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PROJECT
LOCATION: 5746-5750 Sepulveda Boulevard
PROPOSED The proposed project is the redevelopment of an existing 28,519.6 square-foot site in a
PROJECT: proposed RAS4-1VL Zone and an existing R3-1 Zone that now includes an existing 1-2 story,

32-guest room motel comprising of 8,396 square feet of building area, with associated parking
that will be demolished in order to construct a new 4-story, 33,811 square-foot hotel providing
73 guest rooms and one manager’'s unit. The proposed zone change applies only to the
westerly portion of the project site. The new hotel will have a maximum height of 56 feet,
including architectural features, provide 60 vehicular parking spaces in a two-level garage
structure, and 5 short term and 5 long term bicycle parking spaces. The proposed hotel
redevelopment project involves several entitlement requests including a zone and height
district change, a conditional use, zone variances and several zoning adjustments.

REQUESTED 1)
ACTION:

Pursuant to L.A.M.C. Section 12.32-F, a zone and height district change request from the

R3-1 Zone to RAS4-1VL Zone for the westerly portion of the project site,

2) Pursuant o L.A.M.C. Section 12.24.W(c), a conditional use to allow a hotel use within the
proposed RAS4-1VL Zone,

3) Pursuant to L.A.M.C. Section 12.27, a zone variance to allow a 2-level parking structure
as an accessory use in the easterly (R3-1 Zone) portion of the site in lieu of the otherwise
restricted use,

4) Pursuant to LAM.C. Séction 12.27, a zone variance to allow bicycle parking.in the front
yard setback area pursuant to L AM. C. Section 12.11.5-C 1,

5) Pursuant to LA.M.C. Section 12.28, an adjustment for a 20% building height increase in
lieu of the maximum 50-foot height pursuant o LAM.C. Section 12.21.1 to allow for
archiiectural elements,

6) Pursuant to L.AM.C. Section 12.28 an adjustment for an average front yard setback of



CPC-2013-3554-ZC-HD-CU-ZV-ZAA Page 2

4.5 feet in lieu of the required 5 feet, pursuant to L. A.M.C. Section 12.11.5,

7) Pursuant to LAM.C. Section 12.28, an adjustment into the required 5-foot front yard
requirement for a 5-foot projection in lieu of the maximum 4-foot projection, pursuant to
L.A.M.C. Section 12.22-C.20(k),

8) Pursuant to L.AM.C. Section 12.28, 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, pursuant to L.A.M.C. Section 12.22-C.20(k),

9) Pursuant to L. AM.C. Section 12.28, an adjustment for a bike rack within the required
front yard, pursuant to L. AM.C. Section 12.21-C 1(g),

10) Pursuant to L. A.M.C. Section 12.28, an adjustment for a paved surface area for bikes in
the front yard in lieu of the required landscaping, pursuant o L. A.M.C. Section 12.21-C
1(9).

11) Pursuant to L.AM.C. Section 12.28, an adjustment for a canopy structure over the
driveway entrance to project approximately 2.5 feet into the required front yard pursuant
to L.A.M.C. Section 12.22-C 20(a),

12) Pursuant to Section 21082.1(c)(3) of the California Public resources Code, adopt the
Mitigated Negative Declaration (MND) for the above referenced project.

RECOMMENDED ACTIONS:

10.
pigi
12

1%
14.

15,

Deny a zone variance to allow bicycle parking in the front yard setback area pursuant to LAM. C.
Section 12.11.5-C 1.

Deny an adjustment for a bike rack within the required front yard, pursuant to L. A.M.C. Section
12.21-C 1(g).

Deny an adjustment for a paved surface area for bikes in the front yard in lieu of the required
landscaping, pursuant to L.A.M.C. Section 12.21-C 1(g).

Approve and Recommend that 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.

Approve a conditional use to allow a hotel use within the proposed (T)(Q)RAS4-1VL Zone.
Approve a zone variance to allow a 2-level parking structure as an accessory use in the easterly
(R3-1 Zone) portion of the site in lieu of the otherwise restricted use, pursuant fo L.A.M.C. Section
12.10-A.

Approve an adjustment for a 59 feet building height in lieu of the maximum 50-foot height pursuant
to L A.M.C. Section 12.21.1 to allow for architectural elements.

Approve an adjustment for an average front yard setback of 4.5 feet in lieu of the required 5 feet,
pursuant to L.A.M.C. Section 12.11.5.

Approve an adjustment for a 5-foot projection into the required front yard in lieu of the maximum 4-
foot projection, pursuant to L A.M.C. Section 12.22-C.20(k).

Approve 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, pursuant to L. A.M.C. Section 12.22-C.20(k). '
Approve an adjustment for a canopy structure over the driveway entrance to project approximately
2.5 feet into the required front yard pursuant to L.A.M.C. Section 12.22-C 20(a).

Adopt the attached findings.

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

Advise the applicant that, pursuant to California State Public Resources Code Section 21081.6, 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.

Advise 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.
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PROJECT ANALYSIS

Project Summary

The proposed project is the redevelopment of an existing 28,5619.6 square-foot site in a
proposed RAS4-1VL Zone and an existing R3-1 Zone that now includes an existing 1-2 story,
32-guest room motel consisting of 8,396 square feet, with associated parking that will be
demolished in order to construct a new 4-story, 33,811 square-foot hotel providing 73 guest
rooms and one manager's unit. The zone change will only be applicable to the westerly portion
of the lot having a frontage along Sepulveda Boulevard; while, the easterly portion of the lot
facing Halbrent Avenue will remain unchanged in the R3-1 Zone. The new hotel's main building
will have a maximum height of 56 feet, inclusive of an architectural feature, while the secondary
structure will be a 2-level garage structure providing 60 vehicular parking spaces. The hotel
project will provide 5 short term and 5 long term bicycle parking spaces. Pedestrian and
vehicular access to the project site is proposed along Sepulveda Boulevard. The proposed hotel
redevelopment project involves eleven separate entitlement requests including: 1) a zone and
height change request from the R3-1 Zone to RAS4-1VL for the westerly portion of the project
site, 2) a conditional use to allow a hotel use within the proposed RAS4-1VL Zone, 3) a zone
variance to allow a 2-level parking structure as an accessory use in the easterly (R3-1 Zone)
portion of the site, 4) bicycle parking in the front yard setback area, 5) an adjustment for a 20%
building height increase, 6) an adjustment to average the front yard setback to 4.5 feet in lieu of
the required 5 feet, 7) an adjustment to encroach into the required 5-foot front yard setback for
a 5-foot projection in lieu of the maximum 4-foot projection, 8) an adjustment for an awning
projection to extend approximately 4 feet on each side of the eniry way in lieu of the maximum
12 inches permitted, 9) an adjustment to allow a bike rack within the required front yard, 10) an
adjustment for a paved surface area for bicycles in the front yard in lieu of the required
landscaping, and 11) an adjustment for a canopy structure over the driveway entrance to
project approximately 2.5 feet on the required front yard in lieu of the maximum permitted.

The proposed hotel development is permitted in the Neighborhood Office Commercial land use
designated category and the proposed RAS4-1VL Zone, pursuant to a conditional use approval.
The accessory parking structure is not permitted in the Medium Residential land use area, with
its corresponding R3-1 Zone unless a zone variance is granied. With the graniing of the
entittement actions and compliance with the conditions of approval, the project would be
compatible with the existing commercial and retail uses along Sepulveda Boulevard and serve
as a transition for the residential uses along Hatleras Street and Halbrent Avenue.

Background

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 1l 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
12,012.6 square feet in size. Halbrent Avenue is a Local Street with a 80-foot width at the
property frontage.

The 28,519.6 sqguare-foot through-lot extends 285 feet from Sepulveda Boulevard to Halbrent
Avenue and is zoned R3-1, with two land use designations, including Neighborhood Oifice
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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.

Presently, the project site is improved with a motel complex (El Cortez Motel) which operates 32
guest rooms and one managers room within 4 one- and two-story buildings fotaling
approximately 8,396 square feet of floor area and 33 surface parking spaces. Several mature
trees and shrubs are planted along the subject property north and south property lines as well
as along the North Sepulveda Boulevard and North Halbrent Avenue frontages. The fencing
along the perimeter of the subject site includes wrought iron and block wall fencing along the
north property lines, wrought iron fencing along the east and west property lines (Halbrent
Avenue and North Sepulveda Boulevard), and a mixture of iron, chain link, block wall and
wooden fencing along the south property lines. The site ingress/egress is provided via two-
driveways from Sepulveda Boulevard and two gated driveways from Halbrent Avenue.

Surrounding Properties:

The surrounding properties are improved with commercial and residential uses that include the
following:

To the north — the properties are located within the R3-1, P-1VL and C1.5-1VL Zones, and are
developed with the single story La Cabana Motel and associated surface parking, a 2-story
apartment building and associated surface parking, and a 1-story commercial shopping center
(to the north across Hatteras Street including a Federal Express Office, a Bev Mo Beverages
store, Pet Co, and Vista Paint, among other tenants,

To the west — the property across N. Sepulveda Boulevard is located within the CM-1 Zone and
improved with a 6-level parking structure and a mulfi-story Target depariment store. To the
northwest across the intersection of Hatteras Street and North Sepuiveda Boulevard the
properties are zoned M1-1 and improved with the 8-story office building and car/truck
dealership.

To the south — the properties to the south are located within the R3-1 Zone and improved with
2-story apartment buildings.

To the east — the properties to the east (across Halbrent Avenue) are located within the R1-1
Zone and improved with 1-story single family homes.

Previous Cases, Affidavits, Permits, and Orders on the Applicant's Property:

Case No. ZA-93-0861-RV-PA1 — On January 24, 2014, the Office of Zoning Administration held
a public hearing for the approval of plans related to the 1994 revocation determination for the
existing hotel operation and to consider a request to eliminate some of the conditions of that
approval. On March 24, 2014, the Zoning Administrator issued its determination with conditions
that required the owner to operate in a responsible manner such that the operation would not
jeopardize or endanger the public health or safety, or constitute a public nuisance. The applicant
subsequently filed an appeal of the Zoning Administrator’s determination. The appeal hearing is
scheduled to be held by the Planning and Land Use Management (PLUM) Committee of the
City Councit in June 2014.

Case No. BZA 4960: On June 3, 1994, the Board of Zoning Appeals denied the property
owner’s appeal of ZA -93-0861-RV and modified the prior conditions.
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Case No. ZA-93-0861-RV — On March 2, 1994, the Office of Zoning Administration determined
that the past operation of the subject use (The El Cortez Motel) had adversely affected the
health, peace or safety of persons in the surrounding area, had jeopardized or endangered the
public heailth or safety of such persons, constituted a public nuisance and resulted in repeated
nuisance activities. Conditions were established by the Zoning Administrator for the continued
use and maintenance of a hotel/motel.

Ordinance No. 158,247 — On September 29, 1983, the ordinance became effective, changing
the zone on a portion of the subject property from R4-1 to R3-1 Zone, as part of the City
General Plan/Zoning Consistency Program.

CPC 29515 — On January 28, 1982, the City Planning Commission recommended approval of
the zone changes on varicus properties within the City as part of the General Plan/Zoning
Consistency Program, including a change from the R4-1 Zone to the R3-1 Zone on the subject
property.

Previous Cases, Affidavits, Permits, and Orders on Surrounding Properties:

On April 24, 2014 staff utilized a 600-foot radius map via the Zoning Information Mapping
Access System (ZIMAS) and the Planning Case Tracking System (PCTS), seeking past Tract
and Zoning Administrator determinations associated with the Adjusiment and Variances. No
cases were found.

ZA 2011-0460(ZV) On July 11, 2011, the Office of Zoning Administration approved a zone
variance to permit the construction, use and maintenance of a 16-foof 9-inch in height parking
structure with a total of 76 parking spaces in the R3-1 Zone for the hotel property (Hampion Inn
& Suites) located south of the subject property, at 5638-5650 North Sepulveda Boulevard.

CPC-2008-1660-GPA-ZC-ZV-ZAA-SPR — On May 13, 2010, the City Planning Commission
approved 1) a General Plan Amendment from Medium Residential to General Commercial for
the portion of the project site fronting Sepulveda Boulevard, 2) a zone change from R3-1 fo
(TY(Q)RAS4-1 the portion of the project site fronting along Sepulveda Boulevard, 3) a zone
variance to permit the blending of zone densities across two zone lines, to permit access from a
more restrictive zone to a less restrictive zones, to permit the building height of 54 feet, 5
inches, to permit commercial parking in the R3-1 zone portion of the site, 4) an adjustment to
permit zero rear vard in lieu of the required 15-foot rear yard, 5) and Site Plan Review. The
project is located at 5700 — 5730 North Sepulveda Boulevard.

DIR-2004-0691(SPR) - On May 20, 2004, the Director of Planning conditionally approve a Site
Plan Review for the construction, use and maintenance of a 72-unii, four-story residential
apariment building over a three-level subterranean parking structure adjacent o an existing 71-
unit apartment building, on a 1.735-acre lot in the R4-1 and [Q]R3-1 Zones, located at 6640
Sepulveda Boulevard. The Bureau of Engineering required a 1-foot dedication to complete a 12-
foot wide sidewalk in connection with the proposed residential development.

ZA 2003-01682(CUYZV) — October 3, 2003, the Office of Zoning Administration approved a
conditional use permit, to permit the construction, use and maintenance of a 57,000 square-foot,
96-room, 4-story, 56 feet in height hotel, with 57 parking spaces within 500 feet of a residential
zone; and approved Zone Variance {o permit surface parking with 57 spaces in the R3 Zone;
and approved a Site Plan Review, located at 5638 North Sepulveda Boulevard. The Bureau of
Engineering required a 6-foot dedication to complete a 12-foot wide sidewalk in connection with
the hotel development.
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ZA-2002-5183-CU-SPR — On May 23, 2003, the Office of Zoning Administration confirmed the
withdrawal of the Conditional Use and Site Plan Review request for the development of a one-
story, 2,437 square-foot McDonald's Restaurant with drive-thru operations from 5:00a.m. to
1:00a.m. Friday and Saturday, and from 5:00 a.m. to 12 midnight Sunday through Thursday,
with 24 on-site parking spaces in the C2-1L Zone. The Bureau of Engineering required a 6-foot
dedication to complete a 12-foot wide sidewalk in connection with the proposed drive-thru
restaurant.

Commercial Citywide Design Guidelines: "The Citywide Design Guidelines have been created to
carry out the common design objectives that maintain neighborhood form and character while
promoting design excellence and creative infill development solutions.” The Guidelines are
intended as a tool in evaluating project applications along with relevant policies from the
General Plan Framework and Community Plans. Incorporating the guidelines into a project
design encourages compatible architecture, attractive commercial districts, pedestrian activity,
context-sensitive design and place making. The proposed project has been designed in
observance of many of the Commercial Citywide Design Guidelines goals. The proposed project
complies with the following Citywide Design Guideline Objectives and incorporates several
design principles as discussed below.

Obijective 1: Consider Neighborhood Context and Linkages In Building and Site
Design

The proposed hotel project has been designed with a strong street wall along the hotel
building’s frontage, which is situated along the westerly property line except for the required
5-foot setback area. The hotel lobby entrance is situated with pedestrian access directly
from Sepulveda Boulevard where it is visible to passersby. The building entry is designed
with paving materials to differentiate it from the abutting public right-of-way. The building
entry is also designed with a 5-foot by 20-foot canopy that extends from the building exterior
into the front yard setback area. The pedestrian entry provides shelter year-round and
promotes pedestrian activity by placing entrances at grade level and unobstructed from view
from the public right-of-way. Vehicular access via a two-way driveway is provided from
Sepulveda Boulevard. The hotel project is conditioned to provide a 12-foot wide sidewalk to
comply with ADA requirements, to accommodate short term bicycle parking and to maintain
a consistent pedestrian circulation system.

Objective 2: Employ High Quality Architecture to Define the Character of Commercial
Districts

At the hotel entrance, a 5-foot by 20-foot canopy will be erected to provide shade and
reduce daytime heat gain and, the ground floor design is differentiated from upper floors
through use of varying materials and color. The hotel building includes changes in massing
and architectural relief to provide visual interest and to help diminish the perceived height of
buildings.

The proposed hotel development has been designed and conditioned to emphasize
pedestrian scale and to avoid monotonous walls through the use of various materials and
colors along the exterior surfaces of the hotel building. The hotel project is designed with its
lobby, lounge area and breakfast serving area along the front of the development to create
visual interest to the passerby. The two-level garage structure along the easterly portion of
the site is designed to emphasize pedestrian scale with a maxamum height of eleven feet, a
15-foot setback area and a 5-foot sidewalk as part of the pedestrian circulation system. The
hotel building design integrates varied roof lines through the use of modulated building
heights, stepbacks and architectural treatments.
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Obijective 3: Augment the Streetscape Environment with Pedestrian Amenities

Pursuant to the Bureau of Engineering recommendation, the proposed project is required to
dedicate a 6-foot strip of land to provide a minimum 12-foot wide sidewalk along Sepulveda
Boulevard, which extends southerly the length of the pubic street frontage. (The property
north of the subject site does not observe a 12-foot wide sidewalk at this time.) Upon the
construction of the required 12-foot wide sidewalk, a continuous and straight sidewalk will be
developed along the Major Highway Class Il completing a sidewalk system that will
accommodate pedestrian activity, ADA mobility and temporary bicycle parking. The required
12-foot wide sidewalk creates a buffer zone between pedestrians, moving vehicles, and
other fransit modes and is expected to be improved with the temporary bicycle racks,
newspaper racks, trash receptacles and pedestrian lighting.

Obieciive 4: Minimize the Appearance of Driveways and Parking Areas

The proposed project is designed with one two-way driveway for ingress/egress to the on-
site parking that has been placed at the rear of the site so as not to dominate the major
highway streetscape. The two-story parking structure is situated in the easterly portion of the
project site with no vehicular access to the adjacent residential uses along Halbrant Avenue.
The parking structure is designed with facades similar to the main hotel building, with
architectural treatments, varied building materials, and paint materials. The two-story
parking structure will be screened from the residential uses to the east, across Halbrent
Avenue by the incorporation of landscaping into the 15-foot setback area, including, climbing
vines, trees and other plant material. Access fo the parking area and pedestrian walkways
will be illuminated to provide added safety. The project will be conditioned to provide
planters on the upper level of the garage structure.

Obiective 5. Include Open Space to Create Opportunities for Public Gathering

The proposed project is conditioned to dedicate a 6-foot sirip of land to provide a 12-foot
wide sidewalk along the property frontage, which would allow for the development of the
pedestrian circulation system. The 12-foot wide sidewalk will also be located abutting the
entrance of the building where the office, lobby and restaurant is conveniently situated. The
front yard setback, which will average 4.5 feet, and the side yard setback will be landscaped
with shrubs, trees and ground covers to reduce dusts and other poliutants and enhance the
outdoors experience. The 15-foot setback area along the easterly portion of the site will be
landscaped to serve as a buffer and to screen the 2-level parking structure. Trees,
shrubbery, climbing plants, vines, will be used o sofien views from the public right-of-way
and the residential uses east across Halbrent Avenue.

Professicnal Volunteer Program/Urban Design Studio: The applicant’s representative met with
the members of the Urban Design Studio (UDS) on February 19, 2014. Present at the meeting

were the applicant’s representative and the Urban Design Studio team, and the following points
were discussed as the project:

* A net gain of parkway and trees on Halbrent Avenue.

e Removal of the two driveways on Halbrent Avenue.

= Transitional zoning, given the challenge of dual zoning and land use deswnauons

o Respect the setback areas of the R3 Zone.

o Establish the more iniense component of the preject along Sepulveda Boulevard.

> An appropriate future use, in light of future fransit planned along Sepulveda Boulevard.

o Ensure that parking lot lighting is directed on-site.

- Ensure the height of parking garage wall is comparable to the height of single family

uses across on Hatbrent Avenue.
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« Articulation features along Sepulveda Boulevard (as compared to flat front elevation of
the Target department store across the street) and "frames” street.

- Incorporate vines and screening on the parking garage design to "pop-out" facade,
increase articulation and reduce massing effect.

»  Use xeriscaping plant materials and palate.

- Provide sustainable features including natural vegetation, bike parking, use of
xeriscaping plant materials.

Walkability Checklist

The Walkability Checklist is a tool used to evaluate projects to ensure pedestrian movement,
access, comfort, and safety, further contributing to the walkability of the City. The “Walkability
Checklist provides a list of recommended strategies that projects should employ to improve the
pedestrian environment in the public right-of-way and on private property. The Checklist also
provides a guide for consistency relating with the policies contained in the General Plan
Framework. The project incorporates the following Walkability elements.

Sidewalks

Pursuant to the Bureau of Engineering recommendation, the proposed project will be
required to dedicate a 6-foot strip of land to complete a minimum 12-foot wide sidewalk
along Sepulveda Boulevard, which extends south the length of the pubic street frontage.
With the completion of the Bureau of Engineering required sidewalk, a continuous and
straight sidewalk will be developed along the Major Highway providing an effective sidewalk
that can accommodate public utilities, pedestrian flow and activity and other mobility. The
12-foot sidewalk can be improved with bicycle racks for short-term use, pedestrian lighting,
newspaper racks, and trash receptacles.

Building Orientation

The proposed hotel project has been designed with a strong street wall along the hotel
building’s frontage, which is situated along the westerly property line except for the required
5-foot front yard setback area. The hotel lobby entrance is situated with pedestrian access
directly from Sepulveda Boulevard where it is visible to passersby. The building entry is
designed with paving materials to differentiate it from the abutting public right-of-way. The
building entry is designed with a 5-foot by 20-foot canopy that extends from the building
exterior into the front yard setback area. Vehicular access via one two-way driveway is also
from Sepulveda Boulevard. The eniry pedestrian entry provides shelter year-round and
promotes pedestrian activity by placing entrances at grade level and unobstructed from view
from the public right-of-way. The hotel project is conditioned to provide a 12-foot wide sidewalk
to comply with ADA requirements, to accommodate short term bicycle parking and to
maintain a consistent pedestrian circulation system.

Off-Street Parking and Driveways

The proposed project is designed with one two-way driveway for ingress/egress to the 60-
space two-level on-site parking structure that has been placed at the rear of the site so as
not to dominate the major highway streeiscape. The two-story parking structure is situated in
the easterly portion of the project site with no vehicular access to the adjacent residential
uses along Halbrent Avenue. The 60-space parking structure is designed with facades
similar to the main hotel building, with architectural treatments, varied building materials, and
paint materials. The parking structure will be screened from the residential uses to the east,
across Halbrent Avenue by the incorporation of landscaping into the 15-foot setback area,
including, climbing vines, irees and other plant material. Access to the parking area and
pedestrian walkways will be illuminated to provide added safety. The project will be
conditioned to provide planters on the upper level of the garage structure.

s
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The applicant intends to provide 5 short-term and 5 long-term bicycle parking spaces as
required by Ordinance No. 182,386. The required 5 long term bike parking spaces are
located at the rear of the site along the first level of the garage. The 5 short-term spaces are
will be located in the 12-foot wide sidewalk area, as conditioned. '

Issues

Revocations - The Office of Zoning Administration is presently conducting revocation
proceedings on the project site and the current hotel operations, and is scheduled to present the
revocation case to the City Council. On January 24, 2014, the Office of Zoning Administration
held a public hearing for the approval of plans related to the 1994 revocation determination for
the existing hotel operation and to consider a request to eliminate some of the conditions of that
approval. On March 24, 2014, the Zoning Administrator issued its determination with conditions
that required the owner to operate in a responsible manner such that the operation would not
jeopardize or endanger the public health or safety, or constitute a public nuisance. The applicant
subsequently filed an appeal of the Zoning Administrator’s determination. The appeal hearing is
scheduled to be held by the Planning and Land Use Management (PLUM) Committee of the
City Council in June 2014.

In the years following the revocation 1994 determination, the Office of Zoning Administration did
not receive any proof or verification of compliance with the conditions of approval. The
applicant/owner of the property states he took control of the property a few years after the
revocation determination was issued and was unaware of the determination or the conditions.
However, during the time under the current ownership, the City (LAPD and Council Office)
received several complaints stemming from nuisance activity related to the hotel’'s operation.
The complaints over the years prompted the Office of Zoning Administration to pursue its
current revocation of the applicant’s permit to operate.

Required Dedication — The Bureau of Engineering requires the dedication of a 6-foot wide strip
of land along the property 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 (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 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 4-
story, 33,811 square foot hotel development.

The applicant proposes a 2-foot dedication fo go along with the existing 5-foot 6 inch sidewalk
resulting.in a 7—ioot 6-inch sidewalk (or an 8-foot wide right-of-way inclusive of the 6-inch curb)
in lieu of the 12-foot wide sidewalk. The applicant contends that a 2-foot dedication is sufficient
to meet the minimum (half) right-of-way for the Major Highway Class ll. Since the actual half
roadway is 50 feet, the curb is 6 inches and the existing sidewalk is 5 feet 6 inches (totaling 56-
feet), the proposed 2-foot dedication resulis in a half right-of-way of 58 teet which exceeds the
standard (half) right-of-way minimum of 52 feet. The applicant contends that the minimum
roadway has been achieved and that the development of the 12-foot wide sidewalk could be
accomplished within the suggested 58-feet half right-of-way.



CPC-2013-3554-ZC-HD-CU-ZV-ZAA A-8

Staff recommends the Bureau of Engineering recommendation for a 12-foot wide sidewalk be
maintained. The existing 50-foot half roadway along Sepulveda Boulevard was established prior
to the adoption of the 1999 Standard Street Dimensions, as was the case for the 12-foot wide
sidewalk that exists along the abutting property and many of the properties south of the subject
site. Additionally, the 50-foot half roadway width is consistent with the roadway width north of
the Sepulveda Boulevard and Hatteras Street intersection and beyond. In conjunction with the
Bureau of Engineering recommendations, staff recommends a denial of the zone variance and
zoning administrator's adjustment requests to encroach into the required 5-foot front yard to
provide for short term bicycle parking as such requests are no longer needed.

Parking — The municipal code requires that a minimum of 50 parking spaces be provided for the
73-guest room hotel and the project proposes 60 parking spaces. The ten additional parking
spaces are being provided to address the community’s concern for greater parking demands.
At the public hearing, residents expressed some concern that the code required parking may
not be sufficient to keep motorists from seeking parking on their residential streets.

Code Required Parking Provided Parking
Rooms space/room Rooms Space
1-30 1 per room 30 1.0 x30 30
30-60 1 per 2 rooms 30 0.5 x30 15
60 plus 1 per 3 rooms 13 0.33 x13 5 (rounded)
73 50
10 additional
60

Conclusion

The proposed redevelopment of the 28,519.6 square-foot site would clean up a nuisance that
has plagued this community. The entitiement actions, as recommended by staff, would allow for
a new 4-story hotel development that would function as a buffer befween the high intensity
commercial uses along Sepulveda Boulevard and the low density residential uses along
Halbrent Avenue. The new hotel operation would be in keeping with the other commercial uses
recently developed along the immediate stretch of Sepulveda Boulevard.

Staff recommends an approval of the (TY{Q)RAS4-1VL Zone for the westerly portion of the
28,519.6 square-foot project site to allow for the development of the proposed hotel building,
which would be in keeping with the Goals, Objectives, Policies, and Programs of the Van Nuys-
North Sherman Oaks Community Plan. Staff also recommends the approval of the conditional
use request to allow the proposed hotel in the proposed (T)(Q)RAS4-1VL Zone. While a C2
Zone would also permit a hotel development, a conditional use approval would also need to be
obtained because the hotel project is located within 500 feet of residential uses. Additionally, the
C2 zone is limited to a maximum of 1.5:1 FAR, while the RAS4 Zone allows up to a maximum
1 FAR.

Staff recommends an approval of the zone variance to allow the development of the two-level
parking structure on the R3-1 Zone (easterly) portion of the project site, to provide the ancillary
parking ard serve as a ftransition zone, between the high intensity uses along Sepulveda
Boulevard and the low density residential uses along Halbrent Avenue. Staff supports the
retention of the R3-1 Zone for the easterly portion of the project site abutiing Halbrent Avenue
and facing the single family homes.



CPC-2013-3554-ZC-HD-CU-ZV-ZAA A-9

Staff recommends an approval of the adjustments to permit architectural and design elements
that improves the design and function of the hotel building to enhance its compatibility with the
recent developments along the Sepulveda Boulevard commercial corridor.

Staff recommends the adjustments and variance entitlement requests related {o establishing
required short term bicycle parking within the boundary of the subject property’s required front
yard setback area be denied. Upon complying with the Bureau of Engineering
recommendations and the conditions of approval recommended herein, the required short term
bicycle parking can be provided within the required 12-foot wide sidewalk area, as permitted by
the Bicycle Parking Ordinance (No. 182,386).
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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 provided to the Department of City
Planning for attachment to the subject planning case file.

Dedication(s) and [mprovement(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.

1. 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 requirements.

o 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 tc the Bureau of Street Lighting
(213) 847-1551.

Department of Transportation may have additional requirements for dedication
and improvements.
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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) - None

Construction of necessary sewer facilities to the satisfaction of the Bureau of
Engineering. 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 Planning
Coordination Section of the Depariment of Transportation in consultation with
Council District Office No. 3 for approval prior to the submittal of building plans
for plan check by the Department of Building and Safety.

4. Bureau of Street Lighting

8.

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

Making any necessary arrangements with the appropriate cable teievision
franchise holder to assure that cable television facilities will be instalied in City
rights of way in the same manner as is required oi other facilities, pursuant to
Municipal Code Section 17.05M, io the salisfaction of the Department of
Telecommunications.
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Ge 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.

6. 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 Depariment
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
upen the use of the subject property, subject fo the “Q” Qualified classification.

A.

Entitlement Conditions

Use. The use of the westerly 16,500 sguare-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
xceed 3.1 FAR.

Height. The height of the proposed hotel building shall not exceed 47 feet, except for the
architectural element which shall be incorporated into the allowed roof top structures,
and not exceed 56 feet in height.

Parking. The project shall provide parking in compliance with the L AM.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.

Graffiii. 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 o the maximum sllowable under the LA M.C.
Section12.12.2-A 6.
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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

b1

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 permitied by the grants and conditions of approval herein.

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-foot, 73-guest room hotel building.

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 permitied in the R3 Zone, in
substantial conformance with Exhibit B.

Bicycle Parking. The project shall provide bicycle parking 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.

c. The ground floor level windows, along the building’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 consistent 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.

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 shall be
provided.

Landscaping. The landscaping shall be in substantial conformance with the citywide
fandscape 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, whereby:

a. the upper level of the garage structure shall also be landscaped with one planter
for every four parking stalls with a minimum 24-inch box tree.



CPC 2013-3554-ZC-HD-CU-ZV-ZAA C-2

B. Environmental Conditions

10.

1.

12.

Tk

14.

15.

15}

18.

i)

All open areas not used for buildings, driveways, parking areas, recreational facilities
or walks shall be atiractively landscaped and maintained in accordance with a
flandscape 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 wetied 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. Weitting could reduce
fugitive dust by as much as 50 percent.

The construction area shall be kept sufficiently dampened to control dust caused by
grading and hauling, and at all times provide reasonabie control 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 preveni axcessive
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 {o prevent excessive amount of dust.

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

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

The design and construction of the project shall conform to the California Building
Caode seismic standards as approved by the Department of Building and Safety.
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23.

24.

2,

26.

27,

28.

29.

30.

1.

22

9.

Prior {o 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 sirength 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
fo catch drips and spills.

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

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

A minimum five-foot wide landscape buffer shall be planted adjacent to the
residential use.
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34.

39.

36.

B

38.

30,

40.

41.

42.

43.

44,

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 subseqguent 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.

Parking lots located adjacent to residential buildings shall have a solid decorative
wall adjacent to the residential.

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. The
applicant, 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 horizonta
travel from the edge of the roadway of an improved street or approved fire lane.

The plans shall incorporate the design guidelines relative {o 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-ifluminated public and
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 Sireet, #250, Los Angeles, CA 90012; (213)
486-6000. These measures shall be approved by the Police Depariment prior to the
issuance of building permits.
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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 RD2-1 zone classification of
the subject property shall be complied with, except where herein conditions are more
restrictive.

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 fand 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.

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

Expediting Processing Section. Prior to the clearance of any conditions, the applicant
shall shaw that all fees have been paid to the Departiment of City planning Expedited
Processing Section.
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FINDINGS

General Plan/Charter Findings

T

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 cumrent 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
development of new housing {o mest 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 weil 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 faciliies, 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-fill 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 efforis to more
effectively utilize available resources; and, where appropriate, providing financial
incentives to attract development fo targeied districts, centers, 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 hotel 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 I Major
Highway in the Transportation Element of the General Plan. The recommended
dedications and improvements will implement the goals and objectives of the Community
Plan.

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 shori-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 encrecachment 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, RASS,
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 in the Van Nuys area. The recommended zone change would allow for the
construction, use and maintenance of a new hotel development o 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
cenvenient 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
notel which would enhance the General Welfare of the immediate neighborhcod as well as
the broader Community Plan area. The zone change is being processed concurrently with
a conditional use request to aliow 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 been 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 Plan 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.

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 yvard setback area, and would resuli in an
unnecessary hardship inconsistent with the general purpose and intent of the Zoning
regulations.

The purpese 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, vards, 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 io 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 80 parking spaces,
observe a 15-foot front yard setback along Halbrent Avenue, and be improved with
landscaping 1o 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 nof 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 strict application of the provisions of the Bicycle Parking Ordinance (No. 182,386)
would not 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 |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 consisient 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 abuiting 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 fo locate the shoit term bicycle parking within the required 5-foot front
vard 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 frantages 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 28,5619.6 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 fo 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 aiready 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 projecits 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 properiies 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 {o locate the short term bicycle parking
within the required 5-foot front yard setback area. Finally, the 12-fcot 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 {o 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 requestied 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 difficuliies 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 fo 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 site. These special circumstances and practical difficulties deny the applicant the
ability to develop the proposed project sile as an integrated development, which is a
reasonable expectation for a property owner.

9.  Such variance is nof 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 properiy in question

Bicycle Parking in the Front Yard Sethack

The requested zone variance o 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, abuiting the proposed RAS4-1VL Zone, {o accommodate the
construction of a 12-foot wide sidewalk {0 meet the Major Highway Class |l Standards,
pursuant to the Standard Sireet Dimensions adopted by the City Council on November 10,
1899. The dedication of land to establish a 12-foot wide sidewslk /s consistent with
dedication requirementis for recent projects developed nearby, including a recently
developed hotel (Hampton Inn) located south of the subject property. Establishing a 12-
foot wide sidewalk ai the subject site would be consistent with the sidewalk width of the
propernty abutling the southerly boundary line and the existing properties further south
along Sepulveda Boulevard. The 1Z-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 {o locate the short term bicycle
parking within the reguired 5-foot front yerd 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 improvements 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 facade.
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 fraffic 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 surrounding 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 pubiic 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 |l Standards and such
space will be readily available and convenient {o the public. Maintaining consistent
roadway and pedestrian circulation sysiems 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 designated for both Neighborhood Office Commercial land
uses with corresponding zones of C1, C1.5, C2, C4, RASS3, and RAS4; and Medium
Residential land 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 asphali 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, coniribuies 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 ot will not adversely affect any element
of the General Plan. The proposed development of the 28,519.6 sguare-ioot site for
hospitality purposes is consistent with the existing adjacent uses and the surrounding area
and also compatible with fuiure developments planned for the immediate commercial
corridor.

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

Bicvcle Parking in the Front Yard Setback
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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 [l 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 fwo 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 28,519.6 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 enfry 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-foat
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
allowed to exceed the maximum 50-feet height requirement. The increase in the maximum
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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 B-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 infent 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 Il Standards, pursuant to the Standard Street
Dimensions adopted by the City Council on November 10, 1989. 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 abuiting 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 front yard setback
area. Finally, the 12-foot wide sidewalk allows the City {o 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 o 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,
the height of the proposed hotel building, measured o the top of the parapet, will be
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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 will 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, inciuding 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 development. 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
the community. The proposed 4-story hotel development with the requested variations will
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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 granting of an adjustment will nof 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 environments 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
hotel (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 applicant proposes the redevelopment of the subject property to
include the demolition of the existing motel and its associated parking. The older
functionally obsolete motel complex, which has a history of nuisance activity, will be
replaced by an upgraded and modern fullsservice 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 continue to provide overnight accommodations at the
28,519.5 square-foot property, while contributing to the revitalization of the commercial
corridor along Sepulveda Boulevard, bringing a benefit and convenience {o 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.

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
properiies and the surrounding neighborhood, while contributing to improving the public
health, welfare and safety of the vicinity.
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The properties to the north are situated within the R3-1, P-1VYL, 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 |l and situated between an existing motel to
the north and a medium density multi-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 ail guest rooms and the manager's unit located on floors 2
through 4.

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 well designed hotel 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.

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
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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 requesied zone variance.

Granting the conditional use for the hotel operation on the westerly portion of the project
site conforms substantially with the purpose intent and provisions of the Van Nuys-Noith
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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PUBLIC HEARING AND COMMUNICATIONS

Public Hearing

On March 4, 2014, a public hearing was held by the Hearing Officer for the City Planning
Commission.

The hearing was attended by the applicant, their representative and a few members from the
public and staff from the Council Office District 4. The applicant’s representative and a couple of
members from the community provided testimony during the hearing. There was general
support for the project.

Following the public hearing, staff received a letter from the Van Nuys Neighborhood Council

supporting the project. At its general meeting heid March 14, 2014, the board voted to fully
support the demolition of the existing hotel and the construction of the La Quinta Hotel.

Communications

Prior to the hearing, staff received from the applicant a set of volunteer condition of approval for
consideration.

On May 9, 20014, the applicant’s representative submitted a letter to the City Planning
Commission detailing their approach to designing the hotel project with a 2-foot 6-inches
dedication rather than consider the recommendation from the Bureau of Engineering to dedicate
6-foot wide strip of land.
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