MASTER APPEAL FORM

City of Los Angeles — Department of City Planning

APPEAL TO THE: City Council -
(DIRECTOR, AREA PLANNING COMMISSION, CITY PLANNING COMMISSION, CITY COUNCIL)

REGARDING CASE #: CPC-2013-3554-ZC-HD-ZV-CU-ZAA

PROJECT ADDRESS: 5746-5750 North Sepulveda Boulevard/5747-5751 North Halbrent Avenue

FINAL DATE TO APPEAL: September 8, 2014

TYPE OF APPEAL: Appeal by Applicant

1.

2. L Appeal by a person, other than the applicant, claiming to be aggrieved

3. L) Appeal by applicant or aggrieved person from a determination made by the Department
of Building and Safety

APPELLANT INFORMATION — Please print clearly

Name: Mr Raju Patel. El Cortez Motel, Inc.

= Are you filing for yourself or on behalf of another party, organization or company?

Self

Address: 5292 Duke Drive

0 Other:

La Palma. CA

Telephone; (714) 523-0400

E-mail: rajupatel0601@gmail.com

= Are you filing to support the original applicant’s position?

Yes

REPRESENTATIVE INFORMATION

0 No

Name: Peg Malone-Brown/Brad Rosenheim. Rosenheim & Associates. Inc.

Address: 21600 Oxnard Street. Suite 630

Woodland Hills. CA

Zip: 91367

Telephone:

(818) 716-2659 E-mail: peg@raa-inc.com

This application is to be used for any appeals authorized by the Los Angeles Municipal Code for discretionary actions administered by

the Department of City Planning.

CP-7769 (11/09/09)



JUSTIFICATION/REASON FOR APPEALING - Please provide on separate sheet.
Are you appealing the entire decision or parts of it?

O Entire Part

Your justification/reason must state:

=  The reasons for the appeal =  How you are aggrieved by the decision

= Specifically the points at issue =  Why you believe the decision-maker erred or abused their discretion

ADDITIONAL INFORMATION/REQUIREMENTS
= Eight (8) copies of the following documents are required (1 original and 7 duplicates):
»  Master Appeal Form
= Justification/Reason for Appealing document
= QOriginal Determination Letter
=  Original applicants must provide the original receipt required to calculate 85% filing fee.

= Original applicants must pay mailing fees to BTC and submit copy of receipt.

= Applicants filing per 12.26 K “Appeals from Building Department Determinations” are considered original applicants
and must provide notice per 12.26 K 7.

=« Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the City (Area) Planning
Commission must be filed within 10 days of the written determination of the Commission.

= A CEQA document can only be appealed if a non-elected decision-making body (i.e. ZA, APC, CPC, etc..} makes a
determination for a project that is not further appealable.

“If a nonelected decision-making body of a local lead agency certifies an environmental impact report, approves a
negative declaration or mitigated negative declaration, or determines that a project is not subject to this division, that

certification, approval, or determination may be appealed to the agency's elected decision-making body, if any.”
--CA Public Resources Code § 21151 (c)

1 certify that the statement%nﬁcjns application are complete and true:
Appellant Slgnature Date: _{£) 9) Zfi/ /Yy

Planning Staffdise Onify

Amount ﬂ/,)rl ?3?,@ Reviewed and Accepted by // 2 // Date

Receipt No. g » 07’{¢(7j Deeme;iiébmplete b\( /W "’17 / / Date

)2/ Determination Authority Notified 9/ Original Receipt and BTC Receipt (if original applicant)

CP-7769 (11/09/09)



ROSENHEIM & ASSOCIATES, INC.

21550 OXNARD STREET * SUITE 780 ¢« WOODLAND HILLS, CA 91367 « TEL 818-716-2689  FAX 818-593-6184

August 21,2014

The Honorable Members of the
Los Angeles City Council

City Hall

200 N. Spring Street

Los Angeles, CA 90012

RE: Appeal in Part of Case No. CPC-2013-3554-ZC-HD-CU-ZV-ZAA
Applicable to the Proposed La Quinta Inns & Suites Hotel Project
Located at 5746 — 5750 North Sepulveda Blvd. and 5747 — 5751 North
Halbrent Ave.

Dear Council Members,

On behalf of the Applicant for the above referenced case, El Cortez Motel, Inc., I
respectfully submit the following justifications and reasons as the basis for the Applicant’s
Appeal in part, of the CPC Determination for Case No. CPC-2013-3554-ZC-HD-CU-ZV-ZAA
applicable to the proposed La Quinta Inns & Suites Hotel Project (the “Proposed Project”)
located at 5746 — 5750 North Sepulveda Blvd., and 5747 — 5751 North Halbrent Ave. (the
“Subject Property”):

I. The City Planning Commission (CPC) erred in judgment and abused its discretion
in the instant Determination by requiring the following Conditions For Effectuating (T)
Tentative Classification Removal:

* “Sepulveda Boulevard (Major Highway Class II) — That a 6-foot wide strip of land
along the property frontage be dedicated to allow for construction of a 12-foot wide
sidewalk.” (Condition 2.a. on page T-1); and

* “Sepulveda Boulevard — Construct an additional 6.5 foot concrete sidewalk along the
property frontage to complete a 12-foot wide sidewalk...” (Condition 2.b. on page
T-1).

The dedication and additional sidewalk width requirement exceeds (by 4-feet) the City’s
adopted Standard Street Dimensions (Standard Plan S-470-0) applicable to a Major Highway
Class II street. Specifically, the existing 50-foot wide half-street right-of-way along the Subject
Property’s Sepulveda Boulevard frontage is 2-feet short of the required 52-foot half street public
right-of-way for a Major Highway Class II street. As such, the resulting applicable dedication
requirement is 2-feet, not 6-feet. Further, a 2-foot dedication of land will enable construction of
a 7.5-foot wide, ADA compliant sidewalk.



These facts were identified and discussed with City staff in advance of the May 22, 2014
CPC public hearing, and were also presented to the CPC during the public hearing. Then,
subsequent to the May 22, 2014 CPC public hearing, Bureau of Engineering (BOE) and
Department of City Planning (DCP) staff met and concluded that they must in fact support a 2-
foot dedication requirement in lieu of the 6-foot dedication requirement (please see attached
email dated July 29, 2014 from BOE staff Edmond Yew, Group Manager, Land Development
Group, and DCP staff Theodore Irving, City Planner, Expedite Unit). The correct yet untimely
conclusion of City staff regarding the appropriate dedication and improvement requirement for
the proposed La Quinta Inns & Suites Hotel Project may have contributed to the CPC’s error and
abuse of its discretion.

The Applicant is aggrieved because the CPC’s action requires dedication of land in
excess of the City’s adopted Standard Street Dimensions, and on that basis alone it is arbitrary
and capricious. Furthermore, the CPC did not make the required finding that a unique
circumstance justified such an extreme taking of private property. Finally, the additional taking
of land would significantly impact the development of the Proposed Project as proposed, thereby
requiring substantial modification as well as additional but not previously requested
discretionary zoning actions.

II. The City Planning Commission (CPC) also erred in judgment and abused its
discretion in the instant Determination by requiring the following Conditions of
Approval for the proposed La Quinta Inns & Suites new hotel use:

“The hotel is prohibited from renting any guest room by the hour or for any period of
fewer than twelve consecutive hours.” (Condition A.2.b on page C-1);

* “The hotel is prohibited from renting any guest room more than once within any
consecutive twelve-hour period measured from the start of one rental to the start of
the next.” (Condition A.2.c on page C-1);

* “The hotel is prohibited from advertising an hourly rate or any other rate for a guest
room based on a rental period of fewer than twelve consecutive hours.” (Condition
A.2.d on page C-1); and

*  “a minimum of 5 short term bicycle parking spaces shall be provided within the 12-
foot wide sidewalk.” (Condition A.S.a. on page C-1).

Municipal Code requirements currently and adequately regulate minimum room rental
timeframes as follows: “A room shall not be rented hourly or for fewer than 12 hours unless an
identification document' is obtained from the guest when he or she checks into the hotel.”

Identification document means a document that contains the name, date of birth, description and picture
of a person, issued by the federal government, the State of California, another state, a county or
municipal government subdivision or one of their agencies, including but not limited to: a motor vehicle
operator’s license, an identification card, or an identification card issued to a member of the Armed
Forces, Identification document also includes a passport issued by a foreign government or a consular
ROSENHEIM & ASSOCIATES, INC. Page 2 of 4




(LAMC Section 41.49 - Hotel Registers and Room Rentals). The CPC’s action would place
additional restrictions on the proposed new hotel that do not apply to other competitor hotels in
the area, effectively eliminating a target market segment which includes business travelers,
airline crews, and vacationing families who routinely arrive late and check-out early, dealing a
severe blow to the viability of the proposed new hotel.

It is important to note that the existing El Cortez Motel on the subject property will be
completely demolished, and replaced by a brand new La Quinta Inns & Suites hotel. Further, it
will be operated as a franchise under the La Quinta Inns & Suites brand, and as such will be held
to their operational standards and requirements in addition to all existing City Code
requirements. It is possible that the CPC inappropriately confused the existing El Cortez Motel’s
historic operational problems which occurred in the 1990’s under different ownership, with the
Applicant’s new La Quinta Inns & Suites hotel proposed for ground-up construction on the
Subject Property, and that this confusion contributed to the CPC’s error and abuse of its
discretion. The room rental Conditions identified above are imposed without cause, and without
this necessary nexus, represent a taking, and serve no legitimate governmental purpose.

The Condition requiring short-term bike parking to be located within a 12-foot wide
sidewalk is based upon the false premise of a 6-foot dedication requirement. As discussed above
in number I, the Proposed Project’s design includes construction of a 7.5 foot wide ADA
compliant sidewalk (following dedication of 2-feet), which is not wide enough to accommodate
short-term bike parking spaces safely. Furthermore, it is not an option to locate required short-
term bike parking within a parkway because none exists along this segment of Sepulveda
Boulevard. Without the requisite sidewalk/parkway width, it is impossible to locate bike parking
as required by this Condition.

II.  Finally, because the CPC erred and abused its discretion as discussed above in
numbers I and II, the following actions were denied yet all remain justified, and must be
approved to allow the Proposed Project to be constructed and operated:

* Approve the Zone Variance to allow bicycle parking in the front yard setback area;

* Approve an Zoning Administrator’s Adjustment for a bike rack within the required
front yard; and

* Approve a Zoning Administrator’s Adjustment for a paved surface area for bikes in
the front yard, in lieu of required landscaping.

I wish to also note an apparent typo in the Municipal Code citation that appears at the top
of page C-1 “Conditions Of Approval”, which should read “Pursuant to Section 12.24 of the
Municipal Code...” and not Section 12.32G.

identification card, issued by a foreign government to any of its citizens and nationals, which has been
approved by the City of Los Angeles as valid identification (LAMC 41.49.1).
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Thank you for your time and consideration in reviewing this Appeal.

) Sincerely,

/,/
\ =2 =
Brad M. R@senheim
ROSENHEIM & ASSOCIATES, INC.

Attachment: (1) Email from Edmond Yew, Group Manager, Land Development Group, BOE
and Theodore Irving, City Planner, Expedite Unit, DCP.
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From: Theodore Irving <theodore.irving@lacity.org>
Subject: Re: La Quinta Inns & Suites Project - CPC 13-3554-ZC-HD-CU-ZV-ZAA (5746 - 5750 Sepulveda Boulevard)
Date: July 29, 2014 3:29:23 PM PDT
To: Peggy Malone-Brown <peg®@raa-inc.com>
Ce: Jae Kim <jae.h.kim@lacity.org>, Edmond Yew <edmond.yew @lacity.org>, Brad Rosenheim <brad@raa-inc.com>,
Jonathan Brand <Jonathan.brand@lacity.org>, Mati Laan <mati.laan@lacity.org>, Joseph Gnade
<joseph.gnade @lacity.org>

DCP supports the dedication

On Tue, Jul 29, 2014 at 10:15 AM, Peggy Malone-Brown <peq@raa-inc.com> wrote:
Hi Theo,

Could you also confirm (by replying to this email) that the DCP supports a 2-foot dedication for the subject project, as discussed
' below?

Peggy Malone-Brown

Rosenheim & Associates, Inc.
21550 Oxnard Street, Suite 780
Woodland Hills, CA 91367

| Tel: 818-716-2659
Fax: 818-593-6184

: peg@raa-inc.com
On Jul 29, 2014, at 8:05 AM, Edmond Yew wrote:

Peggy.
BOE supports the 2-foot dedication requirement.

Edmond

On Mon, Jul 28, 2014 at 1:52 PM, Peggy Malone-Brown <peg@raa-inc.com> wrote:
Hi Edmond and Theo,

' By way of introduction, our firm is representing the Applicant for the subject proposed project. | understand that the Bureau of

. Engineering (BOE) and the Department of City Planning (DCP) met regarding the dedication requirement for the subject

- project following the May 22, 2014 City Planning Commission’s public hearing, and that both the BOE and the DCP are in
support of a 2-foot dedication requirement (for the subject property's Sepulveda Boulevard frontage) consistent with the City's

- adopted Street Standards, in fieu of a 6-foot dedication requitement.

| would greatly appreciate it if you would reply to this email and either confirm the above statements as true and correct, or
. provide additional details as necessary to clarify the results and conclusion of your meeting.

| truly appreciate your time and attention to this matter, and look forward to hearing from you at your earliest convenience. As
always, please let me know if you need any additional information, or have questions regarding this request.

. Sincerely,

- Peggy Malone-Brown
Rosenheim & Associates, Inc.
21550 Oxnard Street, Suite 780




Woodland Hills, CA 91367

! Tel: 818-716-2659
Fax: 818-593-6184

‘ peg@raa-inc.com

Edmond Yew, P.E.

Land Development Group 1 Senior Civil Engineer
Bureau of Engineering | Department of Public Works
T: (213)202-3490 | F: (213} 202-3493

201 N, Figueroa Street, Rm 200

Los Angeles, CA 90012

A DAY

ENGINEERING g .
TRANSFORMIGE 20 ANGULES H-LA/;

Theodore L. irving, AICP

City Planner, Office of Zoning Administration
Los Angeles Department of City Planning
200 North Spring Street,

City Hall, Room 760

Los Angeles, CA 80012

(213) 978-1366 Office

(213) 978-4656 Fax



CITY PLANNING COMMISSION

200 N. Spring Street, Room 272, Los Angeles, California, 90012-4801, (213) 978-1300
http:llcityplanning.lacity.orgl

Determination Mailing Date:  AUG 1 9 204

CASE: CPGC-2013-3554-ZC-HD-CU-ZV-ZAA Location: 5746 — 5750 Sepulveda Blvd.
CEQA: ENV-2013-3555-MND 5747 - 5751 Halbrent Ave.

Council District: 4 — LaBonge
Plan Area: Van Nuys- North Sherman Oaks
Zone; R3-1

Applicant: El Cortez Motel, [nc.

Rep.: Peg Malone-Brown, Rosenheim & Assoc.

At its meeting of May 22, 2014, the City Planning Commission took the following action:

il
2.
3.

oo M

© o~

10.
11.
12.
14.
15.

16.

Denied a Zone Variance to allow bicycle parking in the front yard setback area.

Denied an Adjustment for a bike rack within the required front yard.

Denied an Adjustment for a paved surface area for bikes in the front yard in lieu of the required
landscaping.

Approved the Zone and Height District Change from the R3-1 Zone to (T)(Q)RAS4-1VL for the westerly
portion of the project site.

Approved a Conditional Use to allow a hotel use within the proposed (T)(Q)RAS4-1VL Zone.

Approved a Zone Variance to allow a 2-level parklng structure as an accessory use in the easterly (R3-1
Zone) portion of the site.

Approved an Adjustment for a 56 feet building height to allow for architectural elements.

Approved an Adjustment for an average front yard setback of 4.5 feet in lieu of the required 5 feet.
Approved an Adjustment for a 5-foot projection into the required front yard in lieu of the maximum 4-foot
projection. i

Approved an Adjustment for an awning projection of approximately 4 feet on each side of the entry way
in lieu of the maximum 42 inches permitted. _
Approved an Adjustment for a canopy structure over the driveway entrance to project approximately 2.5
feet into the required front yard.

Adopted the attached modified Conditions of Approval.

Adopted the attached amended Findings.

Adopted the Mitigated Negative Declaration No. ENV-2013-3555-MND.

Advised the applicant that, pursuant to California State Public Resources Code Section 21081.8, the City
shall monitor or require evidence that mitigation conditions are implemented and maintained throughout
the life of the project and the City may require any necessary fees to cover the cost of such monitoring.
Advised the applicant that pursuant to State Fish and Game Code Section 711.4, Fish and Game Fee is
now required to be submitted to the County Clerk prior to or concurrent with the Environmental Notice of
Determination (NOD) Filing.

RECOMMENDATIONS TO CITY COUNCIL:

i

5 il
3.

Recommend the City Council adopt the Zone and Height District Change from the R3-1 Zone to
(T Q)RAS4-1VL for the westerly portion of the project site.

Recommend the City Council adopt the attached Findings.

Recommend the City Council adopt Mitigated Negative Declaration No. ENV-2013-3555-NMND.

Fiscal Impact Statement: There is no General Fund impact as administrative costs are recovered through fees.
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This action was taken by the following vote:

Moved: Perlman

Seconded: Ambroz

Ayes: Ahn, Cabildo, Choe, Katz, Dake-Wilson
Absent: Mack, Segura

Vote:

Effective Date/Apfieals: The City Planning Commission's determination is appealable. Any aggrieved party
may file an appeal within 20-days after the mailing date of this determination letter. Any appeal not filed within the

20-day period shall not be considered by the City Councll. All appeals shall be filed on forms provided at the
Planning Department’s Public Counters at 201 N. Figueroa Street, Fourth Floor, Los Angeles, or at 6262 Van Nuys
Boulevard, Suite 251, Van Nuys.

'FINAL APPEAL DATE: _ SEP" 08 204

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

Attachments: [T] Conditions, [Q] Conditions, Ordinance, Map, modified Conditions of Approval, Findings
City Planner: Theodore lrving

-
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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 the recordation of a final parcel or tract map or 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 prowded 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, 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 necessary), the following:

Responsibilities/Guarantees.

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

2. Bureau of Engineering. Prior to issuance of sign offs for final site plan approval and/or
project,permits by the Planning Department, the applicant/developer shall provide written
verification to the Planning Department 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 Planning Department.

a. Sepulveda Boulevard (Major Highway Class II) ~ That a 6-foot wide strip of land
along the property frontage be dedicated to allow for the construction of a 12-foot
wide sidewalk.

b. Sepulveda Boulevard — Construct an additional 6.5 foot concrete sidewalk along
the property frontage to complete a 12-foot wide sidewalk. Close any unused
driveways with standard curb height, gutter and sidewalk and upgrade all
driveways to comply with ADA requurements

] Install tree wells with root barriers and plan street trees satisfactory to the City
Engineer and Urban Forestry Division of the Bureau of Street Services. The
applicant should contact the Urban Forestry Division for further information (213)
847-3077

Note: Street lighting may be required satisfactory to the Bureau of Street Lighting
(213) 847- 1551

Department of Transportation may have additional requirements for dedication
and improvements.
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a.

a.

Refer to the Department of Water and Power regarding the relocation of fire
hydrant located on the south side of the property.

No major drainage problems are involved.

Sewer lines in Sepulveda Boulevard and Halbrent Avenue. All Sewage Facilities
Charges and Bonded Sewer Fees are to be paid.

Halbrent Avenue (Local Street) — The public right-of-way shall be planted in
substantial conformance with the prehmmary landscape plans (Exhibit B)
submitted by the applicant.

Consfruction of necessary sewer facilities to the satisfaction of the Bureau of
Engmeenng All Sewerage Facilities Charges and Bonded Sewer Fees are to be
paid prior to obtaining a building permit.

An investigation by the Bureau of Engineering Valley District Office Construction
may be necessary to determine the capacity of the existing public sewers to

accommodate the proposed development. Submit a request to the Central '

District Office of the Bureau of Engineering (818) 374-5090.

Submit a parking area and driveway plan to the Valley District Office of the
Bureau of Engineering and Department of Transportation for review and
approval.

Department of Transportation

' A 20-foot reservoir space shall be provided between any security gate(s) and the

property line.

A parking area and driveway plan shall be submitted to the Citywide Planning
Coordination Section of the Department of Transportation for approval prior to
submittal of building permit plans for plan check by the Department of Building
and Safety. Transportation approvals are conducted at 201 N. Figueroa Street,
Suite 400, Station 3.

Parking and Driveway Plan. A preliminary parking area and driveway plan shall
be prepared and submitted to the Bureau of Engineering and City Wide Plannirg
Coordination Section of the Department of Transportation in consultation with
Council District Office No. 3 for approval prior to the submittal of bunldmg plans
for plan check by the Department of Building and Safety.

Bureau of Street Lighting

Installation of street lights to the satisfaction of the Bureau of Street lighting. If
new street(s) are required, the property within the boundary of the development
shall form or annexed into a Street Lighting Maintenance Assessment District
prior to the final recordation or issuance of certificate of Occupancy.

Making any necessary arrangements with the appropriate cable television
franchise holder to assure that cable television facilities will be installed in City
rights of way in the same manner as is required of other facilities, pursuant to
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Municipal Code Section 17.05N, to the satisfaction of the Department of
Telecommunications. '

e3 Notice: Prior to issuance of a clearance letter by the Bureau of Engineering, all
engineering fees pertaining to Ordinance No. 176,077 adopted by the City
Council, must be paid in full at the Development Services Division office.

d. Notice: Certificates of Occupancy for the subject property will not be issued by
the City until the- construction of all the public improvements (streets, sewers,
storm drains, etc.), as required herein, are completed to the satisfaction of the
City Engineer.

e. 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 by the property owner in the County Recorder's Office. The agreement
shall run with the land and shall be binding on any subsequent owners, heirs or
assigns. Further, the agreement must be submitted to the Planning Department
for approval before being recorded. After recordation, a copy bearing the
Recorder's number and date must be given to the City Planning Department for
attachment to the subject file.
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(Q) QUALIFIED CONDITIONS OF APPROVAL

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.

- A

Entitlement Conditions

. Use. The use of the westerly 16,500 square-foot portion of the subject site shall be

limited to those permitted in the RAS4 Zone.

. Site Plan. The development of the property shall be in substantial conformance with this

approval and the plans submitted by the applicant and attached to the case file as
Exhibit B 3. '

. Floor Area. The total floor area of the new building on the subject property shall not

exceed 3:1 FAR.

. Height. The height of the proposed hotel building shall not exceed 50 feet, except for

architectural elements which shall not to exceed 56 feet in height.

. Parking. The project shall provide parking in compliance with the L.A.M.C. Section

12.21-A 4.

. Light and Glare. The exterior of the proposed buildings shall be constructed of

materials which reduce glare and reflectivity, such as high-performance tinted or deep-
color glazed glass, pre-cast concrete or fabricated wall surfaces. All exterior windows
should'be tinted or contain a light reflective film to reduce illumination levels outside of
the buildings.

. Graffiti. Every building, structure or portion thereof shall be maintained in a safe and

sanitary condition and good repair, and free from graffiti, debris, rubbish, garbage, trash,
overgrown vegetation or other similar material pursuant to Municipal Code Section
91.8104. The exterior of all buildings and fences shall be free from graffiti when such
graffiti is visible from a public street, or alley, pursuant to Municipal Code Section
91.8104.15. '

. Signage. On-site signs shall be limited to the maximum allowable under the LAM.C.

Section12.12.2-A 6.



ORDINANCE NO.

An ordinance amending Section 12.04 of the Los Angeles Municipal Code
by amending the zoning map.

THE PEOPLE OF THE CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS:

Section _. Section 12.04 of the Los Angeles Municipal Code is hereby
amended by changing the zone classifications of property shown upon a portion
of the Zoning Map incorporated thefein and made a part of Article 2, Chapter 1 of
the LAMC, so that such portion of the Zoning Map shall conform to the zoning on
the map attached hereto and incorporated herein by this reference.
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CONDITIONS OF APPROVAL

Pursuant to Section 12.32 G of the Municipal Code, the following conditions are hereby imposed
upon the use of the subject property:

A. Conditions of Approval

1.

7.

Prior to the issuance of any building permit, the applicant or his successor shall submit
to the Planning Department revised plans showing compliance with the applicable
L.A.M.C. provisions or as permitted by the grants and conditions of approval herein.

Use;

a) The use of the westerly 16,500 square-foot portion of the subject site shall be
limited to a new 4-story, 33,811 square-feet, 73-guest room hotel building, plus one
manager’s unit.

b) The hotel is prohibited from renting any guest room by the hour or for any period of
fewer than twelve consecutive hours.

c) The hotel is prohibited from renting any guest room more than once within any
consecutive twelve-hour period measured from the start of one rental to the start of
the next.

d) The hotel is prohibited from advertising an hourly rate or any other rate for a guest
room based on a rental period of fewer than twelve consecutive hours.

The total floor area of the new building on the subject property shall not exceed 33,811
square feet.

Parking. Parking serving the on-site hotel may. be permitted in the R3 Zone, in
substantial conformance with Exhibit B.

Bicycle Parking. The project shall provide bicycle parkmg in compliance with

Ordinance No. 182,386 as follows:

a. a minimum of 5 short term bicycle parking spaces shall be provided within the
12-foot wide sidewalk.

b. a minimum of 5 long term bicycle parking spaces shall be provided within the
ground level of the two-level garage structure.

Architectural Materials.

a. A consistent use of architectural and building materials shall be applied
throughout all exterior facades of the buildings to enhance the streetscape and
identity of the site.

b. The proposed project shall not use architectural finishes that would produce
substantial glare.

¢. The ground floor level windows, along the bundlng s westerly elevation shall be
clear, energy efficient insulated glass

d. The project shall incorporate windows and doors with well-designed trims and
details as character defining features to reflect a consisterit architectural theme.

Driveway Access. One 20-foot wide two-way driveway shall be provided along
Sepulveda Boulevard. Vehicular access from Halbrent Avenue shall be prohibited.
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Pedestrian Access. Designated pedestrian walkways from the public right-of-ways
leading to the hotel interior entry as well as internal to the parking structure shail be
provided.

Landscaping. The landscaping shall be in substantial conformance with the citywide
landscape ordinance (L.A.M.C. Section 12.42-B) and as shown on the plans submitted
by the applicant and attached to the case file as Exhibit B:

B. Environmental Conditions

10.

11.
12

13.

14.

13

16.
il

18.
19.

20.

All open areas not used for buildings, driveways, parking areas, recreational facilities
or walks shall be attractively landscaped and maintained in accordance with a
landscape plan and an automatic irrigation plan, prepared by a Landscape
Practitioner (Sec. 12.40-D) and to the satisfaction of the decision maker.

A minimum five-foot wide landscape buffer shall be planted adjacent to the
residential use.

The parking stalls and driveways of the parking structure that are exposed to the sky
shall be finished with either a light-colored surface material such as concrete, and/or
a minimum of 80 percent of the total area of the stalls shall be shaded by vine-
covered pergola, canopy, or trellis. Solar panels and their related support structures
may be utilized to provide required shading.

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

The exterior of the proposed structure shall be constructed of materials such as, but
not limited to, high-performance and/or non-reflective tinted glass (no mirror-like tints
or films) and pre-cast concrete or fabricated wall surfaces to minimize glare and
reflected heat.

All unpaved demolition and construction areas shall be wetted at least twice daily
during excavation and construction, and temporary dust covers shall be used to
reduce dust emissions and meet SCAQMD District Rule 403. Wetting could reduce
fugitive dust by as much as 50 percent. '

The construction area shall be kept sufficiently dampened to contro! dust caused by

grading and hauling, and at all times provide reasonable controi of dust caused by
wind.

All clearing, earth moving, or excavation activities shall be discontinued during
periods of high winds (i.e., greater than 15 mph), so as to prevent excessive
amounts of dust.

All dirt/soil loads shall be secured by trimming, watering or other appropriate means
to prevent spillage and dust. '

All dirt/soil materials transported off-site shall be either sufficiently watered or
securely covered to prevent excessive amount of dust. ‘

General contractors shall maintain and operate construction equipment so as to
minimize exhaust emissions.
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21.
22.

23.

24,

25.

26.

27.

28.

20.

30.

31.

Trucks having no current hauling activity shall not idle but be turned off.

The design and construction of the project shall conform to the California Building
Code seismic standards as approved by the Department of Building and Safety.

Prior to the issuance of grading or building permits, the applicant shall submit a
geotechnical report, prepared by a registered civil engineer or certified engineering
geologist, to the Department of Building and Safety, for review and approval. The
project shall comply with the Uniform Building Code Chapter 18. Division1
Section1804.5 Liquefaction Potential and Soil Strength Loss. The geotechnical report
shall assess potential consequences of any liquefaction and soil strength loss,
estimation of settlement, lateral movement or reduction in foundation soil-bearing
capacity, and discuss mitigation measures that may include building design
consideration. Building design considerations shall include, but are not limited to:
ground stabilization, selection of appropriate foundation type and depths, selection of
appropriate structural systems to accommodate anticipated displacements or any
combination of these measures.

Only low- and non-VOC-containing paints, sealants, adhesives, and solvents shall be
utilized in the construction of the project.

(Asbestos) Prior to the issuance of any permit for the demolition or alteration of the
existing structure(s), the applicant shall provide a letter to the Department of Building
and Safety from a qualified asbestos abatement consultant indicating that no
Asbestos-Containing Materials (ACM) are present in the building. if ACMs are found-
to be present, it will need to be abated in compliance with the South Coast Air
Quality Management District's Rule 1403 as well as all other applicable State and
Federal rules and regulations.

(Lead Paint) Prior to issuance of any permit for the demolition or alteration of the
existing structure(s), a lead-based paint survey shall be performed to the written
satisfaction of the Department of Building and Safety. Should lead-based paint
materials be identified, standard handling and disposal practices shall be
implemented pursuant to OSHA regulations.

(Polychlorinated Biphenyl — Commercial and Industrial Buildings) Prior to issuance of
a demolition permit, a polychlorinated biphenyl (PCB) abatement contractor shall
conduct a survey of the project site to identify and assist with compliance with
applicable state and federal rules and regulation governing PCB removal and
disposal.

Leaks, drips and spills shall be cleaned up immediately to prevent contaminated soil
on paved surfaces that can be washed away into the storm drains.

All vehicle/equipment maintenance, repair, and washing shall be conducted away
from storm drains. '

All major repairs shall be conducted off-site. Drip pans or drop clothes shall be used
to catch drips and spills.

Pavement shall not be hosed down at material spills. Dry cleanup methods shall be
used whenever possible.
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32.

33.

34.

35.

386.

37.

38.

39.
40.

41.

42.

43.

44.

Dumpsters shall be covered and maintained. Uncovered dumpsters shall be placed
under a roof or be cavered with tarps or plastic sheeting.

A minimum five-foot wide landscape buffer shall be planted adjacent to the
residential use.

A landscape plan prepared by a licensed Landscape Architect shall be submitted for
review and approval by the decision maker.

The project shall comply with the City of Los Angeles Noise Ordinance No. 144,331
and 161,574, and any subsequent ordinances, which prohibit the emission or
creation of noise beyond certain levels at adjacent uses unless technically infeasible.

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.

Demolition and construction activities shall be scheduled so as to avoid operating -
several pieces of equipment simultaneously, which causes high noise levels.

The project contractor shall use power construction 'equipment with state-of-the-art
noise shielding and muffling devices.

Concrete, not metal, shall be used for construction of parking ramps.

The interior ramps shall be textured to prevent tire squeal at turning areas.

The two level parking structure Ioéated adjacent to residential buildings shall have a
degorative wall with screened openings. The screened openings shall have vine

coverlngs A landscape buffer of not less than 15 feet shall be provided between the
two-level parking structure and the public right-of-way along Halbrent Avenue. The

_landscape material shall be in substantial conformance with Exhibit B-14 through B-

186.

All exterior windows having a line of sight of a Major or Secondary Highway shall be-
constructed with double-pane glass and use exterior wall construction which
provides a Sound Transmission Coefficient (STC) value of 50, as determined in
accordance with ASTM E90 and ASTM E413, or any amendment thereto. Tthe
applicarit, as an alternative, may retain an acoustical engineer to submit evidence,
along with the application for a building permit, any alternative means of sound
insulation sufficient to mitigate interior noise levels below a CNEL of 45 dBA in any
habitable room.

The following recommendations of the Fire Department relative to fire safety shall be
incorporated into the building plans, which includes the submittal of a plot plan for
approval by the Fire Department either prior to the recordation of a final map or the
approval of a building permit. The plot plan shall include the following minimum
design features: fire lanes, where required, shall be a minimum of 20 feet in width; all
structures must be within 300 feet of an approved fire hydrant, and entrances to any
dwelling unit or guest room shall not be more than 150 feet in distance in horizontal
travel from the edge of the roadway of an improved street or approved fire lane.

The plans shall incorporate the design guidelines relative to security, semi-public and
private spaces, which may include but not be limited to access control to building,
secured parking facilities, walls/fences with key systems, well-illuminated public and
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semi-public space designed with a minimum of dead space to eliminate areas of
concealment, location of toilet facilities or building entrances in high-foot traffic areas,
and provision of security guard patrol throughout the project site if needed. Please
refer to "Design Out Crime Guidelines: Crime Prevention Through Environmental
Design", published by the Los Angeles Police Department. Contact the Community
Relations Division, located at 100 W. 1st Street, #250, Los Angeles, CA 90012; (213)
486-6000. These measures shall be approved by the Police Department prior to the
issuance of building permits.

Administrative Conditions of Approval

1

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

Code Compliance. Area, height and use regulations of the RAS4-1VL and R3-1 zone
classifications of the subject property shall be complied with, except where “herein
conditions are more restrictive or relief has been granted.

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 Planning Department for approval before being recorded. After. recordation, a
copy bearing the Recorder's number and date shall be provided to the Planning
Department for attachment to the file.

Defini’c’ion Any agencies public officials or legislation referenced in these conditions
shall mean those agencies, public officials, legislation or their successors, deS|gnees or
amendment to any legislation.

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

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

Corrective Conditions. The authorized use shall be conducted at all time with due
regards to 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.

Indemnification. The applicant shall defend, indemnify and hold harmless the City, its
agents, officers, or employees from any clalm action, or proceeding against the City or
its agents, officers, or employees relating to or to attack, set aside, void or annul this
approval which action is brought within the applicable limitation period. The City shall
promptly notify the applicant of any claim, action, or proceeding and the City shall
cooperate fully in the defense. |If the City fails to promptly notify the applicant of any



2

CPC 2013-3554-ZC-HD-CU-ZV-ZAA C-6

claim, action or procee'ding, or if the City fails to cooperate fully in the defense, the
applicant shall not thereafter be responsible to defend, indemnify, or hold harmless the
City.

9. Expediting Processing Section. Prior to the clearance of any conditions, the applicant

shall show that all fees have been paid to the Department of City planning Expedited
Processing Section.
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FINDINGS

General Plan/Charter Findings

p 7

General Plan Land Use Designation. The subject property is located within the area
covered by the Van Nuys-North Sherman Oaks Community Plan, as amended and adopted
by the City Council on September 9, 1998. The existing Community Plan has classified the
subject property under two land use designations. The easterly portion of the subject
property has been designated Medium Residential with a corresponding of zone R3, while
the westerly portion of the property has been designated Neighborhood Commercial with the
corresponding zones of C1, C1.5, C2, C4, RAS3 and RAS4. Although the 28,519.6 square
foot site has a dual land use designation, the entire property is zoned R3-1. The
recommended zone change, from R3-1 to the (T)(Q)RAS4-1VL Zone, is applicable to the
westerly portion of the project site and is consistent with the current Neighborhood
Commercial land use designation and is in substantial conformance with the purposes,
intent and provisions of the General Plan as reflected in the adopted Community Plan. The
zone for the easterly portion of the project site, situated in the Medium Residential land use
category, remains unchanged.

General Plan Text. The Van Nuys-North Sherman Oaks Community Plan text includes the
following relevant land use Goals, Objectives and Policies: '

GOAL 1 A SAFE, SECURE, AND HIGH QUALITY RESIDENTIAL ENVIRONMENT FOR
ALL ECONOMIC, AGE, AND ETHNIC SEGMENTS OF THE COMMUNITY

Objective 1-1  to provide for the preservation of existing housing and for the

4 development of new housing to meet the diverse economic and physical
needs of the existing residents and projected population of the Plan area
to the year 2010.
Policies:

1-1.3 Protect existing stable single-family and low density residential
neighborhoods from encroachment by higher density residential and other
incompatible uses. '

1-1.6 The City should promote neighborhood preservation, particular in existing
- single-family neighborhoods, as well as in areas with existing multiple
family residences.

Objective 1-3  To preserve and enhance the varied and distinct residential character and
integrity of existing single and multi-family neighborhoods.

1-3.2 Consider factors such as neighborhood character and identity,
compatibility of land uses, impact on livability, impacts on services and
public facilities, impacts on ftraffic levels when changes in residential
densities.

GOAL2 A STRONG AND COMPETITIVE COMMERCIAL SECTOR WHICH BEST
SERVES THE NEEDS OF THE COMMUNITY THROUGH MAXIMUM
EFFICIENCY AND ACCESSIBILITY WHILE RESERVING THE HISTORIC
COMMERCIAL AND CULTURAL CHARACTER OF THE COMMUNITY
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Objective 2-1  To conserve and strengthen viable commercial development.

Policies: 2-1.1 New commercial uses shall be located in existing established
commercial areas or existing shopping centers

Objective 2-2  To enhance the identity of distinctive commercial districts

Policies: 2-2.2 Ensure that commercial in-fil projects achieve harmony in design
with the best of existing development.

Circulation: The Department of .Transportation studied the intersection of Sepulveda
Boulevard and Burbank Boulevard as part of the analysis of the nearby circulation system,
and concluded that it operated at a Level of Service (LOS) E or F. Per DOT's policy on
Significant Impact Criteria, any increase in V/C over a value of 0.010 or more will
significantly impact an intersection. DOT has verified that the proposed project will
increase the subject intersection’s V/C by 0.006 which is below the threshold of 0.010.

- Therefore, DOT has determined that the proposed project will not have a significant traffic

impact at Sepulveda Boulevard and Burbank Boulevard.

Framework Element — Commercial Districts - The economic development policies
presented in Framework are designed to facilitate business retention and job growth in
several important ways. These include providing appropriate sites and infrastructure to
accommodate future commercial and industrial growth; streamlining the City's permitting
and regulatory processes; focusing the City's economic development efforts to more
effectively utilize available resources; and, where appropriate, providing financial
incentives to attract development to targeted districts, cénters, and boulevards. The
recommended zone change would allow for the retention of a hospitality business that
would be improved with new facilities, amenities and operations in conjunction with a
national hote! operator.

The Transportation Element of the General Plan is not likely to be affected by the
recommended action herein. Sepulveda Boulevard is designated as a Class || Major
Highway in the Transportation Element of the General Plan. The recommended
dedications and improvements will implement the goals and objectives of the Community
Pian.

Bicycle Ordinance No. 182,386 -

The proposed project is subject to the provisions of the recently adopted Bicycle
Ordinance, which became effective March 13, 2013. The ordinance requires that a
minimum of one short-term and one-long term bicycle parking space be provided,
respectively, for every 20 guest rooms of a hotel. The proposed 33,811 square-foot hotel
project will include 73 guest rooms and is required to provide a minimum of 4 (3.65) short-
term bicycle parking spaces and a minimum of 4 (3.65) long-term bicycle parking spaces.
The applicant intends to provide 5 short-term bicycle parking spaces along the property
frontage within 50 feet of the hotel entrance, with 5 long-term bicycle parking spaces
situated along the rear of the property at the ground level of the two-level parking
structure. '

The Sewerage Facilities Element of the General Plan will not be affected by the

" recommended action.

The recommended zone change along the westerly portion of the subject property for the
hotel facility project is consistent with the current Van Nuys-North Sherman Oaks
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Community Plan. The recommended zone change preserves and improves land
designated for Neighborhood Office Commercial, while protecting the existing stable
single-family and low density residential neighborhoods from encroachment by higher
density residential and other incompatible uses. The Department of Transportation and the
Bureau of Engineering have recommendations to enhance and improve the abutting Major
Highway and the surrounding circulation system, that will be incorporated into the
conditions of approval and contribute to the implementation of the Community Plan.

Entitlement Findings

3. Zone Change, L.A.M.C. Sec. 12.32.F: The recommended zone change is in conformance
with the public necessity, convenience, general welfare or good zoning practice.

The recommended RAS4 Zone for the westerly portion of the 28,519.6 square foot site is
consistent with the Neighborhood Office Commercial Land Use Designation of the Van
Nuys-North Sherman Oaks Community. The proposed project, which involves the re-
development of the site for a hotel, is permitted by the Neighborhood Office Commercial
Land Use Designation that permits the corresponding zones of C1, C1.5, C2, C4, RAS3,
and RAS4. The project fills the demand for upgraded hospitality accommodations in the
Van Nuys and Sherman Oaks section of the City and brings a national hotel operator (La
Quinta) to the community to enhance the hospitality market. The hotel project is in
conformance with the public convenience as it will provide a new hotel option along
Sepulveda Boulevard, which has connectivity to other public transit lines as well as the
nearby freeways.

Public Necessity: The granting of the proposed zone change would result in the
redevelopment of a 28,519.6 square-foot site that has been a nuisance property for many
years iy the Van Nuys area. The recommended zone change would allow for the
construction, use and maintenance of a new hote! development to meet the demand for
hospitality uses with modern accommodations, amenities and services and provides
neighborhood serving employment and -service, consistent with the General and
Community Plan’s objective to promote economic development and jobs generation in the
Community Plan Area.

Convenience: Granting the proposed zone change would result in the construction, use
and - maintenance of an enhanced hotel operation which will provide quality
accommodations and amenities in. a conveniently accessible hospitality facility. The
redevelopment of the project site with a new nationally recognized hotel operator offers a
convenient hospitality facility to the local residents and businesses in the Van Nuys and
North Sherman Oaks community, as well as to the broader San Fernando Valley area.
Also, the recommended change of zone for the project site will serve as a catalyst for the
redevelopment of similar properties located nearby along Sepulveda Boulevard.

General Welfare: Granting the requested zone change from R3-1 to RAS4-1, for the
westerly portion of the project site, would allow for the development of a 73-guest room
hotel which would enhance the General Welfare of the immediate neighborhood as well as
the broader Community Plan area. The zone change is being processed concurrently with
a conditional use request to allow the operation of the 73-guest room hotel on the 28,519.6
square-foot site. The proposed hotel development will offer modern amenities,
accommodations and services that are compatible to the surrounding business community
and residents, while eliminating the nuisance activities that have long been associated
with, and have heen a threat to the general welfare of the community for many years.
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The construction activity related to the new buildings will instantly result in demand for
local workers and the demand for local goods and services. Upon completion, the new
hospitality facility will add new permanent workers, bring new visitors and users to the area
which will enhance its economic base and culture. The architecture of the new buildings,
along with its landscaping, lighting and signage will improve the aesthetics and
appearance of the area. Furthermore, the recommended zone change would not conflict
with any applicable fire and safety codes which are intended to promote the General
Welfare.

Good Zoning Practices: The Van Nuys-North Sherman Oaks Community Plan has Goals,
Objectives, Policies and Programs relative to commercial land use for its protection and
preservation, in addition to the Land Use Designation. As stated in the General Pian Text
section above, “New commercial uses shall be located in existing established commercial
areas or existing shopping centers” and to ensure “that commercial in-fill projects achieve
harmony in design with the best of existing development.”

The recommended zone change from R3-1 to RAS4-1, for the westerly portion of the
28,519.6 square-foot site, allows for the development of a hospitality facility that will be
compatible with the commercial character of the Van Nuys and North Sherman Oaks
Community. Also, the "Q" Qualified restriction of the. proposed zone would restrict the
site’s use to that which is consistent with the zoning pattern abutting and surrounding the
project site, and consistent with the existing land use patterns observed in the broader Van
Nuys-Sherman Community Plan area. The easterly portion of the project remains zoned
R3-1 in the Medium Residential Land Use Category to help protect the single family
residential uses across the street from high intensity development. Therefore, the granting
of the RAS4-1 Zone, which is consistent with the Community Plan’s land use designation,
its policies and existing zoning patterns, is practicing good zoning.

4 1
The action, as recommended, is made contingent upon compliance with the “(T)” and “(Q)”
conditions imposed herein. Such limitations are necessary to protect the best interests of
and to assure a development more compatible with surrounding properties, to secure an
appropriate development in harmony with the General Plan, and to prevent or mitigate the
potential adverse environmental effects of the subject recommended action.

VARIANCE FINDINGS

In order for a variance to be granted, all five of the legally mandated findings delineated in City
Charter Section 562 must be made in the affirmative. Following (highlighted) is a delineation of
the findings and the application of the relevant facts of the case:

4.

The strict application of the provisions of the Zoning Ordinance would result in
practical difficulties or unnecessary hardships inconsistent with the general
purpose and intent of the zoning regulations.

Garage Parking in the R3 Zone .

The strict application of the provisions of the zoning ordinance would prohibit the
development of the 28,519.6 square-foot property as an integrated development, with the
hotel building on the westerly portion of the site in the proposed RAS4-1VL Zone, the two-
level accessory garage structure on the easterly portion of the site in the R3-1 Zone, and
required bicycle parking within the front yard setback area, and would result in an

unnecessary hardship inconsistent with the general purpose and intent of the Zoning
regulations.

The purpose and intent of the zoning regulations is generally to designate and regulate the
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location and use .of buildings, structures, and land through the application of development
standards and regulations including building height and bulk, yards, open space, and
density, in order to encourage the most appropriate use of land, in keeping with the
objectives set forth in the general plan. The general purpose and intent of the regulations
is to limit uses to specific zones in order to comply with the general plan and provide
compatibility between respective properties. Such regulations are. written on a citywide
basis and cannot take into account the unique characteristics of individual properties, and
'do not consider dynamic changes in the economy or use of land.

The zone variance request seeks to allow relief from the literal enforcement of the zoning
ordinance as it applies to the easterly portion of the 28,519.6 square-foot property, to allow
it to be used in manner otherwise not permitted in the R3-1 Zone, yet be compatible with
the current and proposed land use pattern in the immediate commercial corridor. Granting
relief from the strict application of the R3-1 regulations would permit the construction, use
and maintenance of the proposed two-level accessory garage structure, which is an
integral part of the proposed four-story hotel complex, on the easterly portion of the site
within a manner that would have no impact on the residential neighborhood along Halbrent
Avenue. The two-level accessory garage structure will be comprised of 60 parking spaces,
observe a 15-foot front vard setback along Halbrent Avenue, and be improved with
landscaping to enhance the appearance of the site and abutting properties, while providing
protection from undesirable activity. ” '

5. The strict application of the provisions of the Zoning Ordinance would not result in
practical difficulties or unnecessary hardships inconsistent with the general
purpose and intent of the zoning regulations.

Bicycle Parking in the Front Yard Setback

The strigt application of the provisions of the Bicycle Parking Ordinance (No. 182,386)
would ndt prohibit the development of the 28,519.6 square-foot property as an integrated
development, with the hotel building on the westerly portion of the site in the proposed |
RAS4-1VL Zone, the two-level accessory garage structure on the easterly portion of the
site in the R3-1 Zone, and its required bicycle parking in compliance with the code, and
would not result in an unnecessary hardship inconsistent with the general purpose and
intent of the Zoning regulations. '

%

The Bureau of Engineering requires the dedication of a 6-foot wide strip of land along the
property’s westerly frontage to allow for the construction of a 12-foot wide sidewalk to
meet the Major Highway Class Il Standards, pursuant to the Standard Street Dimensions
adopted by the City Council on November 10, 1999. The dedication of land to establish a
12-foot wide sidewalk is consistent with dedication requirements for recent projects
developed nearby, including a recently developed hotel (Hampton Inn) located south of the
subject property. Establishing a 12-foot wide sidewalk at the subject site would be
consistent with the sidewalk width of the residential property abutting the southerly
boundary line and the existing properties further south along Sepulveda Boulevard. The
12-foot wide sidewalk would permit short term bicycle parking to be located in the right-of-
way consistent with the municipal code and Citywide Design Guidelines, and would
eliminate the need to locate the short term bicycle parking within the required 5-foot front
yard setback area. Finally, the 12-foot wide sidewalk allows the City to be compliant with
the Americans with Disabilities Act in the front of the new hotel development.

The strict application of the proposed RAS4-1VL Zone regulations and adopted bicycle
ordinance would permit the construction, use and maintenance of the proposed hotel
building, with short term bicycle parking within the public right-of-way.
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6. 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.

Garage Parking in the R3 Zone

The proposed project site consists of two parcels totaling 28,519.6 square feet zoned R3-
1, with the westerly parcel situated along Sepulveda Boulevard in the Neighborhood Office
Commercial Land Use Category and the easterly portion situated along Halbrent Avenue
in the Medium Residential Land Use Category. The project site is an interior through-lot
with frontages on both streets and is currently developed as a unified hotel project. As a
part of the proposed 73-guest room hotel, a zone change has been filed to re-zone the
westerly portion of the project site, from R3-1 to RAS4-1VL so that it is consistent with the
Neighborhood Office Commercial Land Use Category, while the easterly portion remains
unchanged as its R3-1 Zone is already consistent with the Medium Residential Land Use
Category. Upon the completion of the zone change, the 28,519.6 square-foot site will
have two zones and two land use categories.

The resulting dual zoning and land use categories for the project site is the special
circumstance that does not apply to other properties in the same zone. The project site is
surrounded by commercial uses along Sepulveda Boulevard in the C Zones and
residential uses on Halbrent Avenue in the R3 and R1 Zones. Other properties in the
same zone and vicinity are not subject to dual zoning and land use designations whereby
unified developments have been constructed over both zones. As such, a development
within dual zoning, which includes the RAS4 and R3 Zones, is atypical of the other
surrounding properties and a special circumstance applicable to the subject property.

7. There are no 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.

Bicycle Parking in the Front Yard Setback _
The proposed project site consists of two parcels totaling 28,519.6 square feet zoned R3-
1, with the westerly parcel situated along Sepulveda Boulevard in the Neighborhood Office
Commercial Land Use Category and the easterly portion situated along Halbrent Avenue
in the Medium Residential Land Use Category. The project site is an interior through-lot
with frontages on both streets and is currently developed as a unified hotel project. As a
. part of the proposed 73-guest room hotel, a zone change has been filed to re-zone the
westerly portion of the project site, from R3-1 to RAS4-1VL so that it is consistent with the
Neighborhood Office Commercial Land Use Category, while the easterly portion remains
‘unchanged as its R3-1 Zone is already consistent with the Medium Residential Land Use
Category. Upon the completion of the zone change the 28,519.6 square-foot site will
have two zones and two land use categories.

The Bureau of Engineering requires the dedication of a 6-foot wide strip of land along the
property's westerly frontage, abutting the proposed RAS4-1VL Zone, to accommodate the
construction of a 12-foot wide sidewalk to meet the Major Highway Class Il Standards,
pursuant to the Standard Street Dimensions-adopted by the City Council on November 10,
1999. The dedication of land to establish a 12-foot wide sidewalk is consistent with
dedication requirements for recent projects developed nearby, including a recently
developed hotel (Hampton Inn) located south of the subject property. Establishing a 12-
foot wide sidewalk at the subject site would be consistent with the sidewalk width of the
property abutting the southerly boundary line and the existing properties further south
along Sepulveda Boulevard. The 12-foot wide sidewalk would permit short term bicycle
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parking to be located in the right-of-way consistent with the municipal code and Citywide
Design Guidelines, and would eliminate the need to locate the short term bicycle parking
within the required 5-foot front yard setback area. Finally, the 12-foot wide sidewalk allows
the City to be compliant with the Americans with Disabilities Act in the front of the new
hotel development. As such, there are no special circumstances applicable to the subject
property that does not apply generally to other property in the same zone and vicinity.

8.  Such variance is necessary for the preservation and enjoyment of a substantial
property right or use generally possessed by other property in the same zone and
vicinity but which, because of such special circumstances and practical difficulties
or unnecessary hardships, is denied the property in question.

Garage Parking in the R3 Zone

The granting of the requested zone variance to permit the two-level accessory garage
structure within the easterly R3-1 Zone portion of the project site is necessary for the
preservation and enjoyment of a substantial property right generally possessed by other
properties in the same vicinity, but is currently denied the subject property.

The special circumstances and practical difficulties related to the project site are attributed
to its single ownership, dual land use designation, dual zoning with associated
development standards and use regulations, double frontages and its through-lot
configuration. In contrast, surrounding properties contain apartment complexes in the R3
Zone to the north and south (generally located between Sepulveda Boulevard and
Halbrent Avenue), and commercial buildings in the CM and CR zones also to the south~
and to the west across Sepulveda Boulevard. However, these developments are generally
contained within one zone and are developed in an integrated manner without the burden
of the above described special circumstances and hardships experienced by the proposed
project sjte. These special circumstances and practical difficulties deny the applicant the
ability to develop the proposed project site as an integrated development, which is a
reasonable expectation for a property owner.

9. Such variance is not necessary for the preservation and enjoyment of a substantial
property right or use generally possessed by other property in the same zone and
vicinity but which, because of such special circumstances and practical difficulties
or unnecessary hardships, is denied the property in question

Bicycle Parking in the Front Yard Setback

The requested zone variance to allow bicycle parking in the front yard setback area of the
project site is not necessary for the preservation and enjoyment of a substantial property
right generally possessed by other properties in the same vicinity.

The Bureau of Engineering requires the dedication of a 6-foot wide strip of land along the
property's westerly frontage, abutting the proposed RAS4-1VL Zone, to accommodate the
construction of a 12-foot wide sidewalk to meet the Major Highway Class Il Standards,
pursuant to the Standard Street Dimensions adopted by the City Council on November 10,
1999. The dedication of land to establish a 12-foot wide sidewalk is consistent with
dedication requirements for recent projects developed nearby, including a recently
developed hotel (Hampton Inn) located south of the subject property. Establishing a 12-
foot wide sidewalk at the subject site would be consistent with the sidewalk width of the
property abutting the southerly boundary line and the existing properties further south
along Sepulveda Boulevard. The 12-foot wide sidewalk would permit short term bicycle
parking to be located in the right-of-way consistent with the municipal code and the
Citywide Design Guidelines, and would eliminate the need to locate the short term bicycle
parking within the required 5-foot front yard setback area. Finally, the 12-foot wide
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sidewalk allows the City to be compliant with the Americans with Disabilities Act in the
front of the new hotel development As such, the right and use generally possessed by
other property in the same zone is preserved and can be enjoyed by the property owner
following the required dedication.

The granting of such variance will not be materially detrimental to the public welfare
or injurious to the property or |mprovements in the same zone or vicinity in which
the property is located.

Garage Parking in the R3 Zone

The granting of the requested zone variance to permit the two-level accessory garage
structure within the easterly R3-1 Zone portion of the project site will not be materially
detrimental to the public welfare or injurious to the surrounding properties or
improvements.

Vehicular access to the two-level accessory garage structure will be from the westerly
property frontage via a two-way driveway from Sepulveda Boulevard, a Major Highway
Class Il. No vehicular access will be provided from the easterly portion of the project site
along Halbrent Avenue. On-site management will be provided 24 hours a day, 7 days a
week, while security provisions will include cameras within the parking area, card key
access to the hotel building, security patrol, and locked access gates along the side yard
areas. In addition, low security lighting will be provided within the parking area and along
the pathways between the parking areas and the hotel as necessary to ensure public
safety and convenience, and security of the parking garage. The proposed two-level
accessory garage structure will be 11 feet in height, which is significantly lower than the
existing adjacent two-story apartment buildings to the north and south, and is also
significantly lower than 45 feet in height, in which an apartment building could be
constructed on the subject parcel. The easterly elevation of the garage structure will be
improved with green screens featuring a trellis and vines to soften and buffer the fagade.
The proposed two-level accessory garage structure will be developed abutting a 15-foot
landscaped setback area between the structure and the property line along Halbrent
Avenue that will include trees shrubbery, and groundcover. Additionally, the two existing
driveways will be closed and improved to create a 5-foot wide sidewalk and parkway
resulting in an additional buffering of the garage structure.

The proposed two-level accessory garage structure will not result in noise, parking or other
aesthetic impacts to the neighboring sites unlike that of the current surface parking lot
environment, and the traffic study prepared for the proposed project concluded that no
significant traffic impacts would result at the studied intersection of Burbank Boulevard and
Sepulveda Boulevard.

Therefore, the granting of the requested zone variance to permit the two-level accessory
garage structure within the easterly R3-1 Zone portion of the project site will not be
materially detrimental to the public welfare or injurious to the surrounding properties or
improvements. As such, the proposed accessory two level garage use will be consistent
with the other uses in the surroundlng area, and will be beneficial to the community in
general, :

The granting of such variance will 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.
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Bicycle Parking in the Front Yard Setback

The granting the requested zone variance will be materially detrimental to the public
welfare or injurious to the surrounding properties or improvements as the short term
bicycle parking spaces will be located on privately owned property which may not be
generally available to the public.

As mentioned earlier, Bureau of Engineering required dedication and improvements are
consistent with current national and local regulations, and policies, as well as requirements
imposed on recent projects developed nearby, including a recently developed hotel
(Hampton Inn) located south of the subject property. In addition to achieving the federal
ADA mandate, establishing a 12-foot wide sidewalk at the subject site for bicycle parking
would be consistent with the sidewalk improvements of the existing properties further
south along Sepulveda Boulevard. The 12-foot wide sidewalk would permit the 5 required
short term bicycle parking spaces to be located in the public right-of-way consistent with
the municipal code and Citywide Design Guidelines. The required 6-foot wide dedication of
land along the property frontage to accommodate the construction of the 12-foot wide
sidewalk will ensure compliance with the Major Highway Class Il Standards and such
space will be readily available and convenient to the public. Maintaining consistent
roadway and pedestrian circulation systems is good planning. Therefore, the denial of
zone variance will not be materially detrimental to the public welfare or injurious to the
surrounding properties or improvements.

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

Garage Parking in the R3 Zone

The subject property is located within the adopted Van Nuys-North Sherman Oaks
Community Plan area and is desighated for both Neighborhood Office Commercial land
uses with corresponding zones of C1, C1.5, C2, C4, RAS3, and RAS4; and Medium
Residential fand uses with the corresponding R3 Zone. The project site is not located
within any specific plan area. '

The Van Nuys-North Sherman Oaks Community Plan is silent with regards to zone
variances and in such cases, the decision maker must interpret the intent of the plan,
which supports the maintenance and enhancement of the commercial base. The R3
portion of the project site is currently used to provide parking on an asphalt surface lot that
is part of the existing motel complex. The existing asphalt surface parking lot, which can
be accessed from Halbrent Avenue via two gated driveways, will be cleared to make room
for the two-level accessory garage structure. The development of the two-level accessory
structure, in conjunction with the new hotel building, contributes to. enhancing the
commercial uses along Sepulveda Boulevard.

Granting the requested zone variance to allow the two-level accessory garage structure in
the R3-1 Zone portion of the 28,519.6 square-foot lot will not adversely affect any element
of the General Pian. The proposed development of the 28,519.6 square-foot site for
hospitality purposes is consistent with the existing adjacent uses and the surrounding area
and also compatible with future developments planned for the immediate commercial
corridor.

The granting of the variance will not adversely affect any element of the General
Plan.
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Bicycle Parking in the Front Yard Setback

The Van Nuys-North Sherman Oaks Community Plan is silent with regards to zone
variances and in such cases the decision maker must interpret the intent of the plan, which
supports the maintenance and enhancement of the commercial base. The RAS4-1VL
portion of the 28,519.6 square-foot project site will be used for the 4-story hotel building
and required setbacks, while the required 12-foot wide sidewalk will be available for use
for bicycle parking, in connection with the commercial use. Denying the requested zone
variance will not adversely affect any element of the General Plan.

ADJUSTMENT FINDINGS

In order. for an adjustment from the zoning regulations to be granted, all five of the legally
mandated findings delineated in Section 12.28 of the Los Angeles Municipal Code must be
made in the affirmative. Following (highlighted) is a delineation of the findings and the
application of the relevant facts of the case:

14. That while the 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 is a level, rectangular shaped interior through-lot consisting of two
contiguous parcels totaling approximately 0.65 acres (approximately 28,519.6 square feet)
located at 5746-5750 North Sepulveda Boulevard and 5747 - 5751 North Halbrent
Avenue, within the Van Nuys — North Sherman Oaks Community Plan area. The westerly
parcel, which has a 100-foot frontage along Sepulveda Boulevard and a uniform depth of
165 feet, is approximately 16,500 square feet in size. Sepulveda Boulevard is designated
as a Major Highway Class Il with a 100-foot right-of-way along the property frontage. The
easterly parcel, which has a 100-foot frontage along Halbrent Avenue and a uniform depth
of approximately 100 feet, is approximately 12,019.6 square feet in size. Halbrent Avenue
is a Local Street with a 60-foot width at the property frontage. The 28,519.6 square-foot
through-lot extends 285 feet from Sepulveda Boulevard to Halbrent Avenue and is zoned
R3-1, with two land use designations, including Neighborhood Office Commercial on the
westerly portion, which allows for the corresponding zones of C1, C1.5, C2, C4, RAS3 and
RAS4, and Medium Density Residential on the easterly portion of the site, which allows
the corresponding R3 Zone. Upon the approval of the requested zone change from R3-1
to RAS4-1VL for the westerly portion of the project, the project site will have the unique
distinction of having a through-lot with two zones and two land use designation, and
subsequently two sets of regulation standards. ‘

Building Height, Front Yard Averaging, Awning and Canopy

Developing the 73-guest room hotel complex over a 28,619.6 square-foot site that is a
through-lot with two distinct sets of regulations and standards make strict adherence to the
zoning regulations impractical or infeasible. The applicant is seeking an adjustment for a
20% building height increase in lieu of the maximum 50 feet height in the RAS4 Zone to
allow for architectural elements, an adjustment for an average front yard setback of 4.5
feet in lieu -of the required 5 feet, an adjustment for a 5-foot projection in lieu of the
maximum 4-foot projection, an adjustment for an awning projection of approximately 4 feet
on each side of the entry way in lieu of the maximum 12 inches permitted, and an
adjustment for a canopy structure over the driveway entrance to project approximately 2.5
feet into the required front yard.

The proposed hotel building will be 47 feet in height, with the exception of a 9-foot
architectural feature that has been incorporated into the area that houses the stairwell and
mechanical equipment. Per code, the roof top stairwell access and mechanical rooms are
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allowed to exceed the maximum 50-feet height requirement. The increase in the maximum
building height to allow the architectural element to be incorporated into the permitted
structure would result in a total building of 56 feet as shown on the plans. The hotel's
proposed 100-foot wide front yard is measured at a 3-foot depth at the southerly property
line and extends to an 8-foot depth at the northerly properly line, which is estimated to
have an average depth of 4.5 feet. Although slightly reconfigured, the proposed front yard
will continue to provide the minimum open space and provide the landscaping and
hardscape required of the front yard setback area as there is no request to deviate from
the minimum landscaping requirement. The hotel intends to provide a 5-foot by 20-foot
doorway canopy projection over the pedestrian entry of the building. The doorway
canopy’s depth will extend 5 feet from the face of the building elevation, which is 1 foot
greater than permitted by the code and will extend 20 feet wide across the 16-foot wide
doorway. The code limits the extended width of a doorway canopy to one foot beyond the
entry dimensions and the doorway canopy for the hotel exceeds the maximum by 3 feet on
each side. The canopy projection will provide addition cover and shelter for hotel visitors
and function as an architectural element. The garage canopy over the driveway is
technically situated in the required 5-foot front yard setback of the RAS4-1VL Zone. The 3-
foot 6-inch by 21-foot 6-inch canopy is situated over the garage entry to provide directional
signage to the guest parking structure. Also, the architectural element serves as a support
structure for the hotel’s signage.

That while the 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.

Encroachment into the Front Yard Setback

The applicant is also seeking an adjustment to allow a bike rack within the required front
yard and, an adjustment for a paved surface area for bikes in the front yard in lieu of the
required landscaping in order to provide the required short term bike parking. As stated
earlier, the Bureau of Engineering requires the dedication of a 6-foot wide strip of land
along the property’s westerly frontage to allow for the construction of a 12-foot wide
sidewalk to meet the Major Highway Class |l Standards, pursuant to the Standard Street
Dimensions adopted by the City Council on November 10, 1999. The dedication of land to
establish a 12-foot wide sidewalk is consistent with the dedication requirements for recent
projects developed nearby, including a recently developed hotel (Hampton Inn) located
south of the subject property. Establishing a 12-foot wide sidewalk at the subject site
would be consistent with the sidewalk width of the property abutting the southerly
boundary line and the existing propertles further south along Sepulveda Boulevard. The
12-foot wide sidewalk would permit short term bicycle parking to be located in the right-of-
way consistent with the municipal code and Citywide Design Guidelines, and would
eliminate the need to locate the short term bicycle parking within the front yard setback
area. Finally, the 12-foot wide sidewalk allows the City to be compliant with the Americans
with Disabilities Act in the front of the new hotel development. Therefore, the site
characteristics do not make strict adherence to the zoning regulations impractical or
infeasible.

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 public health, welfare and safety.

Building Height, Front Yard Averaging, Awning and Canopy
The proposed 73-guest room hotel project will be compatible with and will enhance the
adjacent properties and developments within the surrounding neighborhood. Effectively,
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the height of the proposed hotel building, measured to the top of the parapet, will be
approximately 47 feet (exclusive of the rooftop structures, equipment, and the single
architectural feature) and the hotel building itself will be situated on the westerly portion of
the 28,519.6 square-foot parcel, sited a minimum of 125 feet from the easterly property
line along Halbrent Avenue. A single architectural feature, which extends the overall height
to approximately 56 feet along the building’s Sepulveda Boulevard frontage, will serve to
provide housing for the stairwell and mechanical equipment, and also serves to integrate
the hotels signage within the building design, provide horizontal articulation of the building
form and wili balance the building’s massing and bulk. The proposed project will provide
the required 5-foot side yard setback with landscaping and the required 15-foot front yard
setback with landscaping along Halbrent Avenue and achieve the minimum landscaping in
a variable front yard setback area; as such, the landscaping will enhance the project's
compatibility with, and will not adversely affect or further degrade, adjacent properties, the
surrounding neighborhoods, or the public health, welfare and safety.

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 public health, welfare and safety.

Encroachment into the Front Yard Setback

The required 5 short term bicycle parking spaces can be situated in the required 12-foot
wide sidewalk adjacent to the proposed hotel building and will be compatible with adjacent
properties. Placing the bicycle parking spaces in the public right-of-way will be consistent
with the Citywide Design Guidelines, and would eliminate the need to locate the short term
bicycle parking within the front yard setback area. Finally, the 12-foot wide sidewalk allows
the City to be compliant with the Americans with Disabilities Act in the front of the new
hotel deyelopment. Denying the adjustment request will be a benefit to the public health,
welfare and safety of the community.

The granting of an adjustment will be in conformance with the intent and purpose of
the General Plan.

Building Height, Front Yard Averaging, Awning and Canopy -

The 28,519.6 project site is located within the area covered by the Van Nuys-North
Sherman Oaks Community Plan, as amended and adopted by the City Council on
September 9, 1998, The existing Community Plan has classified the subject property
under two land use designations. The easterly portion of the subject property has been
designated Medium Residential with a corresponding of zone R3, while the westerly
portion of the property has been designated Neighborhood Commercial with the
corresponding zones of C1, C1.5, C2, C4, RAS3 and RAS4. Although the 28,519.6 square
foot site has a dual land use designation, the entire property is zoned R3-1 and not subject
to any specific plan or special use district. As part of this application, the applicant has
requested a zone change, from R3-1 to RAS4-1VL, for the westerly portion of the project
site to allow the construction, use and maintenance of the 4-story hotel building,
contingent upon the approval of the conditional use request. The easterly portion of the
project site will remain R3-1 and will be developed with the accessory two-level parking
structure, contingent upon the requested zone variance.

Granting the requested adjustments for the building height increase, encroaching canopy,
front yard averaging, and projections on the westerly portion of the project site conforms
substantially with the purpose intent and provisions of the Van Nuys-North Sherman Oaks
Community Plan which intends to promote a safe, secure, and high quality residential
environment and a strong and competitive commercial sector to best serve the needs of
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the community. The proposed 4-story hotel development with the requested variations will
protect the existing stable single-family and low density residential neighborhoods east of
Halbrent Avenue from encroachment by higher density residential and other incompatible
uses. The new hotel development represents a substantial upgrade of the hospitality
accommodations historically associated with the commercial corridor and will strengthen
its competitive position. Finally, granting the variations for the 4-story hotel building in the
RAS4-1VL Zone will result in a commercial in-fill development that is in harmony with the
recent developments such as the Target Store and office complex across the street, the
new hotel south along Sepulveda Boulevard and the commercial developments north of
Hatteras Street.

The grénting of an adjustment will not be in conformance with the intent and
purpose of the General Plan.

Encroachment into the Front Yard Setback

Denying the requested adjustments to encroach in the required front yard to establish 5-
short term bicycle parking spaces will be in substantial conformance with the purpose
intent and provisions of the Van Nuys-North Sherman Oaks Community Plan which
intends to promote a safe, secure, and high quality environmenis and a strong and
competitive commercial sector to best serve the needs of the community. Denying the
adjustment will result in a commercial in-fill development that is in harmony with the recent
developments such as the Target Store and office complex across the street, the new
hotet (Hampton Inn) south along Sepulveda Boulevard and the commercial developments
north of Hatteras Street.

CONDITIONAL USE FINDINGS |

20.

21,

That the project will enhance the built environment in the surrounding
neighborhood or will perform a function or provide a service that is essential or
beneficial to the community, city, or region.

The proposed project will enhance the built environment in the surrounding neighborhood
and will provide a service that is both essential and beneficial to the community, the City
and the region. The Los Angeles Police Department, in its testimony to the City Planning
Commission, contends the existing hotel has been related to nuisance activity in the
community and law enforcement over the years and suggested measures be taken to
reduce the likelihood that the future use would permit hourly room rental. The applicant
proposes the redevelopment of the subject property to include the demolition of the
existing mote! and its associated parking. The older functionally obsolete motél complex
will be replaced by an upgraded and modern full-service hotel operated by the nationally
recognized hospitality provider (La Quinta Inns & Suite Hotel), providing 73-guest rooms,
plus one manager unit, within a 4-story building and a two-level parking structure.

The proposed project would provide overnight accommodations at the 28,519.5 square-
foot property consistent with the current hospitality demands, and operate under the City’s
regulations for hotel rentals in addition to the conditions imposed by the City Planning
Commission. As a result, the project will contribute to the revitalization of the commercial
corridor along Sepulveda Boulevard, bringing a benefit and convenience to the general
welfare of people within the Van Nuys-North Sherman Oaks Community.

That 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.
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The proposed project's location, size, height, operation and other significant features will
positively impact, be compatible with, and will encourage enhancements to the adjacent
properties and the surrounding neighborhood, while contributing to improving the public

health, welfare and safety of the vicinity.

The properties to the north are situated within the R3-1, P-1VL, and C1.5-1VL Zones, and
developed with a single-story La Cabana Motel and associated surface parking, a 2-story
apartment building and associated parking, and a one-story commercial shopping center
(further to the north across Hatteras Street) including a Federal Express Office, a Bev-Mo
Beverages store, a PetCo store, and Vista Paint store among other tenants. The property
to the west across Sepulveda Boulevard is located within the CM-1 Zone and improved
with a multi-story Target store and a 6-level parking structure. The properties, northwest
across the intersection of Hatteras Street and Sepulveda Boulevard, are zoned M1-1 and
improved with 8-story office buildings, and car and truck dealerships. The properties to the
south are situated within the R3-1 Zone and improved with two-story apartment buildings,
and finally, the properties to the east across Halbrent Avenue are situated within the R1-1
Zone and improved with one-story single family residences.

The proposed hotel development has been designed to integrate into the adjacent and
existing surrounding land uses while remaining consistent with both the Neighborhood
Office Commercial and Medium Density Residential land use designations of the Van
Nuys-North-Sherman Oaks Community. The proposed 4-story hotel structure and use will
be limited to the westerly portion of the 28,519.6 square-foot property adjacent to
Sepulveda Boulevard, a Major Highway Class Il and situated between an existing motel to
the north and a medium density muiti-family use to the south. Pedestrian and vehicular
access to the hotel property will be along the major highway. The easterly portion of the
28,519.6 square-foot site, within the Medium Density land use category, will be developed
with the proposed two-level partially subterranean parking structure and a 15-foot
landscaped buffering area within the required front setback along Halbrent Avenue. The
unused driveways abutting the easterly portion of the project site will be closed and
reconstructed to limit access to the property to pedestrians and patrons.

Regarding operation of the hotel, on-site management will be provided 24-hours a day, 7
days per week. Security provisions included cameras within the parking areas, card key
access to the hotel building, security patrol and locked access gates along the side yards
extending from Sepulveda Boulevard to Halbrent Avenue. Low security lighting will be
provided within the parking areas and along the pedestrian pathways between the parking
areas and the hotel. The hotel amenities (lobby/front desk, owner/managers office,
breakfast area, exercise room and spa, and laundry room, and lounge area) are located
on the ground level, with all guest rooms and the manager's unit located on floors 2
through 4. As pointed out above, the City Planning Commission has imposed conditions to
insure the operation of the proposed hotel will benefit the wellbeing of the community.

These elements ensure compatibility with and reflect careful site planning and
consideration for the adjacent uses, including the adjacent motel and 6-unit apartment
building to the north, the single family. residential neighborhood to the east across Halbrent
Avenue, the 32-unit apartment complex to the south and the commercial uses to the west
across Sepulveda Boulevard. The proposed project will replace the existing older obsolete
motel complex with a modern, upgraded weli designed hote! use on the subject property
revitalizing and enhancing the underutilized property and enhancing the commercial
corridor along Sepulveda Boulevard. The proposed hotel project will be compatible with
and will enhance the surrounding neighborhood, as well as the public health, welfare and
safety.
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22. That the project substantially conforms with the purposes, intent and provisions of
the General Plan, the applicable community plans, and any applicable specific plan.

The 28,519.6 project site is located within the area covered by the Van Nuys-North
Sherman Oaks Community Plan, as amended and adopted by the City Council on
September 9, 1998. The existing Community Plan has classified the subject property
under two land use designations. The easterly portion of the subject property has been
designated Medium Residential with a corresponding of zone R3, while the westerly
portion of the property has been designated Neighborhood Commercial with the
corresponding zones of C1, C1.5, C2, C4, RAS3 and RAS4. Although the 28,519.6 square
foot site has a dual land use designation, the entire property is zoned R3-1 and not subject
to any specific plan or special use district. As part of this application, the applicant has
requested a zone change, from R3-1 to RAS4-1VL, for the westerly portion of the project
site to allow the construction, use and maintenance of the 4-story hotel building,
contingent upon to the approval of the conditional use request. The easterly portion of the
project site will remain R3-1 and will be developed with the accessory 2-level parking
structure, contingent upon the requested zone variance.

Granting the conditional usé for the hotel operation on the westerly portion of the project
site conforms substantially with the purpose intent and provisions of the Van Nuys-North
Sherman Oaks Community Plan which intends to promote a safe, secure, and high quality
residential environment and a strong and competitive commercial sector to best serve the
needs of the community. The placement of the 4-story hotel building in the proposed
RAS4-VL Zone along the westerly portion of the project site protects the existing stable
single-family and low density residential neighborhoods east of Halbrent Avenue from
encroachment by higher density residential and other incompatible uses. The new hotel
development represents a substantial upgrade of the hospitality accommodations
historically associated with the commercial corridor and will strengthen its competitive
position. Finally, granting the conditional use for the 4-story hotel building in the RAS4-1VL
Zone will result in a commercial in-fill development that is in harmony with the recent
developments such as the Target Store and office complex across the street, the new
hotel south along Sepulveda Boulevard and the commercial developments north of
Hatteras Street.

CEQA Findings

A Mitigated Negative Declaration (ENV-2013-3555-MND) was prepared for the proposed
project. On the basis of the whole of the record before the lead agency including any
comments received, the lead agency finds that, with imposition of the mitigation measures
described in the MND, there is no substantial evidence that the proposed project will have
a significant effect on the environment. The attached Mitigated Negative Declaration
reflects the lead agency’s independent judgment and analysis. The records upon which
this decision is based are with the Environmental Review Section of the Planning
Department in Room 750, 200 North Spring Street. | hereby adopt that the Mitigated
Negative Declaration, imposed the conditions shown in that document on this approval.
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the day of payment or BTC will produce labels and charge applicant/map maker. X

pages which requires 1st Class postage. If your project requires a determination letter that
exceeds three pages, you will be billed for excess postage and material costs that are due

The City of LA usually generates a determination letter comprising of one(1) to three(3) f U N
on receipt of bill. A $ 50.00 fee will be charged if you want a copy of the BTC file(s). X \Q/ﬁ\

Refunds and Credits only valid one year from the original filing date. Cancellations and (J
changes are subject to a 20% or $50.00 handling fee, whichever is greater. Returned checks

subject to a $200.00 fee. If the check is fraudulant, the City will be notified that the invoice
is null and void. A fee of 10% will be charged to re-activate all nuil and void invoices. If ‘
case goes to appeal, processing & mailing-casts of $1.52/label will he paid. L

Signature:

Telephone: g( 6 “Ile~ & (,P‘Ez“f

Print Name: ROSENHEIM & ASSOCIATES/PEGGY MALONE

Refunds and Credits only valid one year from the original filing date.



Office: Van Nuys City of Los Angeles
Applicant Copy Department of Clty Planning
Application Invoice No: 18919 '

DEPARTMENT OF BUILDlNG AND SAFETY

LA Department of Building and Safety
VN 0017 202041745 8/22/2014 2:21:25 PM

Receipt #: 0202154173 $15,932.4(

City Planning Request

NOTICE: The staff of the Planning Department will analyze your request and accord th.
your application, regardless of whether or not you obtain the services

Total: §15,932.4(

] Cheock §15,932. 4(
This filing fee is required by Chapter 1, Article 9, L.}‘

Applicant: EL CORTEZ MOTEL, INC - PATEL, RAJU ( 714-5230400 ) :3
Representative: ROSENHEIM & ASSOCIATES, INC - MALONE-BROWN, PEG ( 818-7
Project Address: 5746 N SEPULVEDA BLVD, 91411

INOTES: |
CPC-2013-3554-ZC-HD-ZV-CU-ZAA-1A
item Fee % Charged Fee
Appeal by Applicant-85% of the Application Fee (Enter application fee amount) * $13,277.00{ 100% $13,277.00
Case Total $13,277.00
ltem Charged Fee
*Fees Subject to Surcharges $13,277.00
Fees Not Subject to Surcharges $0.00
Plan & Land Use Fees Total $13,277.00
Expediting Fee $0.00
OSS Surcharge (2%) $265.54
Development Surcharge (6%) $796.62
Operating Surcharge (7%) $929.39 L sy g E SAcE
General Plan Maintenance Surcharge (5%) $663.85 ¢ P ' ‘
Grand Total $15,932.40 : i
Total Invoice $15,932.40 =
Total Overpayment Amount $0.00
Total Paidthis amount must equal the sum of all checks) $15,932.40 P

Council District: 4

Printed by AGUSTIN, HERMINIGILDO on 08/22/2014. Invoice No: 18919 QR Code is a registered trademark of Denso Wave, Incorporated



Office: Van Nuys City of Los Angeles
Applicant Copy
Application Invoice No: 138390

Scan this QR Code® with a barcode
reading app on your Smartphone.
Bookmark page for future reference.

City Planning Request

NOTICE: The staff of the Planning Department will analyze your request and accord the same full and impartial consideration to
your application, regardless of whether or not you obtain the services of anyone to represent you.

This filing fee is required by Chapter 1, Article 9, L A.M.C.

Applicant: EL CORTEZ MOTEL, INC - PATEL, RAJU ( 714-5230400 )

Representative: ROSENHEIM & ASSOCIATES, INC - MALONE-BROWN, PEG ( 818-7162789 )

Project Address: 5746 N SEPULVEDA BLVD, 91411

[NOTES:

CPC-2013-3554-ZC-HD-ZV-CU-ZAA

ltem Fee % | Charged Fee

4Z£§))h:$4§3'HANGE - SFD/MF (Residential, 1st 49 Units, Additional fee for each 50 units over $11,734.00 | 100% | $17,.481.00

HEIGHT DISTRICT CHANGE (each) * $11,123.00] 50% $5,561.50

ADJUSTMENTS BY ZA (All (except SFD) including, but not limited to, reduced parking for )
theaters or historic buildings, adaptive reuse, open storage for autos, or live/work) * $5:370.00 | 25% $1,342.50

CONDITIONAL USE BY ZA (All other uses, including wireless) * $5,358.00 | 25% $1,339.50
VARIANCES (all) * $6,448.00| 25% $1,612.00
Expediting Fee - CPC or APC Cases $8,500.00 | 100% $8,500.00

Case Total $35,836.50

ENV-2013-3555-EAF

item Fee % | Charged Fee
EAF - INITIAL STUDY TO ND/MND * $2,280.00 | 100% $2,280.00
PUBLICATION FEE FOR ND/MND $946.00 | 100% $946.00

Case Total $3,226.00

DEPARTMENT OF BUILDING AND SAFETY

LA Department of Building and Safety
VN 0007 201020435 11/6/2013 2:45:50 PM

CP EXPEDITED PERMIT FEE $8,500.00
PLAN & LAND USE $36,485.81
Sub Total: $44,985.81

Receipt #: 0201078834

Printed by SIF QR Code is a registered trademark of Denso Wave, Incorporated




item Charged Fee
Fees Subject to Surcharges* $29,616.50
Fees Not Subject to Surcharges $946.00
Plan & Land Use Fees Total $30,562.50
Expediting Fee $8,500.00
0SS Surcharge (2%) $592.33
Development Surcharge (6%) $1,776.99
Operating Surcharge (7%) $2,073.16
General Plan Maintenance Surcharge (5%) $1,480.83
Grand Total $44,985.81
Total Credit $0.00
Total Invoice $44,985.81
Total Overpayment Amount $0.00
Total Paid $44,985.81

(this amount must equal the sum of all checks)

Council District: 4

Plan Area: Van Nuys - North Sherman Oaks

Pracessed by SIR| N, MAY on 11/06/2013
Signature: >

IiA Depasrtment cf Building snd Szfety
Vil 0007 201020435 11/6/2013 2:35:50 EM

58,500.00
536,9585.61

P EXPEDITED PFERMIT EEL
PIAN & LAND USE

Zub Totbal: 544, 985 _61

Receipt #: 02010708343

Printed by SIRINOPWONGSAGON, MAY on 11/06/2013. Invoice No: 13890 QR Code is a registered trademark of Denso Wave, Incorporated



