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Figure 1
Howard Hughes Center

Regional and Location Map
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Figure 2
Aerial Photograph of the
Howard Hughes Center
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APPENDIX A 
Howard Hughes Center Development Agreement Memorandum, November 1, 1990 



MEMORANDUM

TO: DEPARTMENT OF CITY PLANNING
DEPARTMENT OF BUILDING AND SAFETY
DEPARTMENT OF PUBLIC WORKS
DEPARTMENT OF TRANSPORTATION

FROM: EDWARD C. DYGERT,, Senior Assistant City Attorney
'̂ <fvrtctoc*i\i.vijuJba«—

DATE: NOVEMBER 1, 1990
m-

SUBJECT: HOWARD HUGHES CENTER DEVELOPMENT AGREEMENT

Development of the property commonly known as Howard
Hughes Center is covered by a Development Agreement between the
City and the-property owner, dated November 3, 19JEL6. The
Development Agreement was unanimously approved by the City
Council on October 1, 1986 with the adoption of Ordinance No. 161
685. The Development Agreement became effective on November 4,
1986. The Development Agreement was prepared and approved
pursuant to the Development Agreement Act, CAL. GOV'T CODE
§ 65864 et seq., and Section 8 of the Coastal Transportation
Corridor Specific Plan (Ordinance No. 160 394).

In the Development Agreement the City has contractually
agreed that the owner will be permitted to carry out and complete
the entire Project (as defined in Section I.G of the Development
Agreement) "subject to the terms and conditions of this
Agreement, the conditions established in the Project Approvals
and the Applicable Rules." (Section III.B, p.16) The
Development Agreement is intended to provide for "the orderly
development of the Project* (Section II.B, p.4), and it also
provides that upon satisfactory completion by the owner of all .
required preliminary actions and payment of appropriate
processing fees, the City "shall promptly commence and diligently
proceed to complete all required steps necessary for the
implementation of this Agreement and the development by [the
owner) of Howard Hughes Center in accordance with the terms of
this Agreement, including, but not limited to, the processing and
checking of all final subdivision maps, any and all agreements,
covenants and related matters required under the conditions of
Project Approvals, building plans and specifications and any
other plans necessary for development of Howard Hughes Center,
filed by [the owner) or its nominee." (Section V.D, p.34)

In order to avoid misunderstandings about the
Development Agreement, this B:>.norandum is intended to help City "'
Staff better understand the rules that apply to Howard Hughes
Center and to identify and cla.TJ.fy for City Staff issues that may
arise from time to time in the processing of Final Maps and
building permits.



A. VERIFICATION OF COMPLIANCE WITH THE DEVELOPMENT AGREEMENT

In connection with the processing of Final Maps and
building permits, verification of compliance with the conditions
of the Development Agreement is the responsibility of the
Department of City Planning, Development Agreement Unit.

B. PROJECT APPROVALS

The term "Project Approvals1*, as used in the
Development Agreement, refers to the following:

1. Tentative Tract Map No. 35269

Verification of compliance with the conditions of the
Tentative Tract Map are the responsibility of the Advisory Agency
of the Department of City Planning. It is important to note
that, as provided in the above-quoted provisions of the
Development Agreement, Final Maps should be processed diligently
so as not to prevent orderly development of the Project.

2. Variance No. ZA 85-0624fYVl - Height District Variance

This approval and the conditions attached to it
established density for individual lots and parcels within the
Project. It is null and void as a result of a Superior Court
decision and, therefore, is no longer applicable to the Project.

Voiding of the Variance affects Exhibit "D" to the
Development Agreement. To the extent that Exhibit "D1* appears to
allow certain parcels .to exceed a floor area ratio ("FAR") of
3.0, it is no longer valid because the ability to exceed a FAR of
3.0 depended on the validity of the Variance. In addition, it
was a condition of the Variance that certain parcels be
restricted to "0" density. With the voiding of the Variance,
this restriction is eliminated. Thus, as a result of the voiding
of the Variance, all lots are now subject to a maximum total
floor area of three times the buildable area of the lot (i.e., a
FAR of 3.0). See Paragraph C.3 below regarding "Density" which
is now established by the Applicable Rules described in such
Paragraph.

3. Conditional Use Permit No. ZA 85-0625fCUZ^ - Parks

This Conditional Use Permit allowed the establishment
of up to 15 acres of private park on the site. It has been
utilized with the construction of the approximately 7.5 - acre
linear park. Conditions of this CUP are presented in Appendix
"A".
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4. Conditional Use'Permit No. CPC 85-329 CO - Hotel

This Conditional Use Permit has expired, but it is no
longer necessary because the Mi-zoned portion of the Project was
rezoned to C2 in 1986. Hotel use is allowed by right in the C2
zone.

The Project is not subject to the requirement (added in
1987 by Ordinance No. 162394) for a CUP for hotels in a C2 Zone
where the hotel is located within 500 feet of any A or R Zone
because changes in the City's zoning regulations which conflict
with or are more restrictive than the Applicable Rules (as
defined in paragraph C below) are not applicable to the Project,
as more fully explained in paragraph C below.

5. Conditional Use Permit No. ZA 85-0623(CUB) - Liquor an4
Dancing

This Conditional Use Permit was utilized with the
permitting of a cafe serving alcoholic beverages at 6701 Center
Drive West, Suite 180, Conditions of the CUP are presented in
Appendix "B".

C. APPLICABLE RULES

As defined in Section I.A of the Development Agreement,
Applicable Rules "means the rules, regulations and official
policies of City in force as of June 18, 1986, governing
permitted uses of Howard Hughes Center, governing density, and
governing design, improvement and construction standards and
specifications applicable to the Project." The Development
Agreement further provides that w[a]ny change in the Applicable
Rules, including, without limitation, any change in any
applicable general or specific plan, zoning, subdivision, or
building regulation, adopted or becoming effective after June 18,
1986, . . . which would conflict in any way with or be more
restrictive than the Applicable Rules, shall not be applied by
City to the Project unless such changes (i) are found by City to
be necessary to the health and safety of the citizens of City,
(ii) are generally applicable to all property in City, and (iii)
do not prevent or delay development of the Project in accordance
with this Agreement." (Section III.B.I, p.17)

1- Phasing . .

The Project is subject to phasing requirements as shown
on Appendix "C". A Final Map (Tract No. 44629) for Phase I of
the Project was recorded on October 27, 1986. Final Maps for
Phases II, III and IV of the Project may be processed and
recorded once the specific requirements for such Maps, as shown -'
in Paragraph B on Appendix MCW, are satisfied or guaranteed.
Actual construction or occupancy of the entire density allowed in
each Phase is not required before the record' cion of Final Maps
for subsequent Phases. There are different phasing requirements



for the recordation of Final Map units than phasing requirements
for the issuance of building permits. Essentially, the
prerequisites for the recordation of Final Map units for each
Phase depend on the satisfaction of certain conditions regarding
transportation improvements, as fully set forth in Appendix "C".
Additional and separate requirements have to be satisfied before
the issuance of certain building permits, as set forth in the
conditions of approval under Tentative Tract Map No. 35269, CUP
No. ZA 85-0625(COZ) and CUP No. ZA 85-0623(CUB) , as applicable.

2. Land Use

The Project is zoned C2-1 and permitted land uses
within the Project are commercial office, any retail use
permitted in the C2 zone as of June 18, 1986, fitness center,
hotels with ancillary retail and meeting rooms, and commercial
condominiums.

3. Density

Total density of the Project may not exceed (i)
2,700,000 square feet of commercial office and retail
development, including at the Owner's option a maximum 100,000
square feet of retail and a maximum 100,000 square feet fitness
center, and (ii) 600 hotel rooms; provided, however, that the
Owner may construct up to 900 additional hotel rooms, to a
maximum of 1,500 total hotel rooms, by exchanging 301 square feet
of commercial office-retail space for each additional hotel room.
Retail space ancillary to any hotel use (i.e., retail uses
typically located in a luxury, deluxe or first-class hotel and
clearly intended for the convenience of hotel patrons) shall be
excluded from the 100,000 square foot limit on retail. Square
footage shall be calculated in accordance with Sections 12.21.1A5
and 12.21.1B4 of the Los Angeles Municipal Code in effect on
June 18, 1986.

The Project is not subject to Proposition "U" and,
therefore, the maximum total floor area contained in all the main
buildings on a lot within the Project is three times the
buildable area of such lot. As explained in Paragraph B.2 above,
as a result of the voiding of Variance No. ZA 85-0624 (YV), the
portions of Exhibit WDW to the Development Agreement which appear
to authorize lots to exceed 3.0 FAR or to restrict lots to "Ow

density, are no longer valid.

Portions of any lot which are located under or over a
dedicated street but which are retained by the Owner for the
exclusive use of the Owner and its tenants, invitees, etc. shall
be considered as part of such lot in determining the buildable
area of such lot.



4. Height

The Project is subject to height limitations as shown
in Appendix "DM.

5. Parking
*

The Project is subject to the parking requirements set
forth on Appendix "E". Ordinance No. 165773 does not apply to
the Project.

6. Landscape

Ordinance No. 163532, which was approved by City
Council on April 26, 1988, amends Chapter XII of the Los Angeles
Municipal Code, the Water Conservation Regulations of the City of
Los Angeles. The Ordinance does two things:

A. Amends Article II of Chapter XII, commonly
referred to as Water Closet, Urinal ancHShowerhead
Regulations; and

B. Adds an Article III to Chapter XII, commonly
referred to as Xeriscape.

The Water Closet, Urinal and Showerhead Regulations
apply to the Project. Xeriscape, or any other landscaping
ordinance effective after June 18, 1986, does not apply to the
Proj ect.

The Project is subject to signage regulations set forth
as of June 18, 1986 in Division 62 of Article 1 of Chapter IX of
the Los Angeles Municipal Code.

8. Site Plan Review

The Project is not subject to Site Plan Review
(Ordinance Ho. 165951). A separate EIR was certified and
conditions established as part of the process in which all
Project Approvals described above were approved.

9. Sewer Allocation

The Project is not subject to sewer allocation
processing that would prevent or delay orderly development of the
Project. Thus, the Project is not subject to Ordinance No.
166060.



10• Housing Linkage Fee

The Project is not subject to the so-called housing
linkage fee notice ordinance (Ordinance No. 165530), nor will it
be subject to a subsequent ordinance or ordinances contemplated
by such notice ordinance.

11. Coastal Transportation Corridor Specific Plan

The Project is subject to the Coastal Transportation
Corridor Specific Plan (Ordinance No. 160394). The obligations
of the Project under such Specific Plan are set forth in
Article, IV of the Development Agreement. The Project will not be
subject "to amendments to the Specific Plan that conflict in any
way with or are more restrictive than the provisions of the
Specific Plan as set forth in Ordinance No. 160394.



APPENDIX "A"

CONDITIONS OF CUP NO. ZA 85-0625 (CUZ)

hall be in substantial_, • i .„! of the pror>erty shall be in supstam.a,
1. Thatthe use and "^^.S^ftwd with the application ano marked

comormance with the plot plan submmec
Exhibit **A*"_

u • u* «d area reoulations or the Municipal Code be
2. That =11 other use, he.oht_*nd a1^ - d u,e rf-tne property., -excep.
- strictly complied -with .n the *^g£«y ^,-jed or required.

« such regulations are herein specrfi-a"y
* L in..rfei>eaker or public address system

3. That in no event shall there be '"^^J .̂ premises, and that any
installed or operated on any ope" *O^ic used in connection with any
phonooraph, radio or otner recoroed tnusic ^ disturbing or
Ltivify be sufficiently ~»££e ̂ .̂te vicinity.
detrimental to persons resioms in tne iron. . .

~/ ^K. oro^erty. includinp *ny p»rkw»ys. not
, That -II orxrn *^** cf the pro^e Y^ n xha,, ̂  aTtra=tively
a- oe$ipnaaed for a st>ecrf,c u,e unde^^t toHiCe covcr loch M

tondsea^cd. L.n«capmB .hall ""J^er,^ ^rth ITW ,nd/or shrubs.
U^n or ivy appropr.aTety "«™^ipl>cd wrth . ^ell-besipned w.ier

further. th«e open '*?" * ,, L, 5nst»lled prior to the issuance of any
. jpr,nklmo sywem -h.ch shall be ms« "pnwerty unoer ahe ,ubje=t

ccrtifi»Te of occupancy 1or ine u ^^ ^^ ^ weeds. litter or waste

%££*%-any'tyT^oThVt the entire premises will t>e maintained in .n

^Sve ^dY»i:«ndition at ... t,mes.

5.
K,tl be conducted at all times **ith due renarri

That the .uthoriied use shall be .f0"0"™ and the Tioht is reserved
70

h
r-the character of the "™^f/^Tona1«rre=tiv; conditions. X

T t >^he 2onin9 ^™^l££?££^necessary -for the protection of

;VsoSns 11^ ;" Jhb^rt^r^pant, of -decent property.

£ That ,ny use of the. involved private ̂ ^Sn^o^s^
E- co^ercial ̂ ^^'^^'^^^c^l in conjunction with tne

of -any pan -shall t>e srn=iiy K
proposed health -fitness center.

w. ,nd condition. .. T^tiv. T«t Ho. 25269 .h,,, b.
That all -
strictly complied with.

£. TK,t *. .pp.ic.nt^,, „««.«- tr;i.̂
e .̂™-^«%J

Los Anoele* on a -form prov.oed by ^j_,Ted B» » p,rk on Exhibit ~A
prohibh any use of th.t ??*"*£?"££ Such covenant shall be
other than * "^^T '̂SL^iS^ pr'or to r«ordation and -fol«owinS
.^proved by the 2on.no ̂ '̂ ^^ the Superintendent of Bu.lo.no

SSSSJ'.SS ^"e^f SSii Administration.



APPENDIX "B"

CONDITIONS OF CUP NO. ZA 85-0623 (CUB)

~). Thst the use -and Development of the property shall .be in substantial
comornvance with the plot plan submitted with the -application and marked
Exhibit **A"~.

IL. That all other use, heioht and area regulations of the Municipal Code be
strictly complied with in the development and use of the_ property, exceat
as such T-eoulations are herein- or otherwise specifically varied or
required.

3. That the establishment of each such use be subject to the plan approval
requirements of the Office of Zoning Administration.

jj. That dancing b< j^rmined only in b*rj »nd bons -fide restaurants on the
site or within hotels.

£. That « maximum of 500 of the T .503 teats be located in establishments
tnat o'o not h*^e -food service.
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APPENDIX "C"

TRANSPORTATION IMPROVEMENTS

T^riPtlon of TvM.?^r.tion Improvements and_Zhasinj

tie re 03

A. Coopany shall
1. Dedicate and improve (or suitably guarantee) the

new San Diego Freeway southbound ramps.

2. Dedicate and improve (or suitably guarantee) Road
~T (Howard Hughes Parkway) from Sepulveda Boulevard

- to th.fi new southbound ramps.

3. Dedicate and improve (or suitably guarantee) Road
II from Sepulveda Boulevard to Road III.

A. Dedicate and improve (or suitably guarantee) Road
III from Road. II to Road 1.

5. Dedicate and improve (or suitably guarantee) Road
IV from Road II to the turning circle and, if
approved by Culver City, extending northerly to
Centinela Avenue. If unable to acquire the
necessary dedication and approvals the Company
shall demonstrate to the satisfaction of the
Advisory Agency and the Department of Transpor-
tation that an attempt has been made to acquire
the necessary right-of-vay and approvals for the
construction of the access/egress connection from
the Road IV turning circle north of Road II totne ivu»u *•« «•—- —
Centinela Avenue.

6.

7.

Dedicate «d WMfoSgJ-SS S£?«i «d

J^SS^^SitfSst--boulevard to the "«•"»"; £nRineer consistent

SftSSS-̂ ?8*̂ -
86-1507410



a. rhree through lanes plus double
left-turn lanes northboundi

b. three through lanes plus double left-turn
lanest and a right-turn lane southbound;

c. three northbound and southbound departure
lanest

d. two through lanes plus double left-turn lanes
/•̂ -̂ ?̂ ?HS*U ...-*'•• —v. :/..:..-....";:.>•;•;-".;'. v,.
e. two through lanes plus left-turn lane and a

right-turn lane eastboundj

f. upgraded signalization.

8. Dedicate and improve (or suitably guarantee) the
necessary portions of Road II from Road III to
Road I as determined bv the City Engineer .to
provide access to the lots being developed.

9. Dedicate and improve (or suitably guarantee) the
necessary portions of Road I from the southbound
freeway ramp* to Road II as determined by the City
Engineer to provide access to the lots being
developed.

10. a. Complete the dedication and improvement
(or suitably guarantee) of Sepulveda
Boulevard from Centinela Avenue to southerly

• of 74th Street. However, if Company is
unable to acquire the necessary right-of-way
prior to approval of the final map, Company
shall execute an agreement with the City
whereby Company agrees to pay City'i cost of
acquiring the necessary right-of-way,
including all attorney fees and costs and
complete the necessary improvements.

b. Subject to paragraph lOa above, dedicate
additional right-of-way satisfactory to the
City Engineer and the Department of
Transportation varying from 19-feet to
30-feet adjoining the tract and to a maximum
of 10-feet at 74th Street, along Sepulveda
Boulevard between Centinela Avenue and
southerly of 74th Street to provide for the
following i

86-1507410



(i) Three southbound lanes and four north-
bound lanes vith a striped median
between Centinela Avenue and 74th
Streeci

(li) Double southbound left-turn lanes
at Centinela Avenue, at Road II, and at
Road It and a left-turn lane at 74th
Streets

(iii) A right turn.lane.at 74th Street, .
at Road I, at Road II, and at Centinela
Avenue. The right turn lane at 74th
Street nay be.deleted if additional
widening is provided in Road I to
accoraodate a free right turn movement

. . from northbound Sepulveda Boulevard to
Road I satisfactory to the City Engineer
and Department of Transportation!

(iv) A northbound 5-foot bike lanei

(v) A minimum 7-foot full-width
concrete sidewalk adjacent to the
easterly curb between southerly of 74th
Street and Centinela Avenuei

(vi) If required by the Southern
California Rapid Transit District, a bus
turnout vith an enclosed lighted shelter
back of the sidewalk.

11. Dedicate and improve (or suitably guarantee) the
intersection of Centinela Avenue and Sepulveda
Boulevard to provide (in addition to those
improvements specified in Item 7, above) the
following:

a. a northbound right turn lanei

b. a third eastbound through lane and a second
eastbound right-turn lanei

c. upgraded signalization.

If the City of Culver City hat not accepted
the dedications and has not reasonably approved
the above-described improvements, Company shall
offer to make the dedications and to suitably

86-1507410



guarantee same through a bond or other assurance
satisfactory to the City Engineeer. Company shall
construct the improvements if and when Culver City
accepts the offer of dedication and grants its
reasonable approval for the improvements.

12. Provide evidence satisfactory to the Advisory
Agency and the City Ingineer that the dedication
has been reasonably assured and improvement plans
for the new San Diego freeway northbound off-ramp
design have been submitted to Caltrans.

13. Complete the dedication and improvement (or
suitably guarantee) of Road II, including the
bridge crossing the southbound San Diego Freeway
ramps.

14. Complete the dedication and improvement (or
suitably guarantee) of Road I.

15. Provide evidence satisfactory to the Advisory
Agency and the City Engineer that the dedication
has been reasonably assured and improvement plan
for the new San Diego Freeway northbound on-ramp
design have been submitted to Caltrans.

16. Demonstrate to the satisfaction of the Advisory
Agency and the Department of Transportation that
an attempt has been made to negotiate a fair share
participation in improvements of the following
Culver City intersections!

a. Bristol Parkway/Centinela Avenue;

b. Centinela Avenue/Green Valley Circlei '

c. Jefferson Boulevard/Sepulveda Boulevardi

d. Jefferson Boulevard/Slauson Avenuei

•. Sepulveda Boulevard/Slauson Avenue.

17. Submit evidence satisfactory to the Advisory
Agency and Department of Transportation that
Company has guaranteed participation on an equal
basis with tne subdivider of LAX-northside
(Tentative Tract No. 34836) in the improvement of
the Sepulveda Boulevard and Manchester Avenue
intersection to include the followingi

86-1507410



a. remove median islands)

b. restripe all approaches for dual left-turn
lanes vith appropriate traffic signal
improvements.

18. Execute and record against the property a covenant
and agreement in fora and substance satisfactory
to the City Attorney pursuant to vhich Company
shall agree that prior to obtaining a building1
permit for the first building in Phase IV (as set
forth below), the Department of Transportation
shall make a determination vhether or not to
require the construction of any or all of the
traffic signals at the locations described below:

a. .Sepulveda Boulevard and Road IIi

b. Road I and Road IIIj

c. Road II and Road Hit

d. Road I, Road II and San Diego Freeway
northbound ramps t

e. Road I and the San Diego Freeway southbound
ramps.

f. Sepulveda Boulevard and Road I

Prior to the issuance of a building permit for
Phase IV of the development, ensure, satisfactory
to the Los Angeles Department of Transportation,
the installation of the above traffic signals,
required by LADOT. If, seven years after the
issuance of the building permit for the first
building in Phase IV of the development, these
traffic signals have not been found to be
warranted by LADOT, the funds will be released to
Company.

19. Award and execute the contract for the construc-
tion of the northbound off ramps.

20. Complete construction and open for public use or
open to the satisfaction of the Advisory Agency
the northbound off ramp.

21. Award and execute the contract for the construe-"
tion of the northbound on ramp.

86-1507410
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22. Complete construction and open for public use or
open to the satisfaction of the Advisory Agency
the northbound on romp.

B. The Transportation Improvements described above shall
be phased as followsi

1. Items 1 through 7, inclusive, and item 18f shall
be assured prior to the recordation of the first
final map unit for Phase I.

2. Item 8 shall be assured as to each particular
lot being developed prior to the recordation of
the final map unit for each such lot.

3. Items 9 through 12, inclusive, shaH be assured,
prior to.the recordarion of the first final nap
unit for Phase II.

4. Items 13 through 16, inclusive, shall be assured
prior to the recordation of the f-irst final map
unit for Phase III.

5. Items 17 and 18 shall be assured prior to the
recordation of the first final map unit for Phase
IV. - •

6. Item 19 shall be complete prior to issuance of a
certificate of occupancy for more than 450,000
square feet of Phase II.

7. Items 20 and 21 shall be complete prior to
issuance of any building permits for Phase HI.

8. Item 22 shall be complete prior to issuance of any
building permits in excess of 500,000 square feet
in Phase III.

C. The phasing plan for the Project is as followst

Phase It 400,000*square feet of building area,
600 hotel rooms, and landscaped buffers on
Lots OS2 through 056 as shown on Revised
Tentative Trtct No. 35269, stamp-dated
July 26. 19«5.

Phase Us Developmeuc -vp ±o a maximum of an additional
750,000 sqri.'.re feet of office/retail and

• conmencemci:-. of construction of Parcel F as
an open ?•.•• : and Parcel OS1 as a private

86-1507410



park (office/retail space may be exchanged
for additional hotel rooms).

Phase til: Development up to a maximum of an additional
1,090,000 square feet of office/retail
(office/retail space may be exchanged for
additional hotel rooms). If not in Phase II,
the completion of Parcel F as an open area
court shall occur in this Phase.

Phase IV: Balance of the development of the Project
(office/retail space may be exchanged for
additional hotel rooms).

86-1507410
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APPENDIX "E"

Use

1.

2.

Office

Retail

Hotel

a. Ancillary retail (including
restaurants)

b. Meeting rooms( with no fixed
seats)

Fitness Center

Parking Requirement

3 spaces per 1,000 sq. •
ft. of Floor Area. y

2 spaces per 1,000 sq.
ft. of Floor Area.

1 space for each hotel
room or suite of rooms
for the first 30; l
additional space for each
two rooms or suite of
rooms in excess of 30 but
not exceeding 60; and 1
additional space for each
three guest rooms or
suite of rooms, in excess
of 60.

2 spaces per 1,000 sq. -
ft. of Floor Area

1 space for each 35 sq.
ft. of Floor Area
(exclusive of any stage).

1 space per 500 sq. ft.
of Floor Area.

1. Floor Area as calculated in accordance with Section
12.21.1A5 and Section 12.21.1B4 of the Municipal Code in effect
as of June 18, 1986, which Sections exclude from floor area any
space devoted to stairways, elevator shafts, light courts, rooms
housing mechanical equipment or machinery-incidental to the
operation of buildings, basement storage, parking with necessary
interior driveways and ramps thereto, and the landing and storage
of helicopters. Parking requirements for office uses may be
reduced to 2.75 spaces per 1,000 sq. ft. under certain
circumstances set*forth in Condition No. 15i of Tentative Tract
Map No. 35269. r



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX B:  
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APPENDIX C: Department of City Planning  
Letter of Clarification Re: Howard Hughes Center Tract No. 35269, November 4, 1999 



' oEPlar*E,.rOI 

C I T Y  P L A N N I N G  
- PZI N FIGUEIIOL STREET 

9*GCLE5. C* smln-269,  

CITY PUNNING 
COMM1SSION - - 

PETER M WElL 
PIESIDEMT 

JOClDE JACKSON 
VICE.PRESIDEIIT 

- MA.RNI SCHNABEL 
RORERT L. SCOTT 

NICHOLAS H. STONNINGTON - 
G ~ B R I E L E  WILLIAMS 

~ Y U I S S I O *  EXECUTlVE 1351STaVT 
(2131 5W-5Ul  

Date: NOV 04 1999 

I I v r  LU> f l N t i E L E r  
C A L I F O R N I A  

R I C H A R D  J. R l O R D A N  
WAYOR 

Arden Realty Limited Partnership 
6701 Center Drive West, Suite 1400 
Los Angeles, CA 90045 ' 

Attn: Mike Russell 

Latham & Watkins 
633 W. 5Ih Street 
Los Angeles, CA 90071 
Attn: Dale Neal 

EXECUTlVE OFFlCES 
I STH FLOOR 

CON HOWE 
OIIIFCTOR 

I2131 580-1160 

ROBERT H. SLITTON 
OEPUTY DIRECIOII 
I2131 580.1167 

FAX: I21 31 580-1 176 

INFORMATION 
1213) 580.1172 

Re: Tract No. 35269 
Council District No. 6 

LETTER OF CLARIFICATION 

On January 24, 1986, in accordance with provisions of Section 17.03 of the Los Angeles 
Municipal Code, the City Council conditionally approved Tentative Tract No. 35269 as a 
commercial subdivision of 63 lots, commonly known as Howard Hughes Cer;ter("HHC") 
and located at 6900 Se~ulveda Boulevard. 

The recent realignment of Center Drive, as reflected on Tract No. 51419 (a final map unit 
of Tract No. 35269), resulted in a reconfiguration of parcels with areas (previously street) 
with no height designation. That has created a need for a new height limit exhibit under 
Condition No. 19 that clearly shows how the height limits approved underTract No. 35269 
aie intended to apply to the existing recorded parcels. 

Additionally, Arden Realty Limited Partnership, the current owners of the undeveloped 
portion of HHC, proposes to increase the size of the 'open court" or "open area court" (the 
terrninolon~ used in Condition of Approval No. 15d of Tract No. 352691 or'Cent. Sauare" ~, ~ ~ 

(the termlology used in Exhibit D to the Conditions of Approval o i  Tract No. 35269) 
previously proposed by Howard Hughes Properties, Limited Partnership on Parcel F of 
Tract No. 35269 and to spread the open space represented thereby throughout the center 
of HHC (i.e., on portions of Parcels B,C.D,E,F and G of Tract No. 35269) rather than 
concentrating it in one location (i.e.. Parcel F). In Tract No. 35269, Parcel F is 66,211 
square feet. There will be at least that much open space area on portions of Parcels 
B,C,D,F and G of Tract No. 35269, with the final configuration thereof being determined 
as buildings are constructed. 

PUBLIC COUNTER (*CONSTRUCTION SERVICES CENTER 
201 NORTH FIGUERO* STREET. ROOM 3m - I2131 977-6083 

VAN NUYS - 6251 VAN NUYS BLVO.. I" FLOOR. VhN NUYS 91461 - ,8181 756-8590 

A N  EQUAL EMPLOYMENT OPPORTUNI7? - I \FFIRMATIYL ACTION EMPLOYER -m*m-- 6% 



TENTATIVE.TRACT NO. 35269(Clarification) PAGE 2 

- 
Therefore, consistent with the City Council's intent in approving the tract and subsequent 
modification on October 16. 1998, the following conditions of Tract No. 35269 should be 
clarified and corrected to read as follows: 

-- 
Condition 15a 

Total construction may not exceed 1,950,000 square feet of office and retail (including a 
maximum 100.000 square feet of retail and a maxirnum 100,000 square-foot fitness 
center), a 250,000 square feet entertainment center with supporting retail plus a minimum 
of 600 hotel rooms. Retail space an'cillary to any hotel use, typically located in a luxury, 
deluxe or first-class hotel and clearly intended for the convenience of hotel patrons, shall 
be excluded from the 100,000 square foot limit on retail. This total shall include the 
400,000 square feet of commercial office which has already been approved by the City 
under P.M. LA No. 4070. 

Condition 15d 

Construction shall proceed according to the following phasing plan: 

Phase 1: 400,000 square feet of building area (for which the applicant has already 
received approval), and landscaped buffers on Lots OS2 through OS6 as 
shown on Revised Tentative Tract No. 35269, stamp-dated July 26, 1985. 

Phase 11: Development shall be permitted up to a maximum of an additional 675,000' 
square feet of officeketail, a 250,000 square feet entertainment center: 600 
hotel rooms, and commencement of construction of Parcel OS1 as a private 
park. 

Phase Ill: Development shall be permitted up to a maximum of an additional 41 5,000' 
square feet of officelretail. If not in this Phase, construction of portions of 
Parcels 6, C, D E, F and G as an open area court of at least 66,211 
combined total square feet shall occur in Phase IV. 

No building permits shall be issued for Phase Ill unless and until: 

(I)  The subdivider's Transportation Coordinator has consulted with 
LADOT to review the TDM Program with special consideration given 

I In Phases (1. 111, and IV, officdretail space may be exchanged for additional hotel roams in accordance 
kith Condition No. l i b .  

I 



TENTATIVE TRACT NO. 35269(Clarification) 

to (2) below; 

PAGE 3 

and - 

(2) The subdivider has, at his own expense, taken counts of inbound and 
outbound p.m. peak-hour traffic (derived from Phases I and I1 based 
upon actual or assumed occupancy of at least 66%) at intervals and 
locations determined to be reasonable by the Department of 
Transportation and has demonstrated to the satisfaction of DOT the 
following: 

(a) Trip generation has not exceeded the overall project maximum 
of 4,785 inbound (IB) and outbound (00) p.m. peak hour trips; 

and - 

(b) Trip reductionof 10% IB and OB p.m. peak hourtrips has been 
successfully achieved when compared to the number of trips 
that would have been generated in Phases I and I1 with no trip 
reduction; 

(c) In the event that a 10% reduction in (b) above has not been 
achieved, DOT shall determine that all reasonable attempts 
were made to achieve such reduction; and 115,000 square 
feet of commercial office space shall be excluded from Phase 
Ill and placed in Phase IV. 

Phase IV: No building permits shall be issued for Phase IV unless and until: 

The subdivider has, at his own expense, taken counts of IB and OB p.m. peak-hourtraffic 
(derived from a cumulative total of 1.148 million square feet occupied or assumed to be 
occupied in Phases 1-111) at intervals and locations determined to be reasonable by the 
Department of Transportation and has demonstrated to the satisfaction of DOT the 
following: 

(a) If a TDM success rate of 17% or better for combined Phase I. II and Ill IB and OB 
\ ,  

p.m. peak hour trips has been successfully achieved when compared to the number 
of trips that would have been generated by Phases I, II and Ill with no trip reduction; 
then development shall be permitted up to a maximum of an additional 460,000 
square feet. 



TENTATIVE TRACT NO. 35269(Clarification) PAGE 4 

(b) In the event 115,000 square feet has been withheld from Phase Ill construction 
under Condition No. 15d Phase 111 (Z), then development up to a total of an 
additional 575,000 square feet shall be permitted under the terms of (a) above; 

(c) In the event the TOM success rate is less than 17% in (a) above, then the 
subdivider may construct an increment of 460,000 square feet or 575,000 square 
feet as noted in (a) and (b) above, which, in the judgment of LADOT and the 
Advisory Agency, would not result in an IB and OB p.m. peak hour trip generation 
in excess of 4,785 trips for the entire project. 

Condition N o  19 to read: 

That the heights of buildings shall not exceed those shown on the chart attached hereto 
as Exhibit D, as clarified by the Composite Height Diagram for Howard Hughes Center 
dated November 2, 1999 attached hereto. In the event of any conflict between the chart 
and the diagram, the diagram shall determine the specific height permitted. 

With respect to the "Bldg. Function" category on Exhibit "D", the intent of such category 
was to be illustrative and descriptive and not to have any regulatory effect under Tract No. 
35269. 

Relative to condition No. 21, it should be noted that since the revision to the current design 
plans may affect the intent of the requirement to provide an on-site transit center, the 
developer shall meet and conferwith the City of Los Angeles Department ofTransportation 
regarding necessary details to implement Condition No. 21. 

All other conditions remain unchanged 

Sincerely, 

Con Howe 
Advisory Agency ' 

Deputy ~dv isory  Agency 
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m n s t r a t e  on t h e  s o l a r  ana ly s i s  bozh t n e  winter  s o l s f i c e  ( 9  .E-F.-, 3 

The names, addresses ,  phone number-of t h e  landscape a r c h i t e t r  and 

The h e i g b  05 bui ldings  s h a l l  not exceed those  shown i n  t h e  char :  
ched herero es Zxhib i t  D. 

o r  t o  recorda t ion  of t h e  ?'?IS f i n a l  map Tor t h s .  p r o j e z t ,  t h e  
divider s h a l l  execute and record aga ins t  the property .a covenant and 
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uant t o  which tine subdiv ider  sna'll agree  t h a t  t h e  wmer ( s )  o r  
e s so r ( s )  i n  i n t e r -  of t h e  property invoived i n  t h i s  s r a z t  w i l l  
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HOWARD HUGHES CEiWER 
PROPOSED MAXIMUM HEIGHT OF BUILDINGS 

Bldg . 
I h M  
AI.A3 

Bldg 
Euaulnn 
Omce & 
Parklng' 
omss a 
Parking 
Parklng 
Ofncc or 
Holcl& 
Parking 
Pmilng 
o m c c  & 
Parklng 
P d i n g  
om= & 
Parklng 

H o l e l a  
Parking 

CcnL S q u m  
& Parklng 
Omss  or 
Holcl & 
Parking 
Parklng 
o m c s  & 
Parklng 
Parklng 
om= 
Pmilng 

O m w  or 
Hotel & 
Parklng 

o m c e o r  
Holcl & 
Parklng 
Parking & 
Fllncrr 
Pmilng 
Scwlss 
Tunnel 

Finish 
Ondc 

Elmud 
30.3s+ n. 

Max. Hl. 
A h v c  Fin. 
-GmdL 

340 rcct 

Airport 
Maxlmum Max. Hazsrd Elsv. 
Slnduf_ w 
26 slorlcr 376 R 376 A. 

340 lccl 

6 lcvclr 
20 rtorlcr 

6 lcvclr 
12 rlorlu 

65 lcct 
175 lccl 

6 lcvdr 
20 rlorlcr 

20 rlorlc, 

3 r lor lo 

I45 lccl 10 storlcr 

65 ~ C C I  
175 lcsl 

65 lccl 
90 lecl 

6 lcvclr 
6 slorlcs 

50-60+ fl. 

PEM 50 lccl 5 lcveld IISA. 326 R 
storlcr 

7 ICVCII 135 A. 326 A. 
No bldg. No. bldg. 326 A. 

PD. PO 
None 

75 rcct 
No. bldg. 

' Abovc grndc . 
'Includcr m a  wllhln Road N LRmc cirtlo 
'Bulldlng function lncludu pmJccl monumcnlin LRmc clrtlc 

SOURCE: PLAWINO CONSULTANrS RESEARCH. 
PSOMAS &ASSOCIATES 


	Text1: VTT-70318
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	Text7: EXPORT 93,000 CY
	Text8: BRE/TZ HHL, LLC
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