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CENTRAL AREA PLANNING COMMISSION

200 North Spring Street, Room 272, Los Angeles, California, 90012, (213) 978-1300
www.planning.lacity.org

LETTER OF DETERMINATION

MAILING DATE: APRIL 24, 2024

Case No.: DIR-2016-4920-SPR-1A Council District: 13 — Soto-Martinez
CEQA: ENV-2016-4921-CE
Plan Area: Hollywood

Project Site: 1719 — 1731 North Whitley Avenue

Applicant: Fairborz Moshfegh, Whitley Apartments, LLC
Representative: Matthew Hayden, Hayden Planning

Appellant: Casey Maddren, United Neighborhoods for Los Angeles (UN4LA)

At its meeting of April 9, 2024, the Central Los Angeles Area Planning Commission took the actions
below in conjunction with the approval of the following Project:

Demolition of six existing structures with 40 dwelling units and the construction, use, and maintenance of
a 10-story, 156-room hotel with 122 automobile parking spaces.

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

2. Denied the appeal in part and granted the appeal in part, sustained the Director of Planning’s
Determination dated December 20, 2023;

3. Conditionally Approved, pursuant to Section 16.05 of the Los Angeles Municipal Code, a Site Plan
Review for a development project which results in an increase of 50 or more guest rooms;

4. Adopted the attached Modified Conditions of Approval; and

5. Adopted the attached Findings.

The vote proceeded as follows:

Moved: Kang
Second: Geaga
Ayes: Lawrence
Nay: Stromberg
Absent: DelGado
Vote: 3-1
NTA

pal i
e / N n .
Cecilia Lamas, Q‘?mm shion Executive Assistant Il
Central Area Plahning Commission
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Fiscal Impact Statement: There is no General Fund impact as administrative costs are recovered through
fees.

Effective Date/Appeals: The decision of the Central Area Planning Commission is not further appealable
and shall become final upon the mailing of this determination letter.

Notice: An appeal of the CEQA clearance for the Project pursuant to Public Resources Code Section
21151(c) is only available if the Determination of the non-elected decision-making body (e.g., ZA, AA,
APC, CPC) is not further appealable and the decision is final.

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the
90th day following the date on which the City's decision became final pursuant to California Code of Civil
Procedure Section 1094.6. There may be other time limits which also affect your ability to seek judicial
review.

Attachments: Modified Conditions of Approval, Findings, Appeal Filing Procedures (CEQA)

cc: Heather Bleemers, Senior City Planner
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1.

CONDITIONS OF APPROVAL

(As Modified by the Central Area Planning Commission at its meeting on April 9, 2024)

Site Plan. The use and development of the subject property shall be in substantial
conformance with the site plan, and elevations labeled Exhibit "A” attached to the subject
case file. The location, type, and size of signage is not a part of this approval. Minor
deviations may be allowed in order to comply with provisions of the LAMC and the conditions
of approval.

Guest Rooms. The hotel shall be limited to a maximum of 156 guest rooms.
Hotel Facilities/Amenities.

a. Ground Floor. A hotel gift shop, a business center, and a hotel coffee shop/lounge with
outdoor seating shall be permitted on the ground floor and, with the exception of the
hotel gift shop, shall only be opened to hotel guests.

b. 10™ Floor/Rooftop. A gym and a roof deck with a pool, firepit, and snack bar shall be
permitted on the 10" Floor/Rooftop and shall only be opened to hotel guests. Use of
the rooftop deck shall be limited to the hours of 8:00 a.m. to 11:00 p.m., Sunday through
Thursday, and 8:00 a.m. to 12:00 a.m. (midnight), Friday and Saturday.

Westerly Fagcade Design. Submit a revised Western Elevation showing enhancements to
the facade to provide similar detailing as to the front and side elevations, including but not
limited to:

a. Windows. The westerly fagade shall include a minimum of 49.5 square feet of window
opening for each guest room. The window opening(s) may be in the form of one (1)
opening or multiple openings. The windows shall include architectural treatments, such
as awnings above, or Juliet balconies, to provide visual interest to the window feature.

b. Articulation. The westerly fagade shall provide a minimum 6-inch offset/plane break for
every 20 feet of horizontal distance, for the entire height of the building.

Vehicular Parking. All vehicular parking shall be provided in conformance with the LAMC.

Vehicular Access. All vehicular access shall be limited to a two-way, 20-foot wide driveway
off of Whitley Avenue.

Bicycle Parking. All bicycle parking shall be provided in conformance with the bicycle
parking requirements of the LAMC.

Landscaping.
a. Submit a 10" Floor/Rooftop Landscape Plan, and a revised 10" Floor/Rooftop Floor
Plan, showing a minimum of 25% of the open space area as landscaped with a variety

of shrubs and trees.

b. All planters containing trees shall have a minimum depth of 48 inches (48”), including
those located on the rooftop and along the Whitley Avenue frontage.
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10.

11.

12.

13.

14.

15.

16.

17.

c. 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.

Trash. Trash and recycling receptacles shall be located within the building or a gated,
covered enclosure constructed of materials identical to the exterior wall materials of the
building and screened with landscaping, so as not to be viewed from public right-of way or
adjacent residences.

Deliveries. Deliveries to and from the property shall occur no earlier than 7 a.m., nor later
than 8 p.m., Monday through Friday, and no earlier than 10 a.m., nor later than 4 p.m., on
Saturdays and Sundays.

Security. Security grilles and roll-down doors shall not be permitted.

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.

Solar Panels. Solar panels shall be installed on the project’s rooftop space to be connected
to the building’s electrical system. A minimum 15% of the gross roof area shall be reserved
for the installation of a solar photovoltaic system, to be installed prior to the issuance of a
certificate of occupancy, in substantial conformance with the plans stamped “Exhibit A”.

Electric Vehicle Parking. The project shall include at least twenty percent (20%) of the
total parking spaces provided for all types of parking facilities, but in no case less than one
location, shall be capable of supporting future electric vehicle supply equipment (EVSE).
Plans shall indicate the proposed type and location(s) of EVSE and also include raceway
method(s), wiring schematics and electrical calculations to verify that the electrical system
has sufficient capacity to simultaneously charge all electric vehicles at all designated EV
charging locations at their full rated amperage. Plan design shall be based upon Level 2 or
greater EVSE at its maximum operating capacity. Of the 20% EV Ready, five (5) percent of
the total parking spaces shall be further provided with EV chargers to immediately
accommodate electric vehicles within the parking areas. When the application of either the
20% or 5% results in a fractional space, round up to the next whole number. A label stating
“EVCAPABLE” shall be posted in a conspicuous place at the service panel or subpanel and
next to the raceway termination point.

Ellis Act Relocation Assistance. Owner shall comply with LAMC Sections 151.22 through
151.28, and any other applicable state or local law, by providing all existing units proposed
to be demolished with relocation assistance, notice, and fees consistent with the Relocation
Assistance Amounts as specified by law and/or the Los Angeles Housing & Community
Investment Department ("HCID").

That the applicant execute and record a Covenant and Agreement (Planning Department
General Form CP-6770) in a form satisfactory to the Director of City Planning binding the
applicant and any successor in interest to provide tenant relocation assistance and establish
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18.

a relocation program in a manner consistent with LAMC Section 47.07 relating to demolition.
The covenant and agreement shall be executed and recorded within 10 days after the
expiration of the appeal period (and final action thereon) and a copy provided to each eligible
tenant within five days of recordation of the covenant and agreement.

Housing replacement - Prior to issuance of a building permit, the owner shall meet with
the Los Angeles Housing Department to determine the number of replacement units and
relocation assistance, pursuant to AB1218 and any other applicable replacement and
relocation requirements.

Administrative Conditions

19.

20.

21.

22.

23.

24.

25.

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 permit. Thereafter, the entitlements shall be deemed terminated and the property
owner shall be required to secure 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.
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26.

27.

28.

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

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant of
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
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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, void its
approval of the entitlement, or take any other action. The City retains the right to make all
decisions with respect to its representations in any legal proceeding, including its inherent
right to abandon or settle litigation.

For purposes of this condition, the following definitions apply:

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

“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions 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.
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FINDINGS

| 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
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 of the 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 Hollywood Community Plan designates the subject property for High Density Residential
land uses, corresponding to the [Q]JR5 and R5 Zones. The property is zoned [Q]R5-2. The
Project site has a “Regional Center” land use designation which is defined by the Hollywood
Community Plan as a “focal point of regional commerce, identity, and activity...” For the area
to function as a commercial and entertainment center for the entire region, the Hollywood
Community Plan promotes high-intensity development. The property is not located within any
Specific Plans or supplement Use District. The project is in substantial conformance with the
following Goals, Objectives and Policies of the General Plan Elements and Hollywood
Community Plan:

The 2021-2029 Housing Element for the General Plan (Housing Element) was adopted by
the City of Los Angeles in November 24, 2021. The Housing Element is one of the eight State-
mandated elements of the General Plan and identifies the City’s housing conditions and
needs, establishes the goals, objectives, policies, and programs that are the foundation of the
City’s housing strategy, including the project site. The Housing Element includes the following,
goals, objectives, and policies relevant to the instant request:

The City’s Housing Element was updated in 2021 and the current Housing Element is the
2021-2029 Housing Element. The current Housing Element includes goals, objectives, and
policies related to preservation of affordable housing, including but not limited to the following
that would be relevant to the Project’s proposed demolition of the 40 rent stabilized units.

GOAL 2

A City that preserves and enhances the quality of housing and provides greater housing
stability for households of all income levels.

Objective 2.1:

Strengthen renter protections, prevent displacement and increase the stock of affordable
housing. [Note, “affordable housing” is defined to include rent stabilized units.]
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Policies

2.1.1: Incentivize and/or require the preservation and replacement of affordable housing, so
demolitions and conversions do not result in the net loss of the City’s stock of accessible, safe,
healthy and affordable housing.

Objective 2.3:
Preserve, conserve and improve the quality of housing.
Policies

2.3.1: Enforce and facilitate the maintenance of existing housing in decent, safe and healthy
conditions.

While the Project does not meet or fulfill the above goals, objectives, and policies because it
demolishes 40 rent-controlled units to construct a 156-room hotel, as discussed in the Project
findings found in the Project file, the Project fulfills a number of other General Plan goals,
objectives, and policies, including by providing permanent jobs and lodging opportunities in
Hollywood, one of the City’s most heavily visited areas by tourists, and in a regional center.

The Housing Element goals, objectives, and policies are not mandatory and the Housing
Element recognizes that not all policies can be met in any given actions. Specifically, the
Housing Element provides the following:

Not all plan policies can be achieved in any single action, and, in relation to any decision,
some goals may be more compelling than others. On a program-by-program basis, taking into
consideration factual circumstances, decision makers will determine how best to implement
the adopted policies of the General Plan in any way which best serves the public health,
safety, and general welfare. (p. 243.)

Substantially the same language is found in the 2013-2021 Housing Element (pg. 6-4.) As
such, regardless whether, the Project is found to be consistent with the applicable General
Plan policies, notwithstanding the Project not fulfiling the 2013-2021 Housing Element and
2021-2029 Housing Element goals, objectives and policies related to the preservation of rent
controlled “affordable housing.”

Finally, the Project site is not located in the Housing Element inventory of sites or rezoning
sites for production of affordable housing. Therefore, the Project site is not inconsistent with
any of the 2021-2029 Housing Element goals, objectives, or policies related to the production
of affordable housing, including but not limited to Goal 1, Objectives 1.1 and 1.2 and related
policies.

a. 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
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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 liveable 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 3.1.4: Accommodate new development in accordance with land use
and density provisions of the General Plan Framework Long-Range Land Use
Diagram and Table 3-1 (Land Use Standards and Typical Development
Characteristics).

Obijective 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.

Policy 3.2.1: 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.

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

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

The project will contribute toward and facilitate the City's long-term fiscal and economic
viability by adding 156 short-term, overnight hotel rooms within Hollywood’s commercial
and entertainment core for visitors and tourists. The project’s proximity to the Metro Red
Line, the Metro Rapid 780 Line, and other transit connections, will reduce vehicular trips
to and from the project, vehicle miles traveled, and improve air pollution; and its location
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within an existing, high-intensity commercial district will enable the city to conserve nearby
existing stable residential neighborhoods and lower-intensity commercial districts.

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

Objective 3.10: 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.

Policy 3.10.1: Accommodate land uses that serve a regional market in areas
designated as "Regional Center" in accordance with Tables 3-1 (Land Use
Standards and Typical Development Characteristics) and 3-6 (Land Use
Designation and Corresponding Zones). 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.

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, and provide adequate transitions with
adjacent residential uses at the edges of the centers.

The proposed hotel will create new permanent jobs within Hollywood’s commercial and
entertainment core while providing additional lodging options for visitors and tourists to
this popular destination. The project’'s design, including ground floor treatment, will
encourage pedestrian activity and its location, toward the northern boundary of the
Hollywood Center, will provide an appropriate buffer between the more intense uses within
the Hollywood Center and the residential neighborhood north of Franklin Avenue, to the
north. Additionally, the project has been conditioned to provide enhanced design along
the western fagade to ensure the project’'s compatibility with the surrounding properties.

Goal 5A: A liveable City for existing and future residents and one that is attractive to
future investment. A City of interconnected, diverse neighborhoods that builds on the
strengths of those neighborhoods and functions at both the neighborhood and citywide
scales.

Objective 5.2: Encourage future development in centers and in nodes along
corridors that are served by transit and are already functioning as centers for the
surrounding neighborhoods, the community or the region.

Policy 5.2.2: Encourage the development of centers, districts, and selected
corridor/boulevard nodes such that the land uses, scale, and built form allowed
and/or encouraged within these areas allow them to function as centers and
support transit use, both in daytime and nighttime. Additionally, develop these
areas so that they are compatible with surrounding neighborhoods.

The project will support Hollywood’'s commercial and entertainment core by providing
additional short-term overnight accommodations, as well as enhancing the urban
environment, encouraging daytime and nighttime pedestrian activity within a highly active
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commercial district through pedestrian-friendly design. Furthermore, the project’s
proximity to the Metro Red Line, the Metro Rapid 780 Line and other transit connections
enable the project to function at both the local and region scale.

b. Land Use Element - Hollywood Community Plan. The Community Plan text includes
the following relevant land use objectives and policy:

Objective 1: To further the development of Hollywood as a major center of population,
employment, retail services, and entertainment; and to perpetuate its image as the
international center of the motion picture industry.

Objective 4: To promote economic well-being and public convenience through: a)
allocating and distributing commercial lands for retail, service, and office facilities in
quantities and patterns based on accepted planning principles and standards.

Policy: The focal point of the Community is the Hollywood Center located generally
on both sides of Hollywood and Sunset Boulevards between La Brea and Gower
Street...This center area shall function 1) as the commercial center for Hollywood
and surrounding communities and 2) as an entertainment center for the entire
region.

The proposed project is the redevelopment of a large parcel of land within the Hollywood
Center with a hotel use that will result in a demand for local workers and local goods and
services. The project also promotes economic well-being and public convenience by
providing short-term, overnight accommodations within proximity to many of Hollywood’s
entertainment-based tourist attractions while being within proximity to the Metro Red Line,
providing access to North Hollywood, Universal Studios, Downtown Los Angeles and
beyond.

Therefore, the project is consistent with the Hollywood Community Plan in that the project
will implement the abovementioned, objectives and policy of the Plan.

c. The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected
by the recommended action herein. Whitley Avenue, abutting the property to the east, is
a Local Street dedicated to a width of 60 feet and is improved with asphalt roadway and
concrete curb, gutter and sidewalk. Whitley 9Avenue is not included in any of Mobility Plan
2035’'s “Enhanced” Networks (i.e. the Bicycle Enhanced Network, the Transit Enhanced
Network, the Neighborhood Enhanced Network and the Vehicle Enhanced Network).
Nevertheless, the project as designed and conditioned meets the following 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.

Policy 2.10: Facilitate the provision of adequate on and off-street loading areas.
The project’s design, including the hotel lobby and gift located along the building’s street

frontage will encourage daytime and nighttime pedestrian activity within a highly active
commercial district through pedestrian-friendly design.
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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.

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

Policy 3.4: Provide all residents, workers and visitors with affordable, efficient,
convenient, and attractive transit services.

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

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

The project’s proximity to the Metro Red Line, the Metro Rapid 780 Line and other transit
connections will reduce vehicular trips to and from the project, vehicle miles traveled, and
improve air pollution.

In addition, the project will provide Code-required bicycle parking thereby supporting “first-
mile, last-mile solutions”, enabling workers, hotel guests and patrons of the restaurants’
improved access to the project.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources,
new mobility technologies, and supporting infrastructure.

As conditioned, a minimum of 20% of all parking spaces will be installed as electric vehicle-
ready.

Lastly, the Department of Transportation submitted a Traffic Impact Assessment of the
proposed project dated March 9, 2017 that determined the impact of the trips generated
from the project will be less than significant.

Therefore, the proposed project is consistent with goals, objectives and policies of the
Mobility Plan 2035.

d. The Air Quality Element of the General Plan will be implemented by the recommended
action herein. The Air Quality Element sets forth the goals, objectives and policies which
will guide the City in the implementation of its air quality improvement programs and
strategies. The Air Quality Element recognizes that air quality strategies must be
integrated into land use decisions and represent the City’s effort to achieve consistency
with regional Air Quality, Growth Management, Mobility and Congestion Management
Plans. The Air Quality Element includes the following Goal and Objective relevant to the
instant request:

Goal 5: Energy efficiency through land use and transportation planning, the use of
renewable resources and less polluting fuels, and the implementation of
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conservation measures including passive methods such as site orientation
and tree planting.

Objective 5.1: Itis the objective of the City of Los Angeles to increase energy
efficiency of City facilities and private developments.

As conditioned, the project will use either plug-in electric or solar powered power
generators during construction and will reserve a minimum 15% of the gross roof area for
the installation of a solar photovoltaic system.

e. The Sewerage Facilities Element of the General Plan will not be affected by the
recommended action. While the sewer system might be able to accommodate the total
flows for the proposed project, further detailed gauging and evaluation may be needed as
part of the permit process to identify a specific sewer connection point. If the public sewer
has insufficient capacity then the developer will be required to build sewer lines to a point
in the sewer system with sufficient capacity. A final approval for sewer capacity and
connection permit will be made at that time. Ultimately, this sewage flow will be conveyed
to the Hyperion Treatment Plant, which has sufficient capacity for the project.

The project was found consistent with all applicable General Plan policies after weighing and
balancing the competing policies in the General Plan, specifically, those goals, objectives,
policies, and programs in the Framework Element, the 2021-2029 Housing Element, the
Safety Element 2021, the Plan for a Healthy LA, Mobility Plan 2035, Conservation Element,
Air Quality Element, Noise Element, Infrastructure Plan, Cultural and Historical Monuments
Plan, Open Space Plan, and the Hollywood Community Plan, as those are found at,
https://planning.lacity.org/plans-policies/general-plan-overview. The Project’'s consistency
with the General Plan is supported in the project findings and the entire administrative record
on the basis, among other reasons, that the project will provide new jobs, supports tourism,
and establishes new uses in the Hollywood area. The Project furthers the Hollywood
Community Plan Objective of furthering the development of Hollywood as a major center of
population, employment, retail services, and entertainment. The proposed project implements
important General Plan policies discussed in the project findings which aim to promote the
property and the vicinity with viable commercia activity even if it does not implement other
General Plan policies.

1. 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.

The project involves the demolition of the existing multi-family residential buildings and the
construction, use and maintenance of a 10-story, 156-room hotel totaling approximately
99,375 square feet. The proposed building would reach a height of approximately 114 feet at
the highest part of the building. Vehicle parking would be provided in three (3) subterranean
levels, which would accommodate 122 spaces. The project would provide eight (8) long-term
bicycle parking spaces in subterranean parking garage and eight (8) short-term bicycle
parking spaces located on the 1%t floor off of Whitley Avenue. The 1%t floor of the hotel would
include the hotel lobby, a hotel gift shop, a business center, and a hotel coffee shop / lounge
with outdoor seating. The 10" floor/rooftop of the hotel would include a gym and a roof deck
with a pool, firepit, and snack bar.
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The subject property is a flat, rectangular, 21,645 square-foot interior lot with a 117-foot
frontage along Whitley Avenue and a depth of 185 feet. The property is improved with six (6)
multi-family residential buildings totaling 22,300 square feet and 40 dwelling units.

Surrounding properties are developed with a mix of multi-family and commercial uses. The
properties to the north zoned [Q]R5-2 and are developed with a five-story, multi-family building
and a six-story, multi-family building (La Leyenda Apartments - Historic-Cultural Monument
(HCM) No. 817) The property to the east, across Whitley Avenue, is zoned [Q]R5-2 and are
developed with multi-story, multi-family buildings, two (2) hotels, a commercial office court
(Whitley Court - HCM No. 448), and a surface parking lot. The properties to the south are
zoned [Q]C4-2D-SN and are developed with an eight-story, multi-family building and a three-
story commercial office building with ground-floor retail and restaurant uses. The property to
the west is zoned [Q]R5-2 and [Q]C4-2D-SN and is developed with a three-story parking
garage with ground floor commercial and public services.

Height, Bulk and Setbacks

The proposed 99,375 square-foot (5.99:1 FAR), 10-story, 113-foot, three-inch (113’-3”) tall
hotel, on an approximately 20,588 square-foot lot is compatible with the existing and future
surrounding developments. The table below includes a list of existing developments within
1,500 feet of the subject property.

Address Floor Area Lot Size FAR Height
Proposed Project 99,375 21,645 5.99 10
1717-1721 Wilcox Avenue (approved) 62,918 20,588 3.06 7
6516-6526 Selma Avenue (approved) 79,621 20,680 3.85 8
1600-1612%2 Schrader Boulevard 84,325 26,600 3.17 11
1775-1777 Wilcox Avenue 93,635 23,707 3.9 5
1805 Wilcox Avenue 35,246 9,425 3.7 4
1707-1709 Hudson Avenue 63,374 15,600 41 4
1708-1718 Wilcox Avenue 136,933 42,172 3.2 4
6381-6385 Hollywood Boulevard 62,432 11,750 5.3 6

Accordingly, the height and FAR of the proposed project is consistent with several existing
developments within the surrounding area, as shown above.

In addition, the proposed project complies with the minimum required setbacks for the front,
rear and side yards. Specifically the project provides a minimum 15-foot front yard setback,
a 20-foot rear yard setback and 12-foot side yard setbacks.

Additionally, the project has been conditioned to provide enhanced design along the western
fagade to ensure the project’s compatibility with the surrounding properties.

Therefore, the height, bulk and setbacks of the proposed hotel will be compatible with the
existing and future developments in the neighborhood.
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Off-Street Parking Facilities

The proposed project is required to provide a total of 77 automobile parking spaces. The
project provides 122 automobile parking spaces within three (3) subterranean levels, and will
not be visible from the street. Pick-up and drop-off area for guests are be located at the 1°t
subterranean level. Access to the parking area is via a two-way driveway along Whitley
Avenue.

Therefore, the off-street parking facilities will be compatible with the existing and future
developments in the neighborhood.

Loading Areas

The 15t subterranean parking level includes the pick-up and drop-off area for guests. As such,
hotel guest loading and unloading will be conducted on-site and will not affect circulation within
the public right-of-way. As the property does not abut an alley, the hotel is not required to
provide a loading area for the use of deliver trucks and other similar commercial vehicles.
Nevertheless, small delivery vehicles will be able to utilize the pick-up and drop-off area for
guests located on the 15t subterranean parking level, and all deliveries to and from the subject
property are limited to between 7:00 a.m. and 8:00 p.m., Monday through Friday, and 10:00
a.m. to 4:00 p.m., on Saturdays and Sundays. Therefore, as proposed and conditioned, the
loading area and operations will be compatible with the existing and future developments in
the neighborhood.

Lighting

Outdoor lighting for the proposed project has been conditioned to be designed and installed
with shielding, such that the light source cannot be seen from adjacent residential properties,
the public right-of-way, nor from above. Therefore, the lighting will be compatible with the
existing and future developments in the neighborhood.

On-Site Landscaping

The proposed project is not required to provide any on-site landscaping, nevertheless, the
project does include at the ground floor level using a variety of shrubs and trees within the
required setbacks. In addition, the project has been conditioned to provide 25% of the rooftop
deck area as landscaped.

Therefore, the on-site landscaping will be compatible with the existing and future
developments in the neighborhood.

Trash Collection

The project will include on-site trash collection for both refuse and recyclable materials, in
conformance with the L. AIM.C. The trash collection is located at the 15t subterranean level,
out of view from the public.

The project has been conditioned to ensure that trash and recycling facilities will not visible
from the public right-of-way. Compliance with this condition will result in a project that is
compatible with existing and future development.
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Therefore, the 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 will be compatible with existing and future development on
neighboring properties.

2. That any residential project provides recreational and service amenities to improve
habitability for its residents and minimize impacts on neighboring properties.

As the hotel development, the proposed project is not required to provide open space or other
recreational amenities. Nevertheless, the proposed hotel includes 156 guest rooms, including
15 suites. At the ground level, the project includes a lobby, coffee shop/lounge (with outdoor
seating, a business center and a gift shop. On the 10™ floor, the project includes a gym and
rooftop pool deck with seating areas and a snack bar. Both the rooftop pool deck and the
ground floor coffee shop/lounge will be available to guests only. The rooftop pool deck will be
limited to the hours of 8:00 a.m. to 11:00 p.m., Sunday through Thursday, and 8:00 a.m. to
12:00 a.m. (midnight), Friday and Saturday.

These on-site amenities enable the hotel to provide desired services to the hotel guests and
will help to minimize impacts on neighboring properties.

ADDITIONAL MANDATORY FINDINGS

3. 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, areas determined
to be outside the 0.2% annual chance floodplain.

4. CEQA FINDINGS

The Project is categorically exempt under the Class 32 categorical exemption as it meets all
criteria in Section 15332 and no exception to the exemption applies.

a) The project is consistent with the applicable general plan designation and all
applicable general plan policies as well as with applicable zoning designation and
regulations.

The project is consistent with all applicable General Plan policies after weighing and
balancing the competing policies in the General Plan, specifically, those goals, objectives,
policies, and programs in the Framework Element, the 2021-2029 Housing Element, the
Safety Element 2021, the Plan for a Healthy LA, Mobility Plan 2035, Conservation
Element, Air Quality Element, Noise Element, Infrastructure Plan, Cultural and Historical
Monuments Plan, Open Space Plan, and the Hollywood Community Plan, as those are
found at, https://planning.lacity.org/plans-policies/general-plan-overview. The Project’s
consistency with the General Plan is supported in the project findings and the entire
administrative record on the basis, among other reasons, that the 156 room hotel will
provide permanent jobs and lodging opportunities in Hollywood’s regional center, a center
for tourism, implements important General Plan policies discussed in the project findings
even if it does not implement other general plan policies.

On February 14, 2021 the Los Angeles Superior Court in United Neighbors for Los
Angeles v. City of Los Angeles, found that the City’s determination the Project was
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consistent with applicable general plan policies was not supported because there was no
evidence the City had considered whether the demolition of 40 rent stabilized residential
units was consistent with the Housing Element of the General Plan. Specifically, the Court
found the City had not considered the following policies from the 2013-2021 Housing
Element:

The first goal identified in the City’s 2013-2021 Housing Element (in effect when the
Project was approved) is “[a] City where housing production and preservation result in an
adequate supply of ownership and rental housing that is safe, healthy and affordable to
people of all income levels, races, [and] ages, and suitable for their various needs.” One
of the objectives relevant to this goal is to “[p]reserve quality rental and ownership housing
for households of all income levels and special needs.” Policies relevant to this objective
include policy 1.2.2 (“Encourage and incentivize the preservation of affordable housing,
including non- subsidized affordable units, to ensure that demolitions and conversions do
not result in the net loss of the City’s stock of decent, safe, healthy or affordable housing”)
and 1.2.8 (“Preserve the existing stock of affordable housing near transit stations and
transit corridors. Encourage one-to-one replacement of demolished units”).

The City’s Housing Element was updated in 2021 and the current Housing Element is the
2021-2029 Housing Element. The current Housing Element includes goals, objectives,
and policies related to preservation of affordable housing, including but not limited to the
following that would be relevant to the Project’'s proposed demolition of the 40 rent
stabilized units.

GOAL 2

A City that preserves and enhances the quality of housing and provides greater housing
stability for households of all income levels.

Objective 2.1:

Strengthen renter protections, prevent displacement and increase the stock of affordable
housing. [Note, “affordable housing” is defined to include rent stabilized units.]

Policies

2.1.1: Incentivize and/or require the preservation and replacement of affordable housing,
so demolitions and conversions do not result in the net loss of the City’'s stock of
accessible, safe, healthy and affordable housing.

Objective 2.3:

Preserve, conserve and improve the quality of housing.

Policies

2.3.1: Enforce and facilitate the maintenance of existing housing in decent, safe and
healthy conditions.
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While the Project does not meet or fulfill the above goals, objectives, and policies because
it demolishes 40 rent-controlled units to construct a 156-room hotel, as discussed in the
Project findings found in the Project file, the Project fulfills a number of other General Plan
goals, objectives, and policies, including by providing permanent jobs and lodging
opportunities in Hollywood, one of the City’s most heavily visited areas by tourists, and in
a regional center.

The Housing Element goals, objectives, and policies are not mandatory and the Housing
Element recognizes that not all policies can be met in any given actions. Specifically, the
Housing Element provides the following:

Not all plan policies can be achieved in any single action, and, in relation to any decision,
some goals may be more compelling than others. On a program-by-program basis, taking
into consideration factual circumstances, decision makers will determine how best to
implement the adopted policies of the General Plan in any way which best serves the
public health, safety, and general welfare. (p. 243.)

Substantially the same language is found in the 2013-2021 Housing Element (pg. 6-4.) As
such, regardless whether, the Project is found to be consistent with the applicable General
Plan policies, notwithstanding the Project not fulfilling the 2013-2021 Housing Element
and 2021-2029 Housing Element goals, objectives and policies related to the preservation
of rent controlled “affordable housing.”

Finally, the Project site is not located in the Housing Element inventory of sites or rezoning
sites for production of affordable housing. Therefore, the Project site is not inconsistent
with any of the 2021-2029 Housing Element goals, objectives, or policies related to the
production of affordable housing, including but not limited to Goal 1, Objectives 1.1 and
1.2 and related policies.

The proposed development occurs within city limits on a project site of no more
than five acres substantially surrounded by urban uses.

The Project Site is located entirely within the City limits on a site that is approximately
21,642 square feet (0.5-acre) in size. The Project Site is located a highly urbanized setting
characterized by a mix of commercial and residential uses. Land uses surrounding the
Project Site include residential uses to the north and south, a three-story parking structure
to the west, and multi-structure office bungalow development as well as two hotels
immediately north of the office bungalows and surface parking and retail uses fronting
Hollywood Boulevard immediately south of the office bungalows across Whitley Avenue
to the east. Therefore, as the proposed development occurs within City limits, the Project
Site is less than five acres in size, and the Project Site is substantially surrounded by urban
uses, the Project meets this condition.

The project site has no value as habitat for endangered, rare or threatened species.

The City encompasses a variety of open space and natural areas that serve as habitat for
sensitive species. Much of this natural open space is found in or is adjacent to the foothill
regions of the San Gabriel, Santa Susana, Santa Monica, and Verdugo Mountains, the
Simi Hills, and along the coastline between Malibu and the Palos Verdes Peninsula. Many
of the outlying areas are contiguous with larger natural areas, and may be part of
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significant wildlife habitats or movement corridors. The central and valley portions of the
City contain fewer natural areas.6 The Project Site and surrounding area are not identified
as a biological resource area.7 Moreover, the Project Site and immediately surrounding
area are not within or near a designated Significant Ecological Area.

The Project Site is developed with six two-story multi-family residential buildings which
were constructed between 1920 and 1949. The buildings include a total of 40 residential
units and comprise approximately 22,300 square feet. As the Project Site is nearly
completely developed with a structure and hardscaping within a heavily urbanized area of
the City, the Project Site does not contain any habitat capable of sustaining any species
identified as endangered, rare, or threatened. No such species or habitats are known to
occur at the site per local or regional plans by the California Department of Fish and
Wildlife or U.S. Fish and Wildlife Service. Additionally, there are no known locally
designated natural communities at the Project Site or in the immediate vicinity, nor is the
Project Site located near undeveloped natural/undisturbed open space or a natural water
source that may otherwise serve as habitat for State- or federally-listed species.

Furthermore, the Project Site and its vicinity are not part of any draft or adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or other approved local,
regional, or State habitat conservation plan.9 Therefore, as the Project Site has no value
as habitat for endangered, rare, or threatened species, the Project meets this condition.

d) Approval of the project would not result in any significant effects relating to traffic,
noise, air quality, or water quality

A full analysis and overview of the project’s traffic, noise, air quality, and water quality is
available in the project’s Class 32 justifications. The analysis shows that the project would
not result in any significant effects to traffic, noise, air quality, or water quality. As such,
the project meets this condition.

e) The site can be adequately served by all required utilities and public services.

A full analysis and overview of the project’s ability to be adequately served by water, wastewater
treatment, solid waste disposal, natural gas, electrical, fire protection, police protection, schools,
parks and recreation, and libraries is available in the project’s Class 32 justifications. The analysis
shows that the project can be adequately served by all required utilities and public services. As
such, the project meets this condition.
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LOS ANGELES CITY PLANNING APPEAL FILING PROCEDURES

Entitlement and CEQA appeals may be filed using either the Online Application System (OAS) or
in person Drop Off at DSC (Development Services Center).

Online Application System: The OAS (https://planning.lacity.org/oas) allows appeals to be
submitted entirely electronically online; fee payment is by credit card or e-check.

Drop off at DSC: Appeals of this determination can be submitted in person at the Metro or Van
Nuys DSC locations, and payment can be made by credit card or check. City Planning has
established drop-off areas at the DSCs with physical boxes where appellants can drop off appeal
applications; alternatively, appeal applications can be filed with staff at DSC public counters.
Appeal applications must be on the prescribed forms, and accompanied by the required fee and
a copy of the determination letter. Appeal applications shall be received by the DSC public counter
and paid for on or before the above date or the appeal will not be accepted.

Forms are available online at http://planning.lacity.org/development-services/forms. Public offices
are located at:

Metro DSC Van Nuys DSC West Los Angeles DSC
(213) 482-7077 (818) 374-5050 (CURRENTLY CLOSED)
201 N. Figueroa Street 6262 Van Nuys Boulevard (310) 231-2901

Los Angeles, CA 90012 Van Nuys, CA 91401 1828 Sawtelle Boulevard

West Los Angeles, CA 90025

City Planning staff may follow up with the appellant via email and/or phone if there are any
questions or missing materials in the appeal submission, to ensure that the appeal package is
complete and meets the applicable Los Angeles Municipal Code provisions.

An appeal application must be submitted and paid for before 4:30 PM (PST) on the final
day to appeal the determination. Should the final day fall on a weekend or legal City holiday,
the time for filing an appeal shall be extended to 4:30 PM (PST) on the next succeeding working
day. Appeals should be filed early to ensure that DSC staff members have adequate time to
review and accept the documents, and to allow appellants time to submit payment.

QR Code to Online QR Code to Forms
Appeal Filing for In-Person Filing

Revised July 2023



	MAILING DATE: APRIL 24, 2024
	Vote: 3 – 1



