


adjacent to commercial zone districts;

e Ensuring the ability to develop approprlately scaled and sustainably-designed
mixed use projects that address climate change and our local ecological
footprint; and

¢ Reducing the impact of larger buildings on residential buildings’ solar access.

The Council's initial recommendation was to require these types of projects to be
developed as though the lots were not being tied, with separate buildings meeting all
development standards of each zone district (i.e. setbacks, height, density, open space,
parking, loading, etc.) and to require that any bonuses, incentives, and/or concessions
be applied only to each building within their individual zone district. The Council's
recommendation would provide for additional space between zone districts in the form
of setbacks, but would eliminate any efficiency created by combining parcels for one
development site.

To address the Council's direction, staff developed four options:

1. Require separate development of commercial and residentially zoned properties;
2. Allow only subterranean connection between buildings separated by commercial
and residential zone district boundaries;
3. Require street-facing side yards in residential zone dlstrlcts to maintain front
setback requirements along the street to match neighboring residential
- properties, thus improving neighborhood compatibility; and/or
4. No change to regulations.

On August 2, 2018, the Planning Commission held a public hearing to consider the
previous version, and was presented with all four alternatives. The Planning
Commission recommended that projects spanning commercial and residential zone
districts be developed as fully separated projects, and requested eliminating Municipal
Code sections on specific requirements for projects that span commercial and
residential zone districts. On August 16, 2018, the Planning Commission adopted
Resolution 18-1277, which included additional language to implement their
recommendation.

On October 1, 2018, the City Council held a public hearing on the previous version of
the ZTA, with staff forwarding the Planning Commission recommendation adopted in
Resolution 18-1277. A motion to approve the item was made and seconded, but failed
to be adopted. A subsequent motion was adopted to direct staff to return to the Council
with specific recommendations for amendments to standards for projects spanning
commercial and residential zone districts, including requirements for additional
greenery, respect of the residential neighborhood, and requirements for exemplary
design. The Zoning Ordinance requires Planning Commission input if there are
significant changes to an item.

On May 19, 2019, the Planning Commission held a public hearing, and again voted
unanimously (6-0-0) to recommend removing regulations for projects from spanning
both commercial and residential zone districts, thus prohibiting them without a
Development Agreement or Specific Plan, adopting Resolution 19-1318.
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EXISTING REGULATIONS:

The existing regulations (see Attachment D) for projects that span both commercial and
residential districts allow legally combined sites of 60,000 square feet or more to be
developed as one property, with setbacks only required at the outer extents of the
combined site property lines, and buildings permitted to cross district boundaries.
Buildings are required to meet all other standards except internal setbacks, applicable
to each district, including height and density standards.

Mixed-use projects that span both commercial and residential zone districts are required
to comply with three different sections of the Zoning Ordinance:

e Section 19.04.040(C), Standards for Parcels with Multiple Zoning Districts,

e Section 19.36.170(A) Mixed-Use Projects that Span Both Residential and
Commercial Zoning Districts and

e Section 19.36.170(C) Mixed-Use Projects that Span both Residential and
the Sunset Specific Plan Zoning Districts, as applicable.

These projects are only permitted in the R3 and R4 residential zoning districts and
density cannot exceed what is permitted in these zones. In the commercial zone,
residential ground floor uses are not permitted within 40 feet of the street frontage and
can only developed alongside street frontages in residential districts. Alleys are
required to be maintained, unless determined to be unnecessary for loading or
circulation (which would be rare considering the circulation and parking needs
associated with most alleys). Projects are required to be compatible with adjacent land
uses, and maintain the scale and character of a neighborhood. Further, the regulations
require that any new development maintain or increase the number of residential units
and commercial square footage on site.

Projects:

There are two pending project that spans both commercial and residential zone districts,
located at 7811 Santa Monica Boulevard. This project is on a site less than 60,000
square feet and is requesting relief from this requirement in the form of an affordable
housing incentive. Another project located at 8555 Santa Monica Boulevard (Collar and
Leash) previously requested a waiver for a lot less than 60,000 square feet, but has
now added another adjoining lot to put the total aggregate Iot size over 60,000 square
feet.

Additionally, the projects that span both commercial and residential zone districts that
have been entitled, through development agreements or specific plans (legislative
approvals), including the following:

Sunset Time (Sunset Specific Plan, and Sunset Specific Plan R4)
8899 Beverly (CN1 and R1- entitled as 8899 Beverly Specific Plan)
Ramada Inn (CC1 and R4B)

901 Hancock (CC1 and R4B)

No projects spanning commercial and residential zone districts have been entitled or
built without modifications to the existing standards. As such, prohibiting projects from
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spanning commercial and residential zone districts will only result in these types of
projects being entitied by a Development Agreement without a baseline set of standards
from which to digress.

PLANNING COMMISSION RECOMMENDATION

The Planning Commission adopted Resolution 19-1318, which is reflected in the
Ordinance in Attachment A. This ordinance reflects the Planning Commission direction
to require projects spanning commercial and residential districts to be developed
separately and as though the lots were not being tied, with the separate buildings
meeting all development standards of each commercial or residential zone district (i.e.
setbacks, height, density, open space, parking, loading, etc.). It would also require that
any bonuses, incentives, and/or concessions be applied to each building only within
their individual zone district, unless utilizing a provision in state law to transfer density
bonus incentives from residential to commercial projects. This would ensure all
prevailing setbacks are met, so that the street frontage is always the front yard setback
in that district, and that there is an at-grade landscaped area at the district boundary.

STAFF RECOMMENDATION:

The Council requested that staff return with specific recommendations for amendments
to standards. Staff assessed a number of design guideline and development standard
options. While the Planning Commission recommendation is provided within the
ordinance in Attachment A, staffs recommendation is provided in ordinance form in
Attachment B. :

In order to address Council's concerns, and to provide for coherent, attractive and
compatible development for these types of projects, staff recommends the following
amendments to the requirements:

1. Eliminate the 60,000 SF aggregate lot size requirement

2. Require prevailing front setback along the residential street side setback.

3. Require that total ground floor setback areas are equal or greater to what would be
required if the project was developed separately

4. Design Guidelines for commercial and mixed use development to be prepared in the
future by the Urban Design and Architecture Studio

The following explains the benefits of each of the above recommendations:

1. Eliminate the Minimum Aggregate Lot Size: The current code requires that the lot
area for mixed use projects in both residential and commercial districts be a
minimum of 60,000 square feet. The regulation was established with the Zoning
Code rewrite of 2001. Staff recommends eliminating this provision in order to allow
smaller mixed use projects that span both commercial and residential zone districts.
This addresses City Council's concerns to maintain the ability to develop
appropriately scaled projects that are more environmentally friendly because the
large lot size requirement makes it difficult to assemble adjacent lots large enough to
design a quality project. The minimum lot size is 5,000 square feet for all applicable
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zone districts, so effectively this requirement could mean assembling up to 12
minimum sized lots. As noted above, the two pending projects of this type have
requested waivers from this requirement, which is an indication that this standard
makes development difficult.

The ability to build on smaller parcels would have two primary impacts: (1) allow for
smaller projects that are more compatible with the neighborhood, but (2) would also
allow for more sites that can accommodate these types of projects. There are 43
blocks in the city that have commercial zones directly adjacent to R3 or R4 zones
(not separated by an alley) that can accommodate a 60,000 SF development (see
Exhibit C for map). While a 60,000 SF lot can be accommodated, the ability to
reduce the size of the aggregate lots will greatly reduce the impact of a project on
each block because it will reduce the size of the project itself. There are also four
blocks, shown in Figure 2 below, which are less than 60,000 SF and would not
qualify. In order to develop projects that can span both zones in these blocks, some
form of relief from the minimum aggregate lot size would have to be requested. As
evidenced by the examples below in Figure 1, a 60,000 SF aggregate lot, shown as
an outline in green, takes up a large portion of these example blocks. Smaller lot
size means smaller projects, but it also means more potential project sites that can
span commercial and residential zone districts.

Alternative. While staff recommends that this provision be eliminated completely,
one alternative to this elimination would be to cut the required aggregate lot size to
20,000 SF This would allow for projects to be more in line with other mixed use
projects within the City that have proven to be compatible with the adjacent
neighborhood. As an example, the Crown Project at 8350 Santa Monica Boulevard
is on a 20,281 SF lot. While it does not span both commercial and residential zone
districts, it provides a good idea of the scale of projects along commercial
boulevards that also border residential streets. In this way, it shows..... Further,
20,000 SF represents four minimum sized lots in both commercial and residential
zone districts that would need to be assembled to meet this alternative
recommendation. Lot assembly is difficult at best, so creating a situation where
many lots would need to be assembled, in the 60,000 SF model, to allow for a viable
project seems impractical.

Another alternative for this item is to require a maximum lot size for projects
spanning commercial and residential zone districts. This would limit the ability for a
project to encroach too deep into a residential zone. It would also ensure projects
that are larger than that maximum amount are entitled through development
agreements or specific plans.
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2. Recommend an alternative minimum aggregate lot size rather than
eliminate the minimum requirement of 60,000 SF, such as the 20,000 SF
discussed above.

3. Recommend no change to the existing regulations. This option would
maintain status quo, but would not address the Council’s direction. Mixed
use projects that span commercial and residential zone districts would
continue to be governed by the applicable regulations that apply to each
district. The overall flexibility of the regulations would help facilitate
creative development, and existing regulations such as the aggregate lot
size could be requested to be waived or amended as an affordable
housing concession. By maintaining the 60,000 square foot minimum for
projects spanning commercial and residential districts, the code would
continue to support only larger mixed use projects.

CONFORMANCE WITH VISION 2020 AND THE GOALS OF THE WEST
HOLLYWOOD GENERAL PLAN:

This item is consistent with the Primary Strategic Goal(s) (PSG) and/or Ongoing
Strategic Program(s) (OSP) of:

e PSG-1: Maintain the City’s Unique Urban Balance with Emphasis on Residential
Neighborhood Livability.
e OSP-9: Upgrade Existing Buildings & Infrastructure.

In addition, this item is compliant with the following goal(s) of the West Hollywood
General Plan:

LU-4: Provide for an urban environment oriented and scaled to the pedestrian.
LU-5: Encourage a high level of quality in architecture and site design in all
construction and renovation of buildings.

LU-7: Seek to expand urban green spaces and sustainable landscapes.

LU-8: Maintain and enhance residential neighborhoods.

EVALUATION PROCESSES:
N/A

ENVIRONMENTAL SUSTAINABILITY AND HEALTH:

The proposed zone text amendments are exempt from the California Environmental
Quality Act (CEQA) pursuant to Section 15061 of the CEQA Guidelines. Section 15061
states that CEQA applies only to projects that have the potential for causing a
significant effect on the environment. Where it can be seen with certainty that there is
no possibility that the activity in question may have a significant effect on the
environment, the activity is not subject to CEQA. A detailed explanation of each CEQA
exemption is found in the attached ordinances.
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COMMUNITY ENGAGEMENT:

This item was included as part of a community meeting conversation regardlng a
number of Long Range Planning projects at Plummer Park on

OFFICE OF PRIMARY RESPONSIBILITY:

PLANNING & DEVELOPMENT SERVICES DEPARTMENT / LONG RANGE
PLANNING DIVISION

FISCAL IMPACT:
None.

ATTACHMENTS:

Draft Ordinance with Planning Commission recommendation
Draft Ordinance with Staff recommendation

Adopted Planning Commission Resolution No. 19-1318
Planning Commission Staff Report dated May 16, 2019
Planning Commission minutes from May 16, 2019 (in part)
Original Council Direction staff report dates January 23, 2017
Public Correspondence

EMMUOo®>
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ORDINANCE NO. CC 19-

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF WEST HOLLYWOOD, APPROVING A ZONE TEXT
AMENDMENT TO TITLE 19, ZONING ORDINANCE, TO
PROHIBIT PROJECTS SPANNING COMMERCIAL AND
RESIDENTIAL ZONE DISTRICTS, CITYWIDE, IN THE
CITY OF WEST HOLLYWOOD, CALIFORNIA.

THE CITY COUNCIL OF THE CITY OF WEST HOLLYWOOD HEREBY FINDS,
RESOLVES, AND ORDERS AS FOLLOWS:

SECTION 1. Projects spanning commercial and residential zone districts need to
be compatible with the surrounding neighborhoods. The proposed zone text
amendment will require development projects which span residential and commercial
zone districts to construct separate buildings, which will improve neighborhood
compatibility of development projects.

SECTION 2. A public hearing was duly noticed for the Planning Commission
meeting of April 4, 2019 by publication in the Beverly Press newspaper, the West
Hollywood Independent Newspaper, and the City website and by announcement on City
Channel 6 starting March 21, 2019. On April 4, 2019, the Planning Commission
continued this item to a date certain of May 16, 2019. On May 16, 2019, the Planning
Commission made a recommendation to the City Council to ban projects from spanning
between commercial and residential zone districts.

SECTION 3. A public hearing was duly noticed for the City Council meeting of
September 23, 2019 by publication in the Beverly Press newspaper, the West
Hollywood Independent Newspaper, and the City website and by announcement on City
Channel 6 starting September 12, 2019.

SECTION 4. The zone text changes are Categorically Exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15061 of the CEQA Guidelines.
Section 15061 states that CEQA applies only to projects that have the potential for
causing a significant effect on the environment. Requiring separated buildings in
commercial and residential zone districts will decrease the size of buildings and
increase open space in setbacks, which will not have any significant impacts on the
environment. The standards for the buildings stay the same and will essentially be more
compatible with general plan and zoning requirements, as they must meet all standards
for each building. Each building will have a reduced size compared to what could be
built today and therefore, will not have the potential for causing a significant effect on
the environment.

SECTION 5. The City Council of the City of West Hollywood hereby finds that

Zone Text Amendment 2018-0008 is consistent with the Goals and Policies of the
General Plan, including Policy H-2.4: Establish and maintain development standards
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Ordinance No. 19-
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that support housing and mixed-use developments while protecting and enhancing the
quality of life goals and Policy LU-1: Maintain an urban form and land use pattern that
enhances quality of life and meets the community’s vision for its future. Additionally, the
expanded green space will further Goal LU-9, Encourage multi-family residential
neighborhoods that are well maintained and landscaped, and include a diversity of
housing types and architectural designs. By encouraging projects that are consistent
with their underlying zoning, the ordinance will not impede the City’s implementation of
its General Plan designations, policies and goals.

SECTION 6. Subsection (C) of Section 19.04.040, Standards for Parcels with
Multiple Zoning Districts, of Chapter 19.04 of Title 19, West Hollywood Municipal Code
is amended to read as follows:

C. Standards for Parcels with Multiple Zoning Districts. Where a parcel is zoned
in two or more zoning districts, each portion of the parcel in a separate district shall be
developed and used in compliance with the requirements of the applicable district.
Where a parcel is zoned in both commercial and residential zoning districts, the portion
of the parcel in any residential district shall be developed as one residential site while
the portion of the parcel in commercial districts shall be developed as a separate
commercial site.

SECTION 7. Section 19.36.170, Mixed-Use Projects, of Chapter 19.36 of Title
19 of the West Hollywood Municipal Code, is amended to read as follows:

19.36.170 Mixed-Use Projects. (See also Sections 19.10.050 (Commercial
Development Incentives), and 19.28.060 (Reduction of Off-Street Parking
Requirements).

A. Mixed-Use Projects in Commercial Zoning Districts. A proposal to construct a new
mixed-use project within a commercial zoning district shall comply with the following
standards:

1. Density. The allowable density of the project for both commercial and residential
uses shall be based on the allowable FAR and any bonuses or incentives that are
approved.

2. Location of Uses. Commercial and residential uses within a mixed-use project
shall be fully separated, with residential units limited to the rear portion of the first story,
or on the second and higher stories.

3. Residential Parking. All parking spaces required for the residential use shall be
provided on-site. Parking spaces to serve the residential units shall be specifically
designated and shall be reserved for the exclusive use of the residents.

4. Existing Alleys. Existing alleys shall be retained within the project.

5. Open Space Requirements. Mixed-use projects shall meet total square footage
of open space required in Section 19.36.280; however, the review authority may permit
the common open space to be decreased or eliminated as long as there is an equal
increase in private open space that results in the same total open space square footage
as would otherwise be required.



ORDINANCE NO. CC 19-

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF WEST HOLLYWOOD, APPROVING A ZONE TEXT
AMENDMENT TO TITLE 19, ZONING ORDINANCE, TO
AMEND STANDARDS FOR PROJECTS SPANNING
COMMERCIAL AND RESIDENTIAL ZONE DISTRICTS,
CITYWIDE, IN THE CITY OF WEST HOLLYWOOD,
CALIFORNIA.

THE CITY COUNCIL OF THE CITY OF WEST HOLLYWOOD HEREBY FINDS,
RESOLVES, AND ORDERS AS FOLLOWS:

SECTION 1. Projects spanning commercial and residential zone districts need to
be compatible with the surrounding neighborhoods. The proposed zone text
amendment will eliminate minimum aggregate lot area, increase the setback from a side
setback to the prevailing front setback along residential streets, and require equal or
greater ground floor open space compared to if the project was developed separately,
which will support neighborhood compatibility of the certain mixed use projects that
span commercial and residential zone districts.

SECTION 2. A public hearing was duly noticed for the Planning Commission
meeting of April 4, 2019 by publication in the Beverly Press newspaper, the West
Hollywood Independent Newspaper, and the City website and by announcement on City
Channel 6 starting March 21, 2019. On April 4, 2019, the Planning Commission
continued this item to a date certain of May 16, 2019. On May 16, 2019, the Planning
Commission made a recommendation to the City Council to ban projects from spanning
between commercial and residential zone districts.

SECTION 3. A public hearing was duly noticed for the City Council meeting of
September 23, 2019 by publication in the Beverly Press newspaper, the West
Hollywood Independent Newspaper, and the City website and by announcement on City
Channel 6 starting September 12, 2019.

SECTION 4. The zone text changes are Categorically Exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15061 of the CEQA Guidelines.
Section 15061 states that CEQA applies only to projects that have the potential for
causing a significant effect on the environment. The proposed amendments will provide
expanded street facing setbacks along residential streets, will potentially decrease the
size of projects spanning commercial and residential, and will also increase the amount
of open space equal or greater than if the project was developed separately. These
types of changes will not have a significant impact on the environment, as they will help
to increase open space, and decrease the size of mixed use buildings within the
residential zone district.
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SECTION 5. The City Council of the City of West Hollywood hereby finds that
Zone Text Amendment 2018-0008 is consistent with the Goals and Policies of the
General Plan, including Policy H-2.4: Establish and maintain development standards
that support housing and mixed-use developments while protecting and enhancing the
quality of life goals and Policy LU-1: Maintain an urban form and land use pattern that
enhances quality of life and meets the community’s vision for its future. Additionally, the
expanded green space along the residential street will further Goal LU-9, Encourage
multi-family residential neighborhoods that are well maintained and landscaped, and
include a diversity of housing types and architectural designs. This ZTA does not
impede any of these goals because it makes projects more compatible with the vision
for the community. It promotes mixed use projects in a more compatible manner, which
supports multiple General Plan goals and policies cited above.

SECTION 6. Subsection A of Section 19.36.170, Mixed-Use Projects that Span
Both Residential and Commercial Zoning Districts, West Hollywood Municipal Code, of
Chapter 19.36 of Title 19 is amended to read as follows:

A. Mixed-Use Projects that Span Both Residential and Commercial Zoning Districts.
A proposal to consolidate abutting residential and commercial parcels into a
unified mixed-use project shall comply with the following standards.

1. Zoning District Limitations. Each residential parcel included in the
project shall be designated within the R3 or R4 zoning districts.
2. Density. The residential density of the project shall not exceed that
allowed by the applicable zoning district.
3. Ground Floor Uses. The portions of the ground floor of a mixed-use
project adjacent to a public street frontage shall be used as follows:
a. Commercial Frontage. Residential uses shall not be
located within 50 feet of the site street frontage within a
commercial zoning district; and
b. Residential Frontage. Only residential uses shall be
developed along the site street frontage within a residential
zoning district.
4. Existing Alleys. Existing alleys shall be retained within the project
unless the review authority determines that the alleys are not
needed for loading or circulation.

5. Design Standards. A proposed mixed-use project shall be designed
and constructed to:
a. Be compatible with and complement adjacent land uses;
b. Maintain the scale and character of development in the
immediate neighborhood;
C. Maintain or increase the existing number of residential

units generally and specifically those for seniors and low-
and moderate-income households; and

d. Mitigate glare, light, noise, traffic, and other potential
environmental impacts to the maximum extent feasible.
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Loss of Neighborhood Commercial Uses. The project shall not
reduce the existing supply of commercial land uses serving the
immediate residential neighborhood.

Setbacks:

a. Residentially Zoned Street Frontage Setbacks. The street
frontage that is the prevailing front yard on residentially
zoned properties shall meet the requirements of a front
setback of the subject zone district.

b. Total Setback Area: The total setback area shall be equal
or greater to the setback area that would be required if the
project was developed separately as one project in each
zone district.



















































eanalitzzune PLANNING COMMISSION
ge SUMMARY ACTION MINUTES
- Regular Meeting

iy of West Holywood May 16, 2019

West Hollywood Park Public Meeting Room — Council Chambers
625 N. San Vicente Boulevard, West Hollywood, California 90069

THE CITY OF WEST HOLLYWOOD HAS ADOPTED BRIEF SUMMARY AND ACTION MEETING MINUTES;
WHICH PROVIDE A SUMMARY OF THE ACTIONS TAKEN AND POINTS OF DISCUSSION ONLY. ADDITIONAL
COMMENTS OR DISCUSSION REGARDING ANY ITEM SUMMARIZED IN THESE MINUTES MAY BE OBTAINED
BY VIEWING THE ARCHIVED VIDEQOS OF THE PLANNING COMMISSION MEETINGS AT www.weho.org/weho-
tv/other-city-meetings

1. CALL TO ORDER: Chair Jones called the meeting of the Planning Commission
to order at 6:40 p.m.

2, PLEDGE OF ALLEGIANCE: Cathy Blaivis led the Pledge of Allegiance.

3. ROLL CALL:
Commissioners Present:  Altschul, Bass, Buckner, Hoopingarner, Vice-Chair
Carvalheiro, Chair Jones.

Commissioners Absent:  Erickson.

Staff Present: Laurie Yelton, Associate Planner, Rachel Dimond,
Senior Planner, John Gilmore, Principal Civil
Engineer, Gwynne Pugh, Urban Design Consultant,
David DeGrazia, Current and Historic Preservation
Planning Manager, Bianca Siegl, Long Range
Planning Manager, Peter Noonan, Rent Stabilization
and Housing Manager, John Keho, Director, Planning
and Development Services Department, Lauren
Langer, Assistant City Attorney and David Gillig,
Commission Secretary.

4. APPROVAL OF AGENDA.
Move New Business Item 11.A. — Exemplary Design Discussion before Public
Hearing Item 10.A. — 8000-8022 Fountain Avenue; 1281 N. Laurel Avenue.

ACTION: Approve the Planning Commission Agenda of Thursday, May 16, 2019
as amended. Moved by Commissioner Hoopingarner, seconded by
Commissioner Buckner and passes, noting Commissioner Erickson
absent.

5. APPROVAL OF MINUTES.
A. May 2, 2019
ACTION: 1) Approve the Planning Commission regular meeting minutes of
Thursday, May 2, 2019 as presented. Moved by Commissioner Bass,

seconded by Commissioner Hoopingarner and passes, noting
Commissioner Erickson absent.

ATTACHMENT E
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3. 19.26.040 — Areas of Required Landscaping: This section mandates
the areas where landscaping is required. This amendment adds a
reference to the proposed parkway standards (11.46).

4. 19.36.030 — Property Maintenance Standards: Subsection J of
19.30.030 makes it a violation to fail to maintain the landscape and
hardscape and makes references to several other codes which should
be referred to. This amendment adds a reference to the proposed
parkway chapter (11.46).

The commission requested clarification regarding the maintenance of
parkways, parkway design standards, poisonous landscaping, and
questioned public outreach to the Public Facilities Commission.

Rachel Dimond, Senior Planner alleviated the concerns regarding the term
“poisonous”, and stated staff will look into clarifying Chapter 11.46 before
it is submitted to City Council.

Chair Jones opened the public hearing for Item 10.B.

RICHARD GIESBRET, WEST HOLLYWOOD has concerns regarding this
item. He spoke regrading green space and minimizing hardscape.

ACTION: Close public hearing for item 10.B. Motion carried by
consensus of the Commission.

Commissioner Bass moved to: 1) approve staff's recommendation to
City Council recommending approval.

Seconded Commissioner Buckner.

ACTION: 1) Adopt Resolution No. PC 19-1324 as presented: “A
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
WEST HOLLYWOOD, RECOMMENDING APPROVAL TO THE CITY
COUNCIL OF A ZONE TEXT AMENDMENT TO MODIFY THE ZONING
ORDINANCE, TITLE 19, TO ADD REFERENCES TO NEW PARKWAY
STANDARDS IN TITLE 11, WEST HOLLYWOOD, CALIFORNIA;" and 2)
Close the Public Hearing for item 10.B. Moved by Commissioner Bass,
seconded by Commissioner Buckner and passes, noting
Commissioner Hoopingarner voting NO, and Commissioner Erickson
absent.

Zone Text Amendment, Projects Spanning Commercial and
Residential Zone Districts.

Rachel Dimond, Senior Planner provided a verbal presentation and
background information, as presented in the staff report dated Thursday,
May 16, 2019.
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She provided a background history and stated the Planning Commission
will consider a zone text amendment to amend standards for projects
spanning commercial and residential districts.

The proposed amendments will eliminate the minimum aggregate lot size,
require a prevailing front setback along street fronting residential zones, and
will require ground floor setbacks to be equal or greater than if the project
was developed separately.

She spoke and detailed existing policy, original council intent, previous
actions, map of applicable locations, examples of 60,000 square-foot lots,
blocks of less than 60,000 square-feet, prevailing front setback in
residential, no net loss in setback areas, and alternatives.

She stated City Council requested that staff return with specific
recommendations for amendments to standards for projects spanning
commercial and residential zone districts, including requirements for
additional greenery, respect of the residential neighborhood and
requirements for exemplary design. Staff assessed a number of design
guideline and development standard options.

In order to address Council's concerns, staff recommends the following
amendments to the requirements for projects spanning commercial and
residential zone districts:

1. Eliminate the 60,000 SF aggregate lot size requirement

2. Required prevailing front setback along the residential street side
setback.

3. Require that total ground floor setback areas are equal or greater to
what would be required if the project was developed separately

4. Design Guidelines for commercial and mixed use development to be
prepared in the future by the Urban Design and Architecture Studio

Alternatives:

1. Recommend projects spanning commercial and residential zone
districts be prohibited: This is the previous recommendation of
the Planning Commission.

2. Recommend an alternative minimum aggregate lot size rather
than eliminate the minimum requirement of 60,000 SF, such as
the 20,000 SF discussed above.
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3. Recommend no change to the existing regulations. This option
would maintain status quo, but would not address the Council’'s
direction. Mixed use projects that span commercial and
residential zone districts would continue to be governed by the
applicable regulations that apply to each district. The overall
flexibility of the regulations would help facilitate creative
development, and existing regulations such as the aggregate lot
size could be requested to be waived or amended as an
affordable housing concession. By maintaining the 60,000
square foot minimum for projects spanning commercial and
residential districts, the code would continue to support larger
mixed use projects.

The commission questioned how 60,000 square-feet was attained, lot
sizes, properties that may include alleys, and community interactions.

Chair Jones opened the public hearing for Item 10.C.

GREG PORT, WEST HOLLYWOOD has concerns regarding this item.
He spoke regarding square-footage and neighborhood compatibility. He
questioned why this is going forward.

STEVE MARTIN, WEST HOLLYWOOD has concerns regarding this item.
He spoke regrading commercial development and residential
displacement.

DANIELLE  WILSON, WEST HOLLYWOOD opposes staffs
recommendation of approval to the City council.

CYNTHIA BLATT, WEST HOLLYWOOD opposes staff's recommendation
of approval to the City Council.

STEPHANIE HARKER, WEST HOLLYWOOD opposes staffs
recommendation of approval to the City Council.

EDWARD LEVIN, WEST HOLLYWOOD has concerns regarding this item.
He questioned what should be allowed to span zones by right; and what
should not be allowed to span zones by right. He further spoke regarding
subterranean parking, separating commercial and residential buildings,
and specific plans.

RICHARD GIESBRET, WEST HOLLYWOOD opposes staff's
recommendation of approval to the City Council.

THE FOLLOWING CHOSE NOT TO PUBLICLY SPEAK, BUT OPPOSE
STAFF’'S RECEOMMENDATION OF APPROVAL TO CITY COUNCIL:
VIRGINIA GILLICK, WEST HOLLYWOOD, KIMBERLY COPELAND,
WEST HOLLYWOOD, SUSANA LAGUDIS, WEST HOLLYWOOD,
CATHY BLAIVIS, WEST HOLLYWOOQOD.
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12.

13.

14.

ACTION: Close public hearing for Item 10.C. Motion carried by
consensus of the Commission.

The commission discussed and made comments regarding the 60,000
square-feet, CEQA implications, subterranean parking, spanning
commercial and residential lots, neighborhood capability, and use of
specific plans.

The commission stood by their original decision and recommendation to
City Council and spoke in support of Alternate No. 1

Commissioner Hoopingarner moved to: 1) recommend Alternative
No. 1 to City Council; noting that any other recommendation
provided by staff to City Council is not the recommendation directed
by the commission.

Seconded by Commissioner Altschul.

ACTION: 1) Adopt Resolution No. PC 19-1318 as amended: a)
Alternative No. 1 shall be presented to City Council. “A RESOLUTION OF
THE PLANNING COMMISSION OF THE CITY OF WEST HOLLYWOOQOD,
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF AN
AMENDMENT TO TITLE 19, WEST HOLLYWOOD ZONING
ORDINANCE, TO MODIFY STANDARDS FOR PROJECTS SPANNING
COMMERCIAL AND RESIDENTIAL ZONE DISTRCITS, WEST
HOLLYWOOD CALIFORNIA;” and 2) Close the Public Hearing for Item
10.C. Moved by Commissioner Hoopingarner, seconded by
Commissioner Altschul and passes, noting Commissioner Erickson
absent.

NEW BUSINESS.

A.

Exemplary Design Discussion.

ACTION: 1) This item was heard out of order and placed before Public
Hearing items as part of the amended agenda. Moved by
Commissioner Hoopingarner, seconded by Commissioner Buckner
and passes, noting Commissioner Erickson absent.

UNFINISHED BUSINESS. None.

EXCLUDED CONSENT CALENDAR. None.

ITEMS FROM STAFF.

A.

Planning Manager’s Update. None.















development in the immediate neighborhood (b).

e In 2011, the City of West Hollywood adopted a Climate Action Plan (CAP), "designed
to address climate change and reduce the community's greenhouse gas (GHG)
emissions at the local level." The CAP states "West Hollywood community members,
employees, and elected officials have expressed a strong desire for the City to
continue to take aggressive action to do its part to reduce its ecological footprint and
remain a national leader in environmental and social initiatives."”

e In September 2016, Council approved an initiative to direct staff to review residential,
commercial and mixed use project applications and projects in the pipeline, and all
future development projects, with specific attention to design standards to ensure
solar access for residential and lower scale commercial properties adjacent to
proposed development projects so that new construction will not impede on adjacent
property owners’ ability to comply with State Zero Net Energy Law and Title 24
Energy Standards by integrating solar power (and solar powered domestic water
heating systems). To ensure local compliance with State Zero Net Energy Law and
Title 24 Energy Standards and avoid future legal challenges, there is an immediate
need to address new development projects that will be adjacent to residential
properties and/or lower scale commercial and will result in a difference in height of
more than 10 feet.

Intent:

Maintaining neighborhood livability is a priority in our General Plan and our community.
The intent of this item is to amend the Zoning Ordinance in order to maintain the
integrity of residential zones, promote appropriately scaled development and do our part
to address climate change and reduce the community's greenhouse gas (GHG)
emissions at the local level.

It should be noted that when the City adopted its current multi-family zoning, it
specifically removed double or triple incentives and/or bonuses in residential zones in
order to promote projects that were compatible with the neighborhood. However,
commercial zones were permitted to compile multiple incentives and/or bonuses in
order to encourage new housing along commercial transit-oriented corridors.

The unintended consequences of combined parcels have not been addressed
specifically, and without a clarification of intent will result in over-scaled development
that is not compatible with the surrounding neighborhood and a loss of setbacks and on-
grade green space for our urban forest of canopy trees which help protect the City's
ecosystem and contribute to a heaithier climate.

These amendments would not limit the availability of the affordable housing density
bonus for projects that are eligible to receive it. In fact, Governor Jerry Brown recently
signed new legislation, AB 2501, which will amend Section 65915 of the Government
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Code to make the process of receiving density bonuses more straightforward, as well as
other changes that will help facilitate the development of affordable housing. The City,
which has been a leader in promoting affordable housing, will continue to do so, butin a
way that is environmentally responsible and respectful of its zoning districts and its
residents.

CONFORMANCE WITH VISION 2020 AND THE GOALS OF THE WEST
HOLLYWOOD GENERAL PLAN:

This item is consistent with the Primary Strategic Goal(s) (PSG) and/or Ongoing
Strategic Program(s) (OSP) of:

e PSG-1: Maintain the City's Unique Urban Balance with Emphasis on Residential
Neighborhood Livability.

In addition, this item is compliant with the following goal(s) of the West Hollywood
General Plan:

e G-1.1: Increase and enhance the City's urban forest to capture and store carbon and
reduce building energy consumption.

¢ G-1.3 Establish an innovative program to increase green space throughout the City.

e H-2.4: Establish and maintain development standards that support housing and
mixed-use developments while protecting and enhancing the quality of life goals.

e |IRC-6: Reduce the City's contribution to global climate change and adapt to its
effects.

¢ LU-1: Maintain an urban form and land use pattern that enhances quality of life and
meets the community’s vision for its future.

o LU-9: Encourage multi-family residential neighborhoods that are well maintained and
landscaped, and include a diversity of housing types and architectural designs.

e M-7: Protect and preserve residential neighborhoods from intrusion of non-residential
traffic.

e M-8: Manage parking supply to serve residents, businesses and visitors.

EVALUATION PROCESSES:
N/A.
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ENVIRONMENTAL SUSTAINABILITY AND HEALTH:
N/A

COMMUNITY ENGAGEMENT:
N/A

OFFICE OF PRIMARY RESPONSIBILITY:

COMMUNITY DEVELOPMENT DEPARTMENT / LONG RANGE & MOBILITY
PLANNING DIVISION

FISCAL IMPACT:

The complexity of the requested zone text amendment may require outside study and
support by professional services firms. The scale and timeframe, including whether or
not to engage with consultants, will depend on the direction provided by Council during
the discussion and final recommendation of this item.

ATTACHMENT:
1. West Hollywood Municipal Code Section 19.36.170 Mixed-Use Project
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1/12/2017 19.36.170 Mixed-Use Projects.

Title nin inanc
Arti 9-3 Site Planning and General Development Standards
h r 19.36 S rds for Specific Land Uses

19.36.170 Mixed-Use Projects.

(See also Sections 19.10.050 (Commercial Development Incentives), and 19.28.060 (Reduction of Off-Street
Parking Requirements).

A. Mixed-Use Projects that Span Both Residential and Commercial Zoning Districts. A proposal to consolidate
abutting residential and commercial parcels into a unified mixed-use project shall comply with the following standards.

1. Minimum Site Area. The proposed parcels shall contain a minimum aggregate area of 60,000 square feet.

2. Zoning District Limitations. Each residential parcel included in the project shall be designated within the
R3 or R4 zoning districts.

3. Density. The residential density of the project shall not exceed that allowed by the applicable residential
zoning district.

4. Ground Floor Uses. The portions of the ground floor of a mixed-use project adjacent to a public street
frontage shall be used as follows:

a. Commercial Frontage. Residential uses shall not be located within 50 feet of the site street frontage
within a commercial zoning district; and

b. Residential Frontage. Only residential uses shall be developed along the site street frontage within a
residential zoning district.

5. Existing Alleys. Existing alleys shall be retained within the project unless the review authority determines
that the alleys are not needed for loading or circulation.

6. Design Standards. A proposed mixed-use project shall be designed and constructed to:
a Be compatible with and complement adjacent land uses;
b. Maintain the scale and character of development in the immediate neighborhood,;

c. Maintain or increase the existing number of residential units generally and specifically those for
seniors and low- and moderate-income households; and

d. Mitigate glare, light, noise, traffic, and other potential environmental impacts to the maximum extent
feasible.

7. Loss of Neighborhood Commercial Uses. The project shall not reduce the existing supply of commercial
land uses serving the immediate residential neighborhood.
B. Mixed-Use Projects in Commercial Zoning Districts. A proposal to construct a new mixed-use project within

a commercial zoning district shall comply with the following standards.

1. Density. The allowablc density of the project for both commercial and residential uses shall be based on
the allowable FAR and any bonuses or incentives that are approved.

2. Location of Uses. Commercial and residential uses within a mixed-use project shall be fully separated,
with residential units limited to the rear portion of the first story, or on the second and higher stories.

3. Residential Parking. All parking spaces required for the residential use shall be provided on-site. Parking
spaces to serve the residential units shall be specifically designated and shall be reserved for the exclusive use of the
residents.

4. Existing Alleys. Existing alleys shall be retained within the project.

5. Open Space Requirements. Mixed-use projects shall meet total square footage of open space required in
Section 19.36.280; however, the review authority may permit the common open space to be decreased or eliminated as
long as there is an equal increasc in private open space that results in the same total open space square footage as would
otherwise be required.

hitp://qcode.us/codesiw esthollywood/iview php2topic=19-19_3-19_36-19_36_1708frames=off 1/2



1112/2017 19.36.170 Mixed-Use Projects.

C. Mixed-use Projects that Span Both Residential and the Sunset Specific Plan Zoning Districts. A proposal to

consolidate abutting residential and Sunset Specific Plan parcels into a unified mixed-use project shall comply with the
following standards:

1. Maximum Height. Each R4 residential parcel included in the project shall have a maximum height limit of
45 feet, four stories.

2. Maximum Average Unit Size. No maximum average unit size shall be required for each R3 or R4
residential parcel included in the project.

3. Required Density. No minimum density shall be required for each R3 or R4 residential parcel included in
the project.

(Ord. 09-813U § 7, 2009; Ord. 09-812 § 7, 2009; Ord. 08-787 § 6, 2008; Ord. 01-594 § 2 (Exh. A), 2001)

View the mobile version.

http:/qcode . us/codes iwesthollywood/view phptopic= 19-19_3-19_36-19_36_170&frames=off 22



























