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THIS BOX FOR CITY PLANNING STAFF USE ONLY 

Case Number 

Env. Case Number 

Application Type 

Case Filed With (Print Name) Date Filed 

Application includes letter requesting: 

 Waived hearing  Concurrent hearing  Hearing not be scheduled on a specific date (e.g. vacation hold)

Related Case Number 

Provide all information requested.  Missing, incomplete or inconsistent information will cause delays.  

All terms in this document are applicable to the singular as well as the plural forms of such terms. 
Detailed filing instructions are found on form CP-7810  

1. PROJECT LOCATION

Street Address1  Unit/Space Number 

Legal Description2 (Lot, Block, Tract)

Assessor Parcel Number   Total Lot Area  

2. PROJECT DESCRIPTION

Present Use

Proposed Use

Project Name (if applicable)

Describe in detail the characteristics, scope and/or operation of the proposed project

Additional information attached  YES  NO

Complete and check all that apply: 

Existing Site Conditions 

 Site is undeveloped or unimproved (i.e. vacant)  Site is located within 500 feet of a freeway or railroad

 Site has existing buildings (provide copies of building
permits)

 Site is located within 500 feet of a sensitive use (e.g.
school, park)

 Site is/was developed with use that could release
hazardous materials on soil and/or groundwater (e.g.
dry cleaning, gas station, auto repair, industrial)

 Site has special designation (e.g. National Historic
Register, Survey LA)

1 Street Addresses must include all addresses on the subject/application site (as identified in ZIMAS—http://zimas.lacity.org) 
2 Legal Description must include all contiguously owned properties (even if they are not a part of the proposed project site) 

DEPARTMENT OF CITY PLANNING APPLICATION 

jasonfriedman
Typewritten Text
ZA-2020-3656-TDR-ZAA-RDPA-RDP-SPR
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Typewritten Text
ENV-2020-3657-EAF
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Proposed Project Information   

(Check all that apply or could apply) 

 Removal of protected trees on site or in the
public right of way

 Demolition of existing buildings/structures  New construction: ________________square feet

 Relocation of existing buildings/structures  Accessory use (fence, sign, wireless, carport, etc.)

 Interior tenant improvement  Exterior renovation or alteration

 Additions to existing buildings  Change of use and/or hours of operation

 Grading  Haul Route

 Removal of any on-site tree  Uses or structures in public right-of-way

 Removal of any street tree  Phased project

Housing Component Information 

Number of Residential Units: Existing _______  –  Demolish(ed)3 _______  +  Adding ______  =  Total ________ 

Number of Affordable Units4 Existing _______  –  Demolish(ed)  _______  +  Adding ______  =  Total ________ 

Number of Market Rate Units 
Existing _______  –  Demolish(ed)  _______  +  Adding ______  =  Total ________ 

Mixed Use Projects, Amount of Non-Residential Floor Area: ________________________________square feet 

Public Right-of-Way Information 

Have you submitted the Planning Case Referral Form to BOE? (required)     YES     NO 

Is your project required to dedicate land to the public right-of-way?     YES     NO 

If so, what is/are your dedication requirement(s)? ________ ft. 

If you have dedication requirements on multiple streets, please indicate: _____________________________________ 

3. ACTION(S) REQUESTED

Provide the Los Angeles Municipal Code (LAMC) Section that authorizes the request and (if applicable) the LAMC

Section or the Specific Plan/Overlay Section from which relief is sought; follow with a description of the requested action.

Does the project include Multiple Approval Requests per LAMC 12.36?     YES    NO

Authorizing Code Section

Code Section from which relief is requested (if any):

Action Requested, Narrative:

Authorizing Code Section   

Code Section from which relief is requested (if any): 

Action Requested, Narrative:   

Additional Requests Attached  YES  NO

3 Number of units to be demolished and/or which have been demolished within the last five (5) years. 
4 As determined by the Housing and Community Investment Department 
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4. RELATED DEPARTMENT OF CITY PLANNING CASES

Are there previous or pending cases/decisions/environmental clearances on the project site?  YES  NO

If YES, list all case number(s)

If the application/project is directly related to one of the above cases, list the pertinent case numbers below and 

complete/check all that apply (provide copy). 

Case No.  Ordinance No.: 

 Condition compliance review  Clarification of Q (Qualified) classification

 Modification of conditions  Clarification of D (Development Limitations) classification

 Revision of approved plans  Amendment to T (Tentative) classification

 Renewal of entitlement

 Plan Approval subsequent to Master Conditional Use

For purposes of environmental (CEQA) analysis, is there intent to develop a larger project?   YES      NO 

Have you filed, or is there intent to file, a Subdivision with this project?    YES      NO 

If YES, to either of the above, describe the other parts of the projects or the larger project below, whether or not currently 

filed with the City: 

5. RELATED DOCUMENTS /  REFERRALS

To help assigned staff coordinate with other Departments that may have a role in the proposed project, please provide

a copy of any applicable form and reference number if known.

a. Specialized Requirement Form

b. Geographic Project Planning Referral

c. Citywide Design Guidelines Compliance Review Form

d. Affordable Housing Referral Form

e. Mello Form

f. Unpermitted Dwelling Unit (UDU) Inter-Agency Referral Form

g. HPOZ Authorization Form

h. Management Team Authorization

i. Expedite Fee Agreement

j. Department of Transportation (DOT) Referral Form

k. Preliminary Zoning Assessment Referral Form___________

l. SB330 Preliminary Application

m. Bureau of Engineering (BOE) Planning Case Referral Form (PCRF)

n. Order to Comply

o. Building Permits and Certificates of Occupancy

p. Hillside Referral Form (BOE)

q. Low Impact Development (LID) Referral Form (Storm water Mitigation)

r. SB330 Determination Letter from Housing and Community Investment Department

s. Are there any recorded Covenants, affidavits or easements on this property?  YES (provide copy)   NO



  
 

 
CP-7771.1  DCP Application Form  (12/17/2019)  Page 4 of 8 
 

PROJECT TEAM INFORMATION (Complete all applicable fields) 
 

Applicant5 name      

Company/Firm        

Address:     Unit/Space Number    

City     State  Zip Code:   

Telephone          E-mail:    

Are you in escrow to purchase the subject property?   YES   NO 

 

Property Owner of Record       Same as applicant   Different from applicant 

Name (if different from applicant)        

Address     Unit/Space Number    

City     State  Zip Code:   

Telephone        E-mail:    

 

Agent/Representative name       

Company/Firm         

Address:     Unit/Space Number    

City     State  Zip:   

Telephone        E-mail:    

 

Other (Specify Architect, Engineer, CEQA Consultant etc.)     

Name       

Company/Firm        

Address:     Unit/Space Number    

City     State  Zip Code:   

Telephone          E-mail:    

 
Primary Contact for Project Information 
(select only one) 

  Owner   Applicant 

  Agent/Representative   Other 

  

 

To ensure notification of any public hearing as well as decisions on the project, make sure to include an individual mailing 

label for each member of the project team in both the Property Owners List, and the Abutting Property Owners List. 

  

                                                        
5 An applicant is a person with a lasting interest in the completed project such as the property owner or a lessee/user of a project.  An 
applicant is not someone filing the case on behalf of a client (i.e. usually not the agent/representative). 









 

 

     ATTACHMENT “A” 
FINDINGS & SUPPLEMENTAL INFORMATION 
1130 S. Hope Street, Los Angeles, California 90015 

 
 

➢ SITE INFORMATION: 
 

▪ Street Address:  1130 S. Hope Street, Los Angeles, California 90015 
▪ Lot area: Approximately 7,829 square feet / 0.18 acre (per survey) 
▪ Assessor’s Parcel Number: 5139-021-004 

 
➢ ACTION(s) Requested:  
 

• A Transfer of Development Rights (TDR), pursuant to LAMC 14.5.7, to permit a Transfer of Floor 
Area of 14,336 square feet to the subject property, including the public benefits to be provided 
 

• A Zoning Administrator’s Adjustment (ZAA), pursuant to LAMC 12.28, to permit a reduction in the 
required southerly side yard to zero feet, in lieu of the otherwise required 14 feet for an 11-story 
building in the R5 zone 
 

• Site Plan Review (SPR), pursuant to LAMC 16.05, to permit the new construction of a 144-guest 
room hotel with 378 square feet of ground-floor retail uses 

 

➢ PROPERTY / ZONING INFORMATION: 
 

SUBJECT PROPERTY 
 
The Property is a rectangular-shaped site comprised of one legal parcel, measuring 
approximately 7,829 square feet of surface land area, or 0.18 acre, according to a boundary 
survey recently conducted at the Property. The site is currently undeveloped. The Property 
fronts approximately 50 feet along the easterly side of Hope Street. 

 
ZONING INFORMATION 
 
The Property is zoned [Q]R5-4D-O and designated for High Density Residential land uses by the 
Central City Community Plan. The Q condition restricts the use of the Property to residential 
uses permitted in the R5 zone, hotels, motels, and other commercial uses, and limits the 
commercial FAR of the Property to 2:1. The D limitation restricts the overall FAR of the Property 
to 6:1. Residential uses are permitted in the R5 zone, with no density restrictions for guest 
rooms.  
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SURROUNDING LAND USES 
 

The Property is bounded by Hope Street to the west, adjoining public alleys to the north and 
east, and a surface parking lot to the south. 
 

➢ RELATED CASES 
 

▪ ZA-2012-3185-VCU-ZV-ZAA-TDR – On November 12, 2013, the Zoning Administrator 
approved the adaptive reuse of a vacant 76-room 3-story building into a 10-story 44-guest 
room hotel with restaurant, bar, conference/meeting room, and gallery space, for a project 
located at the subject property, 1130 S. Hope Street. 
 

▪ ZA-2013-4157-ZV-TDR-SPR – On July 11, 2014, the Zoning Administrator approved a 28-
story mixed-use project consisting of 208 residential units, 3 commercial condos, and 
approximately 5,000 square feet of commercial retail space, for a project located at 1133 S. 
Hope Street. 

 
▪ CPC-2013-4125-TDR-MCUP-ZV-SPR – On October 30, 2014, the City Planning Commission 

approved a project consisting of two mixed-use high-rise towers consisting of 730 
condominium dwelling units and approximately 7,873 square feet of ground-floor 
commercial retail space, for a project located at 1212 S. Flower Street. 
 

▪ ZA-2014-562-CU-ZV-TDR-SPR – On March 24, 2015, the Zoning Administrator approved a 
project consisting of a 41-story mixed-use development with 461 residential condominium 
units and 8,700 square feet of commercial space, and a 12-story hotel with 300 rooms and 
8,610 square feet of commercial uses, for a project located at 1120 S. Grand Avenue. 
 

▪ ZA-2018-2852-CU-CUB-ZV-TDR-SPR – On November 16, 2018, the Zoning Administrator 
approved a project consisting of a 16-story mixed-use building with 243 hotel guest rooms 
and 4,618 square feet of ground-floor retail and restaurant uses, for a project located at 
1155 S. Olive Street. 
 

▪ ZA-2016-189-CUB-CUX-TDR-DD-SPR – On July 8, 2016, the Zoning Administrator approved a 
project consisting of a 24-story mixed-use building with 161 residential units and 2,085 
square feet of commercial space, for a project located at 1229 S. Grand Avenue. 
 

▪ CPC-2012-1665-TDR-ZV-SPR – On February 4, 2014, the City Planning Commission approved 
a project consisting of two separate sites with two separate buildings totaling 419 
apartment units and 42,000 square feet of commercial space, for a project located at 1301 
S. Hope Street. 
 

▪ CPC-2015-1158-SN-TDR-MCUP-CUX-SPR – On November 9, 2017, the City Planning 
Commission approved a mixed-use development consisting of a 300-room hotel 435 
residential units, and 58,959 square feet of commercial uses, for a project located at 1020 
S. Figueroa Street. 
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➢ STREETS AND CIRCULATION 

 

• Hope Street, adjoining the Property to the west, is a designated Avenue II, dedicated to an 
80-foot right-of-way in width, and improved with curb, gutter, and sidewalk. An Avenue II 
requires an 86-foot right-of-way; therefore, a 3-foot dedication is anticipated on the Hope 
Street frontage. 

 

• The public alleys, adjoining the Property to the east and south, are dedicated to a minimum 
20-foot right-of-way in width, and fully improved to alley standards. Public alleys require a 
20-foot right-of-way; therefore, no further dedications are anticipated on the adjacent 
public alleys. 

 
➢ ZONING STATISTICS 

 

 Required/Permitted Provided 

Gross Lot Area 7,829 SF1 

Buildable Area 7,829 SF 

Floor Area Ratio 6:1 7.84:12 

Allowable Floor Area 46,974 SF 61,310 SF2 

Transfer of Floor Area Rights 
Requested 

- 14,336 SF 
(1.84 FAR) 

Density Unlimited 
(guest rooms) 

144 guest rooms 

Parking  34 spaces3 56 spaces 

Front Yard Setback 0 ft4 0 ft setback; 
3-foot average 

sidewalk easement5 

Side Yard Setbacks 0 ft (northerly)4 

14 ft (southerly) 
0 ft (northerly) 
0 ft (southerly)6 

Rear Yard Setback 0 ft4 0 ft 

Building Height Unlimited 172’-0” 

1 Per survey 
2 Project includes a request for a Transfer of Development Rights (TDR) for an additional 1.84 of FAR 
3 Based on Central City Parking requirements for hotels, and 1 parking space required for ground-floor retail 
use 
4 Pursuant to LAMC 12.22.A.18 (Mixed-Use Yard Exception)  

5 Pursuant to Downtown Design Guide 
6 ZAA requested to permit a reduction in the required southerly side yard to zero feet, in lieu of the otherwise 
required 14 feet for an 11-story building in the R5 zone 
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➢ PROJECT DESCRIPTION: 

 
The Applicant proposes to redevelop the Property with a new 11-story, 172-foot high limited-
service hotel with 144 guest rooms and 378 square feet of ground-floor retail uses. The total 
floor area of the building is 61,310 square feet, with a Floor Area Ratio (FAR) of 7.84:1.  
 
The building contains 144 guest rooms evenly divided across nine floors (16 guest rooms per 
floor). The top two floors feature larger guest rooms, each with 175 square-foot mezzanines. 
The ground floor features a lobby/reception area, along with other hotel amenities including 
a community room, conference room, business center, vending machine room, trash and 
recycling, common restrooms, and an elevator lobby. The ground floor also includes a 378 
square-foot retail space fronting on Hope Street. There is no restaurant, bar, or other on-site 
food or beverage service either at the ground floor or at the rooftop level of the project.  
There will be no mini-bars in the guestrooms providing alcoholic beverages. 
 
The building features a roof deck with substantial guest amenity spaces, including two lounge 
areas with fireplaces, an exercise area, and a spa, with additional common restrooms. The 
entire roof is designated for passive lounge activity. There is no rooftop bar/lounge or other 
food and beverage outlet. The building also contains a basement level with an additional 
lounge area and fitness room for exclusive use by hotel guests. 
 
The guest rooms are also generously sized, providing ample natural light averaging 377 square 
feet. 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 food 
preparation amenities. All bathroom and plumbing fixtures will be water-conserving fixtures. 
 
The building contains 56 on-site parking spaces provided on the second story of the building in 
an automated parking facility, accessed by the rear and side alleys via Hope Street. Arriving 
vehicles would pull into the vehicle elevator, and the cars are then transferred to the above 
parking level and parked through an automated system. The parking level has been designed as 
a double-height space in order to accommodate vehicle parking lifts. Departing vehicles would 
be processed in the same automatic manner. Such design provides efficient site circulation and 
convenience for hotel guests and limited hotel staffing. The Project also provides ADA parking 
and a loading zone on the northerly end of the site at grade. In compliance with Ordinance No. 
182,416, the Project also provides a total of 32 bicycle parking spaces (of which 16 will be 
reserved for long-term use and 16 for short-term use). 
 
The Project includes approximately 13,738 square feet of amenity space, including 1,792 
square feet of private veranda decks, 2,906 square feet of lounge and fitness space in the 
basement, 2,306 square feet of common space on the ground floor, and 6,734 square feet of 
outdoor lounge, exercise, and spa areas on the roof deck. 
 
In accordance with the spirit and intent of the Central City Community Plan, Downtown 
Design Guide, and Citywide Design Guidelines, the building provides a variety of architectural 
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materials and building planes, with special attention to create a pedestrian-scaled project at 
the street level. The architectural design of the building incorporates clean lines, warm, 
refined materials, and an open, inviting presence. The design alternates different textures, 
colors, materials, and distinctive architectural treatments to add visual interest while 
avoiding dull and repetitive facades. 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.  

 
The building will be sustainably designed to meet and/or exceed all City of Los Angeles 
current building code and Title 24 requirements. As such, the project will incorporate eco-
friendly building materials, systems, and features wherever feasible, including Energy Star 
appliances, water saving/low flow fixtures, non-VOC paints/adhesives, drought tolerant 
planting, and high performance building envelopment.  
 
The property has outstanding access to community resources, parks, entertainment and 
retail services, and public transportation. There are several bus routes, light-rail, and subway 
stations throughout Downtown LA. These transit opportunities provide connections to the 
greater Los Angeles area. 
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TRANSFER OF DEVELOPMENT RIGHTS – ADDITIONAL FINDINGS 

 
The Director shall approve a Transfer of Development Rights (TDR), including the public benefits to 
be provided, and make the following findings: 
 
1. That the Project is proper in relation to the adjacent uses or the development of the 

community. 
 

The Project site is surrounded by a variety of commercial and residential uses, including other 
high-rise developments, appropriate for the dense urban landscape of Downtown Los Angeles. 
To the north on the opposite side of the alley, the Project abuts a 19-story mixed-use building 
containing 236 condominium units. Across the street on the opposite side of Hope Street, the 
Project faces a 28-story residential tower containing 208 residential units, three commercial 
condos, and approximately 5,000 square feet of commercial retail space. The Downtown area is 
characterized by residential, commercial, and mixed-use towers, similar in size to or larger than 
the proposed Project. Further, the Central City Community Plan Area is generally zoned for 
more intensive uses and higher density development, including unlimited height districts. 
Therefore, the Project as an 11-story, 172-foot tall building is proper in relation to the adjacent 
uses and developments of the Downtown community. 

 
2. That the Project will not be materially detrimental to the character of development in the 

immediate neighborhoods. 
 

The Project has been designed to be sensitive and complementary to adjacent developments, 
and is compatible in size and scope to nearby buildings and uses. The Project is compliant with 
the Downtown Design Guide, and has been designed to maintain privacy for the mixed-use 
tower to the north by locating its windows and balconies on the south side of the building, 
adjacent to a parcel that is improved with a surface parking lot and is bound by a driveway 
easement in perpetuity. The Project provides more parking than would otherwise be required 
by code, in addition to code-compliant bicycle parking. Further, the Downtown area is rich in 
public transportation options, and provides a multitude of pedestrian-accessible leisure, 
entertainment, and recreational services within convenient reach of hotel guests.  
 
The Project also includes multiple amenities for hotel guests to enjoy onsite, including a 
community room, indoor and outdoor lounges, exercise and fitness facilities, and an outdoor 
spa. However, there is no active pool deck, rooftop lounge, bar or restaurant, and therefore the 
limited activity roof deck is similar in scale and projected activity to adjacent residential 
buildings and their outdoor amenity areas. 
 
Therefore, the Project will not be materially detrimental to the character of development in the 
immediate neighborhoods. 
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3. That the Project will be in harmony with the various elements and objectives of the General 
Plan. 

 
The Project is in harmony with the General Plan and Central City Community Plan, and is 
complementary to certain policies and objectives therein, as follows: 

 
General Plan Framework Element 
 

• Goal 3: A Downtown Center as the primary economic, governmental, and social focal 
point of the region with an enhanced residential community. 
 

• Framework Element Objective 3.11: Provide for the continuation and expansion of 
government, business, cultural, entertainment, visitor-serving, housing, industries, 
transportation, supporting uses, and similar functions at a scale and intensity that 
distinguishes and uniquely identifies the Downtown Center. 

 
The Project consists of the redevelopment of the Property with a new 144-guest room 
limited-service hotel with ground-floor retail uses. It is surrounded by complementary 
residential and commercial uses, and is of a compatible size and scale with the adjacent 
development landscape. Downtown Los Angeles is a central hub for hospitality uses to 
support its tourism industry and complement nearby entertainment and visitor-serving 
uses. Therefore, the Project is consistent with these goals and objectives for the city’s 
Downtown Center. 

 
Central City 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. 
 

• Policy 2-3.1: Support the development of a hotel and entertainment district surrounding 
the Convention Center/Staples Arena with linkages to other areas of Central 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 consists of the redevelopment of the Property with a new 144-guest room 
hotel with ground-floor retail uses. It is surrounded by complementary residential and 
commercial uses, and is of a compatible size and scale with the adjacent development 
landscape. Downtown Los Angeles is a central hub for hospitality uses to support its 
tourism industry and complement nearby entertainment and visitor-serving uses. 
Therefore, the Project is consistent with these goals and objectives for the Central City and 
downtown neighborhood. 
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4. That the Project is consistent with any applicable adopted Redevelopment Plan. 
 

The Project is fully consistent with the use, floor area, and TFAR provisions of the City Center 
Redevelopment Plan. The floor area restrictions of the Redevelopment Plan are consistent with 
the Property’s D limitation, which restricts the Property’s base FAR to 6:1 (Section 512.1), but 
allows for Transfer of Floor Area (Section 512.4). The Project is also consistent with the 
objectives of the Redevelopment Plan, including the following objectives: 
 

• To further the development of Downtown as the major center of the Los Angeles 
metropolitan region, within the context of the Los Angeles General Plan as envisioned 
by the General Plan Framework, Concept Plan, City-wide Plan portions, the Central City 
Community Plan, and the Downtown Strategic Plan. 
 

• To promote the development and rehabilitation of economic enterprises including 
retail, commercial, service, sports and entertainment, manufacturing, industrial and 
hospitality uses that are intended to provide employment and improve the Project 
Area’s tax base. 

 

• To guide growth and development, reinforce viable functions, and facilitate the 
redevelopment, revitalization or rehabilitation of deteriorated and underutilized areas. 

 
Therefore, the Project is consistent with the City Center Redevelopment Plan. 

 
5. That the Transfer serves the public interest by providing public benefits in accordance with 

Subparagraph (b)(1) of this subdivision. 
 

The Project provides a Public Benefit Payment consistent with the required TFAR calculation. As 
the Project requests the transfer of less than 50,000 SF, no Transfer Plan or additional public 
benefits are applicable. 

 
6. That the Project incorporates feasible mitigation measures, monitoring measures when 

necessary or alternatives identified in the environmental review which would substantially 
lessen the significant environmental effects of the Project, and any additional findings as may 
be required by CEQA. 

 
The Project is not anticipated to trigger any required mitigation measures under CEQA, and a 
Categorical Exemption is expected to be appropriate, as further discussed in the Class 32 
findings below. In the event that any potential impacts are identified, the Project will 
incorporate mitigation measures appropriate to address them. 
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ZONING ADMINISTRATOR’S ADJUSTMENT – ADDITIONAL FINDINGS 

 
Pursuant to LAMC Section 12.28, the Applicant is seeking a Zoning Administrator’s Adjustment to 
permit a reduction in the required southerly side yard to zero feet, in lieu of the otherwise required 
14 feet for an 11-story building in the R5 zone. 
 
In order for an adjustment from the zoning regulations to be granted, all of the legally mandated 
findings delineated in Section 12.28 of the Los Angeles Municipal Code must be made in the 
affirmative. The following is a delineation of the findings and the application of the relevant facts of 
the case to same:  
 
1. While site characteristics or existing improvements make strict adherence to the zoning 

regulations impractical or infeasible, the project nonetheless conforms with the intent of 
those regulations. 
 
The strict application of the zoning code would require that the Project incorporate a 14-foot 
southerly side yard, based on the proposed building being 11 stories in height. Whereas the 
street or alley-adjacent front, rear, and northerly side yards of the Project can be zero feet, 
pursuant to LAMC 12.22.A.18(c)(2) because it incorporates a combination of residential and 
commercial uses, the southerly side yard is an interior yard and does not abut a street or alley. 
Therefore, it is not covered under the mixed-use yard exception cited above, and thus requires 
a Zoning Administrator’s Adjustment to be reduced down to zero feet.   
 
A zero-foot southerly side yard is necessary in order to create the building footprint required 
for a practical and functionable hotel use, given the narrow 50-foot width of the Property. 
Without the requested adjustment, the building footprint would be limited to a maximum of 36 
feet wide. Such limited width would not be feasible to construct the double-corridor building 
design necessary to achieve the number of guest rooms that would make the Project 
economically feasible, nor provide the layout necessary to construct a functionable hotel with 
proper guest amenities.  
 
Nonetheless, the Project conforms with the intent of the required side yard regulation to 
provide adequate spacing and privacy between the subject use and the adjacent property to 
the south. Said property is currently improved as a surface parking lot and has a driveway 
easement located along the northerly portion of the site that is legally effective in perpetuity. 
Consequently, no development on the adjacent parcel to the south is anticipated, at least 
within said driveway easement, for the foreseeable future. Therefore, despite the request for a 
0-foot southerly side yard, the Project nonetheless meets the intent of the regulation to 
provide spacing and privacy from adjacent developments. 
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2. In light of the project as a whole including any mitigation measures imposed, the project's 
location, size, height, operations and other significant features will be compatible with and 
will not adversely affect or further degrade adjacent properties, the surrounding 
neighborhood, or the public health, welfare and safety.  

 
The Project site is surrounded by a variety of commercial and residential uses, including other 
high-rise developments, appropriate for the dense urban landscape of Downtown Los Angeles. 
To the north on the opposite side of the alley, the Project abuts a 19-story mixed-use building 
containing 236 condominium units. Across the street on the opposite side of Hope Street, the 
Project faces a 28-story residential tower containing 208 residential units, three commercial 
condos, and approximately 5,000 square feet of commercial retail space. The Downtown area is 
characterized by residential, commercial, and mixed-use towers, similar in size to or larger than 
the proposed Project. Further, the Central City Community Plan Area is generally zoned for 
more intensive uses and higher density development, including unlimited height districts. 
Therefore, the Project as an 11-story, 172-foot tall building is proper in relation to the adjacent 
uses and developments of the Downtown community. 
 
The Project has been designed to be sensitive and complementary to adjacent developments, 
and is compatible in size and scope to nearby buildings and uses. The Project is compliant with 
the Downtown Design Guide, and has been designed to maintain privacy for the mixed-use 
tower to the north by locating its windows and balconies on the south side of the building, 
adjacent to a parcel that is improved with a surface parking lot and is bound by a driveway 
easement in perpetuity. Furthermore there is no rooftop bar/lounge or restaurant area that 
may be incompatible with adjacent residences.   
 
The Project provides more parking than would otherwise be required by code, in addition to 
code-compliant bicycle parking. Further, the Downtown area is rich in public transportation 
options, and provides a multitude of pedestrian-accessible leisure, entertainment, and 
recreational services within convenient reach of hotel guests. The Project also includes multiple 
amenities for hotel guests to enjoy onsite, including a community room, indoor and outdoor 
lounges, exercise and fitness facilities, and an outdoor spa.  

 
Therefore, in light of the Project as a whole, the project's location, size, height, operations and 
other significant features will be compatible with and will not adversely affect or further 
degrade adjacent properties, the surrounding neighborhood, or the public health, welfare and 
safety.  

 
3. The project is in substantial conformance with the purpose, intent and provisions of the 

General Plan, the applicable community plan, and any specific plan. 
 

The Project is in substantial conformance with the General Plan and Central City Community 
Plan, and is complementary to certain policies and objectives therein, as follows: 
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General Plan Framework Element 
 

• Goal 3: A Downtown Center as the primary economic, governmental, and social focal 
point of the region with an enhanced residential community. 
 

• Framework Element Objective 3.11: Provide for the continuation and expansion of 
government, business, cultural, entertainment, visitor-serving, housing, industries, 
transportation, supporting uses, and similar functions at a scale and intensity that 
distinguishes and uniquely identifies the Downtown Center. 

 
The Project consists of the redevelopment of the Property with a new 144-guest room 
limited-service hotel with ground-floor retail uses. It is surrounded by complementary 
residential and commercial uses, and is of a compatible size and scale with the adjacent 
development landscape. Downtown Los Angeles is a central hub for hospitality uses to 
support its tourism industry and complement nearby entertainment and visitor-serving 
uses. Therefore, the Project is consistent with these goals and objectives for the city’s 
Downtown Center. 

 
Central City 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. 
 

• Policy 2-3.1: Support the development of a hotel and entertainment district surrounding 
the Convention Center/Staples Arena with linkages to other areas of Central 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 consists of the redevelopment of the Property with a new 144-guest room 
hotel with ground-floor retail uses. It is surrounded by complementary residential and 
commercial uses, and is of a compatible size and scale with the adjacent development 
landscape. Downtown Los Angeles is a central hub for hospitality uses to support its 
tourism industry and complement nearby entertainment and visitor-serving uses. 
Therefore, the Project is consistent with these goals and objectives for the Central City and 
downtown neighborhood. 
 

Therefore, the granting of the requested ZAA would support numerous City land use policies and 
objectives, and is in substantial conformance with the General Plan and local Community Plan. 
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 SITE PLAN REVIEW – ADDITIONAL FINDINGS 

 
In granting an approval, the Director shall find:  
 
1. That the project is in substantial conformance with the purposes, intent and provisions of the 

General Plan, applicable community plan, and any applicable specific plan. 
 
The Project is in substantial conformance with the General Plan and Central City Community 
Plan, and is complementary to certain policies and objectives therein, as follows: 

 
General Plan Framework Element 
 

• Goal 3: A Downtown Center as the primary economic, governmental, and social focal 
point of the region with an enhanced residential community. 
 

• Framework Element Objective 3.11: Provide for the continuation and expansion of 
government, business, cultural, entertainment, visitor-serving, housing, industries, 
transportation, supporting uses, and similar functions at a scale and intensity that 
distinguishes and uniquely identifies the Downtown Center. 

 
The Project consists of the redevelopment of the Property with a new 144-guest room 
limited-service hotel with ground-floor retail uses. It is surrounded by complementary 
residential and commercial uses, and is of a compatible size and scale with the adjacent 
development landscape. Downtown Los Angeles is a central hub for hospitality uses to 
support its tourism industry and complement nearby entertainment and visitor-serving 
uses. Therefore, the Project is consistent with these goals and objectives for the city’s 
Downtown Center. 

 
Central City 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. 
 

• Policy 2-3.1: Support the development of a hotel and entertainment district surrounding 
the Convention Center/Staples Arena with linkages to other areas of Central 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 consists of the redevelopment of the Property with a new 144-guest room 
hotel with ground-floor retail uses. It is surrounded by complementary residential and 
commercial uses, and is of a compatible size and scale with the adjacent development 
landscape. Downtown Los Angeles is a central hub for hospitality uses to support its 
tourism industry and complement nearby entertainment and visitor-serving uses. 
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Therefore, the Project is consistent with these goals and objectives for the Central City and 
downtown neighborhood. 

 
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 adjacent properties and neighboring properties. 

 
The Project consists of a single 11-story 172-foot tall, 144-guest room limited-service hotel with 
378 square feet of ground-floor retail uses. The proposed building height is compliant with the 
unlimited height permitted for its [Q]R5-4D-O zoning, and is compatible with the adjacent 
developments to the north, west, and east of the Property. The Project requests a Transfer of 
Floor Area of The Project provides code-compliant loading and bicycle parking for hotel guests 
and retail customers, and more than the code-required vehicular parking. Additionally, the 
Project provides substantial landscaping at the ground floor and roof deck, despite no code 
requirement to do so. Despite the Project’s request to deviate from the required southerly side 
yard setback, the Project nonetheless meets the intent of providing adequate spacing and 
privacy from the adjacent parcel, which is improved as a surface parking lot and is bound by a 
driveway easement in perpetuity. 
 
The building will be sustainably designed to meet and/or exceed all City of Los Angeles current 
building code and Title 24 requirements. As such, the Project will incorporate eco-friendly 
building materials, systems, and features wherever feasible, including Energy Star appliances, 
water saving/low flow fixtures, non-VOC paints/adhesives, drought tolerant planting, and high-
performance building envelopment.  
 
Therefore, the Project provides a significant upgrade to the existing vacant site conditions, and 
sets a high standard for future development along this stretch of Hope Street in the South Park 
neighborhood. 

 
3. That any residential project provides recreational and service amenities to improve 

habitability for its residents and minimize impacts on neighboring properties. 
 

Although the Project is a hotel and not a residential use, the Project provides a number of on-
site recreational spaces and amenities for guests to enjoy. The Project includes approximately 
13,738 square feet of amenity space, including 1,792 square feet of private veranda decks, 
2,906 square feet of lounge and fitness space in the basement, 2,306 square feet of common 
space on the ground floor, and 6,734 square feet of outdoor lounge, exercise, and spa areas on 
the roof deck. Additionally, as demonstrated on the Project’s landscape plan, the Project 
provides substantial greenery and on-site trees to provide shading and privacy, and to improve 
habitability for hotel guests. 
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CEQA CATEGORICAL EXEMPTION  
CLASS 32 – INFILL DEVELOPMENT – FINDINGS 

 
The Class 32 exemption (Section 15332 of the State CEQA Guidelines) is intended to promote infill 
development within urbanized areas. Class 32 consists of projects characterized as in-fill 
development meeting the following conditions: 
 

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 Property is zoned [Q]R5-4D-O and designated for High Density Residential land uses by 
the Central City Community Plan. The Q condition restricts the use of the Property to 
residential uses permitted in the R5 zone, hotels, motels, and other commercial uses, and 
limits the commercial FAR of the Property to 2:1. The D limitation restricts the overall FAR 
of the Property to 6:1. Residential uses are permitted in the R5 zone, with no density 
restrictions for guest rooms. The proposed Project is consistent with all applicable land use 
designation and policies and zoning designation and regulations of the General Plan, 
Community Plan, and the LAMC. 

 
b) The proposed development occurs within city limits on a project site of no more than 

five acres substantially surrounded by urban uses: 
 
The Property consists of one legal parcel, totaling 7,829 gross square feet or 0.17 acre, 
located wholly within the City of Los Angles. It is surrounded entirely by urban uses, 
including a mix of commercial and residential uses. 
 

(c) The project site has no value as habitat for endangered, rare or threatened species:  
 
The Project is situated in an established, fully-developed mixed-use neighborhood within 
the city’s urban core, proximate to multiple large boulevards and nearby employment 
centers. The Project site has no value as a habitat for endangered, rare or threatened 
species. 
 

(d) Approval of the project would not result in any significant effects relating to traffic, noise, 
air quality, or water quality: 
 
The Project is required to comply with the City of Los Angeles Noise Ordinance, pollutant 
discharge, dewatering, storm water mitigations; and Best Management Practices for storm 
water runoff.  
 
The Project will be assessed by LADOT to determine whether a traffic study will be 
required. 
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Upon completion of the traffic study, the Applicant will have a comprehensive air quality 
analysis performed, if deemed to be necessary. 
 

(e) The site can be adequately served by all required utilities and public services: 
 
The site is currently being served adequately by the City's Department of Water and Power, 
the City's Bureau of Sanitation, the SoCal Gas Company, the Los Angeles Police 
Department, the Los Angeles Fire Department, and many others public services. The 
utilities and public services have been servicing the neighborhood continuously for over 50 
years. In addition, the California Green Code requires new construction to meet stringent 
efficiency standards for both water and power, such as high-efficiency toilets, dual-flush 
water closets, minimum irrigation standards, LED lighting, etc. The Project can be 
characterized as in-fill development within urban areas for the purpose of qualifying for 
Class 32 Categorical Exemption as a result of meeting the five conditions listed above. 
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5 4 2 6  V e n t u r a  C a n y o n  B o u l e v a r d
S h e r m a n  O a k s ,  C a l i f o r n i a  9 1 4 0 1
T e l  8 1 8 - 9 7 0 - 8 4 6 1

N a n d a  R a g h u n a t h a n  R L A  -  C A  5 4 9 9

GENERAL NOTES:

1. ALL LANDSCAPE AREAS WILL BE IRRIGATED W/ A HIGH EFFICIENCY
IRRIGATION W/ SMART IRRIGATION CONTROLS.

2. ALL PLANTING & IRRIGATION SHALL COMPLY WITH CITY OF LOS ANGELES
REQUIREMENTS.

3. IRRIGATION DESIGN WILL INCORPORATE EPA WATERSENSE
SPECIFICATIONS

4. STREET TREES SHALL BE SELECTED AND INSTALLED PER CITY OF LOS
ANGELES DEPARTMENT OF URBAN FORESTRY.

5. ALL NEW PLANTED AREAS TO BE HEAVILY MULCHED FOR WATER
CONSERVATION.

6. THERE ARE NO SIGNIFICANT TREES TO BE REMOVED ON THE SITE.
7. THERE ARE NO PROTECTED TREES ON THE SITE.

WATER CONSERVATION STATEMENT:

ALL LANDSCAPE WILL BE SPECIFIED, PLANTED & IRRIGATED ACCORDING TO
XERISCAPE DESIGN PRINIPLES WHICH INCLUDE: THE PREDOMINANT USE OF
DROUGHT TOLERANT PLANT MATERIALS; THE PRACTICE OF HYDROZONING OR
GROUPING PLANTS WITH SIMILAR WATER REQUIREMENTS TOGETHER; MINIMIZING
TURF AREAS AND THE EFFICIENT APPLICATION OF WATER BY USING MATCH
PRECIPITATION HEADS, DRIP LINE, SEPARATE VALVES FOR TURF AND GROUND
COVER AREAS AND RAIN SHUT OFF DEVICES. THIS PROJECT WILL COMPLY WITH THE
STATE WATER CONSERVATION ORDINANCE EFFECTIVE JANUARY 1, 2010.

ROOF DECK LANDSCAPE: LEVEL 13
SEE ENLARGEMENT ON SHEET L-3.

STREET LANDSCAPE: LEVEL 1
SEE ENLARGEMENT ON SHEET L-2.
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