From: "Henry Chu" <henry.chu@Iacity.org>

Date: September 28, 2015 9:42:22 PM

To: "Christine Peters" <christine.peters@lacity.org>

Cc: "Amy Ablakat" <amy.ablakat@lacity.org>

Subject: Re: CPC-2015-2025-ZC-HD-MCUP-CU-ZV-SPR

Attachments: Attach A.pdf; Attach Bl.pdf; Attach B2.pdf;

Hi Christine,

Here are Attachments A and B (first two pages for the entitlement requests).
Henry

On Mon, Sep 28, 2015 at 2:06 PM, Christine Peters <christine.peters@Ilacity.org> wrote:
Hi Henry,

Hi Henry,

I just left you a message. We'd like to discuss this filing when you have a chance. We
want to make sure the application is properly addressing the removal of the D limitations.
Also we will be flagging the properties with Building and Safety for demo requests, as
some are considered historic contributors to the district.

thank you

CP

Christine Peters

Policy Advisor

Office of Councilmember MITCH O'FARRELL
City of Los Angeles, 13th Council District
200 N. Spring Street, Room 480

Los Angeles, CA 90012

0:213-473-7013
213-473-2333

E: Christine.Peters@LACITY.ORG

on the web: www.cd13.com

Find the Councilmember on Facebook, Twitter and YouTube!




Henry Chu

Major Projects

City of Los Angeles, Department of City Planning
200 N. Spring Street, Room 750
Los Angeles, CA 90012

email: henry.chu@lacity.or
phone: (213) 978-1324
fax: (213) 978-1343



Attachment A: Project Description
1540-1552 Highland Avenue; 6700-6760 Selma Avenue: 6663-6675 Selma Avenue;
1543-1553 McCadden Place; 1542-46 McCadden Place; 1501-1573 Las Palmas Avenue;
1500-1570 Las Palmas Avenue; 1600-1608 Las Palmas Avenue; 6665-6713 % Sunset Boulevard

I PROJECT DESCRIPTION

Crossroads Associates, LLC ("Applicant’) proposes to develop a dynamic mixed-used project (the “Project’) that
celebrates the past, present, and future of Hollywood. The Project will transform a series of underutilized parcels into
a fransit-oriented pedestrian-enhancing development that will also preserve and revitalize the historic Crossroads of
the World complex. The Project will balance historic preservation with contemporary design in order to enable uses
that better serve this growing and diverse community while improving connectivity throughout a newly established
district of Hollywood. This new district will be a compelling destination which enhances walkability and pays tribute to
both historic and current Hollywood culture.

The Project is located on a combination of sites totaling 303,443.5 square feet’ (the “Site”). The “Site” consists of
multiple parcels across four different city blocks and generally bounded by Sunset Boulevard, Highland Avenue,
Selma Avenue, and the Blessed Sacrament Church. The majority of the parcels are located south of Selma Avenue,
with the exception of Parcels 17 through 21, which are located on the northeast comer of Selma Avenue and Las
Palmas Avenue. The full list of parcels is as follows:

Parcel No. Addresses Assessor Parcel Number Lot Areain sq. ft
1 1650, 1552 Highland Avenue 5547-020-007 6,074.5
2 1546 Highland Avenue 5547-020-008 6,125.1
3 1540, 1542 Highland Avenue 0647-020-045 6,125.9
4 1543 McCadden Place 5547-020-045 6,874.9
5 1547,49 McCadden Place 5547-020-025 6,875.0
6 15653 McCadden Place 5547-020-036 6,875.0

6750, 6756, 6760 Selma Avenue
7 6736,38 Selma Avenue 5647-020-027 2,925.0
8 1546 McCadden Place 9547-020-027 2,925.0
9 6732, 6734 Selma Avenue 9547-020-028 2,816.9
10 None 9547-020-028 2,803.8
11 1542 McCadden Place 9547-020-029 5,715.7
12 1535, 1545, 1555 Las Palmas Avenue 5547-020-001 71,544.8

6700, 6702, 6704, 6710, 6712, 6714, 6716,
6718 Selma Avenue

13 None 5547-020-002 10,287.3
14 6713, 6713 % Sunset Boulevard 5547-020-005 11,361.8
15 6709 Sunset Boulevard 5547-020-004 8,249.9
16 1501, 1503, 1505, 1507 Las Palmas Avenue 5547-020-003 11,2499
6701, 6703, 6705, 6707 Sunset Boulevard
17 1600 Las Palmas Avenue 5547-014-028 3,080.1
6675 Selma Avenue
18 1608 Las Palmas Avenue 5547-014-027 3,0694
19 None 5547-014-027 3,008.8
20 6671 Selma Avenue 5547-014-028 3,080.1

' 303,443.5 square feet is the pre-dedication lot area per the City's Zoning Zone Information Map Access System (ZIMAS).
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21 6663, 6665, 6667 Selma Avenue 0547-014-026 5,561.8

22 None 5547-019-032 17,5004

23 1500, 1502, 1504, 1506, 1508, 1510, 1512, 5547-019-032 49 546.7

1514, 1516, 1518, 1520, 1522, 1550, 1552,

1554, 1556, 1557, 1558, 1559,1560, 1561,

1562, 1563,1564, 1565, 1566, 1567, 1568,

1569, 1570, 1571, 1573 Las Palmas Avenue
6665 Sunset Boulevard

24 1509, 1511, 1515, 1517, 1519, 1521, 1523, 5547-019-032 15,899.8
1525, 1527, 1529 Las Palmas Avenue
6671, 6675, 6679 Sunset Boulevard

25 None 5547-019-032 6,828.0
26 6683, 6685, 6687, 6689 Sunset Boulevard 5547-019-023 6,168.0
27 1510, 1512 Las Palmas 5547-019-022 6,869.9
28 1537, 1539, 1541, 1543, 1547, 1549, 5547-018-020 6,955.0
1551,1553 Las Palmas
29 None , 5547-019-019 6,955.0
TOTAL 303,443.50

The Site is currently improved with multiple structures containing a variety of uses, including retail and office uses in
the historic Crossroads of the World complex, two story muitifamily apartment buildings, one and two story structures
used for commercial office and retail uses, and surface parking lots. Surrounding uses include religious institutions
such as Blessed Sacrament Catholic Church and First Baptist Church, Hollywood High School, a plant nursery,
commercial strip malls, a Rite-Aid pharmacy, Panavision, LA Recording School, a multi-story office building, and
surface parking lots. Generally, both the Project Site and the surrounding area can be characterized by a mix of uses
without a consistent development pattern. Located on the Project Site, the Crossroads of the World complex (Parcels
22 through 25 and Parcels 28 and 29) is a designated City Cultural-Historic Monument and also appears on the
National Register of Historic Places and the California Register of Historic Resources.

The Project is located in the Hollywood Community Plan (the “Community Plan”) area and the Hollywood
Redevelopment Plan (‘Redevelopment Plan”) project area of the City. Parcels 1 through 3 are currently zoned C4-
2D-SN and are located within the Hollywood Signage Supplemental Use District, while the remainder of the Site is
zoned C4-2D. The D limitation on the Site limits floor area ratio (‘FAR’) to 2:1 and 3:1, though the underlying Height
District of 2 allows an FAR up to 6:1.

The Project would retain, preserve, and rehabilitate the Crossroads of the World complex, which was declared City
Historic Cultural Monument #134 on December 4, 1974 and was listed on the National Register in 1980. The
complex consists of a series of one- and two- story shops in a variety of architectural styles such as Streamline
Moderne, French and Spanish influenced designs, English village style, and a Moorish building. The shops are
connected by a series of landscaped walkways with pedestrian entrances on Sunset Boulevard, Las Palmas Avenue,
and Selma Avenue. The complex was designed in 1936 as the City’s first outdoor pedestrian village and included a
mix of shopping, dining, and entertainment uses. Architect Robert Vincent Derrah, AlA, intentionally separated the
automobile from the pedestrian ~ a unique concept at the time. Including landscaping, his intent was to lend an Old
World atmosphere unique to a busy city. The architect's full vision for Crossroads of the World was never achieved,
and only approximately three-quarters of his design was built.

Marrying the architectural vision for an outdoor pedestrian village with a mix of uses, the Applicant proposes fo
replace the existing one and two story office, retail, and residential buildings which are not part of Crossroads of the
World with new structures that bring o life the concepts of an open-air pedestrian district with a mix of shopping,
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dining, and entertainment uses. The Project will blend the distinguishing character of Crossroads of the World with a
sequence of new buildings of modem design creating an experience that celebrates old and new Hollywood.

The Project includes the construction of 8 new mixed-use buildings with a variety of uses including residential, hotel,
commercial office, retail, and restaurant uses. The Project will include approximately 1,424,391 square feet of
developed floor area, including up to approximately 950 new residential units, a 308-room hotel, 95,000 square fest
of office, and 185,000 square feet of commercial uses. The Project FAR will be approximately 4.69, averaged across
the Site.

Being true to the idea of Crossroads of the World, the Project will establish a new pedestrian passage or alley which
extends diagonally from Sunset Boulevard at the frontage of Crossroads of the World to the corner of Selma Avenue
and McCadden Place. Crossing two city blocks, this new pedestrian passage will become the spine of the
Crossroads district, binding together the mix of buildings and uses within the Project. Linked through a series of
additional landscaped public walkways, the entire district will be connected thus promoting access from Sunset
Boulevard, Las Palmas Avenue, Selma Avenue, and McCadden Place. In addition to improving the pedestrian
experience within and around the Site, the Project also includes the re-alignment of Las Palmas Avenue at Sunset
Boulevard. Currently, the Las Palmas Avenue street segment north of Sunset Boulevard lies easterly of its street
segment south of Sunset Boulevard, thereby creating a dangerous and inefficient intersection. The Applicant
proposes to realign the street so that Las Palmas would be a proper “thru” street at Sunset Boulevard. This improved
connectivity and integration will improve vehicular circulation, automobile and pedestrian safety, and the condition of
the public right of way. Thus, the Project has been thoughtfully designed and programmed to maximize connectivity
and integration with Hollywood neighborhoods and thoroughfares.

While the entirety of the Project is mixed-use in nature, the Project can generally be divided in four general areas:

Hotel Area (Building A1)

Located on the southeast corner of Selma Avenue and Highland Avenue, this portion of the project will include one
high-rise structure with a 308-room hotel, ancillary meeting rooms, lobby lounge and bar, rooftop bar and lounge, and
ground floor restaurant and retail. The structure will be approximately 31-stories and 365 feet in height.

Residential Area (Buildings B1, B2, B3, B4 and D1)

A total of five mixed-use residential buildings will be located on block B (bounded by Sunset Boulevard, Las Palmas
Avenue, Selma, and McCadden) and in building D1 (located on the northeast corner of Selma Avenue and Las
Palmas Avenue). All five structures will include ground floor retail space and with residential units above. The
structures will include a maximum of 950 residential units and range in height from 85 to 402 feet as follows:

Building Approximate height
ﬁ B1 402 feet
N
ek B2 95 feet
b B3 356 feet
W B4 95 feet
D1 85 feet

A maximum of 950 residential units is contemplated across the Site, including 70 units of rental affordable housing, to
replace the existing 70 rent-stabilized units currently located on Parcel 12.
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Commercial Area (Buildings C1 and C2)

Located east of Las Palmas Avenue and directly adjacent to the historic Crossroads of the World, the commercial
portion of the property will consist of approximately 95,000 square feet of commercial office space above ground floor
retail in two buildings with heights of approximately 65 and 81 feet.

Ground floor retail uses throughout the Project will total approximately 185,000 square feet.

The Project includes the sale of alcoholic for a full-line of alcoholic beverages at the following locations:
- Two (2) portable units that may serve alcohol for on-site consumption within the hotel use, including the
meeting room and conference facilities;
- Mini-bars within each hotel room;
- On-site consumption for up to three (3) restaurants, bars or clubs located within the hotel use, including but
limited to the lobby area, outdoor roof levels, and conference/assembly rooms;
- On-site consumption for up to fifteen (15) restaurants, bars or clubs located within the residential or
commercial area of the Project, including but not limited to outside areas and/or sidewalk areas; and
- Off-site consumption at up to two (2) retail uses in the Project.

The Project will also include public dancing and live entertainment within any restaurant or bar within the hotel, or
within up to eight (8) restaurants or bar/nightclubs in the Project.

To serve the needs of the project, the Applicant proposes to include below grade parking for all portions of the
Project. Since 70 affordable units will be included, the rental portion of the Project will be exercising Parking Option 1
as well as a bicycle parking reduction. Through a combination of automobile parking and bicycle parking, the Project
will include more than adequate parking to serve the needs of the historic and newly constructed uses and the larger
Hollywood community.

The area is well-served by local and regional transit. The Metrorail Red Line operates a station at the comer of
Hollywood Boulevard and Highland Avenue, which is approximately 900 feet away from the Project Site. Further, the
Hollywood Freeway (101) is located in close proximity to the Site. Several bus stops are located on Sunset
Boulevard, Highland Avenue Boulevard, and Hollywood Boulevard.

With a total of 850 residential units, approximately 107,975 square feet of open space is required. The Project wil
include a host of open space and green space options including a series of integrated walkways that connect the
mixed-use district with Hollywood neighborhoods. In addition, the Project will include roof decks and pools,
community rooms, courtyards, landscaped gardens, common open space with gathering and seating areas, and
active and passive recreational space.

The Project will transform the Site from its existing condition to a vibrant, pedestrian-oriented mixed-use development
that promotes the historic vision of Crossroads of the World into a contemporary hub of activity implementing the
unique vision contemplated for Hollywood in the Community Plan and the Redevelopment Plan. Thus, the Project
includes hotel rooms serving the influx of tourists to the area, a range of housing options to serve local residents, and
a range of ground floor retail uses serving both residents, employees and visitors to the area. The Project will
incorporate sustainable development to comply with the City's Green Building Program and sustainability intent of the
U.S. Green Building Council's Leadership in Energy and Environmental Design (LEED) program.
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Attachment B: Actions Requested and Project Findings
1540-1552 Highland Avenue; 6700-6760 Selma Avenue; 6663-6675 Selma Avenue;
1543-1553 McCadden Place; 1542-46 McCadden Place; 1501-1573 Las Palmas Avenue;
1500-1570 Las Palmas Avenue; 1600-1608 Las Palmas Avenue; 6665-6713 2 Sunset Boulevard

I ACTIONS REQUESTED

A ZONE CHANGE/HEIGHT DISTRICT CHANGE

The Site is currently zoned C4-2D and C4-2D-SN. The Project will require a height district change from 2D to 2
pursuant to Los Angeles Municipal Code (“LAMC”) Section 12.32 in order to allow development of the Project with a
floor area ratio of 4.69 averaged across the Site.

B. SITE PLAN REVIEW

The Project will create, or result in an increase of, 50 or more dwelling units or 50,000 square feet or more of
commercial development. As such, it must obtain Site Plan Review before a grading permit, foundation permit,
building permit, or use of the land permit is issued pursuant to LAMC Section 16.05.

C. MASTER CONDITIONAL USE PERMIT FOR THE SALE OF ALCOHOL AND FOR LIVE
ENTERTAINMENT

The Project proposes the sale of alcoholic for a full-line of alcoholic beverages at the following locations:
- Two (2) portable units that may serve alcohol for on-site consumption anywhere within the hotel use,
including the meeting room and conference facilities;
- Mini-bars within each hotel room;
- On-site consumption for up to three (3) restaurants, bars or clubs located anywhere within the hotel use,
including but limited to the lobby area, outdoor roof levels, and conference/assembly rooms;
- On-site consumption for up to fifteen (15) restaurants, bars or clubs located anywhere within the residential
or commercial area of the Project, including but not limited to outside areas and/or sidewalk areas; and
- Off-site consumption at up to two (2) retail uses anywhere in the Project.

The Project will also include public dancing and live entertainment within any restaurant or bar within the hotel, or
within up to eight (8) restaurants or bar/nightclubs anywhere in the Project. As such, the Applicant requests a Master
Conditional Use Permit for the sale of alcohol and live entertainment in connection with a total of 22 alcohol-related
uses pursuant to LAMC Section 12.24.W.1 and 12.24.W.18a.

D. CONDITIONAL USE PERMIT TO PERMIT FLOOR AREA AND DENSITY AVERAGING
IN A UNIFIED DEVELOPMENT

The Project Site consists of 29 total parcels, including the existing Crossroads of the World complex, that will be
unified through a series of pedestrian walkways and thoroughfares. The Project also includes the preservation and
rehabilitation of the historic Crossroads of the World complex and the addition of new floor area on other portions of
the Project Site. As such, the Applicant requests floor area and density averaging in this unified development
pursuant to LAMC Section 12.24.W.19.

E. ZONE VARIANCE TO PERMIT OUTDOOR EATING AREAS ABOVE THE GROUND
FLOOR
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The Applicant proposes to develop a dynamic mixed-use project that includes commercial and retail spaces
throughout a total of 8 newly constructed building. Eating establishments will be located throughout the Project, and
the Applicant requests a zone variance to permit outdoor eating areas above the ground fioor pursuant o 12.27.

F. REDUCED ON-SITE PARKING WITH TRANSPORTATION ALTERNATIVES

Section 12.21 Ad(y) permits the City Planning Commission to reduce the amount of on-site parking required in
connection with other discretionary actions in the Commission’s jurisdiction, such as a zone change/height district
change or conditional use permit request. As such, the Applicant requests reduction of on-site parking in connection
with the Project as it will incorporate transportation alternatives.

G. CONDITIONAL USE PERMIT FOR MAJOR DEVELOPMENT PROJECT

Section 12.24 U14 the Applicant is seeking a Conditional Use Permit for a Major Development Project otherwise
required to obtain Community Redevelopment Agency approval through an Owner Participation Agreement. The
Applicant seeks this CUP in lieu of the OPA pursuant to Department of City Planning policy.

Ih. FINDINGS REQUIRED FOR ZONE CHANGE/HEIGHT DISTRICT CHANGE

A, ADOPTION OF THE PROPOSED HEIGHT DISTRICT CHANGE IS CONSISTENT WITH
THE GENERAL PLAN AND IS IN CONFORMITY WITH PUBLIC NECESSITY,
CONVENIENCE, GENERAL WELFARE AND GOOD ZONING PRACTICE.

The height district change allows for a Project that is consistent with the General Plan as well as public necessity,
convenience, general welfare and good zoning practice. The Site consists of parcels zoned C4-2D and C4-2D-SN.
The Community Plan designates the Site as having a Regional Center Commercial land use designation with
corresponding zone of C4. The C4 zone allows for commercial uses including hotels, office, retail, restaurants, and
high-density multifamily residential use. Development of the Project would include multi-family residential, office,
commercial, retail, restaurant, and hotel uses. These new uses would be in addition to the existing historic
Crossroads of the World complex, which would be retained as part of the Project.

The Site is currently improved with multiple structures containing a variety of uses, including retail and office uses in
the historic Crossroads of the World complex, two story multifamily apartment buildings, one and two story structures
used for commercial office and retail uses, and surface parking lots. Surrounding uses include religious institutions
such as Blessed Sacrament Catholic Church and First Baptist Church, Hollywood High School, a plant nursery,
commercial strip malls, a Rite-Aid pharmacy, Panavision, LA Recording School, a multi-story office building, and
surface parking lots. Generally, both the Project Site and the surrounding area can be characterized by a mix of uses
without a consistent development pattern. Located on the Project Site, the Crossroads of the World complex (Parcels
22 through 25 and Parcels 28 and 29) is a designated City Cultural-Historic Monument and also appears on the
National Register of Historic Places and the California Register of Historic Resources.

The Project is located in the Hollywood Community Plan (the “Community Plan”) area and the Hollywood
Redevelopment Plan (“Redevelopment Plan”) project area of the City. Parcels 1 through 3 are currently zoned C4-
2D-SN and are located within the Hollywood Signage Supplemental Use District, while the remainder of the Site is
zoned C4-2D. The D limitation on the Site limits floor area ratio (‘FAR") to 2:1 and 3:1, though the underlying Height
District of 2 allows an FAR up to 6:1.

The Applicant is requesting a height district change from 2D to 2 pursuant to LAMC Section 12.32. The requested

removal of the “D” limitation, which is imposed on the Site per Ordinance No. 165,662, is consistent with
requirements under the General Plan and Community Plan. The height district change will allow for construction of
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