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DETERMINATION - SITE PLAN REVIEW

Pursuant to Los Angeles Municipal Code Section 16.05, as the designee of the Director of
Planning, | hereby:

DETERMINE, based on the whole of the administrative record, that the project is exempt from
the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines, Section
15332, Article 19 (Class 32), and there is no substantial evidence demonstrating that an
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies;

CONDITIONALLY APPROVE a Site Plan Review for a new 112 guest room hotel with 528
square-feet of ground floor retail uses: and

Adopt the attached findings.

This approval is subject to the following terms and conditions:

Conditions of Approval

Pursuant to Section 16.05 of the LAMC, the following conditions are hereby imposed upon the use of the
subject property:
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10.

11.

Site Development. Except as modified herein, the project shall be in substantial
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit A’
and attached to the subject case file. Minor deviations may be allowed in order to comply
with the provisions of the LAMC or the project conditions. Changes beyond minor deviations
required by other City Departments or the LAMC may not be made without prior review by
the Department of City Planning, Expedited Processing Section, and written approval by the
Director of Planning. Each change shall be identified and justified in writing.

Use. The use of the subject site shall be limited to the uses permitted in the underlying zone.
Floor Area. The total floor area shall be limited to a maximum of 46,741 square feet.

Vehicular Parking. On-site automobile parking shall be provided in accordance with
L.A.M.C. Section 12.21-A, 4 of the Municipal Code prior to the Certificate of Occupancy.

Vehicular Access. Vehicular Access shall be limited to two (2) existing alleys that can be
accessed via Hope Street and 12" Street.

Bicycle Parking. All bicycle parking shall be provided in conformance with the bicycle
parking requirements of L.A.M.C. Sections 12.21-A, 4 and 12.21-A,16.

Pedestrian Connectivity and Access. Provide direct and clearly identifiable path of travel
for pedestrians from Hope Street using landscaping, special paving, or otherwise well-
marked pedestrian walkways to, from and across the site.

Landscaping.

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

b. Planting of any required trees within the public right-of-way shall obtain approval from the
Urban Forestry Division prior to obtaining approval from the Department of City Planning.
In the event that a required tree cannot be planted within the public right-of-way, those
trees shall be planted on-site.

Street Trees. Install street trees and tree wells as required by Urban Forestry Division.
Street Lights. Install street lights as required by Bureau of Street Lighting.

Trash. Alltrash collection and storage areas shall be located on-site and not visible from the

public right-of-way.

a. Trash bins shall be located within a gated, covered, enclosure constructed of materials
to match the exterior wall and materials of the building.

b. Trash storage bins shall not be placed in or block access to required parking.

12. Maintenance:

a. The subject property (including all trash storage areas, associate parking facilities,
sidewalks, yard areas, parkways, and exterior walls along the property lines) shall be
maintained in an attractive condition and shall be kept free of trash and debris.
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13,

14.

15.

186.

17

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

Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light
source does not illuminate adjacent residential properties or the public right- of-way, nor the
above night skies.

Signage. On-site signs shall be limited to the maximum allowable under the Municipal Code.
Materials. The project's new proposed building fa9ades shall include at least three

(3) different high quality exterior building materials to be in substantial compliance with
Exhibit A.

Building Entrances Openings. Building Entrances and windows shall be provided on the
north, east, west, and south building facades, as shown in the Elevations on Exhibit A.

Rooftop Screening. All mechanical equipment on the roof shall be fully screened from view
of any abutting properties and the public right-of-way.

Administrative Conditions

18.

19.

20.

21.

22.

23.

24,

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

Code Compliance. Use, area, height, and area regulations of the zone classification(s) of
the subject property shall be complied with, except where granted conditions differ herein.

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

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

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

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

Utilization of Concurrent Entitlement. Site Plan Review requires completion of all
applicable conditions of approval to the satisfaction of the Department of City Planning. The
applicant/owner shall have a period of three years from the effective date of the subject grant
for the Site Plan Review to effectuate the terms of this entitlement by securing a building
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25,

26.

27.

permit. Thereafter, the entitiements shall be deemed terminated and the property owner shall
be required to secire a new authorization for the use. if a building permit is obtained during
this period, but subsequently expires, this determination shall expire with the building permit.

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

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

INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.

Applicant shall do all of the following:

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

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

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

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

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

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

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

For purposes of this condition, the following definitions apply:

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

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

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

BACKGROUND

The project site is a level, rectangular-shaped interior parcel of land consisting of one (1) lot
encompassing a total area of approximately 7,829 square-feet (0.18 acres) located on the east
side of Hope Street between 11th and 12th Street. The subject site has a street frontage of
approximately 50 linear feet along Hope Street, a depth of 156 linear feet, and is bound by two
public alleys to the north and east. The project site is currently vacant and is within a highly urban
landscape without vegetation and on- and off-site trees.

The project site is zoned [Q]JR5-4D-O and is located within the Central City Community Plan Area
which designates the land use of the subject property as High Density Residential. The Q condition
restricts the use of the property to residential uses permitted in the RS zone such as hotels, motels,
and other commercial uses, and limits the commercial Floor Area Ratio (F.A.R)-of the property to
2:1. The D limitation restricts the overall F.A.R of the Property to 6:1. The proposed uses are
uses permitted in the [Q]JR5-2D-O Zone.

The subject property is located within the Residential Hotel Unit Conversion Demolition Ordinance
(Z1-2353), City Center/Central Industrial Development Guidelines and Controls for Residential
Hotels (ZI-2487), Transit Priority Area in the City of Los Angeles (ZI-2452), Greater Downtown
Housing Incentive Area (ZI-2385), City Center Redevelopment Project Area (ZI-2488), and the
Los Angeles State Enterprise Zone (Z1-2374). The property is not within the boundaries of or
subject to any other Specific Plan, Community Design Overlay, or Interim Control Ordinance. The
project site is located the Puente Hills Blind Thrust Fault and a Methane Zone. The project does
not fall within the Alquist-Priolo Fault Zone, a Preliminary Fault Rupture Study Area, a Flood Zone,
Liquefaction Area, Landslide Area, Tsunami Inundation Zone, Hillside Area, or BOE Special
Grading Area.

The project involves a new eight-story, 106-foot-high limited service hotel inclusive of 112 guest
rooms and 528 square-feet of ground-floor commercial. The proposed floor area is 46,741 square-
feet, with a floor area ratio of 6:1. The ground floor features a lobby/reception area, along with
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other hotel amenities including a conference room, business center, vending machine room, trash
and recycling, ioading area, common restrooms, and an eievator iobby. The guest rooms are
evenly distributed — 16 rooms per floor — across seven floors. At this time, there is no proposal for
a restaurant, bar, on-site food or beverage service, or mini-bars within the guestrooms.
Additionally, the first floor includes a 528 square-foot commercial retail space along Hope Street.
New landscaping is proposed along the ground floor and roof deck. Ground floor landscape will
include approximately eight (8) Pygmy Date Palms and shrubs, while the rooftop includes
approximately twenty-three (23) King Palms and a variety of shrubs.

The property is located within a Los Angeles State Enterprise Zone (21-21 29). Per the Central City
parking requirements, vehicle parking is not required for ground floor retail spaces under 7,500
square feet. The project provides twenty-three (23) vehicle parking spaces - two (2) of which are
provided on the ground floor and accessed by the side and rear alley via Hope Street and 12t
Street and twenty-two (22) of which will be located within 750 feet of the site at 1028 South Hope
Street, pursuant to LAMC 12.21.A.4(g). In compliance with Ordinance No. 185480, the hotel
provides 16 bicycle parking spaces (of which 8 will be reserved for long-term use and 8 for short-
term use) to satisfy its base bicycle parking requirements. In addition, pursuant to LAMC
12.21.A.4,16 additional bicycle parking spaces will be provided as a replacement for four (4)
automobile parking spaces, for a total of 32 bicycle parking spaces.

The building features a roof deck with substantial guest amenity spaces, including multiple
lounge areas with barbecue and dining spaces, and two exercise areas. The entire roof is
designated for passive lounge activity and no rooftop bar/lounge or other food and beverage
outlet is proposed. The building’s basement level features an additional lounge area and fitness
room for exclusive use by hotel guests. The guest rooms average 340 square-feet in size. All
rooms feature a private bathroom and wet bar as a convenience to the guests. with a mini-
refrigerator, microwave, coffee maker, and other limited-service convenience amenities. No
cooktop burners or ovens are proposed. Therefore, the proposed hotel guest rooms do not
include kitchens, as defined by LAMC 12.03. All bathroom and plumbing fixtures will be water-
conserving fixtures.

The design alternates different textures, colors, materials, and distinctive architectural treatments
to add visual interest while avoiding dull and repetitive facades. The contemporary architecture
includes a highlighted entry enclosure for entry identification, stepped contrasting panels for
structure accent, polished stone at entry and a variety of colors to add contrast. The ground level
will include signage lighting at the north portion of the ground level, accent lighting at landscaped
areas, and ambient security lighting surrounding the building. Landscaping around the building
will include a mix of ground cover and trees to complement the architecture. Plant material has
been selected for temperature hardiness and low water use. A loading area is provided at the rear
of the property and can be accessed via the abutting alleys to the north and east.

Generally, the surrounding lots are zoned [Q]RS5-4D-O and are developed with mixed-use
developments. To the north, across the abutting public alley, properties are zoned [QJR5-4D-O
and are developed with a 19-story 236-unit mixed-use development (Luma). Abutting properties
to the east, across the public alley, are zoned [Q]R5-4D-0 and are developed with a 23-story 311-
unit mixed-use development (Evo South). To the west, across Hope Street, properties are zoned
[Q]R5-4D-O and are developed with a 31- to 40-story 730-unit mixed-use development (Hope +
Flower). Abutting properties to the south, properties are zoned [Q]R5-4D-O and serve as a surface
parking lot owned by the Evo Homeowners Association.

General Plan Land Use

The Central City Community Plan Map designates the subject property for High Density
Residential land uses, corresponding to the R5 Zone and Height District No. 4. The project site is
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Streets

Hope Street, adjoining the subject property to the west, is a designated Avenue Il, dedicated to a
roadway width of 56 feet and dedicated to a right-of-way width of 86 feet and improved with asphalt
roadway, concrete curb, gutter, and sidewalk.

Alley, adjoining the subject property to the north is a dedicated 20-foot alley improved with asphalt
and concrete gutter.

Alley, adjoining the subject property to the east is a dedicated 20-foot alley improved with asphalt
and concrete gutter,

Previous Relevant Cases on the Subject Property:

ZA-2012-3185-VCU-ZV-ZAA-TDR — On November 12, 2013, the Zoning Administrator approved
a Conditional Use Permit to allow a hotel within 500 feet of residential uses; a conditional use
permit to allow the sale and dispensing of a full line of alcoholic beverages within the hotel’'s
restaurant, basement lounge, roof top deck and within the guest room mini-bars, a variance to
allow zero on-site parking spaces in lieu of the four on-site spaces required pursuant to LAMC
Section 12.21-A,4(i); a variance to allow no on-site loading areas as otherwise required by LAMC
Section 12.21-C,6; a variance to allow a partially unenclosed roof top deck with a bar and pool
area on thedth floor of the building in lieu of the requirement of LAMC Section 12. 14-A,1(b)(3) that
such an area be within a completely enclosed building; an adjustment to allow a zero-foot front,
rear and side yard in lieu of the 15-foot front yard, a 13-foot side yard and 20-foot rear yard
otherwise required by LAMC Sections 12.12-C, 1, 2, 3, respectively; and a Floor Area Deviation
to allow a Transfer of Floor Area of less than 50,000 square-feet to permit an increase of 13,000
square feet over and above the maximum allowed floor area otherwise permitted on the site,
located at 1130 South Hope Street.

Public Correspondence

On September 14, 2021, the Board of Directors of the Downtown Los Angeles Neighborhood
Council (DLANC) voted to support Case No. DIR-2020-3656-DIR.

On August 17, 2021, the Board of Directors of the Downtown Los Angeles Neighborhood
Council Planning and Land Use Committee (PLUC) voted to support Case No. DIR-2020-
3656-DIR.

SITE PLAN REVIEW FINDINGS

I have reviewed the subject development project and hereby find the following findings based on
the information contained in the application, the report of the Site Plan Review, staff reports
received from other departments, supplemental written documents submitted and review of
environmental impacts associated with the project pursuant to Section 16.05-C of the Municipal
Code:

1. _The project is in substantial conformance with the purposes, intent and provisions of
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the General Plan, applicable community plan, and does not conflict with any applicable
regulations, standards, and any applicable specific plan.

There are eleven elements of the General Plan. Each of these Elements establishes policies
that provide for the regulatory environment in managing the City and for addressing
environmental concerns and problems. The majority ofthe policies derived from these Elements
are in the form of code requirements of the Los Angeles Municipal Code. The project does not
propose to deviate from any of the requirements of the Los Angeles Municipal Code.

The Central City Community Plan Map designates the subject property for High Density
Residential land uses, corresponding to the R5 Zone. The project site is zoned [Q]R5-4D-O
and is thus consistent with the General Plan's land use designation for the site. The subject
property is located within the Residential Hotel Unit Conversion Demolition Ordinance (ZI-
2353), City Center/Central Industrial Development Guidelines and Controls for Residential
Hotels (ZI-2487), Transit Priority Area in the City of Los Angeles (Z1-2452), Greater Downtown
Housing Incentive Area (ZI-2385), City Center Redevelopment Project Area (Z1-2488), and the
Los Angeles State Enterprise Zone (£1-2374). The property is not within the boundaries of or
subject to any other Specific Plan, Community Design Overlay, or Interim Control Ordinance

Framework Element

The Framework Element for the General Plan (Framework Element) was adopted by the City
of Los Angeles in December 1996 and re adopted in August 2001. The Framework Element
provides guidance regarding policy issues for the entire City of Los Angeles, including the
project site. The Framework Element also sets forth a Citywide comprehensive long range
growth strategy and defines Citywide polices regarding such issues as land use, housing,
urban form, neighborhood design, open space, economic development, transportation,
infrastructure, and public services. The Framework Element includes the following goals,
objectives and policies relevant to the instant request:

Goal 3A: A physically balanced distribution of land uses that contributes towards and
facilitates the City's long-term fiscal and economic viability, revitalization of
economically depressed areas, conservation of existing residential
neighborhoods, equitable distribution of public resources, conservation of
natural resources, provision of adequate infrastructure and public services,
reduction of traffic congestion and improvement of air quality, enhancement of
recreation and open space opportunities, assurance of environmental justice
and a healthful living environment, and achievement of the vision for a more
livable city.

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

Policy 3.1.1: Identify areas on the Long-Range Land Use Diagram and in
the community plans sufficient for the development of a
diversity of uses that serve the needs of existing and future
residents (housing, employment, retail, entertainment,
cultural/institutional,  educational, health, services,
recreation, and similar uses), provide job opportunities, and
support visitors and tourism.

Objective 3.2: Provide for the spatial distribution of development that promotes an
improved quality of life by facilitating a reduction of vehicular trips,
vehicle miles traveled, and air pollution.
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Policy 3.2.1:

Policy 3.2.2:

Policy 3.2.4:

Objective 3.4:

Policy 3.4.1:

Provide a pattern of development consisting of distinct
districts, centers, boulevards, and neighborhoods that are
differentiated by their functional role, scale, and character.
This shall be accomplished by considering factors such as
the existing concentrations of use, community-oriented
activity centers that currently or potentially service adjacent
neighborhoods, and existing or potential public transit
corridors and stations. -

Establish, through the Framework Long-Range Land Use
Diagram, community plans, and other implementing tools,
patterns and types of development that improve the
integration of housing with commercial uses and the
integration of public services and various densities of
residential  development  within neighborhoods  at
appropriate locations.

Provide for the siting and design of new development that
maintains the prevailing scale and character of the City's
stable residential neighborhoods and enhance the character
of commercial and industrial districts.

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

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

Goal 3F: Mixed-use centers that provide jobs, entertainment, and serve the region.

Objective 3.10:

Policy 3.10.1:

Reinforce existing and encourage the development of new regional
centers that accommodate a broad range of uses that serve,
provide job opportunities, and are accessible to the region, are
compatible with adjacent land uses, and are developed to enhance
urban lifestyles.

Accommodate land uses that serve g regional market in
areas designated as "Regional Center" in accordance with
[Table 3-6]. Retail uses and services that support and are
integrated with the primary uses shall be permitted. The
range and densities/intensities of uses permitted in any area
shall be identified in the community plans.
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Policy 3.10.3: Promote the development of high-activity areas in
appropriate locations that are designed to induce pedestrian
activity, in accordance with Pedestrian-Oriented District
Policies 3.16.1 through 3.16.3, and provide adequate
transitions with adjacent residential uses at the edges of the
centers.

Policy 3.10.4: Provide for the development of public streetscape
improvements, where appropriate.

Objective 3.16: Accommodate land uses, locate and design buildings, and
implement streetscape amenities that enhance pedestrian activity.

Goal 3A: A physically balanced distribution of land uses that contributes towards
and facilitates the City's long-term fiscal and economic viability,
revitalization of economically depressed areas, conservation of existing
residential neighborhoods, equitable distribution of public resources,
conservation of natural resources, provision of adequate infrastructure and
public services, reduction of traffic congestion and improvement of air
quality, enhancement of recreation and open space opportunities,
assurance of environmental justice and a healthful living environment, and
achievement of the vision for a more livable city.

The project proposes up to a maximum of 112 hotel rooms and 528 square feet of ground-
floor commercial space that will result in a favorable mix of uses that serves to create jobs,
provide regional and international accommodations, amenities, support services, and
businesses along Hope Street. Additionally, the project site is less than 0.25 miles from the
existing LA Metro Bus routes 30, 37, 76, 70, 78, and 79. Other public transit services in close
proximity include DOT Dash Line 439, 431, and 437. Close proximity to these aforementioned
resources and services will contribute to the City’s goal to reduce Vehicle Miles Traveled
(VMT) and pollution. The project's opportune location will address and support the existing
and growing regional and international demand in accessibility to future large-scale events,
including the 2026 FIFA World Cup, and the 2028 Olympics, as well as ongoing sporting,
entertainment, tourism, and business in general.

The project involves a new eight-story, 106-foot high limited service hotel with 112 guest
rooms and 528 square-feet of ground-floor commercial. The proposed floor area is 46,741
square-feet, with a floor area ratio of 6:1. New materials will provide greater lighting and
visibility for pedestrians and motorists alike, and will support increased commercial activity
through new hotel, retail, and dining uses.

Mobility Plan 2035

The Mobility Element guides development of a citywide transportation system with the goal of
ensuring the efficient movement of people and goods. The Mobility Element recognizes that
primary emphasis must be placed on maximizing the efficiency of existing and proposed
transportation infrastructure through advanced transportation technology, reduction of vehicle
trips, and focused growth in proximity to public transit.

The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected by
the recommended action herein. The project is subject to the following public right-of- way
improvements (Planning Case Referral Form Reference Number 202000192): a 3-foot
dedication along Hope Street to provide half right away of 43 feet; the repair of a broken curb
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policies of Mobility Plan 2035:

Policy 2.3:  Recognize walking as a component of every trip, and ensure high-
quality pedestrian access in all site planning and public right-of-way
modifications to provide a safe and comfortable walking
environment.

The project's design, including building orientation, will facilitate walking both into and within
the development site, creating a safe and comfortable walking environment. The project
includes dedicated walkways from the public right of way to the main entrances. In addition,
the project will include striped crosswalks throughout the parking lot.

Policy 3.1:  Recognize all modes of travel, including pedestrian, bicycle, transit,
and vehicular modes - including goods movement - as integral
components of the City's transportation system.

The project will provide Code-required bicycle parking thereby suppo rting "first-mile, last-mile
solutions," creating the opportunity for workers to access to the project by bicycle and transit.

Policy 3.8: Provide bicyclists  with convenient,  secure and well-
maintained bicycle facilities.

In compliance with Ordinance No. 1 85480, the hotel provides 16 bicycle parking spaces (of
which 8 will be reserved for long-term use and 8 for short-term use) to satisfy its base bicycle
parking requirements. In addition, pursuant to LAMC 12.21 -A.4,16 additional bicycle parking
spaces will be provided as a replacement for four (4) automobile parking spaces, for a total of
32 bicycle parking spaces. Thus, both employees and visitors will have access to bike parking
that is conveniently distributed throughout the site.

Central City Community Plan

Adopted in 2003, the purpose of Central City Community Plan is to guide future development
of the Community. The Plan is intended to promote an arrangement of land use, circulation,
and services which will encourage and contribute to the economic, social and physical health,
safety, welfare, and convenience of the Community, within the larger framework of the City;
guide the development, betterment, and change of the Community to meet existing and
anticipated needs and conditions; contribute to a healthful and pleasant environment; balance
growth and stability; reflect economic potentialities and limitations, land development and
other trends; and protect investment to the extent reasonable and feasible. The project meets
the intent of the following goal, objectives and policies of the Centra| City Community Plan
relating to commercial uses:

The Central City Community Plan serves to address a number of issues and opportunities
present in the area, and recognizes the importance of retaining a viable and vibrant
commercial sector. The proposed hotel with ancillary commercial space is consistent with this
zone and land use designation. Additionally, the project is consistent with the following
objectives and policies of the Community Plan:

Objective 2-3: To promote land uses in Central City that will address the needs of all the
visitors to Downtown for business, conventions, trade shows, and tourism.
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Policy 2-3.1: Support the deveiopment of a hotel and entertainment district
surrounding the Convention Center/Staples Arena with linkages to other areas of
Centrai City and the Figueroa corridor.

Objective 2-4: To encourage a mix of uses which create an active, 24-hour downtown
environment for current residents and which would also foster increased tourism.

The project's proposed hotel and commercial retail uses are uses permitted by the project site's
[Q]R5-4D-0 zoning, as well as, the underlying High Density Residential land use designation.
Surrounding properties are developed with similar scale buildings and uses, including hotels
and office buildings, restaurants, and retail shops. In addition, the project's proposed design
will enhance the visual appearance and appeal of the existing commercial development. In
addition, the project will provide additional retail land uses for visitors.

The design alternates different textures, colors, materials, and distinctive architectural
treatments to add visual interest while avoiding dull and repetitive facades. The contemporary
architecture includes a highlighted entry enclosure for entry identification, stepped contrasting
panels for structure accent, polished stone at entry and a variety of colors to add contrast.
The ground level will include signage lighting at the north portion of the ground level, accent
lighting at landscaped areas, and ambient security lighting surrounding the building.
Furthermore, the project's design and proposed uses will enhance light industrial activity, and
support job growth.

The project is in substantial conformance with the purposes, intent and provisions of the
General Plan and the Central City Community plan and does not conflict with any applicable
regulations or standards.

2. That the project consists of an arrangement of buildings and structures (including
height, bulk and setbacks), off-street parking facilities, loading areas, lighting,
landscaping, trash collection, and other such pertinent improvements that is or will be
compatible with existing and future development on neighboring properties.

Compatibility with Existing and Future Development

Generally, the surrounding lots are zoned [Q]JR5-4D-O and are developed commercial and
mixed uses. To the north, across the abutting public alley, properties are zoned [Q]JR5-4D-O
and are developed with a 19-story 236-unit mixed use development (Luma). Abutting
properties to the east, across the public alley, properties are zoned [QIR5-4D-O and are
developed with a 23-story 311-unit mixed use development (Evo South). To the west, across
Hope Street, properties are zoned [Q]JR5-4D-O and are developed with a 31 to 40-story 730
unit mixed use development (Hope + Flower). Abutting properties to the south are zoned
[Q]R5-4D-O and serve as a surface parking lot owned by the Evo Homeowners Association.

The project site is zoned [QJR5-4D-O and is located within the Central City Community Plan
Area which designates the land use of the subject property as High Density Residential. The
Q condition restricts the use of the property to residential uses permitted in the R5 zone, such
as hotels, motels, and other commercial uses, and limits the commercial FAR of the property
to 2:1. Residential uses are permitted in the R5 zone and does not restrict density for guest
rooms. The D limitation restricts the overall FAR of the Property to 6:1 and unlimited height.
The project site is 7,829 square feet (approximately 0.18 acres) in size and is currently
vacant and undeveloped. The project will result in a mixed-use development. The proposed
uses are permitted in the [Q]R5-2D-O Zone.
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The proposed mixed-use project will improve the visual character of the area. The project will
enhance and modernize the vacant iot through the building's exterior facades, including
glazing, finishes, colors and lighting that will enhance surrounding development. The
contemporary architecture includes a highlighted entry enclosure for entry identification,
stepped contrasting panels for structure accent, polished stone at entry and a variety of colors
to add contrast. The ground level will include signage lighting at the north portion of the ground
level, accent lighting at landscaped areas, and ambient security lighting surrounding the
building. The building's massing, height, bulk and setbacks are currently consistent with
surrounding properties. Additionally, the project will provide mechanical screening at the roof
of the building.

The property is located within a Los Angeles State Enterprise Zone (Z21-2129). Per the Central
City parking requirements, vehicle parking is not required for ground floor retajl spaces under
7,500 square feet. The project provides 23 vehicle parking spaces- two of which are provided
on the ground floor and accessed by the side and rear alley via Hope Street and 12t Street
and twenty-two of which will be located within 750 feet of the site at 1028 South Hope Street,
pursuant to LAMC 12.21.A.4(g). In compliance with Ordinance No. 185480, the hotel provides
16 bicycle parking spaces (of which 8 will be reserved for long-term use and 8 for short-term
use) to satisfy its base bicycle parking requirements. In addition, pursuant to LAMC
12.21.A.4,16 additional bicycle parking spaces will be provided as a replacement for four (4)
automobile parking spaces, for a total of 32 bicycle parking spaces.

The project's proposed hotel and commercial retail uses are uses permitted by the project
site's [Q]JR5-4D-O zoning, as well as, the underlying High Density Residential land use
designation. Surrounding properties are developed with similar uses mixed-use buildings. In
addition, the project's proposed design will enhance the visual appearance and appeal of the
vacant lot. The project will not only address new employment opportunities, but also provide
additional retail shopping, dining and entertainment uses that serve visitors and tourists.

Arrangement of Buildings (Height, Bulk, Setbacks)

As previously stated, the project site is zoned [Q]R5-4D-O and is located within the Central
City Community Plan Area which designates the land use of the subject property as High
Density Residential. The Q condition restricts the use of the property to residential uses
permitted in the R5 zone, such as hotels, motels, and other commercial uses, and limits the
commercial FAR of the property to 2:1. Residential uses are permitted in the R5 zone, and
does not restrict density for guest rooms. The D limitation restricts the overall FAR of the
Property to 6:1 and unlimited height. The project site is 7,829 square feet (approximately
0.18 acres) in size and is currently vacant and undeveloped. The project will result in a
mixed-use development. The proposed uses are uses that are permitted in the [Q]JR5-2D-
O Zone. The proposed building height is 8-stories high (106") with a total building area of
46,741 square-feet, and a floor area ratio of approximately 6:1.

Parking, Loading Areas, Trash Collection

Currently, the site does not provide any vehicle parking. The property is located within a Los
Angeles State Enterprise Zone (ZI-2129). Per the Central City parking requirements, vehicle
parking is not required for ground floor retail spaces under 7,500 square feet. The project
provides 23 vehicle parking spaces- two of which are provided on the ground floor and
accessed by the side and rear alley via Hope Street and 12t Street and twenty-two of which
will be located within 750 feet of the site at 1028 South Hope Street, pursuant to LAMC
12.21.A.4(g). In compliance with Ordinance No. 185480, the hotel provides 16 bicycle
parking spaces (of which 8 will be reserved for long-term use and 8 for short-term use) to
satisfy its base bicycle parking requirements. In addition, pursuant to LAMC 12.21.A.4,16
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additional bicycle parking spaces will be provided as a replacement for four (4) automobile
parking spaces, for a total of 32 bicycle parking spaces.

The project will provide a trash enclosures and collection area, as well as the site's loading
areas at the rear of the ground floor. Access to the two on-site vehicle parking spaces are
also provided through the rear alley and can accessed by the side and rear alley via Hope
Street and 12" Street. Valet for the hotel and commercial uses will be provided along Hope
Street. There is no vehicle entrance proposed on Hope Street to prioritize active lobby and
retail uses towards the Hope Street Boulevard frontage and streetscape.

In conformance with the L.A.M.C. Section 16.05, all buildings are required to include their
own individual on-site trash collection area for both refuse and recyclable materials. Trash
storage areas have been conditioned to be enclosed so as to minimize visibility from the
public right of way.

Landscaping

The project will contain approximately 1,975 square feet of landscaped area. The property
does not contain any protected trees, as defined by the City's Municipal Code, Ordinance
No. 177,404. Ground floor landscape will include approximately eight (8) Pygmy Date Palms
and shrubs, while the rooftop will include approximately twenty-three (23) King Palms and a
variety of shrubs. The total landscape coverage amounts to approximately twenty-five (25)
percent of the total subject property.

Lighting

The project has been conditioned to install additional pedestrian-scale and security lighting
that would be shielded and down-casted within the site in a manner that prevents the
illumination of adjacent public rights-of-way, adjacent properties, and the night sky. Ground
level lighting will activate and enhance the pedestrian environment at night.

The project has been conditioned, herein, to ensure that the proposed arrangement of
buildings, off-street parking facilities, and other such pertinent improvements will be
compatible with existing and future development on neighboring properties.

3. That any residential project provides recreational and service amenities in order to
improve habitability for the residents and minimize impacts on neighboring
properties.

The project involves a new eight-story, 106-foot high limited service hotel with 112 guest
rooms and 528 square-feet of ground-floor commercial. No residential uses are proposed as
part of the project. As a commercial development, the proposed project is not subject to the
City's open space requirements pursuant to LAMC Section 12.21-G,2. The project's approval
however, has been conditioned, requiring that all open areas not used for buildings,
driveways, and parking areas be attractively landscaped, include an automatic irrigation
system, and maintained in accordance with a landscape plan prepared by a licensed
landscape architect or licensed architect.

ADDITIONAL MANDATORY FINDINGS

4. The National Flood Insurance Program rate maps, which are a part of the Flood Hazard
Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have
been reviewed and it has been determined that this project is located in Zone X, an area of
minimal flood hazard.
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Authorization - Time Limit and Transferabiiity

I'he authorization granted herein shall be tor a three year period from the effective date. If building
permits are not issued and construction work is not begun within such time and carried on diligently
so that building permits do not lapse, this approval shall become null and void. There are no time
extensions available beyond this three year period. Furthermore, this grant is not a permit or
license and that permits and licenses required by all applicable laws must be obtained from the
proper agency.

In the event the property is sold, leased, rented or occupied by any person or corporation other
than yourself, it is incumbent that you advise such person or corporation regarding the conditions
of this authorization. If any portion of the authorization is utilized, the conditions and requirement
of the grant will become operative and must be strictly observed

Appeal Period - Effective Date

The applicant's attention is called to the fact that this grant is not a permit or license and that any
permits and licenses required by law must be obtained from the proper public agency.
Furthermore, if any condition of this grant is violated or if the same be not complied with, then the
applicant or his successor in interest may be prosecuted for violating these conditions the same
as for any violation of the requirements contained in the Municipal Code.

The Determination in this matter will become effective after fifteen (15) days from the date of
mailing of this determination unless an appeal there from is filed with the Department of City
Planning. It is strongly advised that appeals be filed early during the appeal period and in person
so that imperfections/incompleteness may be corrected before the appeal period expires. Any
appeal must be filed on the prescribed forms accompanied by the required fee, a copy of this
Determination, and received and receipted ata public office of the Department of City Planning
on or before the above date or the appeal will not be accepted. Forms are available on-line
at http:ﬁcitvplanni_ng.Iacitv.org;_’. Planning Department public offices are located at

APPEAL PERIOD - EFFECTIVE DATE

The Determination in this matter will become effective after December 02, 2021
unless an appeal there from is filed with the City Planning Department. It is strongly advised
that appeals be filed early during the appeal period and in person so that imperfections/
incompleteness may be corrected before the appeal period expires. Any appeal must be filed
on the prescribed forms, accompanied by the required fee, a copy of this Determination, and
received and receipted at a public office of the Department of City Planning on or before the
above date or the appeal will not be accepted. Forms are available on-line at
www.cityplanning.lacity.org.

Planning Department public offices are located at:

Downtown San Fernando Valley West Los Angeles
Figueroa Plaza Marvin Braude San Fernando West Los Angeles Development
201 North Figueroa Street, 4th Floor Valley Constituent Service Center Services Center
Los Angeles, CA 90012 6262 Van Nuys Boulevard, Room 251 1828 Sawtelle Boulevard, 2nd Floor
(213) 482-7077 Van Nuys, CA 91401 Los Angeles, CA 90025
(818) 374-5050 (310) 231-2598

The applicant is further advised that all subsequent contact with this office regarding this
Determination must be with the decision-maker who acted on the case. This would include
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clarification, verification of condition compliance and pians or building permit applications,
etc., and shall be accomplished by appointment only, in order to assure that you receive
service with a minimum amount of waiting. You should advise any consultant representing
you of this requirement as wei.

The time in which a party may seek judicial review of this determination is governed by
California Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may
seek judicial review of any decision of the City pursuant to California Code of Civil Procedure
Section 1090.18, only if the petition for writ of mandate pursuant to that section is filed no
later than the 90th day following the date on which the City's decision becomes final.

VINCENT P. BERTONI, AICP
Director of Planning

APPROVED BY: REVIEWED BY:
Heather Bleemers Eric Claros
Senior City Planner City Planner

VJessica JimeneZ
Planning Assistant

Attachments:
Exhibit A: Architectural Plans and Landscape Plans
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[ COVID 19 UPDATE

— 3]

eal Hling oe

Consistent with Mayor Eric Garcetti's “Safer At Home” directives to help slow the spread of COVID-1 9, City
Planning has implemented new procedures for the filing of appeals for non-applicants that eliminate or
minimize in-person interaction.

OPTION 1: Online Appeal Portal

(planning.lacity.org/development-services/appeal-application-online)

Entitlement and CEQA appeals can be submitted online and payment can be made by credit card or
e-check. The online appeal portal allows appellants to fill out and submit the appeal application directly to
the Development Services Center (DSC). Once the appeal is accepted, the portal allows for appellants to
submit a credit card payment, enabling the appeal and payment to be submitted entirely electronically. A
2.7% credit card processing service fee will be charged - there is no charge for paying online by e-check.
! = Sh DE U Cd D eNsS e D) = lds 2UCUUdEIE ll_"' "J'A dill aCCep e H11E

n oW ime i . On the final day to file an appeal, the application must be
submitted and paid for by 4:30PM (PT). Should the final day fall on a weekend or legal holiday, the time for
filing an appeal shall be extended to 4:30PM (PT) on the next succeeding working day. Building and Safety
appeals (LAMC Section 12.26K) can only be filed using Option 2 below.

OPTION 2: Drop off at DSC

An appellant may continue to submit an appeal application and payment at any of the three Development
Services Center (DSC) locations. City Planning established drop off areas at the DSCs with physical boxes

where appellants can drop.

Metro DSC Van'Nuys DSC West Los Angeles DSC
(213) 482-7077 (818) 374-5050 (310) 231-2901

201 N. Figueroa Street 6262 Van Nuys Boulevard 1828 Sawtelle Boulevard
Los Angeles, CA 90012 Van Nuys, CA 91401 West Los Angeles, CA 90025

City Planning staff will follow up with the Appellant via email and/and or phone to:
— Confirm that the appeal package is complete and meets the applicable LAMC provisions
- Provide a receipt for payment

- Los Angeles Gity lﬁi'ammvg I Planning4LA org



