs UGHT POLE RECORDED MARCH 24, 1970 AS INSTRUMENT NO. 2504, OF OFFICIAL RECORDS APN ASSESSOR’S PARCEL NUMBER — CENTER LINE
N 2 x 280.72FS . 304.15T0P A NG
~ ) © N ] 2602765 936 ;o et 2. THE LAND DESCRIBED HEREIN IS INCLUDED WITHIN A PROJECT AREA OF THE REDEVELOPMENT 8 CATCH BASIN [ CHAIN LINK FENCE
~ C2-1 ZONE x 279.38f5 & « 279.86FS L2 ~ 20 281 o7 \ AGENCY SHOWN BELOW, AND THAT PROCEEDINGS FOR THE REDEVELOPMENT OF SAID PROJECT ¢ CENTER LINE —— o u FDGE OF PAVEMENT
AREA; 116 50. FT. 279.54S @ 75 2 « 280.00F5 X 2794865 280 45RIM, 280.78TC HAVE BEEN INSTITUTED UNDER THE REDEVELOPMENT LAW (SUCH REDEVELOPMENT TO PROCEED o DRAN INET FLOW LINE
~ N27°39°35°E 60.00 /\‘\ D) 279 7470\ 269.25NV 260.09F N\J/ s ONLY AFTER THE ADOPTION OF THE REDEVELOPMENT PLAN) AS DISCLOSED BY A DOCUMENT
~ Y 5555 © 279.99F5 P 279,001 2 RECORDED MAY 20, 1999 AS INSTRUMENT NO 99-920052, OF OFFICIAL RECORDS oW DRIVEWAY _—— INTERIOR LOT LINE
~ A ' 7995 279.0218 2797775 28127FS ) DIAMETER OF EXISTNG TREE OVERHEAD LINE
BLOCK WALL (TYP) ‘;.C/ NG POR. LOT 3 280 4 / : 3. PLEASE BE ADVISED THAT OUR SEARCH DID NOT DISCLOSE ANY OPEN DEEDS OF TRUST OF
~ 2796278 302.1970P o ~ 272175 Los s 275,945 PLANTER (T1P) RECORD. IF YOU SHOULD HAVE KNOWLEDGE OF ANY OUTSTANDING OBLIGATION, PLEASE CONTACT EPB ELECTRIC PULL BOX - PROPERTY LINE
79.6718 279.6418 TR ~ oo Z/1IFSx ~_ s/, §> : 30" THE TITLE DEPARTMENT IMMEDIATELY FOR FURTHER REVIEW PRIOR TO CLOSING. (NOT A SURVEY I ALECTRIC METER RIGHT-0F- WAY
o "36" ’\ N SARCIEL | SUDNG GATE °§ (@ & 2780771 279.961C WATIER) —— 5§ ——— SAMITARY SEWER LINE
275.2%5; ; 97 'N61°5236"W 11.66 (PER TITLE REPORT #2) "RON. FE,’JC’E\ Q 0@ §‘° 277 85F5 27861/ 0 % 4, WATER RIGHTS, CLAIMS OR TITLE TO WATER, WHETHER OR NOT DISCLOSED BY THE PUBLIC STORM DRAIN LINE
: g 278.68F5%
27518 N oumner ~ A.P.N. 5137-001-002 28322100, 4" oy & — 279 RECORDS. e e e WROUGHT IRON FENCE
PO PO ~ « 277.381C 279.79FS, 5. MATTERS WHICH MAY BE DISCLOSED BY AN INSPECTION AND/OR BY A CORRECT ALTA/NSPS LAND
A.P.N. 5137-001-030 x 277.67FS < 278 272 2785565 AN TITLE SURVEY OF SAID LAND THAT IS SATISFACTORY TO THE COMPANY, AND/OR BY INQURY OF
277,095 \Qé THE PARTIES IN POSSESSION THEREOF.
=N
FOWER POLE % 277.30FS xzm’z;s 00/\\? 2 6. ANY RIGHTS OF THE PARTIES IN POSSESSION OF A PORTION OF, OR ALL OF, SAID LAND, WHICH
] @5 ~. 278 277.90]C RIGHTS ARE NOT DISCLOSED BY THE PUBLIC RECORDS.
= 27724
¥ POR. LOT 4 za, ~ Akfﬁa’sszzaf g4l THE COMPANY WILL REQUIRE, FOR REVIEW, A FULL AND COMPLETE COPY OF ANY UNRECORDED
< 276.9675 ity S 1AL ’ AGREEMENT, CONTRACT, LICENSE AND/OR LEASE, TOGETHER WITH ALL SUPPLEMENTS,
T < 2769008 N 277 ¢ 278355 ASSIGNMENTS AND AMENDMENTS THERETO, BEFORE ISSUING ANY POLICY OF TTLE INSURANCE
PARCEL 2 ' 277.26FS 2 WITHOUT EXCEPTING THIS ITEM FROM COVERAGE.
97/:90T0P x 276.65FS 276.21FS,;
TLITY POLE SN o # 277 76 7770 THE COMPANY RESERVES THE RIGHT TO EXCEPT ADDITIONAL ITEMS AND/OR MAKE ADDITIONAL
Pt (PER TITLE REPORT #2) x 2764375 SLIDING GATE 27602 REQUIREMENTS AFTER REVIEWING SAID DOCUMENTS.
8 A x 076.26FS £ 2761774 Y) &
021/952/? f/i% 5 A.P.N. 5137-001-003 276.22FS 76 975.86F5 omrars =
2, X : g
TS P, ELECTRIC ~aho S 0 PARKING MATER (TYE) 277195
: Cs, x 075.82FS PLUG (TR) ) N
/ / e 6rs s 2765265+ 2 276 LEGAL DESCRIPTION #2
A.P.N. 5137-001-042 // . Ly J 27205 275.98F5
275,065 7 L 2745771 283 =N THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF LOS ANGELES, IN THE COUNTY OF
5 274545 274.61TC 751070 = LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:
2974 7075, b 27450;5 oARCEL 1
275 274.21TC 275.3968 :
274.20°L 275.63FS
EXISTNG BULDING 274,665 LOTS 2 AND 3 OF THE CURLETT TRACT, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE
273.53TC / OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 60 PAGE 78 OF MISCELLANEOUS RECORDS, IN THE
AP.N. 5137-001—004 275 46FL @ 25 OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, BOUNDED AND DESCRIBED AS FOLLOWS, TO WT:
SR Wiy 273.92TC BEGINNING ON THE WESTERLY LINE OF BEACON STREET AT A POINT 100 FEET SOUTHERLY FROM THE
o 274 RN SOUTHWESTERLY CORNER OF NINTH STREET AND BEACON STREET; THENCE SOUTHERLY ALONG SAID
' WESTERLY LINE OF BEACON STREET, 60.15 FEET, THENCE WESTERLY PARALLEL WITH THE SOUTHERLY LINE
OF NINTH STREET, 150 FEET TO THE WESTERLY LINE OF LOT 3 AFORES<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>