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CASE NO. CPC-2017-4734-GPA-ZC-
HD-CUB-CUX-ZV-ZAA-SPR-RDP-M1

MODIFICATION OF ENTITLEMENT

2053-2059 East 7' Street

Downtown Community Plan Area

Zone :[MB1-CDF1-5][IX4-FAJ[CPIO]

C.D. :14 —Ysabel Jurado

D.M. :124-5A217

CEQA : ENV-2017-4735-MND-REC1 Legal

Description: Lots 213 - 214, Wingerter Tract

Appeal Period Ends: August 19, 2025

Pursuant to California Environmental Quality Act, | hereby FIND:

based on the independent judgment of the decision-maker, after consideration of the whole of
the administrative record, the project was assessed in Mitigated Negative Declaration, No.
ENV- 2017-4735-MND, adopted on August 30, 2022; and pursuant to CEQA Guidelines,
Sections 15162 and 15164, no subsequent EIR, negative declaration, or addendum is required

for approval of the project.

Pursuant to Los Angeles Municipal Code Section 13B.5.4 | hereby APPROVE:

a Modification of Entitlement to allow the construction, use, and maintenance of an11-story
hotel building with 123 guest rooms and approximately 12,855 square feet of commercial
space comprised of art gallery, restaurant, and bar uses,
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(Q) QUALIFIED CLASSIFICATIONS

Pursuant to Section 12.32-G of the Municipal Code, the following limitations are hereby imposed upon
the use of the subject property, subject to the “Q” Qualified classification:

1

Use. The use and area regulations for the new development on-site shall be developed for the
commercial uses as permitted in the M3 Zone as defined in LAMC Section 12.20, except as
medified by the conditions herein or subsequent action.

Development. The use and development of the property shall be in substantial conformance with
the plot plan submitted with the application and marked Exhibit "A", except as may be revised as

a result of this action.

Residential Hotel Unit Conversion and Demolition Ordinance. Prior to the issuance of any
permits relative to the conversion of any guest room to light housekeeping room, an Application
for Clearance must be approved by the Los Angeles Housing and Community Investment
Department pursuant to Article 7.1 of Chapter IV of the Los Angeles Municipal Code, otherwise
known as the "Residential Hotel Unit Conversion and Demolition Ordinance.”

River Improvement Overlay. The applicant shali record a covenant that the project shall comply
with the requirements of the River Improvement Overlay Disfrict.
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“D” DEVELOPMENT LIMITATIONS

Pursuant to Section 12.32-G of the Municipal Code, the following limitations are hereby imposed upon
the use of the subject property, subject to the "D” Development Limitations.

1.

Floor Area. The total floor area permitted on the subject property shall not exceed a Floor Area
Ratio of 6:1.

Height. The project shall be limited to 15 stories and 172 feet, five (5) inches (172'-5"). Roof
structures and equipment found in LAMC Section 12.21.1-B,3 may exceed the height limit by not

more than 20 feet.
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CONDITIONS FOR EFFECTUATING (T)
TENTATIVE CLASSIFICATION REMOVAL

Pursuant to Section 12.32-G of the Municipal Code, the (T) Tentative Classification shall be removed
by posting of guarantees through the B-permit process of the City Engineer to secure the following
without expense to the City of Los Angeles, with copies of any approval or guarantees provided to
the Department of City Planning for attachment to the subject planning case file.

Dedication(s) and Improvement(s). Prior to the issuance of any building permits, the following public
improvements and dedications for streets and other rights of way adjoining the subject property shall
be guaranteed to the satisfaction of the Bureau of Engineering, Department of Transportation, Fire
Department (and other responsible City, regional and federal government agencies, as may be

hecessary):

Responsibilities/Guarantees.

1

As part of early consultation, plan review, and/or project permit review, the atpplicant/c'levekﬁli'er
shall contact the responsible agencies to ensure that any necessary dedications and
improvements are specifically acknowledged by the applicant/developer.

Bureau of Engineering. Prior to issuance of sign offs for final site plan approval and/or project
permits by the Department of City Planning, the applicant/developer shall provide written
verification to the Department of City Planning from the responsible agency acknowledging the
agency's consultation with the applicant/developer. The required dedications and improvements
may necessitate redesign of the project. Any changes to project design required by a public
agency shall be documented in writing and submitted for review by the Department of City

Planning.

a. Dedication Required:

Santa Fe Avenue (Avenue ll) - None

7t Street (Avenue li) — None

b. Improvements Required:

Santa Fe Avenue - Construct new concrete sidewalk, integral concrete curb and 2-foot
gutter along the property frontage. Upgrade the access ramp at the intersection with 7
Street and all driveways to comply with ADA requirements.

7th Street - Construct new concrete sidewalk, integral concrete curb and 2-foot gutter along
the property frontage.

Install tree wells with root barriers and plant street trees satisfactory to the City Engineer and
the Urban Forestry Division of the Bureau of Street Services (213) 847-3077.

c. Sewer lines exist in 7" Street and Santa Fe Avenue. All Sewerage Facilities Charges and
Bonded Sewer Fees are to be paid prior to obtaining a building permit.

d. Roof drainage and surface run-off from the property shall be collected and treated at the
site and drained to the streets through drainpipes constructed under the sidewalk

connected to the catch basins.
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e. Submit shoring and lateral support plans to the Excavation Counter of the Bureau of
Engineering for review and approval prior to excavating adjacent to the public right-of-

way (213) 482-7048.

f. Submit parking area and driveway plan to the Department of Transportation and the
Central District Office for review and approval.

3. Bureau of Street Lighting.

a. Prior to the recordation of the final map or issuance of the Certificate of Occupancy (C of 0),
street lighting improvement plans shall be submitted for review and the owner shall provide a
good faith effort via a ballot process for the formation or annexation of the property within the
boundary of the development into a Street Lighting Maintenance Assessment District.

b. Construct new street light: one (1) on Santa Fe Avenue. If street widening per BOE
improvement conditions, relocate and upgrade street light; one (1) on 7™ Street.

4. Department of Housing. The following improvements shall be either constructed or that the
construction shall be suitably guaranteed prior to effectuation of the (T)(Q)C2-2D Zone:

The construction of 42 units at the property at 721 East 5" Street (El Sol Hotel), subject to thﬁ
terms and conditions established in the Rendon Hotel Housing Replacement Plan (2053 East 7
Street), as approved by the Los Angeles ‘Housing Department.
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CONDITIONS OF APPROVAL

Pursuant to Sections 12.24, 12.27, 12.28, 16.05 and 13.B.5.4 of the LAMC, the following conditions
are hereby imposed upon the use of the subject property:

1. All other use, height and area regulations of the Municipal Code and all other applicable
governmentiregulatory agencies shall be strictly complied with in the development and use of
the property, except as such regulations are herein specifically varied or required.

2. MODIFIED. The use and development of the property shall be in substantial conformance
with the plot plan submitted with the application and marked Exhibit "A”, dated Jure-8-20+F

July 18, 2025, except as may be revised as a result of this action.

3. 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 Director of City Planning to impose
additional corrective Conditions, if, in the Director's opinion, such Conditions are proven
necessary for the protection of persons in the neighborhood or occupants of adjacent property.

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

5. The applicant shall not permit any loitering on the premises or on property adjacent to the
premises.

6. The applicant shall be responsible for maintaining free of litter the area adjacent to the
premises over which they have control, including the sidewalks bordering the site.

7. A copy of the first page of this grant and all Conditions and/or any subsequent appeal of this
grant and its resultant Conditions and/or letters of clarification shall be printed on the building
plans submitted to the Development Services Center and the Department of Building and
Safety for purposes of having a building permit issued.

Conditional Use Conditions

8. MODIFIED. Authorized herein is the sale and dispensing of a full line of alcoholic beverages
for on- site consumption in conjunction with the use and operation of a 403 123-rcom hotel
from the effective date of this grant, subject to the following limitations:

* Minibars shall be permitted within each of the 403 123 hotel guest rooms.

« The floor area, exclusive of the hotel guest rooms, shall be limited to 45;90711939
12,855 square feet of commercial floor area, including gallery, eafé, restaurant, and
bar areas at the ground, 2-3%-4"_13%14%_15th-and rooftop levels.

e The hours of operation shall be limited to 6:00 a.m. to 2:00 a.m. daily.

9. MODIFIED. Authorized herein is live entertainment patron-dansing at the-4% 13" -and-15"
ground and rooftop levels. subjestto-the-followinglimitations:
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10. No after hours are permitted except for routine clean up. This includes, but is not limited to,
private or promotional events, special events, excluding any activities which are issued film

permits from the City.
11. There shall be no Adult Entertainment of any type pursuant to LAMC Section 12.70.

12. A camera surveillance system shall be installed and operating at all times to monitor' the
interior, entrance, exits and exterior areas, in front of and around the premises. Recordings
shall be maintained for a minimum period of 30 days.

13. Complaint log. A telephone number and email address shall be provided for com'plaints or
concerns from the community regarding the operation. The phone number and email address
shall be posted at the following locations:

» Entry, visible to pedestrians
o Customer service desk, front desk or near the reception area.

Complaints shall be responded to within 24 hours. The applicant shall maintain a log of
all calls and emails, detailing: (1) date complaint received; (2) nature of complaint; and
(3) the manner in which the complaint was resolved.

14. STAR/LEAD/RBS Training. Within the first six months of operation, all employees involved
with the sale of alcohol shall enroll in the Los Angeles Police Department “Standardized
Training for Alcohol Retailers” (STAR) or Department of Alcoholic Beverage Control “Licensee
Education on Alcohol and Drugs” (LEAD) training program or the Responsible Beverage
Service (RBS) Training Program. Upon competing of such training, the applicant shall request
the Police Department of Department of Alcohol and Beverage Control to issue a letter
identifying which employees completed the training. STAR or LEAD or RBS training shall be
conducted for all new hires within three months of their employment.

15. The applicant shall be responsible for monitoring both patron and employee conduct on the
premises and within the parking areas under his/her control to assure such conduct does not
adversely affect or detract from the quality of life adjoining residents, property owners, and
businesses.

16. Loitering is prohibited on or around these premises or the area under the control of .the
applicant. “No loitering or Public Drinking” signs shall be posted in and outside of the subject
facility.

a. At least one on-duty manager with authority over the activities within the facility shall
be on the premises during business hours. The on-duty manager’'s responsibilities
shall include the monitoring of the premises to ensure compliance with all applicable
State laws, Municipal Code requirements and the conditions imposed by the
Department of Alcoholic Beverage Control (ABC) and the conditional use herein.
Every effort shall be undertaken in managing the subject premises and the facility to
discourage illegal and criminal activities and any exterior area over which the building
owner exercises control, in effort to ensure no activities associated with such problems
as narcotics sales, use or possession, gambling, prostitution, loitering, theft,
vandalism, and fruancy occur.
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17.

18.

19.

20,

21.

22,

23.

24.

25.

26.
27.

28,

The applicant shall be responsible for maintaining the premises over which they have control,
including the adjoining sidewalk and any public or temporarily closed alleys abutting the site,

free of debris or litter.

An electronic age verification device shall be purchased and retained on the premises to
determine the age of any individual and shall be installed on at each point-of-sale§ location.
This device shall be maintained in operational condition and all employees shall be instructed

in its use.

Coin operated game machines, pool tables or similar game activities or equipment shall not
be permitted.

Smoking tobacco or any non-tobacce substance, including from electronic smoki_n_g devices,
is prohibited in or within 10 feet of any outdoor dining/entrance and at any other utilized by the

public.

The applicant shall comply with 6404.5(b) of the Labor Code, which prohibits smoking within
any place of employment. The applicant shall not possess ashtrays or other receptacles u_sed
for the purpose of collecting trash or cigarettes/cigar butts within the interior of the subject

establishment.

All exterior portions of the site shall be adequately illuminated in the evening so as tQ make
discernible the faces and clothing of persons utilizing the space. Lighting shall be directed

onta the site.

Any music, sound or noise which is under control of the applicant shall not constitute a
violation of Sections 112.06 or 116.01 of the Los Angeles Municipal Code (Citywide Noise
Ordinance). At any time, a City representative may visit the site during operating hours to
measure the noise levels. If, upon inspection, it is found that the noise level exceeds those
allowed by the citywide noise regulation, the owner/operator will be notified and will be
required to modify or eliminate the source of the noise or retain an acoustical engineer to
recommend, design and implement noise control measures within property such as, noise

barriers, sound absorbers or buffer zones.

Private Events. Any use of the restaurant for private events, including corporate events,
birthday parties, anniversary parties, weddings or other private events which are npt open to
the general public, shall be subject to all the same provisions and hours of operation stated

herein.

The establishment shall be maintained as a bona fide eating place (restaurant) with an
operational kitchen and shall provide a full menu containing an assortment of foods normally
offered in such restaurants. Food service shall be available at all times during operating hours.
The establishment shall provide seating and dispense food and refreshments primarily for
consumption on the premises and not solely for the purpose of food takeout or delivery.

All deliveries shall be made in the parking area.

Trash pick-up, compacting, foading and unloading and receiving activities shall be _Iimit_ed to
7 a.m. to 6 p.m. Monday through Friday and 10 a.m. to 4 p.m. on Saturday. No deliveries or

trash pick-up shall occur on Sunday.

The outside disposal of glass bottles and containers shall only occur between the hours of
11:00 a.m. and 10:00 p.m.
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29. MViP - Monitoring Verification and Inspection Program. Prior to the effectuation of this

grant, fees required per L.A.M.C section 19.01-E,3 for Monitoring of Conditional Use Permits
and Inspection and Field Compliance Review of Operations shall be paid to the city.

« Within 24 months from the beginning of operations or issuance of a Certificate of
Occupancy, a city inspector will conduct a site visit to assess compliance with, or
violations of, any of the conditions of this grant. Observations and results of said
inspection will be documented and included in the administrative file.

« The owner and operator shall be notified of the deficiency or violation and required to
correct or eliminate the deficiency or violation. Multiple or continued documented
violations or Orders to Comply issued by the Department of Building and Safety which
are not addressed within the time prescribed, may result in additional corrective
conditions imposed by the Zoning Administrator.

30. Should there be a change in the ownership and/or the operator of the business, the property

31.

owner and the business owner or operator shall provide the prospective new property owner
and the business owner/operator with a copy of the conditions of this action prior to the legal
acquisition of the property andfor the business. Evidence that a copy of this determinati_on
including the -conditions required herewith has been provided to the prospective
owner/operator shall be submitted to the Department of City Planning in a letter from the new
operator indicating the date that the new operator/management began and attesting to the
receipt of this approval and its conditions. The new operator shall submit this letter to the
Department of City Planning within 30-days of the beginning day of his/her new operation of
the establishment along with any proposed modifications to the existing floor plan, seating
arrangement or number of seats of the hew operation.

Should there be a change in the ownership and/or the operator of the business, the Zoning
Administrator reserves the right to require that the new owner or operator file a Plan Approval
application, if it is determined that the new operation is not in substantial conformance with
the approved floor plan, or the operation has changed in mode or character from the original
approval, or if documented evidence be submitted showing a continued violation(s) of any
condition(s) of this grant resulting in a disruption or interference with the peaceful enjoyment
of the adjoining and neighboring properties. The application, in association with the
appropriate fees, and a 500-foot notification radius, shall be submitted to the Department of
City Planning within 30 days of the date of legal acquisition by the new owner or operator. The
purpose of the plan approval will be to review the operation of the premise and establish
conditions applicable to the use as conducted by the new owner or operator, consistent with
the intent of the Conditions of this grant. Upon this review, the Zoning Administrator may
modify, add or delete conditions, and if warranted, reserves the right to conduct this public
hearing for nuisance abatement/revocation purposes.

Zone Variance Conditions

32.

Parking Lease.

e A minimum of 56 parking spaces shall be provided 24-hours a day, daily at an off-
site parking lot located at 2030-2042 East 7th Street.

« The off-site parking agreement between the applicant and the owner of the off-site
parking lot shall be provided to the Director of Planning. The parking agreement shall
include the number of parking spaces provided at the off-site parking lot and the hours,
during which the off-site parking spaces are available for the subject hotel
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o The required off-site parking spaces shall be maintained for the life of the grant. If the
parking agreement is cancelled, then another shall take its place and meet the
requirements above. The replacement off-site parking shall be provided within 750 feet
from the project location.

33. Bicycle Parking. The project shall provide a minimum of 36 bicycle parking spaces.

Site Plan Review Conditions

34. Landscaping. All open areas not used for buildings, driveways, parking areas, recreational

35.

36.

37.

38.

facilities or walks shall be atiractively landscaped, including an automatic irrigation system,
and maintained in accordance with a landscape plan, to be attached to Exhibit A, prepared by
a licensed landscape architect or licensed architect, and submitted for approval to the

Department of City Planning.

Mechanical Equipment. All mechanical equipment on the roof shall be screened from view.
The transformer, if located in the front yard, shall be screened with landscaping.

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

Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light
source cannot be seen from adjacent residential properties or the public right-of-way, nor from
above.

Solar Energy Panels. The project shall comply with Section 89.05.211.1 of the LAMC.

Redevelopment Plan Conditions

39.

40.

DELETED Utilities-Theproject-shallocate-all-new-wtilities underground.

Residential Hotel Unit Conversion and Demolition Ordinance. Prior to the issuance of any
permits relative to the conversion of any guest room to light housekeeping room, an
Application for Clearance must be approved by the Los Angeles Housing and Community
Investment Department pursuant to Article 7.1 of Chapter IV of the Los Angeles Municipal
Code, otherwise known as the "Residential Hotel Unit Conversion and Demolition Ordinance.”

Environmental Mitigation Measures

41.

42.

Cultural Resources. In the unlikely event that archaeological resources are discovered
during excavation, grading, or construction activities, contractors would be directed to cease
all earthwork activities in the area of the find until a qualified archaeologist has evaluated the
find in accordance with federal, State, and local guidelines, including those set forth in
California Public Resources Code Section 21083.2. Personnel of the Proposed Project shall
not collect or move any archaeological materials and associated materials, Gonstruction
activity may continue unimpeded on other portions of the Project Site. The found deposits
would be treated in accordance with federal, State, and local guidelines, including those set
forth in California Public Resources Code Section 21083.2.

Paleontological Resources, If paleontological resources are discovered during excavation,
grading, or construction, the City of Los Angeles Department of Building and Safety shall be
notified immediately, and all work shall cease in the area of the find until @ qualified
paleontologist evaluates the find. Construction activity may continue unimpeded on other
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portions of the Project Site. The paleontological deposits would be treated in accordance with
federal, State, and local guidelines.

43.Increased Noise Levels (Demolition, Grading, and Construction Activities)

a.

44.

Construction and demolition shall be restricted to the hours of 7:00 AM to 6:00 PM Monday
through Friday, and 8:00 AM to 6:00 PM on Saturday.

The project contractor(s) shall employ state-of-the-art noise minimization strategies when
using mechanized construction equipment. To the maximum extent practical, demolition and
construction activities shall be scheduled and coordinated so as to avoid operating several
pieces of equipment simultaneously, which cause high noise levels. Construction equipment
shall not idle when not in use. The contractor shall place noise construction equipment as far

from the Project Site edges as practicable.

The project contractor shall use power construction equipment with noise shielding ‘and
muffling devices. The noise mufflers shall be consistent with manufacturers' standards and
be equipped with all construction equipment, fixed or mobile.

The project contractor shall erect a temporary noise-attenuating sound barrier along the
perimeter of the Project Site. The sound wall shall be a minimum of 8 feet in height to block
the line-of-site of construction equipment and off site receptors at the ground level. The sound
barrier shall include % inch plywood or other sound absorbing material capable of achieving

a 10-dBA reduction in sound level.

An information sign shall be posted at the entrance to each construction site that identifies the
permitted construction hours and provides a telephone number to call and receive information
about the construction project or to report complaints regarding excessive noise levels. Any
reasonable complaints shall be rectified within 24 hours of their receipt.

The Applicant shall provide a courtesy notice of the project’s construction related activities to
adjacent business owners and residences a minimum of two weeks prior to commencement

of construction.
Temporary Groundborne Vibration Impacts.

All new construction work shall be performed so as not to adversely affect the structural
integrity of the buildings surrounding the Project Site. Prior to commencement of construction,
a qualified structural engineer shall survey the existing foundations and structures of the Amp
Lofts, located 695 S. Santa Fe Avenue, and provide a plan to protect them from potential
damage. The structural monitoring program shall be implemented and recorded during

construction.
The performance standards of the structure monitoring plan shall including the following:

o The qualified structural engineer shall monitor vibration during vibration-causing
construction activities to ensure that the established impact threshold and shoring design
is not exceeded. If feasible, alternative means of setting piles such as predrilled holes or
hydraulic pile driving shall be employed to avoid exceeding the impact threshold
established. At the conclusion of vibration causing activities, the qualified structural
engineer shall issue a follow-on letter describing damage, if any, to immediately adjacent
buildings and recommendations for any repair.
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o The monitoring program shall survey for vertical and horizontal movement, as well as
vibration thresholds. If the thresholds are met or exceeded, or noticeable structural
damage becomes evident to the Project contractor, work shall stop in the area of the
affected building until measures have been taken to stabilize the affected building to
prevent construction related damage to adjacent buildings.

45, Construction Staging and Traffic Management Plan. A detailed Construction Staging and
Traffic Management Plan, including street closure information, detour plans, haul routes, and
staging plans, would be prepared and submitted to LADOT for review and approval. The
Construction Staging and Traffic Management Plan would formalize how construction would
be carried out and identify specific actions that would be required to reduce effects on the
surrounding community. The Construction Staging and Traffic Management Plan shall be
based on the nature and timing of the specific construction activities and other projects in the
vicinity of the Project Site, and should include the following elements as appropriate:

e Advance, bilingual notification of adjacent property owners and occupants of upcoming
construction activities, including durations and daily hours of operation.

¢ Prohibition of construction worker or equipment parking on adjacent streets.

« Temporary pedestrian, bicycle, and vehicular traffic controls (i.e., flag persons) during
all construction activities adjacent to public rights-of-way to ensure traffic safety on
public roadways. These controls shall include, but not be limited to, flag people trained
in pedestrian and bicycle safety.

e Temporary traffic control during all construction activities adjacent to public rights-of-
way to improve traffic flow on public roadways (e.g., flag persons).

 Scheduling of construction activities to reduce the effect on traffic flow on surrounding
arterial streets.

« Potential sequencing of construction activity to reduce the amount of construction-
related traffic on arterial streets.

+ Containment of construction activity within the Project Site boundaries.

« ‘Prohibition of construction-related vehicles/equipment parking on surrounding public
streets.

Coordination with Metro to address any construction near the rail right-of-way.
Safety precautions for pedestrians and bicyclists through such measures as alternate
routing and protection barriers shail be implemented as appropriate.

¢ Scheduling of construction-related deliveries, haul trips, etc., so as to occur outside
the commuter peak hours fo the extent feasibie.

46. Transportation Demand Management (TDM) Strategies The Proposed Project shall
integrate the following additional TDM strategies:

» Reduced Parking Supply - The LAMC, without consideration of parking reduction
mechanisms, would require a total of 195 parking spaces. The Project proposes to provide
zero on-site parking spaces, which is below the amount of vehicle parking required by direct
application of the LAMC.

e Transit Subsidies - The Project will subsidize transit fares for employees of the Project site.
The subsidies will be offered to each employee at least once annually for a minimum of five
years. Per the options provided in the VMT Calculator, the Project will provide subsidies
equivalent to a manthly Metro pass per employee, with 100 percent of employees eligible as
part of the subsidy program.

+ Implement/Improve On-Street Bicycle Facility - The Project proposes to install short-term
bicycle parking along Santa Fe Avenue. Since 7™ Street is identified as part of the Bicycle
Network in the Mobility Plan 2035, the Project will improve bicycle infrastructure adjacent to
this route by providing secure locations for visitors to secure their bicycles while they patronize
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the Project and nearby uses. This will help to reinforce that the Project and the surrounding
area is a bicycle-friendly environment.

o Provide access to bike share - Metro's Bike Share program is able to provide discount codes
as part of their Bike Friendly Business program. The best way to use this would be for the
hotel to provide access for any guests (in other words do the legwork to secure renting the
bike) that want to use it. Making it as easy and as accessible for the guests as possible.

o The project should consider to follow the new TDM Ordinance (LAMC 12.26 J) thatis currently

being updated. The updated ordinance will: )
o Expand the reach and applicaton of TDM strategies to more land uses and

neighborhoods,
o Rely on a broader range of strategies that can be updated to keep pace with technology,

and
o Provide flexibility for developments and communities to choose strategies that work best

for their neighborhood context.

47. Tribal Cultural Resources.

Prior to commencing any ground disturbance activities at the Project Site, the Applicant, or its
successor, shall retain archeological monitors and tribal monitors that are qualified to ider)tify
subsurface tribal cultural resources. Ground disturbance activities shall include excavating,
digging, trenching, plowing, drilling, tunneling, quarrying, grading, leveling, removing peat,
clearing, driving posts, augering, backfilling, blasting, stripping topsoil or a simitar activity at the
project site. Any qualified tribal monitor(s) shall be approved by a tribal representative of the
Gabrielefio Band of Mission Indians — Kizh Nation; however, after good faith effort to retain a tribal
monitor, if the Tribe is unable to provide an on-site monitor at the time of any demolition, grading
or excavation activities, the Applicant may proceed with construction). Any qualified
archaeological monitor(s) shall be approved by the Department of City Planning, Office of Historic

Resources ("OHR").

The qualified archeclogical and tribal monitors shall observe all ground disturbance activities on
the project site at all times the ground disturbance activities are taking place. If ground disturbance
activities are simultaneously occurring at multiple locations on the project site, an archeological
and tribal monitor shall be assigned to each location where the ground disturbance activities are
oceurring. The on-site monitoring shall end when the ground disturbing activities are completed,
or when the archaeological and tribal monitor both indicate that the site has a low potential for

impacting tribal cultural resaources.

Prior to commencing any ground disturbance activities, the archaeological monitor in consultation
with the tribal monitor, shall provide Worker Enviranmental Awareness Program (WEAP) t(aining
to construction crews involved in ground disturbance activities that provides information on
regulatory requirements for the protection of tribal cultural resources. As part of the WEAP
training, construction crews shall be briefed on proper procedures to follow should a crew member
discover tribal cultural resources during ground disturbance activities. In addition, workers will be
shown examples of the types of resources that would require notification of the archaeologjcal
monitor and tribal monitor. The Applicant shall maintain on the Project site, for City inspection,
documentation establishing the training was completed for all members of the construction crew
involved in ground disturbance activities.

in the event that any subsurface objects or artifacis that may be Tribal Culturai Resources are
encountered during the course of any ground disturbance activities, all such activities shall
temporarily cease within the area of discovery, the radius of which shall be determined by a
qualified archeologist, in consultation with a qualified tribal monitor, until the potential tribal cultural
resources are properly assessed and addressed pursuant to the process set forth below:
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a. Upon a discovery of a potential tribal cultural resource, the Applicant, or its successor, shall
immediately stop all ground disturbance activities in the vicinity of the find and contact the
following: (1) all California Native American tribes that have informed the City they are
traditionally and culturally affiliated with the geographic area of the proposed project; (2) and

OHR.

b. If OHR determines, pursuant to Public Resources Code Section 21074 (a)(2), that the object
or artifact appears to be a fribal cultural resource in its discretion and supported by substantial
evidence, the City shall provide any affected tribe a reasonable period of time, not less than
14 days, to conduct a site visit and make recommendations to the Applicant, or its successor,
and the City regarding the monitoring of future ground disturbance activities, as well as the
treatment and disposition of any discovered tribal cultural resources.

c. The Applicant, or its successor, shall implement the tribe’s recommendations if a qualiﬂefd
archaeologist retained by the City and paid for by the Applicant, or its successor, in
consultation with the tribal monitor, reasonably conclude that the tribe’s recommendations are

reasonable and feasible.

d. In addition to any recommendations from the tribal representative, a qualified archeologist
shall develop a list of actions that shall be taken to avoid or minimize impacts to the identified
tribal cultural resources substantially consistent with best practices identified by the Native
American Heritage Commission and in compliance with any applicable federal, state or local

law, rule or regulation.

e. Ifthe Applicant, or its successor, does not accept a particular recommendation determined to
be reasonable and feasible by the qualified archaeologist or qualified tribal monitor, the
Applicant, or its successor, may request mediation by a mediator agreed to by the Applicant,
or its successor, and the City. The mediator must have the requisite professional qualifications
and experience to mediate such a dispute. The City shall make the determination as to
whether the mediator is at least minimally qualified to mediate the dispute. After making a
reasonable effort to mediate this particular dispute, the City may (1) require the
recommendation be implemented as originally proposed by the archaeologist or tribal monitor;
(2) require the recommendation, as modified by the City, be implemented as it is at least as
equally effective to mitigate a potentially significant impact; (3) require a substitute
recommendation be implemented that is at least as equally effective to mitigate a potentially
significant impact to a tribal cultural resource; or (4) not require the recommendation be
implemented because it is not necessary to mitigate any significant impacts to tribal cultural
resources. The Applicant, or its successor, shall pay all costs and fees associated with the

mediation.

f. The Applicant, or its successor, may recommence ground disturbance activities outside of a
specified radius of the discovery site, so long as this radius has been reviewed by both the
qualified archaeologist and qualified tribal monitor and determined to be reasonable and

appropriate,

g. The Applicant, or its successor, may recommence ground disturbance activities inside ott the
specified radius of the discovery site only after it has complied with all of the recommendations
developed and approved pursuant to the process set forth in paragraphs 2 through 4 above.

h. Copies of any subsequent prehistoric archaeological study, tribal cultural resources study or
report, detailing the nature of any significant tribal cultural resources, remedial actions taken,
and disposition of any significant tribal cultural resources shall be submitted to the South
Central Coastal Information Center (SCCIC) at California State University, Fullerton and to
the Native American Heritage Commission for inclusion in its Sacred Lands File.

AN EQUAL EMPLOYMENT OPPORTUNITY — AFFIRMATIVE ACTION EMPLOYER



Case No. CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP-M1

Notwithstanding paragraph h above, any information that the Department of City Planning, in
consultation with the City Attorney’s Office, determines to be confidential in nature shall be
excluded from submission to the SCCIC or provided to the public under the applicable
provisions of the California Public Records Act, California Public Resources Code, section
6254(r), and handied in compliance with the City’s AB 52 Confidentiality Protocols.

Administrative Conditions

48.

49.

50.

51.

52.

53.

54.

55,

56.

All other use, height and area regulations of the Municipal Code and all other applicable
government/regulatory agencies shall be strictly complied with in the development and use of
the property, except as such regulations are herein specifically varied or required.

The use and development of the property shall be in substantial conformance with the plot
plan and floor plan submitted with the application and marked Exhibit "A", except as may be

revised as a result of this action.

A copy of the first page of this grant and all Conditions and/or any subsequent appeal of this
grant and its resultant Conditions and/or letters of clarification shall be printed on the building
plans submitted to the Department of City Planning (‘DEPARTMENT OF CITY PLANNING”)
and the Department of Building and Safety for purposes of having a building permit issued at
any time during the term of this grant.

Approvals, Verification and Submittals. Copies of any approvals, guarantees or verifica?ion
of consultations, reviews or approval, plans, etc., as may be required by the sub!ect
conditions, shall be provided to the Department of City Planning for placement in the subject

file.

Building Plans. A copy of the first page of this grant and all Conditions and/or any subsequent
appeal of this grant and its resultant Conditions and/or letters of clarification shall be printed
on the building plans submitted to the Development Services Center and the Department of
Building and Safety for purposes of having a building permit issued.

Notations on Plans. Plans submitted to the Department of Building and Safety for the
purpose of processing a building permit application shall inciude all of the Condltucn:s of
Approval herein attached as a cover sheet and shall include any modifications or notations

required herein.

Final Plans. Prior to the issuance of any building permits for the project by the Department of
Building and Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building and Safety for final review and
approval by the Department of City Planning. All plans that are awaiting issuance of a building
permit by the Department of Building and Safety shall be stamped by Department of City
Planning staff “Final Plans”. A copy of the Final Plans, supplied by the applicant, shall be
retained in the subject case file.

Code Compliance. All area, height and use regulations of the zone classification of the
subject property shall be complied with, except wherein these conditions explicitly allow

otherwise.

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 assign. The agreement must be submitted to the
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ifi.

57

58.

59.

60.

61.

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.

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 pursuant to Section 12.27.1 of the Municipal Code, to impose
additional corrective conditions, if, in the Commission’s or Director's opinion, such conditions
are proven necessary for the protection of persons in the neighborhood or occupants of

adjacent property.

Definition. Any agencies, public officials or legislation referenced in these conditions shall
mean those agencies, public offices, legislation or their successors, designees or amendment

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.

Expedited Processing Section. 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 foliowing:

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.

Reimburse the City for any and all costs incurred in defense of an action related to or arising
out of, in whole or in part, 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 settiement costs.

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).

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 Cit.y to
protect the City's interests. The City’s failure to notice or collect the deposit does not rehe\fe
the applicant from responsibility to reimburse the City pursuant to the requirement in

paragraph (b).
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v.  If the City determines it necessary to protect the City’s interest, execute an indemnity aqd
reimbursement agreement with the City under terms consistent with the requirements of this

condition.

The City shall notify the applicant within a reasonable pericd 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 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 alternatiye
dispute resolution procedures), ciaims, or l[awsuits. 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.

OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES

All terms and conditions of the approval shall be fulfilled before the use may be established. The
instant authorization is further conditional upon the privileges being utilized within three years after
the effective date of approval and, if such privileges are not utilized or substantial physical
construction work is not begun within said time and carried on diligently to completion, the
authorization shall terminate and become void.

TRANSFERABILITY

This authorization runs with the land. In the event the property is to be sold, leased, rgnted or
occupied by any person or corporation other than yourself, it is incumbent upon you to advise them
regarding the conditions of this grant.

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR.

Section 12.29 of the Los Angeles Municipal Code provides:

“A variance, conditional use, adjustment, public benefit or other quasi-judicial approval, or any
conditional approval granted by the Director, pursuant to the authority of this chapter shall become
effective upon utilization of any portion of the privilege, and the owner and applicant shall immediately
comply with its Conditions. The violation of any valid Condition imposed by the Director, Zon!ng
Administrator, Area Planning Commission, City Planning Commission or City Council in connection
with the granting of any action taken pursuant to the authority of this chapter, shall constitute a
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violation of this chapter and shall be subject to the same penalties as any other violation of this Code.”

Every violation of this determination is punishable as a misdemeanor and shall be punishable by a
fine of not more than $2,500 or by imprisonment in the county jail for a period of not more than six
months, or by both such fine and imprisonment.

BACKGROUND

The subject property is comprised of two (2) lots measuring, 11,287 square-feet with a 145-foot
frontage along Santa Fe Avenue and an 81-foot frontage along 7™ Street. The subject property is
currently developed with a vacant 14,910 square-foot three-story hotel building. There is one (1)
vehicular driveway located at the northern portion of the site. The project site does not contain any
native vegetation or locally protected tree species and there are no street trees on the public right-of-

way adjacent,

The subject property is zoned [MB1-CDF1-5][IX4-FA]J[CPIO] within the Downtown LOS AnQe_feS
Community Plan Area, which designates the site for Hybrid Industrial land uses and corresponding
LB2, LM1, MB1, MB2, MM1, IX3, IX4, FA, GW(CA), UC(CA), UI(CA), and UV(CA) Zones.

At its meeting of April 28, 2022, the Los Angeles City Planning Commission approved a General Plan
Amendment, Zone Change, Height District Change, Conditional Use permit for beverages,
Conditional Use for entertainment, Zoning Administrator Adjustment, Zone Variance, Redevelopment
Plan Project Compliance Review and a Site Plan Review under Case No. CPC-2017-4734-GPA-ZC-
HD-CUB-CUX-ZV-ZAA-SPR-RDP to allow the construction of a one-story addition to an existing,
14,910 square-foot, three-story hotel, and the construction, use and maintenance of an attached, 15-
story hotel with 103 guest rooms, resulting in a maximum height of 172 feet, five (5) inches and a
total floor area of 67,615 square-feet, including 15,907 square feet of commercial floor area, including
gallery, café, restaurant, and bar areas at the ground, 2™, 39 4% 14t 14% 15" and rooftop levels.
The existing hotel building would remain and would undergo structural alterations, tenant

improvements, and a one-story addition.

Additionally, on September 16, 2022, an appeal of the Conditional Use, Zone Variance, Zoning
Administrator Adjustment, Site plan Review, Development Plan Project Compliance Review of Case
No. CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP was filed by Darien Key from
Adams Broadwell Joseph & Cardozo on behalf of CREED LA. The appeal was heard by the City of
Los Angeles City Council under Council File No. 22-1162-S1 on November 6, 2023, where the appeal
was denied. Furthermore, on November 6, 2023, the Los Angeles City Council approved the General
Plan Amendment, Zone Change and Height District associated with Case No. CPC-2017-4734-GPA-
ZC-HD-CUB-CUX-2V-ZAA-SPR-RDP under Council File No. 22-1162.

The applicant has filed a subsequent case for the subject property to request a Modification of
Entitlement of Case No. CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP to allow the
proposed modification of the previously approved project which would result in the construction, use,
and maintenance of an 11-storyhotel building with 123 guest rooms and approximately 12,855 square
feet of commercial space comprised of art gallery, artist studios, restaurant, and bar uses. The
proposed project would include 67,474 square feet of floor area, resulting in a floor area ratio of 6:1.
The 11-story hotel would reach a maximum height of 137 feet and six (6) inches above grade.

The table below compares the changes made to the proposed project from the original approval:

[ Use B " Approved 1 _Proposed Modification |
 Floor Area 6:1 e 6:1 R
Height 1 172 feet 5 inches . . 137 feet 6 inches e
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' Commercial 15,907 square feet 12,855square feet
FloorArea | S E—— ] i -
Setbacks West Side Yard: 4 feet -11inches West Side yard: 5 feet 1
Rear yard: 3 feet inch |
o | ) Rear yard: 5 feet 1 inch
I_O;@n Space 5,719 square feet 7 | 6,469 square feet ]
Setbacks Front Yard: O’ Front Yard: 1 foot 7 inches |
East Side yard: 0 East Side yard: 15 feet
(3°9” encroachment into ROW floors I‘
| 5-15) -

Notably, the modifications to the setbacks are within the allowable adjustments requests to yards in
the original approval.

At the time of the previous approval under Case No. CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-
ZAA-SPR-RDP the subject property was located within the Central City North Community Plan Area,
which designated the site for Heavy Manufacturing land uses and corresponding the M3 Zone. On
May 3, 2023, the Los Angeles City Council adopted the Downtown Community Plan update which
redesignated the subject site from Heavy Manufacturing to Hybrid Industrial. Presently, the subject
property is zoned [MB1-CDF1-5][IX4-FA][CPIO] within the Downtown Community Plan Area, which
designates the site for Hybrid Industrial land uses and corresponding LB2, LM1, MB1, MB2, MM1,

IX3, IX4, FA, GW(CA), UC(CA), UI(CA), and UV(CA) Zone.

The subject property is also located within the River Implementation Overlay District RIO, Residential
Hotel Unit Conversion Demolition Ordinance Zone, City Center/Central Industrial Development
Guidelines and Controls for Residential Hotels, Transit Priority Area in the City of Los Angeles,
Downtown Community Plan Implementation Overlay Zone, Local Emergency Temporary Regulations
— Time Limits and Parking Relief Zone, East Los Angeles State Enterprise Zone, Downtown Adaptive
Reuse Incentive Area, AB 2097 Zone and 1.4 kilometers from the Puente Hills Blind Thrust.

SURROUNDING PROPERTIES

Surrounding properties are developed with a mix of live-work residential, commercial retail/restaurant,
commercial office and industrial uses. The property to the north and west is zoned [MB1-CDF1-5][IX4-
FAJ[CPIO] and is developed with a mixed-use (live/work residential/commercial) development. The
property to the east, across Santa Fe Avenue, is zoned [MB1-CDF1-5][IX4-FA][CPIO] and is
developed with a three-story live/work residential building and associated surface parking lot. The
property to the south, across 7" Street, is zoned [MB1-CDF 1-5][IX4-FAJJCPIO] and is developed with

a five-story creative office building and four-level parking garage.

STREETS

7™ Street, adjoining the property to the south, is designated as an Avenue Il and has a right-of-way
of 86 feet and is improved with roadway, curb, gutter, and sidewalks.

Santa Fe Avenue, adjoining the property to the east, is designated as an Avenue Il and has a right-
of-way of 86 feet and is improved with roadway, curb, gutter, and sidewalks.

Previous relevant cases. affidavits and orders on the subject property:

Case No: CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA- RDP-SPR - At its meeting of April 28,
2022, the Los Angeles City Planning Commission approved a General Plan Amendment, Zone
Change, Height District Change, Conditional Use permit for beverages, Conditional Use for
entertainment, Zoning Administrator Adjustment, Zone Variance, Redevelopment Plan Project
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Compliance Review and a Site Plan Review under Case No. CPC-2017-4734-GPA-ZC-HD-CUB-
CUX-ZV-ZAA-SPR-RDP to allow the construction of a one (1)-story addition to an existing, 14,910
square-foot, three (3)-story hotel, and the construction, use and maintenance of an attached, 15-story
hotel with 103 guest rooms, resulting in a maximum height of 172 feet, five (5) inches and a total floor
area of 67,615 square-feet, including 15,907 square feet of commercial floor area, including gallery,
café, restaurant, and bar areas at the ground, 2™, 31, 4h 14 14t 15M and rooftop levels. The
existing hotel! building would remain and would undergo structural alterations, tenant improvements,

and a one-story addition.

Cases on Surrounding Properties:

A search of relevant cases within 600-feet of the project site utilizing PTCS was conducted.

CPC-2020-6828-GPA-ZC-HD-SPR-MCUP - On April 12, 2022, the City Planning Commission
approved a General Plan Amendment, Height District Change, Conditional Use and a Site Plan
Review for the construction of a 188,954 square-foot, 14-story, commercial office building with 4,325
square feet of commercial ground floor, located at 635-657 Mesquit Street, 1585 East Jesse Street,

and 632-648 Santa Fe Avenue.

CPC-2017-437-GPAJ-VZCJ-HD-VCU-MCUP-SPR — On April 8, 2021, the City Planning Commission
approved a General Plan Amendment, Vesting Zone and Height District Change, Main Conditional
Use, and Site Plan Review for the construction of up to 347 new live-work units, approximately
187,374 square feet of new office space, 21,858 square feet of new commercial uses, located at
2117-2147 East Violet Street; 2118-2142 East 7" Place.

ZA-2019-7295-CUB - On August 11, 2020, the Zoning Administrator approved a Conditional Qse t_o
allow the sale and dispensing of a full line of alcoholic beverages for on-site consumption In
conjunction with a proposed restaurant/bar/lounge, located at 821 South Mateo Street.

ZA-2019-6157-CUB - On June 19, 2020, the Zoning Administrator approved a ConditionaI. Use‘ to
allow the sale and dispensing of beer and wine only for on- and off-site consumption in conjunction
with a proposed restaurant and bakery, located at 2029 and 2037 East 7" Street, 695 Santa Fe

Avenue.

ZA-2019-2884-CUB - On November 13, 2019, the Zoning Administrator approved a Conditio.nal QSe
to allow the sale and dispensing of beer and wine for onsite and off-site consumption in conjunction
with a proposed restaurant/wine bar, located at 1820-1830 East Industrial Street, Unit 101.

ZA-2019-2910-CUB - On December 5, 2019, the Zoning Adminisirator approved a Conditiong! Usg
to allow the sale and dispensing of a full line of alcoholic beverages for on-site consumption in
conjunction with a restaurant in the M3-1-RIO Zone, located at 1850 East Industrial Streef.

ZA-2019-2166-CUB - On October 24, 2019, the Zoning Administrator approved a Conditional Use to
allow the sale and dispensing of a full line of alcoholic beverages for onsite consumption in
conjunction with a new restaurant in the M3-1 Zone, located at 2001 East 7th Street (2001-2013 East
7" Street, 684-696 South Mateo Street and 683-691 South Imperial Street).

ZA-2017-5347-CUB-ZV - On July 16, 2018, the Zoning Administrator approved a Conditional Use t.o
permit the sale and dispensing of a full line of alcoholic beverages for on-site consumption in
conjunction with the operation of a concession area/bar for a new theater and a Zone Variance to
allow for off-site parking within 750 feet of the Project Site by lease agreement in lieu of & recorded

covenant, located at 1926 East 7" Street.
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ZA-2017-2206-CUB - On December 22, 2017, the Zoning Administrator approved a Conditional Use
to allow the sale and dispensing of a full line of alcohol in conjunction with an existing restaurant,

located at 2121 East 7" Street.

ZA-2017-3130-CUB-CU - On December 22, 2017, the Zoning Administrator approved a Conditional
Use to permit the sale and dispensing of a full line of alcoholic beverages for on-site consumption in
conjunction with the operation of a restaurant/bar/"micro-amusement park, located at 634 South
Mateo Street (618-634 South Mateo Street and 621-637 South Imperial Street).

CPC-2017-536-GPA-VZC-CUB-CUX - On August 10, 2017, the City Planning Commission approved
a General Plan Amendment, Vesting Zone Change, and Conditional Uses and a Site Plan Review
for the conversion of an 8,800 square-foot vacant historic fire house into a 10-room boutique hotel
with a restaurant and bar, located at 710 South Santa Fe Avenue.

CONDITIONS IDENTIFIED FOR CONSIDERATION BY THE STATE DEPARTMENT OF
ALCOHOLIC BEVERAGE CONTROL RELATIVE TO THE SALE AND DISTRIBUTION OF

ALCOHOLIC BEVERAGES

In approving the instant grant, the Zoning Administrator has not imposed Conditions specific to the
sale or distribution of alcoholic beverages, even if such Conditions have been volunteered or
negotiated by the applicant, in that the Office of Zoning Administration has no direct authority to
regulate or enforce Conditions assigned to alcohol sales or distribution.

The Zoning Administrator has identified a set of Conditions related to alcohol sales and distribution
for further consideration by the State of California Department of Alcoholic Beverage Control (ABC).
In identifying these conditions, the Office of Zoning Administration acknowledges the ABC as the
responsible agency for establishing and enforcing Conditions specific to alcohol sales and
distribution. The Conditions identified below are based on testimony and/or other evidence
established in the administrative record and provide the ABC an opportunity to address the specific
conduct of alcohol sales and distribution in association with the Conditional Use granted herein by

the Zoning Administrator.

BASIS FOR CONDITIONAL USE PERMITS

A particular type of development is subject to the conditional use process because it has been
determined that such use of property should not be permitted by right in a particular zone. All uses
requiring a Conditional Use Permit from the Zoning Administrator are located within Section 12.24-W
of the Los Angeles Municipal Code. In order for the sale and dispensing of a full line of alcoholic
beverages for on-site consumption be authorized, certain designated findings have to be made.

FINDINGS

General Plan Amendment, Zone and Height District Change Findings

1. The General Plan may be amended in its entirety, by subject elements or parts of subject
elements, or by geographic areas, provided that the part or area involved has significant
social, economic, or physical identity. (Charter Section 555)

The subject property is located within the Downtown Community Plan (formerly the Central City
North Community Plan) which was recently updated and adopted by the City Council on May 3,
2023 (operative as of January 27, 2025). The Plan Map designates the entire property for Hybrid
Industrial and is zoned [MB1-CDF1-5][IX4-FAJ[CPIO] Zone.
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The subject property is also located within the established Arts District neighborhood within the
Downtown Community Plan area. The surrounding area consists of a variety of commercial,
live/work residential, industrial, and mixed-use developments. The Arts District neighborhood is
known as a commercial neighborhood in the City of Los Angeles. A variety of uses surround the
subject property within a half mile radius, including but not limited to; art studios, film studios, bars,
breweries, restaurants, creative office spaces, retail uses, large produce and food markets, hotel
uses, fitness facilities, public facilities, and mixed-use live/work uses. The property to the north
and west is zoned [MB1-CDF1-5][IX4-FA]J[CPIO] and is developed with a mixed-use (live/work
residential/commercial) development. The property to the east, across Santa Fe Avenue, is zoned
[MB1-CDF1-5][IX4-FAJ[CPIO] and is developed with a three-story live/work residential building
and associated surface parking lot. The property to the south, across 7 Street, is zoned [MB1-
CDF1-5][IX4-FA]J[CPIO] and is developed with a five-story creative office building and four-level

parking garage.

In approving the General Plan Amendment to change the land use designation from Heavy
Manufacturing to Regional Center Commercial, the city found that based on the facts, the subject
property is a part of the significant physical identity expressed by the development, uses, and
land designations in the immediate area and that the building and project site contribute to the
physical identity of the ever-expanding Arts District. The General Plan Amendment to Regional
Center Commercial enables the project to redevelop the subject site by renovating the existing
hotel in conjunction with constructing a new, attached 15-story hotel. Since the 2022 approvals,
the subject site was updated to Hybrid Industrial land use designation with the 2023 adoption of

the Downtown Community Plan.

Furthermore, the proposed modification of the approved project to allow the construction, use,
and maintenance of a 67,474 square-foot, 11-story hotel building with 123 guest rooms and
approximately 12,855 square feet of commercial will be similar in nature to the approved project
while downsizing the envelope of the building. As such, the General Plan Amendment to Regional
Center Commercial was determined to be consistent with City Charter Section 555 as the subject
property and proposed project are located within an area, the Arts District, that has significant

physical identity.

2. The action is in substantial conformance with the purposes, intent, and provisions of the
General Plan. (Charter Section 556 & LAMC Section 12.32-C)

The elements of the General Plan establish policies that provide for the regulatory environment
in managing the city and for addressing concerns and issues. The Land Use element of the cjty’s
General Plan divides the city into 35 Community Plans. The subject site is located within
Downtown Community Plan with a land use designation Hybrid Industrial. The subject property is
zoned [MB1-CDF1-5][IX4-FAJ[CPIO], but has a 2022 Zone Change approval to (T)(Q)C2-2-RIO

under the original approvals.

The modification of the approved project is in substantial conformance with the purposes, intent, and
provisions of the General Plan, as follows:

The Downtown Community Plan

The Downtown Community Plan text includes the following relevant land use Goal, Objectives
and Policies for areas designated Hybrid Industrial:

Land Use Goal 31: Diverse land uses welcome sustainable new and adaptive reuse
structures that accommodate a range of hybrid industrial and productive

activities.
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LU 31.1 - Encourage the development of flexible spaces that can
accommodate a variety of job producing industries.

LU 31.2 — Ensure a thoughtful mix of land uses including amenities to serve
the evolving creative employee base and live/work community.

LU 34.3 — Encourage retail and restaurant uses in partnership with productive
uses to promote extended hours of activity.

LU 34.4 — Support walkable neighborhoods with an active and livable street life
that is shared by all modes, including pedestrians, cyclists, and transit uses.

LU 34.5 — Promote an enhanced public realm and network of pedestrian paths
that connect neighboring resources, such as parks to the Los Angeles River.

The hotel project supports the recently adopted land use goal and policies of the Downtown
Community Plan with a mix of restaurant and gallery uses that support and enhance amenities in
the immediate neighborhood and which serve the local employee -base. OQutdoor dining is
proposed along 7™ street to enhance an active sireet life in the community. Moreover, the project
does not propose vehicular driveways or introduce new curb cuts, supporting the pedestrian
experience adjacent to the project site within walking distance to the 6% Street and 7" Street

bridges overlooking the Los Angeles River.

Furthermore, the project's modified building height, at 11 stories and 137 feet, six (6) inches
(137'6”), and hotel room count of 123 guest rooms is consistent with recently constructed
development within the area and approximately 40 feet less than the originally approved project.
The project has been designed to respect the present community character by preserving a hotel
use of the at the location with a new, modern, 11-story hotel addition.

Therefore, the project is consistent with the Downtown Community Plan in that the project will
implement the abovementioned goals, objectives and policies of the Plan.

The Framework Element

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

relevant to the instant request

Goal 3A: A physically balanced distribution of land uses that contributes towards and
facilitates the City's long-term fiscal and economic viability, revitalization of
economically depressed areas, conservaton 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.

AN EQUAL EMPLOYMENT QPPORTUNITY — AFFIRMATIVE ACTION EMPLOYER



Case No. CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP-M1

Policy 3.1.4:

Obiective 3.2:

Policy 3.2.1:

Obiective 3.4:

Policy 3.4.1:

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.

Provide for the spatial distribution of development that prorpotes
an improved quality of life by facilitating a reduction of vehicular
trips, vehicle miles traveled, and air pollution.

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.

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
ptimary transit corridors/boulevards, while at the same time
conserving existing neighborhoods and related districts.

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

As mentioned, the modification of the approved project is similar in nature with 123 hotel rooms
and a decrease in height. Additionally, the project is located within a High-Quality Transit Area
(HQTA) which is generally defined as a walkable corridor within ¥%-mile of well-serviced (high
frequency) transit, in this case Metro 18, 60, and 62 Lines. As such, the project will reduce
vehicular trips to and from the project, vehicle miles traveled, and improve air pollution. The
project’s location within a rapidly growing mixed-use district, and on an Avenue Il will enable ti:le
city to conserve nearby existing stable residential neighborhoods and lower-intensity commercial

districts.

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

Obiective 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
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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 project proposes the redevelopment of a new hotel at the location of an existing hotel building
at the corner of 7!" Street and Santa Fe Avenue, activating the ground floor with a 1,224 square-
foot lobby with bar and outdoor seating for patrons an art gallery and artist studio. The ground
floor of the new hotel building includes the hotel lobby. The project does not include any driveways
or curb cuts, therefore the proposed project is pedestrian oriented.

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.

Obijective 5.2: Encourage future development in centers and in nodgs .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 andfor 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 proposed project builds on the uniqueness of the Arts District as an artist community, but also
recognizes the Arts District as a rapidly growing commercial center and the need for additional
services and amenities, such as hotels. The project, which includes 12,855 square feet of new
restaurant/bar/art gallery and artist studios floor area that will support the Arts District’s visitors
and residents by providing additional dining opportunities, as well as enhance the urban
environment, encouraging daytime and nighttime pedestrian activity within a highly active
commercial district through pedestrian- friendly design. Furthermore, the project is located within
an High-Quality Transit Area (HQTA) and served by Metro 18, 60, and 62 Lines enabling it to
function at both the local and region scale.

The Modification of Entitlement of the original approval to allow the construction, use, and
maintenance of a 67,474 square-foot, 11-story hotel building with 123 guest rooms and
approximately 12,855 square feet of commercial space comprised of art gallery, artist studios,
restaurant, and bar uses and the approval of the General Plan Amendment from the Heavy
Manufacturing to Regional Center Commercial land use designation, along with the Zone and
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Height District change from M3-1-RIO to (T)(Q)C2-2D-RIO will still be to be consistent with the
goals, objectives and policies of the General Plan Framework Element.

Air Quality

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 implementa_tlon of
conservation measures including passive methods such as site orientation and

tree planting.

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

As conditioned, project shall a provide solar-ready consistent with the Los Angeles Municipal
Code. Therefore, the Modification of Entitlement of the original approval will still be to be
consistent with the goals and objectives of the Air Quality Element.

Mobility Element

The Mobility Element of the General Plan (Mobility Pian 2035) is not likely to be affected by the
recommended action herein. Along 7" Street, adjoining the property to the south, is designated
as an Avenue I, dedicated to a variable width of between 80 and 83 feet and is improved with
roadway, curb, gutter, and sidewalks. Santa Fe Avenue, adjoining the property to the east, is
designated as an Avenue I, dedicated to a variable width of between 50 and 68 feet and is

improved with roadway, curb, gutter, and sidewalks.

7" Street is included in Mobility Plan 2035’s “Enhanced” Networks as a Tier 2 Bicycle Lang. and
Santa Fe Avenue is included in the Neighborhood Enhanced Network. The project as designed
and conditioned meets the following goals and objectives of Mobility Plan 2035:

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

The project's design, including ground, floor treatment will encourage daytime and nighttime
pedestrian activity within a highly active commercial district through pedestrian-friendly design.

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.

Pelicy 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.
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Policy 3.5:  Support “first-mile, last-mile solutions” such as multi-modal transportation
services, organizations, and activities in the areas around transit stah.ops
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 is located within an HQTA and served by Metro 18, 60, and 62 Lines which will reduce
vehicular trips to and from the project, vehicle miles traveled and improve air poliution; and its
ground floor treatment will encourage daytime and nighttime pedestrian activity within a highly
active commercial district through pedestrian-friendly design.

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

access the project.

Lastly, the Department of Transportation submitted a Traffic Impact Assessment of the proposed
project, dated July 9, 2020, which determined that traffic impacts from the project would be
significant, and imposed three (3) Transportation Demand Management mitigation measures,
which have been incorporated into the conditions of approval of the previous grant and carried

over herein.

The Modification of Entitlement of the original approval to allow the construction, use, and
maintenance of a 67,474 square-foot, 11-story hotel building with 123 guest rooms and
approximately 12,855 square feet of commercial space comprised of art gallery, restaurant, a_nd
bar uses and will still be to be consistent with Mobility Plan 2035 goals, objectives and policies

of the General Plan.

Sewerage Facilities Element

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.

3. The initiated General Plan Amendment to the Central City North Community Plan will bg in
conformance with public necessity, convenience, general welfare, and good zoning
practice, as described below. (Charter Section 558 & LAMC Section 12.32-C,3)

a. Public Necessity: At the time of the original approvals in 2017, the City factored a 2013 report
by the Chief Legislative Analyst (CLA) reported (Council File No. 13-0991) which stated
that Downtown was one of several areas in the City with high demand for hotel rooms. The
CLA report found that that City has had about 0.9% compound annual growth in hotel room
supply over the past 25 years, while nationally the hotel supply has grown at about 1.?%
compounded annually for the same period. In 2015, Los Angeles Tourism and Convention
Board (LATCB) reported that 6,400 new hotel rooms were built in New York City in 2014, while
only 1,100 new hotel rooms were added in Los Angeles County. As such, the modification of
the proposed project will increase the quantity of hotel rooms from 103 hotel rooms to 123
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hotel rooms therefore, still providing an essential service to the City of Los Angeles. The
development will occur on an under-developed site, increasing the number of hotels room in
Downtown and therefore providing a public necessity

b. Convenience: The Arts District, and the downtown area in general is the City's largest
employment center and contains the highest concentration of jobs. Downtown Los Angeles is
also the most transit-rich area within the City, serviced by the Los Angeles County
Metropolitan Transportation Authority bus system, the Metro Rail Red Line and the City of Los
Angeles Department of Transportation DASH service, among another services. In the near
future, additional services are planned for the Arts District. Nevertheless, the subject property
is currently located within a High-Quality Transit Area (HQTA) which is generally defined as a
walkable corridor within ¥.-mile of well-serviced (high frequency) transit, in this case Metro 18,

60, and 62 Lines.

As such, the Modification of Entitlement of the original approval to allow the construction, use,
and maintenance of a 67,474 square-foot, 11-story hotel building with 123 guest rooms and
approximately 12,855 square feet of commercial space comprised of art gallery, restaurant,
and bar uses along with the adoption of the General Plan Amendment from the Heavy
Manufacturing to Regional Center Commercial land use designation, along with the Zone and
Height District change from M3-1-RIO to (T)(Q)C2-2D-RIO would provide short-term,
overnight accommodations for visitors and tourists to the downtown area.

c. General Welfare: The proposed 123-room hotel and restaurants will provide a significant
number of jobs within approximately Ys-mile of a variety of modes of public transit. The project
will also include ground floor café/restaurant/art gallery spaces which would improve
pedestrian safety, comfort, and weli-being along the street during evening hours. As such, the
Modification of Entitlement ‘of the original approval to allow the construction, use, and
maintenance of a 67,474 square-foot, 11-story hotel building with 123 guest rooms and
approximately 12,855 square feet of commercial space comprised of art gallery, restaurant,
and bar will benefit the general welfare of the residents, tourists, and employees of the City of

Los Angeles.

d. Good Zoning Practices: The project conforms with good planning practices by revitalizing an
existing non-operating building with a new hotel building that is consistent with the land use
designation and the surrounding community. The proposed project involves 12,855 square
feet of commercial uses including restaurant with outdoor and indoor seating, bars, and art
gallery uses. The services provided by the project add to the utilization of the site as it is
currently underused as a non-operating building. The proposed hotel will also be a beneficial
service to the existing neighborhood by encouraging pedestrian activity at the street level and
attracting employees to an in-demand area in the City of Los Angeles.

As such, the Modification of Entitlement of the original approval to allow the construction, use,
and maintenance of a 67,474 square-foot, 11-story hotel building with 123 guest rooms and
approximately 12,855 square feet of commercial space comprised of art gallery, artist studios,
restaurant, and bar uses practices good zoning in the City of Los Angeles.

e. “T"and “Q" Classification and “D" Limitations Findings: Per Section 12.32-G,1, 2 and 4 of the
Municipal Code, the previously approved project has been made contingent upon compliance
with new “T” and “Q” conditions of approval and “D” development limitations. Such limitations
are necessary to ensure the identified dedications, improvements, and actions are undertaken
to meet the public’s needs, convenience, and general welfare served by the required actions.
The conditions that limit the scale, design and scope of future development on the site are
also necessary to protect the best interests of and to assure a development more :::omlflatib!e
with surrounding properties and the overall pattern of the existing mixed-use development in
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the community, to secure an appropriate development in harmony with the General Plan as
discussed in Findings Section 2, and to prevent or mitigate the potential adverse
environmental effect of adding additional height or floor area to the established neighborhood.
The modified project is also required to comply with the previously approved “T” and “Q"

conditions.

Conditional Use Findings

4. The project will enhance the built environment in the surrounding neighborhood or \'Nill
perform a function or provide a service that is essential or beneficial to the community,

city or region.

The subject property is an irregular-shaped, 11,287 square-foot, corner lot with a 145-foot
frontage along Santa Fe Avenue and an 81-foot frontage along 7" Street. The subject property
is currently developed with a vacant 14,910 square-foot three-story hotel building. There is
one vehicle driveway located at the northern portion of the site.

At its meeting of ‘April 28, 2022, the Los Angeles City Planning Commission approved a
General Plan Amendment, Zone Change, Height District Change, Conditional Use permit for
beverages, Conditional Use for entertainment, Zoning Administrator Adjustment, Zone
Variance, Redevelopment Plan Project Compliance Review and a Site Plan Review under
Case No. CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP.

Under the Conditional Use permit the project was allowed the sale and dispensing of a full-
line of alcoholic beverages for on-site consumption throughout the hotel; including a ground-
floor restaurant and lobby, and in hotel room minibar cabinets. The proposed project also
includes a request for live entertainment in conjunction with the proposed restaurants and bar.
The proposed hours of operation are from 6:00 a.m. to 2:00 a.m., indoors and 7:00 a.m. to

11:00 p.m. outdoors, daily.

The subject grant is for a Modification of Entitlement of Case No. CPC-2017-4734-GPA-ZC-
HD-CUB-CUX-ZV-ZAA-SPR-RDP which would modify the Conditional Use request to allow
the sale of a full-line of alcoholic beverages for consumption on the premises as well
as permit live entertainment in conjunction with the operation of restaurants and/or bar uses.
Notably, the modification of the project would eliminate patron dancing from the grant as well
as decrease the floor area of alcohol serving tenants within the hotel from 10,620 fo
8,619square feet in floor area. Additionally, the total seat count for the restaurants and bars
located at the ground and rooftop levels will consist of 72 seats at the ground level and 130
seats on the rooftop which is less than the original approval. Furthermore, the hours of

operation are to remain the same as the previous grant.

The subject property is located within the established Arts District neighborhood within the
Downtown Community Plan area. The surrounding area consists of a variety of commercial,
live/work residential, industrial, and mixed-use developments. The Arts District neighborhood
is known as a commercial neighborhood in the City of Los Angeles. The renovation and
expansion of an existing building and the construction of a new hotel would enhance the built
environment by bringing hew compatible development to the area, and alcohol service with
live entertainment and public dancing would improve the viability and desirability of the
proposed restaurant, bar, and other hotel amenities. In addition to hotel guests, the new
restaurant, and bar with the availability of alcoholic beverages will also provide a beneficial
service for the residents and employees to the area, as the availability of alcohol sales is a
desirable amenity that is typical of many restaurants and hotels. Further, as conditioned, the
sale of alcoholic beverage will occur within a controlled environment within the store by trained
employees, subject to security measures, limited hours of operation, STAR training,
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inspections, and evaluations of any nuisance complaints and the appropriateness of the use.

Therefore, as conditioned, the project will enhance the built environment in the
surrounding neighborhood and will provide a service that is beneficial to the community,

city or region.

5. 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 applicant proposes the construction, use, and maintenance of an 11-story hotel building
with 123 guest rooms and approximately 12,855 square feet of commercial space comprised
of art gallery, restaurant, and bar uses. The proposed project would include 67,474 square
feet of floor area, resulting in a floor area ratio of 6:1. The 11-story hotel would reach a

maximum height of 137'-6" above grade.

The request for on-site sales and dispensing of a full line of alcoholic beverages at the hotel
and within its amenities having live entertainment will not adversely affect or further degrade
adjacent properties, the surrounding neighborhood, or the public health, welfare, and safety
as there are similar uses in proximity to the subject site. Adjacent uses include a mix of hotel,
commercial, mixed-use residential development, office, manufacturing, and industrial uses.

The project has been designed in a manner to enhance the public realm and improve the
aesthetics and safety of the surrounding area. The inclusion of alcohol sales with public
dancing and live music within the hotel, which has become common for hote! operations, will
allow for an added amenity to the neighborhood. The alcohol service at the hotel will be
carefully controlled and monitored, while being compatible with immediately surrounding uses
that are commercial, office, industrial and/or mixed-use buildings. The proposed project will
provide a place for residents and visitors to eat, drink, and socialize; as such, the sale of
alcoholic beverages, along with live entertainment and dancing, is a normal part of a hotel's

operation and is an expected amenity.

As proposed and conditioned herein, 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.
Furthermore, this grant also includes conditions of approval intended to address alcohol-
related issues to safeguard public welfare and enhance public convenience, such as proper
employee training. The project would provide a service that would be beneficial to the

community.

6. The project substantially conforms with the purpose, intent and provisions of the
General Plan, the applicable community plan, and any specific plan.

The elements of the General Plan establish policies that provide for the regulatory roadmap
for future growth and development throughout the City. The majority of the policies derived
from these Elements are in the form of Code Requirements of the Los Angeles Municipal
Code (LAMC). Except for the entitlement described herein, the project does not propose o
deviate from any of the requirements of the LAMC.

The Land Use element of the city's General Plan divides the city intoc 35 Community Plan
areas. The subject site is located within the Downtown Community Plan with a land use
designation Hybrid Industrial. In such cases, the City Planning Commission must interpret the
intent of the Plan. In effect at the time of the project’s approval, the City Planning Commission
applied the Central City North Community Plan serves to address a number of issues and
opportunities present in the area and recognizes the importance of retaining a viable and
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vibrant commercial sector. The hotel and ancillary uses are consistent with the initiated zone
and land use designation. Additionally, the project is consistent with the following objectives
and policies of the Downtown Community Plan:

Land Use Goal 31: Diverse land uses welcome sustainable new and adaptive reuse
structures that accommodate a range of hybrid industrial and productive

activities.

LU 31.1 - Encourage the development of flexible spaces that can
accommodate a variety of job producing industries.

LU 31.2 - Ensure a thoughtful mix of land uses including amenities to serve
the evolving creative employee base and live/work community.

LU 34.3 — Encourage retail and restaurant uses in partnership with
productive uses to promote extended hours of activity.

LU 34.4 — Support walkable neighborhoods with an active and livable street
life that is shared by all modes, including pedestrians, cyclists, and transit
uses.

LU 34.5 — Promote an enhanced public realm and network of pedestrian
paths that connect neighboring resources, such as parks to the Los

Angeles River.

The hotel project supports the recently adopted land use goal and policies of the Downtown
Community Plan with a mix of restaurant and gallery uses that support and enhance
amenities in the immediate neighborhood and which serve the local employee base. The
high ceilings and elevated space on the first floor provide flexibility and fluidity to the dining
experience with the art gallery space. Outdoor dining is proposed along 7" street to enhance
an active street life in the community. Moreover, the project does not propose vehicular
driveways or introduce new curb cuts, supporting the pedestrian experience adjacent to the
project site within walking distance to the 6" Street and 7" Street bridges overlooking the Los

Angeles River.

The project revitalizes the location of an existing vacant hotel and will result in additional new
hotel uses that have ancillary amenities such as a hotel room minibars, restaurant, bar, and
art gallery in an area containing a mix of commercial uses that would attract a variety of
consumers and tenants, actively promoting the area as a key economic center of the
community. The project maintains a desirable commercial service within an area that allows
for such uses. The project follows an established pattern of zoning and land use that is
consistent and compatible with other properties and uses in the surrounding area, which is a
walkable and accessible through public transit which includes a variety of commercial uses.
The conditional authorization for the sale of alcoholic beverages with public dancing and live
entertainment is allowed through the approval of the City Planning Commission subject to’
certain findings. The required findings in support of the Central City North Community Plan
and Downtown Community Plan have been made herein. Thus, the project substantially
conforms with the purpose, intent, and provisions of the General Plan and the Community

Plan.

7. The proposed use will not adversely affect the welfare of the pertinent community.
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The approval of the conditional use to allow for the sale and dispensing of a full line of alcoholic
beverages within the hotel, having occasional live entertainment at the ground and rooftop
levels will not adversely affect the welfare of the community. With oversight from the California
Department of Alcoholic Beverage Control, which regulates alcohol sales, and through the
incorporation of the conditions of approval within this grant, the project will be compatible with
the surrounding area as it will revitalize a non-operating building with a new hotel, dining,
gallery, and bar uses in a neighborhood surrounded by such uses.

Surrounding properties are developed with a mix of office, commercial retail/restaurant,
mixed-use housing, and commercial office uses. Properties to the north, south, east and west
of the subject site are zoned [MB1-CDF1-5][IX4-FA]J[CPIO] with a land use designation of
Hybrid Industrial. Properties to the north are developed with a mixed-use residential units and
commercial development. Properties to the east are developed with live- work residential
units and the Pacific Railroad tracks. Properties to the south, across East 7" Street, are
developed with commercial developments. Properties to the west are developed with

residential and commercial developments.

Diversity amongst uses is common in the immediate area surrounding the project site and
while there are live-work/residential uses nearby, the proposed establishments open the
public that will serve alcoholic beverages with live entertainment and public dancing will be
part of a controlled and monitored operation. In addition, numerous conditions have been
imposed to integrate the use into the community as well as protect community members from

adverse potential impacts.

Other conditions imposed will maintain the order and ensure cleanliness of the project and its
surroundings. Therefore, the granting of the request will not adversely impact the welfare of
the pertinent community.

8. The granting of the application will not result in an undue concentration of premises
for the sale or dispensing for consideration of alcoholic beverages, including beer and
wine, inthe area ofthe City involved, giving consideration to applicable State laws and to
the California Department of Alcoholic Beverage Control's guidelines for undue
concentration; and also giving consideration to the number and proximity of these
establishments within a one thousand foot radius of the site, the crime rate in the area
(especially those crimes involving public drunkenness, the illegal sale or use of
narcotics, drugs or alcohol, disturbing the peace and disorderly conduct), and whether
revocation ornuisance proceedings havebeeninitiated forany usein the area.

According to the California Department of Alcoholic Beverage Control (ABC) licensing criteria,
Census Tract No. 2060.51 currently has licenses within this Census Tract, including 35 on-

site, nine off-site and 17 other licenses.

Overconcentration can be undue when the addition of a license will negatively impact a
neighborhood. Over concentration is not undue when the approval of a license does not
negatively impact an area, but rather such a license benefits the public welfare and

convernience.

According to statistics provided by the Los Angeles Police Department’s Central Los Angeles
Division Unit, within the Crime Reporting District. 159, which has jurisdiction over the subject
property, a total of 159 crimes and arrests were reported in 2024, including 89 for Part I Crimes
and 70 Part for Il Arrests, compared to the citywide average of 89 crimes and arrests, and
compared to the High Crimes average of 106 crimes for the same reporting period. It is not
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uncommon to have increased concentrations of crimes in a dense, urban area that is a
regional and internationally known center and destination.

Alcohol-related Part Il crimes reported by LAPD include, Narcotic Drug Laws (6}, Liquor Laws
(0), Disorderly Conduct (2), and Driving Under the Influence (3).

Given the project’s location within a dense employment and residential center, the census
tract’s crime statistics related to alcohol are minimal and the issuance of an additional licenses
to serve alcohol on-site is not anticipated to create a law enforcement problem. Furthermore,
the requested entitlement for alcohol sales that are incidental to hotel patronage is not
anticipated fo adversely affect crime rates, given the nature of the use which will primarily
involve alcohol being consumed by patrons of the restaurant, bar, and by hotel guests. The
service of a full line of alcoholic beverages within a ground-floor restaurant and lobby with live
entertainment, and in hotel room minibar cabinets will provide a unique service to workers,
visitors, and residents. The project will also continue to enhance the physical environment
and, as conditioned, will not negatively impact the area. Furthermore, the City Planning
Commission also incorporated numerous operational conditions to the grant that address
noise, safety, and security to ensure the proposed use is conducted with due regard for
surrounding properties and to reduce any potential crime issues or nuisance activity. Therefore,
the granting of the request herein will not result in undue concentration.

9. The proposed use will not detrimentally affect nearby residentially zoned communities
in the area of the City involved, after giving consideration to the distance of the
proposed use from residential buildings, churches, schools, hospitals, public
playgrounds and other similar uses, and other establishments dispensing, for sale or
other consideration, aicoholic beverages, including beer and wine.

The project site is zoned for commercial uses and will continue to be utilized as such
with the proposed restaurant, bar, and gallery uses. The following sensitive uses are
located within a 1,000-foot radius of the site:

Sensitive Uses

Live/work residential

City Light Church 801 East 4" Place

Saint Francis Xavier Church 222 South Hewitt Street
Japanese Catholic Center

Zanshuji Soto Mission 123 South Hewitt Street
Centenary United Methodist 300 South Central Avenue
Church

Motion City Church 400 Alameda Street
Grace Life LA 948 East 2" Street
Southern California Institute of 960 East 3" Street

Architecture

Consideration has been given to the distance of the subject establishment from the above-
referenced sensitive uses. The grant has been well conditioned, which would protect the
health, safety, and welfare of the surrounding neighbors. The potential effects of excessive
noise or disruptive behavior have been considered and addressed by imposing conditions
related to noise and loitering. Furthermore, the proposed use will not detrimentaily affect
nearby residential properties and other sensitive uses because the urban environment mostly
contains mixed-use buildings which already include residential and commercial uses.
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This project will contribute to the neighborhood and will serve the neighboring resident.s and
the local employees as well as visitors. Therefore, as conditioned, the project will not
detrimentally affect residentially zoned properties or any other sensitive uses in the area.

Zone Variance Findings

10. That the strict application of the provisions of the zoning ordinance would result in
practical difficulties or unnecessary hardships inconsistent with the general purposes
and intent of the zoning regulations.

The subject property is an irregular-shaped, 11,287 square-foot, corner lot with a 145-foot
frontage along Santa Fe Avenue and an 81-foot frontage along 7™ Street. The subject property
is currently developed with a vacant 14,910 square-foot three-story hotel building. There is
one vehicle driveway located at the northern portion of the site. The project site does not
contain any native vegetation or locally protected tree species and there are no street trees

on the public right-of-way adjacent.

At its meeting of April 28, 2022, the Los Angeles City Planning Commission approved a
General Plan Amendment, Zone Change, Height District Change, Conditional Use permit for
beverages, Conditional Use for entertainment, Zoning Administrator Adjustment, Zone
Variance, Redevelopment Plan Project Compliance Review and a Site Plan Review under
Case No. CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP for the subject

property.

Under the previously approved entitlement, the project was granted a zone variance to waive
all parking requirements otherwise required per LAMC Section 12.21-A,4 and to permit the
off-site parking via lease in lieu of covenant. The applicant committed to lease the number of
parking spaces that would otherwise be required from the owner of the Ford Factory, located
directly across from the project site, and the hotel operator will solely offer valet services for

guests.

The applicant is requesting a Modification of Entitlement of Case No. CPC-2017-4734-GPA-
ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP to allow the proposed modification of the previously
approved project which would result in the construction, use, and maintenance of an 11-story
hotel building with 123 guest rooms and approximately 12,855 square feet of commercial
space comprised of art gallery, restaurant, and bar uses. The proposed project would include
87,474square feet of floor area, resulting in a floor area ratio of 6:1. The 11-story hotel would
reach a maximum height of 137'-6" above grade. The madification of the approved project

would not affect the previously approved parking requirements.

The proposed project is required 56 parking spaces. LAMC Section 12.21 A4, allows for a
15 percent parking reduction in exchange for attended bicycle parking. By using a bicycle
parking reduction, the project is only required to provide 47 vehicle parking spaces, reduced
from 56 spaces. The Code requires a total of 26 bicycle parking spaces including 13 short-
term spaces and 13 long-term spaces. The applicant will locate all required bicycle parking
spaces on-site and provide the Code-required automobile parking spaces off-site via a lease
in lieu of a covenant as conditioned in Condition of Approval No.32 of the previous approval.

Code-required parking will be provided across the street from the project site at the Ford
Factory studios, approximately 150 feet south of the projects site. The number of Code
required spaces would be leased in lieu of a covenant. Hotel guests and patrons would utilize

the valet service.
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1.

Strict application of the provisions of the zoning ordinance would result in practical difficulties
or unnecessary hardships inconsistent with the general purposes and intent of the parking
regulations. The site includes physical constraints which make it not possible to provide the
required parking on-site in a practical or feasible manner. With the existing hotel building
being retained, the property has 70 feet of frontage along Santa Fe Avenue. In order to provide
legally required access to a parking garage on-site, much of the frontage would be occupied
by driveway. Beyond that, once onto the property, given the narrow width and short depth of
the lot, the property could not accommodate ramping to parking levels either above or below
grade in a manner that would be practical or feasible. Additionally, automated parking would
require automobile queuing on-site which, given the limited ground floor space, would not be
practical or feasible. In response to these challenges, the project will be designed with valet
stations located along the Santa Fe frontage.

While parking cannot be provided on the project site, off-site parking can accommodate the
needs of the operation and reduce potential impacts to the surrounding street network. Valets
will be provided to accommodate for these restrictions parking needs. As such, the
Modification of Entitlement request herein will carry over the previous conditioned parking
requirements. Therefore, strict application of the parking provisions would result in practical
difficulties when the request meets the intent of the parking regulations.

That there are special circumstances applicable to the subject property such as size,
shape, topography, location or surroundings that do not apply generally to other
property in the same zone and vicinity.

The subject property is comprised of two (2) lots located on an 11,287 square-foot 'parcel
containing an existing hotel that will be partially maintained and renovated, along with the
development of a new hotel on the project site. The existing hotel was built in 1915, prior to

current parking requirements.

LAMC Section 12.21 A.4(g) allows the project to provide Code-required parking on another
lot within 750 feet pursuant to a covenant. However, property owners may not be willing to
encumber their property with a covenant for many reasons, including liability issues. Other
lots within 750 feet of the project site are largely developed with other uses and may not be
available for lease. However, there are lots available in proximity to the site that can
accommodate the number of Code-required parking spaces and, as discussed above, meet
the project's parking demand while better managing traffic flow to and from the project. In
order to ensure the project applicant is not violating any LAMC regulations, the applicant is
waived from all parking requirements on site but will lease parking across the street at the
Ford Factory and will provide a valet service for guests and patrons. A condition of approval
has been carried over from the previous approval and a recorded parking covenant would be
an encumbrance that would run with the land and restrict future use and development of
property for an unlimited duration. Therefore, it is impractical for the applicant to obtain a
covenant from other property owners, particularly in this neighborhood.

Given that the project involves the preservation and reuse of an existing, vacant hotel with
limited space for additional parking, the site contains constraints from providing the required
number of spaces on-site. The existing lot layout prohibits the provision of required parking.
Therefore, there is a special circumstance, which is applicable to the subject property, its
existing build out, which does not apply generally to other property in the same zone and

vicinity
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12. That the variance is necessary for the preservation and enjoyment of a substantial

13.

14.

property right or use generally possessed by other property in the same zone and
vicinity but which, because of the special circumstances and practical difficulties or

unnecessary hardships, is denied to the property in question.

The approval of the previous requests allowed the applicant to eliminate all existing on-site
parking in order to retain the existing hotel while developing a new hotel on the abutting vacant
and size constrained lot. As allowed by the Zoning Code, the number of Code-required parking
spaces will be located off-site. A condition of approval has been established herein and a
recorded parking covenant would be an encumbrance that would run with the land and restrict
future use and development of property for an unlimited duration. As such, the project will

provide parking via lease in lieu of covenant.

Granting the zero (0) parking requirement will continue to preserve the applicant's enjoyment
of the substantial property right to modernize an existing hotel building while intraducing a
newly constructed hotel containing ancillary uses on a constrained site. The hotel will utilize a
valet-only parking policy that will allow for guests and patrons to easily visit the site while also
significantly reducing the potential for queuing into the right-of-way, resulting in practical
difficulties and unnecessary hardships. The variance is necessary to develop a use that
meets the purpose and intent of the initiated C2 Zone, similar to the property rights generally

possessed by other C2-zoned properties in the vicinity.

That the granting of the variance will not be materially detrimental to the public welfare,
or injurious to the property or improvements in the same zone or vicinity in which the

property is located.

As mentioned, the request to modify the previously approved project will carry over the parking
requirements. Granting the requested variance will not be materially detrimental to the public
welfare or injurious to the property or improvements in the same zone or vicinity. The existing
hotel was developed in the 1930s, along with many of the existing development surroundm_g
the project site, prior to zoning regulations such as parking requirements. The Arts District is
quickly becoming a job center for the City with new art and film studios and corporate
headquarters coming into the area thereby increasing the need for hotel rooms to serve these

uses.

The project site is located in an area zoned for hybrid industrial uses but that is developed
with a variety of uses, including; hotel, office, restaurant and commercial, and live-work
developments. The hotel operator plans to lease the Code required parking spaces from the
Ford Factory, located directly across the street from the project site.

That the granting of the variance will not adversely affect any element of the General
Plan.

The General Plan is comprised of the Framework Element, seven state-mandated elements,
and four additional elements that act as the City’s roadmap for future growth and development
by establishing goals, policies, purposes, and programs. The majority of the policies derived
from these elements are implemented in the Zoning Code. However, Chapter 3 (Land Use)
of the Framework Element establishes broad goals, objectives, and policies for Regional

Center Commercial land.

Goal 3.F states “Mixed-use centers that provide jobs, entertainment, culture, and serve the
region”. The corresponding objective (3.10) is to “reinforce existing and encourage the

development of new regional centers that accommodate a broad range of uses that serve,
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provide job opportunities, and are accessible to the region, are compatible with adjacent land
uses, and are developed to enhance urban lifestyles”. The primary purpose of the hotel is to
provide lodging amenities to visitors to the area but the use would also result in the creation
of new job opportunities for the City’s residents and contribute to the City's fiscal viability via
transient occupancy tax payments. As such, the project conforms with the Framework
Element of the General Plan because it provides services that cater to the nearby
entertainment and artist industry especially prevalent in the Arts District.

The Land Use Element of the General Plan divides the City into 35 Community Plan areas.
The Project Site is located in the Downtown Community Plan area which designates the
property for Hybrid Industrial land uses with a corresponding zone of [MB1-CDF1-5][IX4-
FAJ[CPIO]. The approved General Plan Amendment, Zone Change and Height District
Change re-classified the site to Regional Center Commercial corresponding to the [Q]C2-2D
Zone. The “C2” Zone permits a range of uses and is generally intended to promote commercial
and job-related uses while providing a reasonable range of other uses. The hotel and ancillary
uses are allowed in the C2 Zone as well as the current zone and allowing for zero parking to
be provided on the project site is consistent with the ability provide a to broad range of uses
that serve the region, and are developed to enhance urban lifestyles.

The Downtown Community Plan establishes ‘Downtown Places Goals and Policies’ to
guide growth in the plan area.

Policy LU 20.1 of Land Use Goal 20 states: Promote the preservation, restoration,. and
adaptive reuse of existing structures and the development of new structures with a
diversity of uses and an emphasis on regional office, hotel, and commercial uses.

Policy LU 20.6: Facilitate the development of hospitality serving uses, such as hotels, hear
cultural, entertainment, and institutional centers with regional draw, and in close proximity

to transit.

As discussed above, the Project will result in the rehabilitation of an existing hotel use and the
development of a new hotel having ancillary uses on a narrow site that would otherwise be
difficult to accommodate the required parking while also creating additional dining and
entertainment opportunities in addition to providing guest rooms and jobs in a way that is
compatible with the surrounding industrial neighborhood and without adversely impacting
other nearby uses. The variance will support the redevelopment of a longstanding hotel use
at this location and will promote a newly constructed hotel having many neighborhood-serving
amenities. The Community Plan text does not specifically address parking; however, the
LAMC establishes standards related thereto and grants the Zoning Administrator authority to
approve deviations from these standards pursuant to Section 12.27.

As shown above, the request meets the findings required per LAMC Section 12.27. For these
reasons, the granting of the variance request will not adversely affect any element of the
General Plan.

Zoning Administrator’s Adjustment Findings

15. That 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 subject site consists of two-level parcels encompassing 11,287 square feet of lot area

with a 145-foot frontage along Santa Fe Avenue and an 81-foot frontage along 7th Street. The
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16.

subject property is currently developed with a vacant 14,910 square-foot three-story hotel
building. There is one vehicle driveway located at the northern portion of the site. The project
site does not contain any native vegetation or locally protected tree species and there are no
street trees on the public right-of-way adjacent. The applicant proposes to redevelop the site
with the construction, use, and maintenance of an 11-story hotel with 123 guest rooms,
resulting in a maximum height of 137 feet, six (6} inches (137"-6") and a total floor area of
67,474 square feet, including 12,855 square feet of commercial floor area, including gallery,
artist studios, restaurant, and bar areas at the ground and rooftop levels.

The previously approved entitlement included a Zoning Administrator's Adjustment which
allowed the project to maintain an existing non-conforming four-foot western side yard setback
for the 2" and 3" floors of the existing building; a three-foot rear yard setback in lieu of a 20-
foot rear yard setback for the hotel addition and to allow an 11-foot western side yard setback
in lieu of a 16-foot side yard setback for the new hotel addition on the fifth through fifteenth

floors.

The approved Zone Change re-zoned the project site from M3-1-RIO to [Q]C2-2D-RIO Zone.
While the C2 Zone does not require setbacks for non-residential developments, the zone does
impose setbacks on residential and hotel uses. Per Code, the newly developed hotel would
be required to provide a 20-foot rear yard setback, side yards of 16 feet, and a front yard of
15 feet. The existing hotel adheres to a four-foot side yard.

As previously mentioned, the applicant is now requesting a Modification of Entitlement of Case
No. CPGC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP which would modify the
Zoning Administrator Adjustment request to allow a 5-foot, 1-inch rear yard setback, in lieu of
a 20-foot rear yard setback; and allow a 5-foot, 1-inch western side yard setback, in lieu of a
16-foot side yard setback. Notably, the modifications to the setbacks are within the allowable

adjustment’s requests to yards in the original approval.

The intent of yard setback requirements is to ensure that hotel guests have privacy, access
to light and air, and open space. In addition, the lot is on the corner thereby allowing for
increase light and air along the 7™ Street frontage and along the Santa Fe Avenue frontage.
As such, both the existing and the newly constructed hotel would meet the intent of the Zoning
Code to provide proper access to light and air for the hotel guest rooms.

That 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 bounded by a mixed-used development to the north and west, Santa Fe
Avenue to the east, 7 Street to the south. The project includes the rehabilitation and
preservation of an existing vacant hotel building and the construction of a new hotel addition
on top of the existing building. The applicant proposes to redevelop the existing hotel site,
with the construction, use, and maintenance of an 11-story hotel with 123 guest rooms,
resulting in a maximum height of 137 feet, six (6) inches (137'-6”) and atotal floor area of 67,474
square feet, including 12,855 square feet of commercial floor area, inciuding gallery,
restaurant, and bar areas at the ground and rooftop levels.

Properties surrounding the project site are developed with office, commercial, industrial,
warehousing, and include residential/live-work units that are existing or are under
construction. The Arts District has seen an influx of new development and investment in the

area and numerous projects are within proximity to the project site. They include; the Ford
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Factory, a five-story commercial development to the south of the project site, that consists of
243,583 square feet of office space and 40,000 square feet of commercial space, Amp Lofts,
directly north of the project site, a seven-story live-work development consisting of 320 units
and 20,000 square feet of retail/restaurant space, District Centre, a 12-story mixed-use
development consisting of 185 live-work units, 4,000 square feet of office space, and 24,000

square feet of commercial and restaurant space.

The project’s mitigated negative declaration and addendum evaluated all sensitive uses in the
area and imposed mitigation measures to reduce impacts on the surrounding area. In addition,
there are numerous live-work and mixed-use developments proposed on surrounding sites.
As such, the proposed 11-story hotel containing retail and restaurant uses and observing
reduced or no setbacks would be compatible with and will not adversely affect or further
degrade adjacent properties, the surrounding neighborhood, or the public health, welfare, and

safety.

That the project is in substantial conformance with the purpose, intent and provisions
of the General Plan, the applicable community plan and any applicable specific plan.

The Project Site is located in the Downtown Community Plan area which designates the
property for Hybrid Industrial land uses with a corresponding zone of [MB1-CDF1-5][IX4-
FA]J[CPIOIM3-1-RIO and Height District No. 1. The approved General Plan Amendment, Zone
Change and Height District Change redesignated the site to Regional Center Commercial
corresponding to the (T)(Q)C2-2D Zone. The project site is located within the Arts District,
which is a neighborhood originally planned and zoned for industrial uses but that is now rapidly
transforming to include new office, live-work, commercial, and mixed-use developments within
converted industrial space. A variety of uses surround the subject site within a half mile radius,
including but not limited to; art and film studios, restaurants and creative office spaces, retail
uses, large produce and food markets, hotel uses, fitness facilities, public facilities, and mixed-

use live- work uses.

The applicant proposes to redevelop the hotel site with the construction, use, and
maintenance of an 11-story hotel with 123 guest rooms, resulting in a maximum height of 137
feet, six (6) inches (137'-6") and a total floor area of 67,474 square feet, including 12,855
square feet of commercial floor area, including gallery, artist studios, restaurant, and bar
areas at the ground and rooftop levels.

if the proposed project was a commercial development, there would be no setback
requirements. The requested reduced and five (5) foot one (1) inch setbacks along the
western and rear yards are consistent with the operation of the hotel as a commercial use
despite technically being considered a residential use.

SITE PLAN REVIEW FINDINGS

18.

The project is in substantial conformance with the purposes, intent and provisic?ns of
the General Plan, applicable community plan, and does not conflict with any applicable
regulations, standards, and any applicable specific plan.

As discussed in Finding No. 2 above, the project is in substantial conformance with the ggneral
plan and applicable community plan policies and does not conflict with any applicable
standards, regulations, or specific plans. The findings from Finding No. 2 are incorporated by

reference here.
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19. 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 arrangement of the proposed development is consistent and compatible with existing
development in the surrounding area, but also in a manner that builds on the uniqueness of
the Arts District. The subject site is located within the Downtown Community Plan along Santa
Fe Avenue and 7™ Street. The immediate surrounding properties consist of single- and multi-
story residential, commercial and industrial uses.

The proposed project is the redevelopment of a site containing a 14,910 square-foot, three-
story hotel with the construction, use, and maintenance of an 11-story hotel with 123 guest
rooms, resulting in @ maximum height of 137 feet, six (6) inches (137'-6") and a total floor area
of 67,474 square feet, including 12,855 square feet of commercial floor area, including gallery,
restaurant, and bar areas at the ground and rooftop levels. The basement of the existing hotel
building would remain and undergo structural reinforcement to support the new 11-story hotel.

The Arts District neighborhood is a part of the Downtown Community Plan. The City Planning
Commission recommended approval of the plan on September 9, 2021, and was adopted by
the City Council on May 3, 2023. The Downtown Community Plan update redesignated the
subject site from Heavy Manufacturing to Hybrid Industrial. Hybrid Industrial areas are
intended to, “preserve productive activity and prioritize employment uses, but may
accommodate live/work uses or limited residential uses. The building form ranges from Low-
Rise to Mid-Rise. Uses include light industrial, commercial, and office, with selective live/work
uses. The residential density generally is limited by floor area. In the Downtown Plan this land
use designation has a max FAR range of 3.0-6.0.”

Height. Bulk and Setbacks

The proposed project has been designed to maintain visual compatibility with the existing and
future development in the area. The project site is located in Height District 1, which allows
for unlimited height with a maximum FAR of up to 1.5:1. The proposed height of 137'6’ is well
below the permitted height under Height District 2 and still allows the development of the site
with uses that are reflective of and complimentary to the ongoing redevelopment of the Arts
District. The proposed building is 11 stories tall with a height of 137 feet, six (6) inches (137'-
6") feet is compatible with other existing and proposed buildings in the vicinity, (See Table 1

below)
Table 1
B Height

Address (stories/ft) FAR

gfg;ﬁo South Alameda Street & 1625-1549 East Industrial 7/85 | 2.98
‘668 South Alameda Street & 1516-1570 East Industrial Street & _7EE; [ SA;S

675 South Mill Street !

671-695 South Santa Fe Avenue; 2029-2051 East st 7 Street & 7/85 2.99
_672-692 South Imperial Street . | =
| 2117-2147 East Violet Street & 2118-2142 East 7 Place | 36/425 6

2110-2130 East Bay Street & 2141 East Sacramento Street _ 111139 _! 3.9
_1800-1810 East 7th Street & 712 South Decatur Street 785 | 4.7 |

635-657 South Mesquit Sireet, 1585 East Jesse Street & 141195 | 4.3
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@2—648 South Santa Fe Avenue I

The project will slightly increase the current setbacks of the existing hotel, however will provide
reduced setbacks for the new 11-story hotel from code requirements. Nevertheless, the new
hotel addition has minimal adjacency to abutting properties, as such, the reduced setbacks will
have limited effect on the adjacent properties.

As proposed, the height, bulk, and setbacks of the building will be compatible with the existing
and future developments in the neighborhood

Off-Street Parking Facilities/Loading Areas

The proposed project is required 56 automobile parking spaces, however, due to existing
conditions applicable to the site, has been granted relief from parking any on-site parking.
Additionally, all of the project’s loading areas will be conducted within the public right-of-way
along Santa Fe Avenue. As such, the project will not introduce any new conflict with the
pedestrian right-of-way, All automobile parking will be located within an existing parking

facility, across 7" Street.

The project is required 26 bicycle parking spaces, however, in recognition of the elimination
of on-site parking and the existing and planned transit services in the area, the project has
been conditioned to provide 36 bicycle parking. This would effectively reduce the project's
required automobile parking by 15%, from 56 spaces to 47.

Lighting

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 properties, the public right-
of-way, nor from above, and as required under the River Improvement Overlay District.
Therefore, the lighting will be compatible with the existing and future developments in the

neighborhood.

On-Site Landscaping.

The project will provide landscaping at the ground and rooftop levels. The 1st floor
landscaping will be integrated into the design of the outdoor seating areas along Santa Fe

Avenue.

The rooftop level includes landscaping which has been integrated into the restaurant geating
space and along the edge of the rooftop All landscaping will be consistent with the
requirements of the River Improvement Overlay District.

Trash Collection

The project will include centralized on-site trash collection for both refuse and recyclable
materials, in conformance with the LAMC. Compliance with these regulations will allow the
project to be compatible with existing and future development. Additionally, all trash and
recycling areas are conditioned to be enclosed and not visibie to the public. The trash room
is not visible from the public right-of-way. Therefore, as proposed and conditioned, the project
is compatible with existing and future development on neighboring properties.
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As described above, 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 will be compatible
with existing and future development on adjacent and neighboring properties.

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

The proposed project is for the construction, use, and maintenance of a hote! development;
therefore, it is not required to provide recreational and service amenities.

Nevertheless, the proposed hotel includes outdoor seating for the restaurants at the ground
floor and at the rooftop level, and a gym on the 2™ floor. These on-site amenities enable the
hotel to provide desired services to the hotel guest and will help to minimize impacts on

neighboring properties.

Redevelopment Project Area Findings

21,

Substantially complies with the relevant Redevelopment Regulations, findings,
standards and provisions of the Redevelopment Plan.

Section 504.2 - Public Street Layout. Right-of-Way & Easement.

The proposed project does not alter the existing street layout configuration.

Section 504.3 - Other Open Space. Public & Quasi-Public Uses.

The proposed project does not alter any existing public open space.

Section 507 - New Construction & Rehabilitation of Properties.

The proposed project will redevelop and retain a hotel use at the location of the existing 1915
hotel building in 2 manner that will be safe and sound in all physical respects, and be attractive
in appearance and not detrimental to the surrounding areas.

Section 509 - Limitation on Type, Size & Heiaht of Building.

The proposed project is consistent with the provisions of the Design for Development
Guidelines of the Central Industrial Plan Area.

Section 512.1 - Maximum Floor Area Ratio.

The subject site was previously approved for General Plan Amendment to Regional Center
Commercial and a Zone and Height District Change to (T)(Q)C2-2D-RIO, as such, the project
will be consistent with the maximum permitted FAR.

Section 513 - Open Space. Landscaping. Light, Air & Privacy.

The proposed project is for the construction, use, and maintenance of a hotel development;
therefore, it is not required to provide recreational and service amenities.
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Nevertheless, the proposed hotel includes outdoor seating for the restaurants at the gro_und
floor and rooftop level. These on-site amenities enable the hotel to provide desired services
to the hotel guest and will help to minimize impacts on neighboring properties.

Furthermore, the project will provide landscaping at the ground and rooftop levels. The 1st
floor landscaping will be integrated into the outdoor dining area. The rooftop level includes
landscaping which has been integrated into the restaurant spaces. All landscaping will be
consistent with the requirements of the River Improvement Overlay District.

Section 515 - Utilities.

The project will place all utilities underground.

Section 516 - Parking & Loading Facilities.

The proposed project is required 56 automaobile parking spaces, however, due to existing
conditions applicable to the site, has been granted relief from parking any on-site parking.
Additionally, all of the project’s loading areas will be conducted within the public right-of-way
along Santa Fe Avenue. As such, the project will not introduce any new conflict with the
pedestrian right-of-way. All automobile parking will be located within an existing parking

facility, across 71" Street.

The project is required 26 bicycle parking spaces, however, in recognition of the elimination
of on-site parking and the existing and planned transit services in the area, the projeC_t has
been conditioned to provide 36 bicycle parking. This would effectively reduce the project's

required automobile parking by 15%, from 56 spaces to 47.

Section 517 - Setbacks.
The project will slightly increase the current setbacks of the existing hotel, however, will

provide reduced setbacks for the new hotel 11-story relative to code required setbacks.
Nevertheless, the new hotel has minimal adjacency to abutting properties, as such, the
reduced setbacks will have limited effect on the adjacent properties.

Is subject to all conditions required by the relevant Redevelopment Regulations.

The approval herein includes Conditions to ensure compliance with the Redevelopment
Regulations as discussed above in Finding No. 21.

Complies with CEQA.

Pursuant to CEQA Guidelines Section 15074(b), after consideration of the whole of the
administrative record, including the Mitigated Negative Declaration Case No. ENV-2017-
4735-MND, including the Erratum, dated March 2022, (“Mitigated Negative Declaration”), and
all comments received, with the imposition of mitigation measures, there is no substantial
evidence that the project will have a significant effect on the environment. The Mitigated
Negative Declaration reflects the independent judgment and analysis of the City. The
mitigation measures have been made enforceable conditions on the project.

Any other findings that are required in the relevant Redevelopment Plan.

The existing hotel building is subject to the Residential Hotel Unit Conversion and Demomign
Ordinance (Ord. No. 179,868), the City's the CRA Guidelines and Controls for Residential

Hotels in the Central Industrial Redevelopment Project Area, and the Wiggins Settlement
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Agreement. However, for purposes of compliance with these regulations and agreement,
approval of the project is conditioned on the provision of 42 Singe-Room Occupancy (SRO)
replacement housing units. The overarching goal for both the Agreement and the Guidelines
is to preserve existing affordable housing in SROs and ensure that any SRO proposed for
conversion or demolition guarantees a one-for-one replacement units, at similar bedroom
count and affordability levels. While the Rendon Hotel Site is currently vacant and does not
contain any residential or SRO units, the site was historically used for SRO housing. As such,
the replacement SRO units are required as part of the Proposed Project.

To satisfy this condition, the applicant procured the vacant El Sol hotel property, Iocat_ed at
719-725 East 5% Street, and is rehabilitating the existing vacant building to provide 42 single-
room occupancy (SRO) units. The El Sol Hotel Project Site is within one mile of the Rendon

Project Site.

The El Sof Hotel Project Site consists of two (2) parcels with a lot area of 5,494 square feet,
located at the northwest comer of 5 Street and Stanford Avenue and is currently developed
with a three-story apartment hotel building. Constructed in 1806 and originally known as the
Ruth Hotel, the property is located in the “Fifth Street Single-Room Occupancy Hotel Historic
District” as identified by SurveyLA. The historic building permit record shows that the property
and building were used as a residential hotel use until approximately 2018. While the use of
the building was never changed, it is currently unoccupied and has sat vacant for several

years.

The existing units would be replaced on a one-to-one basis and would involve interior
renovations and tenant improvements of the El Sol Hotel building. Construction would be
limited to interior renovations and rehabilitation; no exterior changes or alterations to the El
Sol Hotel building are proposed. The total floor area of the relocated units would be 17,887

square feet,

The project has been conditioned to obtain approval of an Application for Clearance by the
Los Angeles Housing and Community Investment Department pursuant to Article 7.1 of
Chapter IV of the Los Angeles Municipal Code, otherwise known as the "Residential Hotel
Unit Conversion and Demolition Ordinance.”

ADDITIONAL MANDATORY FINDINGS

25. Pursuant to CEQA Guidelines Section 15074(b), after consideration of the whole of the

26.

administrative record, including the Mitigated Negative Declaration Case No. ENV-2017-
4735-MND, including the Erratum, dated March 2022, (“Mitigated Negative Declaration”), and
all comments received, with the imposition of mitigation measures, there is no substantial
evidence that the project will have a significant effect on the environment. The Mitigated
Negative Declaration reflects the independent judgment and analysis of the City. The
mitigation measures have been made enforceable conditions on the project.

The National Flood Insurance Program rate maps, which are 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 a 500-year Flood Zone.

APPEAL PERIOD - EFFECTIVE DATE

This grant is not a permit or license and any permits and/or licenses required by law must be
obtained from the proper public agency. If any Condition of this grant is violated or not complied
with, then the applicant or their successor in interest may be prosecuted for violating these
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Conditions the same as for any violation of the requirements contained in the Los Angeles
Municipal Code (LAMC).

This determination will become effective after the end of appeal period date on the first page of
this document, unless an appeal is filed with the Department of City Planning. 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 the Development Services Center (DSC) staff has adequate time to review
and accept the documents, and to allow appellants time to submit payment.

An appeal may be filed utilizing the following options:

Online Application System (OAS): The OAS (hitpsi//planning Jacity.org/oas) allows entitlen_'ient
appeals to be submitted entirely electronically by allowing an appellant to fill out and subl_'nlt an
appeal application online directly to City Planning’s DSC, and submit fee payment 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. ora/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 80012 Van Nuys, CA 91401 1828 Sawtelle Boulevard

planning.figcounter@lacity.org planning.mbc2@lacity.org West Los Angeles, CA 90025
planning.westla@]acity.org

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 LAMC provisions.

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.

Verification of condition compliance with building plans and/or building permit applications are
done at the City Planning Metro or Valley DSC locations. An in-person or virtual appointment
for Condition Clearance can be made through the City’s BuildLA portal (aopointments.lacity.ora).
The applicant is further advised to notify any consultant representing you of this requirement as
well.
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QR Code to QR Code to Forms for In- QR Code to BuildLA Appointment Portal
Online Appeal Person Appeal Filing for Condition Clearance
Filing

Inquiries requiring this matter shall be directed to Stephanie Escobar, Planning Staff for the
Department of City Planning at (213) 978-1492.

o

HEATHER BLEEMERS
Senior City Planner

HB:MC:SE:nm
cc: Councilmember Ysabel Jurado

Fourtheenth Council District
Adjoining Property Owners
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