
FINDINGS

A. General Plan Findings

The City of Los Angeles’ General Plan consists of the Framework Element, seven required 
Elements that are mandated by State law, including Land Use, Mobility, Housing, 
Conservation, Noise, Safety, and Open Space, and optional Elements including Air Quality, 
Service Systems, and Plan for a Healthy Los Angeles. Thirty five individual community plans 
comprise the Land Use Element for the City of Los Angeles. This section provides relevant 
goals, objectives, policies, and programs that are established in the General Plan that form 
the basis for staff’s recommended actions for the proposed project.

1. General Plan Land Use Designation. The subject property is located within the 
Chatsworth-Porter Ranch Community Plan, which was last updated and adopted by the 
City Council on September 4, 1993. The Plan Map designates the portion of the subject 
property fronting Topanga Canyon Boulevard for Community Commercial land uses, with 
the corresponding zones of CR, C2, C4, RAS3, P and PB, and the rear portion of the 
property for Low I Residential land uses. The proposed zone change to (T)(Q)C2-1 is 
consistent with the land use designation on the plan map, and thus is in substantial 
conformance with the purposes, intent, and provisions of the General Plan, as reflected in 
the adopted Community Plan, and in the adopted Devonshire/Topanga Corridor Specific 
Plan, an implementing tool of the Community Plan.

2. General Plan Text. The Chatsworth-Porter Ranch Community Plan sets forth planning 
purposes, objectives, and policies for land uses within its boundaries. The Community 
Plan’s stated purposes are to promote an arrangement of land use, circulation, and 
services which will encourage and contribute to the economic, social and physical health, 
safety, welfare, and convenience of the community, within the larger framework of the 
City; guide the development, betterment, and change of the community to meet existing 
and anticipated needs and conditions; contribute to a healthful and pleasant environment; 
balance growth and stability; reflect economic potentialities and limitations, land 
development and other trends; and protect investment to the extent reasonable and 
feasible.. The subject property has two land use designations - Community Commercial 
and Low 1 Residential.

Community Commercial. The two lots fronting on the west side of Topanga Canyon 
Boulevard comprise an area of approximately 42,329.1 square feet and are designated 
Community Commercial, with corresponding Zones of CR, C2, C4, RAS3, P and PB. The 
proposed C2-1 Zone is consistent with the subject property’s Community Plan land use 
designation and is most appropriate to accommodate the goals, policies and objectives of 
the Community Plan. Applying the proposed C2-1 Zone Change to the Subject Property 
as described is consistent with the land use designation of the Community Plan. The C2 
Zone permits the proposed hotel with Conditional Use Approval because it is located 
within 500 feet of a Residential Zone.

Low 1 Residential. The two westerly lots of the subject property are designated Low I 
Residential, with corresponding Zones of RE9 and RS. The current RA-1 Zone is more 
restrictive and therefore also consistent with the subject property’s Community Plan land 
use designation. The proposed public parking area is a permitted use in the RA Zone, 
with Conditional Use approval.

3. The Framework Element of the General Plan was adopted by the City of Los Angeles in 
December 1996 and re-adopted in August 2001. The Framework Element provides 
guidance regarding policy issues for the entire city of Los Angeles, including the project



site. It also sets forth a Citywide comprehensive long-range growth strategy and defines 
Citywide policies regarding such issues as land use, housing, urban form, neighborhood 
design, open space, economic development, transportation, infrastructure, and public 
services.

The General Plan provides the following policies relative to the proposed hotel:

• The "Community Commercial Centers” designation encourages the development 
of professional offices, hotels, cultural and entertainment facilities, in addition to 
neighborhood-oriented uses.

• Community centers should be planned for both night and day use.

• Community centers are served by small shuttles and local buses in addition to 
automobiles and may be located along transit streets. Major transportation hubs (rail, 
bus, or both) would be encouraged to develop in each community center to facilitate 
improved access to and from the remainder of the City.

The proposed hotel use, by its nature, will generate an influx of additional sales for local 
businesses and restaurants. Also, the proposed hotel is in close proximity to numerous 
Metro bus lines along North Topanga Canyon Boulevard and the Chatsworth 
Amtrak/Metrolink station located on Lassen Street, approximately % of a mile northeast of 
the subject property (providing access to Amtrak, Metrolink and the Orange Busway line). 
Together, they provide numerous public transit opportunities with access to locations 
throughout the immediate and extended Los Angeles Metropolitan area. The proposed 
hotel (as well as the existing Radisson Hotel) will provide shuttle service from the hotels 
to the Chatsworth Amtrak/Metrolink station among other local destinations.

Objective 5.1 of the Urban Form and Neighborhood Design Section defers to the 
Framework Element's intent with respect to citywide urban form and neighborhood design 
to the community and neighborhood levels through locally prepared plans that build on 
each neighborhood's attributes, emphasize quality of development, and provide or 
advocate "proactive" implementation programs. To that end, the proposed project is 
designed with architectural inspiration derived from the "Western Frontier Heritage” theme 
as suggested in the Devonshire/Topanga Canyon Corridor Specific Plan.

Therefore, the proposed project is consistent with the policies suggested in the General 
Plan Framework Element for Community Commercial Centers and Urban Form, and is 
therefore consistent with the General Plan Framework Element.

4. The Mobility Element of the General Plan guides development of a citywide 
transportation system with emphasis on a multi-modal transportation infrastructure 
through advanced technology, reduction of vehicle trips, and focused growth in proximity 
to public transit. In response to the State’s Complete Street mandate, the City’s Mobility 
Plan 2035 established new street designations, re-classified each of the City’s arterial 
streets and laid out a "complete street” policy framework. Whereas previous street 
designations and their corresponding dimensions, approved as part of the City’s 1999 
Transportation Element, reflected a focus on moving automobiles, the new expanded list 
of classifications now acknowledges the multi-modal role and objectives of complete 
streets. The new street standards are intended to reflect the variety of street dimensions 
that exist in today’s actual physical street cross-sections. Revised standards are intended 
to lead to an overall preservation of existing roadway widths and widening of sidewalk 
widths.

The Mobility Plan 2035 includes goals that define the City’s high-level mobility priorities. 
Each of the goals contains objectives and policies that guide the City’s transportation 
goals. The proposed project would be in conformance with the following policies:



1.2 Complete Streets - Implement a balanced transportation system on all streets, tunnels, 
and bridges using complete streets principles to ensure the safety and mobility of all users.
2.1 Adaptive Reuse of Streets - Design, plan, and operate streets to serve multiple 
purposes and provide flexibility in design to adapt to future demands.
2.3 Pedestrian Infrastructure - Recognize walking as a component of every trip, and 
ensure high quality pedestrian access in all site planning and public right-of-way 
modifications to provide a safe and comfortable walking environment.
3.1 Access for All - Recognize all modes of travel, including pedestrian, bicycle, transit, 
and vehicular modes - including goods movement - as integral components of the City’s 
transportation system.

The project advances these policies because it will be located in close proximity to 
numerous Metro bus lines along North Topanga Canyon Boulevard and the Chatsworth 
Amtrak/Metrolink station located on Lassen Street, approximately % of a mile northeast of 
the subject property (providing access to Amtrak, Metrolink and the Orange Busway line). 
The proposed hotel will offer a shuttle service to the Chatsworth Amtrak/Metrolink and the 
Orange Busway line station, thereby enhancing the use of public transit for guests of the 
proposed hotel. The development of the hotel will promote ground floor pedestrian activity 
and circulation and would create direct pedestrian connections between the new project 
and the street, in express conformity with the Mobility Element’s policies and objectives. 
The proposed development contributes to the General Plan’s goal to increase 
development within commercial districts while enhancing the accessibility of such uses to 
public transit.

5. The Sewerage Facilities Element of the General Plan will not be affected by the 
recommended action. While the sewer system might be able to accommodate the total 
flows for the proposed project, further detailed gauging and evaluation may be needed as 
part of the permit process to identify a specific sewer connection point. If the public sewer 
has insufficient capacity, then the developer will be required to build sewer lines to a point 
in the sewer system with sufficient capacity. A final approval for sewer capacity and 
connection permit will be made at that time. Ultimately, this sewage flow will be conveyed 
to the Hyperion T reatment Plant, which has sufficient capacity for the project.

B. Entitlement Findings

1. Zone Change Findings. Pursuant to LAMC Section 12.32 C.7, and based on these 
findings, the recommended action is deemed consistent with public necessity, 
convenience, general welfare and good zoning practice.

The subject property is comprised of two areas with different land use designations, 
topographic and geographic characteristics. The front portion (approximately 42,329 
square feet in area) is designated in the Chatsworth-Porter Ranch Community Plan for 
Community Commercial land use. This area fronts on and takes its vehicular access from 
Topanga Canyon Boulevard. Commercial and multiple family land uses are located on 
either side (north or south) of the frontage where the proposed hotel will be located. A 
slope up to the multiple-family apartments to the south separates the two properties, with 
the apartment complex approximately twelve feet higher in elevation.

The RA-1 zoned rear portion (approximately 43,835 square feet in area) is designated in 
the Community Plan for Low 1 Residential. This portion of the subject property is adjacent 
to single-family residential to the north and west, and multiple-family residential to the 
south. A slope up to the adjacent apartments to the south and a single-family home to the 
west provide topographic separation. The rear portion of the subject property will be



improved for the proposed hotel’s customer parking, with vehicular access provided 
through the commercially-zoned, front portion of the property onto Topanga Canyon 
Boulevard, with Conditional Use approval.

Public Necessity. The subject property’s immediate surrounding area is improved with 
single-family and multi-family residential neighborhoods and commercial businesses 
along Topanga Canyon Boulevard and local residential streets to the south, west and 
northwest. A major industrial/manufacturing area is located to the east and southeast 
along Lassen, Plummer and Nordhoff Streets. In the regional context, the project site is 
also located with easy access to many attractions, including Cal State, Northridge, Ronald 
Reagan Presidential Library and Museum, Universal Studios, the Getty Center, the Rose 
Bowl, the beaches of Santa Monica and Malibu, and Six Flags Magic Mountain. The 
project site is also within easy reach of Bob Hope Airport (Burbank), as well as the 
business centers of Woodland Hills, Sherman Oaks, Encino, and Universal City.

Together, the nearby residential neighborhoods, industrial/manufacturing areas and the 
many nearby attractions in the Los Angeles area that attract tourists nationwide and from 
around the world generate a high lodging demand from out-of-town friends, relatives, 
tourists and business clients to the area. However, this area is under served by high- 
quality guest lodging, with the Radisson Hotel (148 guest rooms) located adjacent to the 
subject property, and additional lodgings offered by Staybridge Suites (114 guest rooms) 
located at 21836 Lassen Street, the Ramada Inn (72 guest rooms) located at 21340 
Devonshire, and Travelodge (75 guest rooms) located at 21603 Devonshire. The demand 
for additional guest rooms exceeds the supply of high-quality, local lodging, and is 
projected to continue with an ever-increasing demand for guest rooms.

In addition to the high demand for guest rooms to serve those visiting local businesses, 
family friends/relatives of those who live in the local area, and tourists to Los Angeles, the 
entire City of Los Angeles is experiencing an ever-increasing demand and a general 
shortage of hotel guest rooms. As quoted from the January 6, 2015 article in The Daily 
Breeze, Ernest Wooden, President of the Los Angeles Tourism & Convention Board 
stated: "There’s no doubt that demand is exceeding the supply of hotel rooms that we 
have right now” (http://www.dailybreeze.com/general-news/20150106/los-angeles-
mayor-eric-garcetti-touts-record-traffic-arriving-at-lax-growth-in-tourism).

As reported in the KPCC radio station’s blog - The Breakdown - reporting on Southern 
California’s economy: "[4,000 additional hotel rooms] is the estimate of rooms needed to 
overcome the shortage in Los Angeles according to tourism officials,” in a January 6, 2015 
post titled With LA Tourism Booming, Officials Warn of Hotel Shortage 
(http://www.scpr.org/blogs/economy/2015/01/06/17766/with-la-tourism-booming-officials- 
warn-of-hotel-sh/). Approximately 2,000 to 3,000 rooms is generally considered the 
number of rooms needed downtown within walking distance of the L.A. Convention 
Center. According to the 2012 Los Angeles City Council Motion adopted under Council 
File No. 12-0493, "By national standards, a city with an economy the size of Los Angles’ 
should have 50,000 more hotel rooms” (http://www.latimes.com/business/la-fi-tourism- 
wars-20140423-story. html#page= 1).

Therefore, the proposed project and requested Vesting Zone Change address the public 
necessity by partially fulfilling an identified and compelling need citywide for more hotel 
guest rooms. Specifically, the proposed project partially fulfills a great and ever-increasing 
demand for reasonably-priced lodging, with suitable amenities, as an alternative to the 
existing, high-end, larger-scale hotels located in Universal City and downtown Los 
Angeles.
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Convenience. The proposed project is also beneficial in terms of convenience because 
of the proposed hotel’s proximate location to nearby residential neighborhoods and 
businesses, and its close proximity to public transit.

The proposed hotel will serve local residents that are hosting out-of-town family friends 
and relatives; and when nearby local commercial/industrial businesses are visited by 
commercial patrons from outside the area. Therefore, local residents and businesses will 
be able to direct their guests or business clients to this one location that offers two hotel 
brands accommodating a wider variety of guest room options and values. 
combination of two hotels at this location on Topanga Canyon Boulevard provides a 
convenience to the residential, commercial and industrial components of the community 
and neighboring communities.

The

Additionally, the proposed hotel is in close proximity to numerous Metro bus lines along 
Topanga Canyon Boulevard and the Chatsworth Amtrak/Metrolink station located on 
Lassen Street, approximately % of a mile northeast of the subject property (providing 
access to Amtrak, Metrolink and the Orange Busway line). The proposed hotel will offer 
a shuttle service to the Chatsworth Amtrak/Metrolink and the Orange Busway line station 
(among other local destinations), thereby enhancing the use of public transit for guests of 
the proposed hotel and reducing their reliance upon the automobile.

Together, the bus lines and Amtrak/Metrolink provide numerous public transit 
opportunities with access to locations throughout the immediate and extended Los 
Angeles Metropolitan area. For example, a local bus stop located approximately 650 feet 
north of the subject property on Topanga Canyon Boulevard provides access to Metro Bus 
Route 245, with service north to Chatsworth or south to Woodland Hills and the Warner 
Center; and Bus Route 166/364 with service east to Northridge and Panorama City. 
East/west connections are also accessible to additional Metro Local Bus lines, including 
bus routes (158 to Arleta, 152 east to Van Nuys Airport and Sun Valley, or south to 
Woodland Hills/Fallbrook), and to the Metro Rapid line 750 at the Warner Center Transit 
Hub with service to Tarzana, Encino, Sherman Oaks, Studio City and Universal City, with 
additional connections to the Metro Rail Red-line and other local bus connections north 
and south.

Therefore, the proposed hotel’s strategic location along Topanga Canyon Boulevard, and 
its close proximity to major public transportation modes, provides hotel patrons convenient 
access by public transit to the many businesses and recreational attractions nearby and 
in the greater Los Angeles area.

General Welfare. The proposed project will promote the general welfare because it 
creates approximately up to 50 new jobs, including both management positions and hourly 
employees, for the front desk staff, housekeeping, and maintenance personnel; is 
designed in keeping with the preferred Western Frontier Heritage theme of the Chatsworth 
community; and it protects two significant Protected Oak Trees located on the subject 
property.

Good Zoning Practice. Current zoning of the subject property includes a [Q] condition 
limiting the use of the subject property to "offices and shopping”. The proposed Vesting 
Zone Change would remove the [Q] conditions, enabling the construction and operation 
of the proposed hotel, subject to the appropriate entitlements and new conditions on the 
subject property. The proposed hotel is to be located on the C2-1 zoned portion (front) of 
the subject property, and a new parking area is to be developed on the RA-1 zoned portion 
(rear) of the subject property. The rear portion is adjacent to single-family residential to 
the north and west, and a multiple-family residential to the south.



Due to its location, lot configuration and proximity to adjacent single-family residential 
properties, the Chatsworth Neighborhood Council, at public meetings, indicated their 
preference for a proposed hotel rather than "offices and shopping.” The Neighborhood 
Council felt that a retail use of the property would generate more noise, traffic and litter, 
resulting in a greater impact on the neighboring residences. Development of the proposed 
hotel is oriented toward the front of the property, and the rear parking lot will be heavily 
landscaped to avoid intruding upon the privacy and peace of the adjacent single-family 
homes. The arrangement of the proposed hotel and parking area in relation to adjacent 
land uses establishes the active commercial use close to the Topanga Canyon Boulevard 
frontage and the passive parking area to the rear residential area, thus contributing to the 
physical health, safety, and welfare of the community and resulting in good zoning 
practice.

Therefore, the proposed Vesting Zone Change:

Partially fulfills an identified and compelling need citywide for more hotel rooms;
Will result in the development of a new 105-room hotel adjacent to the existing 
Radisson Hotel, thereby providing competitive, high-quality lodging in a location 
convenient to both nearby single-family and multi-family neighborhoods and nearby 
industrial/manufacturing business to accommodate an ever-increasing demand from 
out of town friends, relatives, business patrons and tourists to the Los Angeles area; 
Will increase the demand for public transit options available from closely proximate 
Metro bus and rail system transportation modes;
Will create approximately up to 50 new jobs;
Will result in the development of a proposed hotel designed with the preferred 
Western Frontier Heritage theme of the Chatsworth community;
Will result in the protection and maintenance of two significant Protected Trees;
Will result in the preservation of the peace and privacy of adjacent single-family 
residences.

As a result, the granting of the Vesting Zone Change request will be beneficial in terms 
of the public necessity, convenience, general welfare and good zoning practice.

“T” and “Q” Classification Findings. Per LAMC Section 12.32-G,1 and 2, the current 
action, as recommended, has been made contingent upon compliance with new "T” and 
"Q” conditions of approval imposed herein for the proposed project. The "T” Conditions 
are necessary to ensure the identified dedications, improvements, and actions are 
undertaken to meet the public’s needs, convenience, and general welfare served by the 
actions required. These actions and improvements will provide the necessary 
infrastructure to serve the proposed community at this site. The "Q” conditions that limits 
the scale and scope of future development on the site are also necessary to protect the 
best interests of, and to assure a development more compatible with, surrounding 
properties and the overall pattern of development in the community, 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.

2. Conditional Use Findings - Hotel Use. Pursuant to LAMC Section 12.24 W.24(c), a 
Conditional Use to permit a hotel use when located within 500 feet of an R zone, and 
pursuant to LAMC Section 12.24.W.7, a Conditional Use to permit a public parking area 
in the RA Zone, and to permit access to the public parking area located in a more 
restrictive (R) zone from a less restrictive (C) zone.



The applicant is seeking to construct an approximately 57,497 square foot, four-story, 105- 
guest room hotel on an approximately 1.95-acre (approximately 85,165 square-foot) 
property, located within the [Q]C2-1 and RA-1 Zones at 9755 Topanga Canyon Boulevard 
(requested address) in the Chatsworth community.

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.

a.

1. Hotel within 500 feet of an R Zone. The [Q]C2-1 zoned portion of the subject 
property is located fronting along the west side of Topanga Canyon Boulevard 
between the 4-story, Radisson Hotel building to the north and the 4-story, Cielo 
Apartments located to the south, creating a void along this street frontage for a 
distance of approximately 300 feet. The subject property is currently vacant, with 
the exception of an L-shaped, paved surface-parking lot serving as required "off
site” parking for the adjacent Radisson Hotel. An unpaved, dirt area on this 
portion of the subject property is located along the Boulevard frontage and is 
bordered by the L-shaped parking lot on its northerly and westerly sides, creating 
an unfinished appearance to the streetscape.

The proposed hotel building will be located on this portion of the subject property, 
filling the void along Topanga Canyon Boulevard with a land use and building 
design consistent with the provisions of the Devonshire/Topanga Corridor 
Specific Plan and complimentary with adjacent uses and buildings. 
conversion of the vacant, underutilized dirt lot to a 4-story, well-articulated hotel 
building with newly planted trees, shrubs and drought tolerant landscaping will 
enhance the built environment.

The

Additionally, the Acorn Street and Nevada Avenue neighborhoods are separated 
from the proposed hotel by the four-story, Cielo Apartments. 
neighborhoods are at a higher elevation, varying from approximately 38 to 120 
feet above the finished grade of the proposed hotel. One exception is a single
family residence on Nevada Avenue that is adjacent to the westerly portion of the 
subject property, further discussed below. Because these neighborhoods are 
separated from the proposed hotel by the Cielo Apartments and they are at a 
higher elevation, the proposed hotel will not affect the privacy and security of 
these neighborhoods.

These

The Kinzie Street and Glade Avenue neighborhoods are approximately at the 
same elevation as the proposed hotel, and are within 500 feet of the existing 
Radisson Hotel. The proposed hotel, which will be located a bit further from the 
homes than is the existing Radisson Hotel, will be properly landscaped and 
buffered from the adjacent residential neighborhood and will observe reasonable 
good-neighbor policies to protect their privacy and security.

In contrast to the existing vacant lot, the proposed hotel will fill the void that exists 
between Topanga Canyon Boulevard and the nearby residential neighborhoods 
with a use that has 24-hour management and security cameras to monitor the 
property, vehicles and patrons. As a result, the proposed hotel enhances the built 
environment with the addition of a use that provides an additional layer of security 
to surrounding properties and neighborhoods.

In addition to enhancing the built environment, the proposed hotel also performs 
a function and provides a service that is beneficial to the community, city and



region. The subject property’s immediate surrounding area is improved with 
single-family and multi-family residential neighborhoods, and commercial 
businesses along Topanga Canyon Boulevard. 
industrial/manufacturing area is located to the east and southeast along Lassen, 
Plummer and Nordhoff Streets. In the regional context, the project site is also 
located with easy access to many attractions, including Cal-State - Northridge, 
Ronald Reagan Presidential Library and Museum, Universal Studios and its new 
Harry Potter Theme Park, the Getty Center, the Rose Bowl, the beaches of Santa 
Monica and Malibu, and Six Flags Magic Mountain. The project site is also within 
easy reach of Bob Hope Airport (Burbank) as well as the business centers of 
Woodland Hills, Sherman Oaks, Encino, and Universal City.

Also, a major

Together, the nearby residential neighborhoods, industrial/manufacturing areas 
and the many nearby attractions in the Los Angeles area that attract tourists 
nationwide and from around the world generate a high lodging demand from out- 
of-town friends, relatives, tourists and business clients to the area. However, this 
area is under served by high-quality guest lodging, with the Radisson Hotel (148 
guest rooms) located adjacent to the subject property, and additional lodgings 
offered by Staybridge Suites (114 guest rooms) located at 21836 Lassen Street, 
the Ramada Inn (72 guest rooms) located at 21340 Devonshire and Travelodge 
(75 guest rooms) located at 21603 Devonshire. The demand for additional guest 
rooms exceeds the supply of high-quality, local lodging, and is projected to 
continue, with an ever-increasing demand for guest rooms.

In addition to the high demand for guest rooms to serve those visiting local 
businesses, family friends/relatives of those who live in the local area, and tourists 
to Los Angeles, the entire City of Los Angeles is experiencing an ever-increasing 
demand and a general shortage of hotel rooms. As quoted from the January 6, 
2015 article in The Daily Breeze, Ernest Wooden, President of the Los Angeles 
Tourism & Convention Board stated: "There’s no doubt that demand is exceeding 
the supply of hotel rooms that we have right now” 
(http://www.dailybreeze.com/general-news/20150106/los-angeles-mayor-eric- 
garcetti-touts-record-traffic-arriving-at-lax-growth-in-tourism).

As reported in the KPCC radio station’s blog - The Breakdown - reporting on 
Southern California’s economy: "[4,000 additional hotel rooms] is the estimate of 
rooms needed to overcome the shortage in Los Angeles according to tourism 
officials,” in a January 6, 2015 post titled With LA Tourism Booming, Officials 
Warn of Hotel Shortage (http://www.scpr.org/blogs/economy/2015/01/06/17766/ 
with-la-tourism-booming-officials-warn-of-hotel-sh/). Approximately 2,000 to 
3,000 rooms is generally considered the number of rooms needed downtown 
within walking distance of the L.A. Convention Center 
(http://www.latimes.com/business/la-fi-tourism-wars-20140423- 
story.html#page=1). According to the 2012 Los Angeles City Council Motion 
adopted under Council File No. 12-0493, "By national standards, a city with an 
economy the size of Los Angles’ should have 50,000 more hotel rooms”.

Therefore, the proposed project performs a function and provides a service that 
is essential and beneficial to the local community, city and region by partially 
fulfilling an identified and compelling need citywide for more hotel guest rooms.

2. Public Parking Area in an R Zone, and Access from a Less Restrictive C Zone. 
The RA-1 Zoned portion of the subject property is comprised of two lots (Parcels 
A-Arb 2 and B-Arb 2) that, prior to 1992, were an extension of two residential lots
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fronting on Kinzie Street (to the north). However, in 1992, the owners of the 
residential properties and the adjacent commercial property agreed to a Parcel 
Map (PMEX 3862), adjusting the lot lines and splitting-off the respective lot 
portions from the single-family residential lots on Kinzie Street, and joining them 
with the [Q]C2-1 Zoned property fronting on Topanga Canyon Boulevard. No 
vehicular easement was reserved to enable access from the RA-1 zoned lots to 
Kinzie Street. Rather, Parcels A and B were acquired by the owner of the [Q]C2- 
1 Zoned lots for the purpose of "off-site parking”, thereby gaining access to 
T opanga Canyon Boulevard. These lots are now a logical extension of the [Q]C2- 
1 Zoned portion of the subject property. The only available vehicular access to 
these lots is now to and from Topanga Canyon Boulevard via the subject property 
frontage.

Neighboring properties adjacent to the proposed parking area are characterized 
by generally level terrain to the north; sloping upwards a variable height of 
approximately 8-12 feet in elevation to the south; and, sloping upwards 
approximately 38 feet in elevation to the west. All adjacent residential properties 
are served with improved public streets.

The property south of the proposed parking area is improved with the Cielo 
Apartments, a four-story, 119-unit, multiple-family residential complex at a 
variable elevation approximately 8-12 feet above the subject property. The 
property west of the proposed parking area is improved with a single-family home 
fronting on Nevada Avenue at an elevation of approximately 38-feet above the 
proposed parking area.

The properties north of the RA-zoned portion of the subject property are improved 
with five (5), one- and two-story, single-family residences in a residential 
neighborhood fronting on Kinzie Street. The adjacent residential properties are, 
generally, at the same elevation as the subject property.

The westerly line of the C2-1 zoned portion of the subject property is improved 
with a masonry wall and vehicle gates that serve as a barrier from the Ra-1 zoned 
portion of the subject property. As part of the proposed project, the masonry wall 
and vehicle gates will be removed and the area improved with a paved and 
landscaped parking lot to accommodate 99 parking spaces for the proposed hotel 
and the required off-site parking for the Radisson Hotel. An additional 24-parking 
spaces will be located on the C2-zoned portion of the subject property.

The southern property line and approximately 10 feet of the west property line will 
be improved with retaining walls protecting the cut slope of the parking lot, which 
will be approximately nine-feet below the Cielo Apartments to the south, and 
approximately 38 feet below the single-family residence to the west. An eight- 
foot (8’) wide planter adjoins the wall along the south side property line, a 
minimum 20 feet, 8 inch-wide planter adjoins the west rear property line, and a 
minimum five (5)-foot wide planter adjoins the property line wall along the 
northerly side property line.

A large, Valley Oak tree is located near the southwest corner of the property and 
will be protected within a raised planter. Six (6) Coast Live Oak trees are 
proposed along the west property line planter, and in order to buffer the adjacent 
single-family homes north of the parking lot, one (1) Valley Oak and nine (9) Pink 
Dawn Chitalpa trees are proposed within the northerly side property line planter, 
along with two (2) California Pepper trees at the eastern end of this planter. Each



of the planters described will also be planted with a combination of shrubs 
including: carmel creeper, hopseed bush, sunburst lantana, iceberg rose, lily turf, 
silversheen pitt and New Zealand flax.

One large, Valley Oak is also protected within one of five island planters proposed 
within the central bank of parking spaces. A combination of shrubs identified in 
the landscape-planting palette (above) will also be planted within these islands. 
The other four parking lot islands are proposed to be located at either the end of 
parking aisle or spaced among the parking area as planted "fingers” to provide 
shade from proposed Australian Willow trees.

Based upon the parking area improvements described above, the proposed 
parking lot and landscape improvements will enhance the built environment with 
the preservation and protection of two (2) Protected Oak Trees, the addition of 
seven (7), newly planted oak trees, two (2) pepper trees, 19 Australian Willow 
trees and 17 Pink Dawn Chitalpa trees, which will soften the appearance of the 
parking area, as well as provide shade. Additional landscape materials, including 
shrubs and plants, will further enhance the parking area with the introduction of 
additional colors.

Therefore, the vacant lot will be replaced with the built walls, landscape planters 
and parking area improvements that will enhance the built environment, 
benefitting the surrounding neighborhood; and provide the necessary parking 
area for hotel(s) guests, as opposed to remaining a vacant lot.

b. The project’s location, size, height, operation, 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.

1. Hotel within 500-feet of an R Zone. The single-family residential properties 
located within 500-feet of the proposed hotel will be buffered from the proposed 
hotel with a parking area, masonry walls and landscaped planters that will provide 
shade as well as screening the views toward the proposed hotel. These and other 
homes in the area that back up to the Commercial District will experience a similar 
view of the proposed hotel as that of other existing commercial buildings to which 
they are adjacent.

As previously mentioned, the [Q]C2-1 zoned portion of the subject property is 
located fronting along the west side of Topanga Canyon Boulevard. The 
proposed hotel building will be located on this [Q]C2-1 zoned portion of the subject 
property along Topanga Canyon Boulevard, with the 4-story, Radisson Hotel 
adjacent to the north and the 4-story, Cielo Apartments adjacent to the south. 
Therefore, the proposed 4-story hotel is consistent in building height with the two 
adjacent buildings on either side. Additionally, the Cielo Apartments are on a site 
that is approximately 12 feet higher in elevation than that of the subject property. 
As a result, the view west from Topanga Canyon Boulevard toward the Cielo 
Apartments and the proposed hotel will appear to be "stepping down” in building 
height from the apartments to the proposed hotel.

The proposed hotel will be comparable in its operations and functions with that of 
the Radisson Hotel, with the exception that the proposed hotel will not have a 
restaurant. Deliveries will be made towards the front of the building where a



proposed loading zone is located. Therefore, the operations of the proposed hotel 
are consistent with that of the adjacent Radisson Hotel.

Architecturally, the proposed hotel is designed with inspiration from the "Western 
Frontier Heritage” theme. There are no outside balconies from any of the 
proposed hotel rooms. The adjacent buildings on either side are similarly 
designed. Therefore, the proposed hotel will have compatible design 
characteristics as that of other nearby buildings that were also designed with the 
same "Western Frontier Heritage” inspiration.

The proposed hotel is located along the Topanga Canyon Boulevard frontage and 
is consistent in height and size with other buildings located along Topanga 
Canyon Boulevard adjacent to the north and south. The proposed parking area 
will separate the proposed hotel from nearby single-family residences with 
masonry walls and landscaping as additional buffers. Therefore, the building 
location, size, height and operational features are the same as the abutting 
commercial and multiple residential uses and as a result, the proposed hotel is 
compatible with and will not adversely affect or degrade adjacent properties, the 
surrounding neighborhood, or the public health, welfare and safety.

The requirement to install solar panels and an operational photovoltaic system 
will lessen the dependency of the hotel use on public utility-supplied electrical 
power, and reduce fossil fuel usage, to the benefit of the community, city and 
region.

Public Parking Area in an R Zone, and Access from a Less Restrictive C Zone. 
The proposed parking area located on the RA-1-zoned portion of the subject 
property extends approximately 330 feet from the rear of the proposed hotel, and 
is adjacent to R-zoned property to the west and north. Neighboring properties 
adjacent to the proposed parking area are characterized by generally level terrain 
to the north; and, sloping upwards approximately 38 feet in elevation to the west.

2.

The proposed parking area will be buffered from the adjacent residential 
properties with landscaped setbacks varying from 5 feet in width on the north, 8 
feet in width on the south, and up to 20’-8” in width along the westerly property 
line. Masonry block walls and/or retaining walls of varying heights will also be 
located along the side and rear common property boundary or within the side or 
rear setback areas. The single-family, residential neighborhood to the north will 
be buffered from the proposed parking area with the existing masonry wall and 
an approximately five-foot wide landscaped planter. Additional landscape 
planters with trees, shrubs and ground cover plantings will be located in the 
interior of the parking lot.

The Devonshire/Topanga Corridor Specific Plan encourages the use of adjacent 
R-zoned properties for parking purposes to alleviate parking congestion in the 
corridor, as stated in the Specific Plan (Section 10.C): "To further assist in 
alleviating parking congestion within the corridor, commercial property owners are 
encouraged to apply for a conditional use for the use of certain adjacent 
residentially-zoned lots for parking purposes.” Moreover, when the RA-zoned 
property was split from its original adjacent single-family zoned property on Kinzie 
Street (PMEX 3862) and acquired by the Radisson Hotel owner (PMEX 2006
1263), the purpose was to transfer the property to the adjoining commercial zone 
for future parking purposes, with vehicular access to Topanga Canyon Boulevard, 
as evidenced by a Covenant for Community Driveway and Covenant Regarding



Maintenance of Off-site Parking (Recorded Document Nos. 20071441383 and 
20071441381).

Therefore, the proposed parking area’s location on the RA-1 zoned portion of the 
subject property helps alleviate parking congestion within the corridor 
(Devonshire/Topanga Canyon), utilizes vacant/underutilized and landlocked 
property for parking purposes to accommodate both the existing and proposed 
hotel, with landscape improvements providing reasonable buffering to protect the 
privacy and security of adjacent residences.

The more restrictively-zoned proposed parking area is land locked and has no 
means of ingress and egress other than through the less-restrictive, C2-zoned 
portion of the project site on which the use that it is providing the parking is 
located. Therefore, it is appropriate to grant Conditional Use for parking on the 
subject property, with conditions imposed to assure compatibility with the 
surrounding properties.

The requirement to include at least 20 percent (20%) of the total automobile 
parking spaces developed on the project site capable of supporting future 
electric vehicle supply equipment (EVSE), and that five percent (5%) of the 
total automobile parking spaces developed on the project site, and all 
parking spaces in excess of LAMC-required spaces for the use, shall be 
further provided with EV chargers, will reduce the level of greenhouse gas 
emissions from the project site by increasing the number of electric 
vehicles utilizing the site. *

As a result, the project’s location, size, height, operations and other significant 
features will be compatible with and will not adversely affect or further degrade 
adjacent properties, the surrounding neighborhood, or the public health, welfare, 
and safety.

3. The project substantially conforms with the purpose, intent and provisions 
of the General Plan, the applicable Community Plan, and any applicable 
Specific Plan.

The project is in substantial conformance with the applicable elements of the 
General Plan, including the Framework Element and the Mobility Element, with 
the Chatsworth-Porter Ranch Community Plan, and with the Devonshire/Topanga 
Corridor Specific Plan. See Finding Nos. A.1 through A.5 for General and 
Community Plan conformance findings, and Finding No. B.5 for 
Devonshire/Topanga Corridor Specific Plan conformance findings.

3. Zoning Administrator Determination Findings. Pursuant to LAMC Section 12.24.X.22 
of the Municipal Code, the applicant is requesting a Zoning Administrator Determination 
to permit a building height of 44 feet, 8 inches located between 50 feet and 99 feet from 
an RS Zone, in lieu of the maximum permitted 33-foot building height specified in LAMC 
Section 12.21.1.A.10 (Transitional Height).

a. 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 subject property is an irregular shaped lot with two zone classifications: ([Q]C2-1 
and RA-1). The proposed hotel is to be located entirely on the [Q]C2-1 zoned portion



(easterly) of the subject property closest to Topanga Canyon Boulevard and a 
proposed public parking area is to be located on the RA-1 zoned (westerly) portion of 
the subject property near neighboring single-family homes.

The [Q]C2-1 zoned portion of the subject property is located fronting along the west 
side of Topanga Canyon Boulevard between the 4-story Radisson Hotel building to 
the north and the 4-story Cielo Apartments located to the south, creating a void along 
this street frontage for a distance of approximately 300 feet. The subject property is 
vacant with the exception of an L-shaped paved surface-parking lot serving as required 
"off-site” parking for the adjacent Radisson Hotel. An unpaved, dirt area on this portion 
of the subject property is located along the Topanga Canyon Boulevard frontage and 
is bordered by the L-shaped parking lot on its northerly and westerly sides, creating 
an unfinished appearance to the streetscape.

The proposed hotel building will be located on the C2-1 zoned portion of the subject 
property, filling the void along Topanga Canyon Boulevard with a land use and building 
design consistent with the provisions of the Devonshire/Topanga Corridor Specific 
Plan, and complimentary with adjacent uses and buildings to the north (Radisson 
Hotel) and south (Cielo Apartments). The conversion of the vacant-underutilized dirt 
lot to a 4-story, well-articulated hotel building with newly planted trees, shrubs and 
drought tolerant landscaping will enhance the built environment changing it from its 
underutilized, vacant appearance to an attractively designed hotel.

Additionally, the Acorn Street and Nevada Avenue neighborhoods to the west and 
south are separated from the proposed Hotel by the four-story, Cielo Apartments. 
These neighborhoods are at a higher elevation than the subject property, varying from 
approximately 38 to 120 feet above the finished grade of the proposed hotel. Because 
these neighborhoods are separated from the proposed hotel by the Cielo Apartments 
and they are at a higher elevation, the proposed hotel will not affect the views from, 
and privacy/security of, these neighborhoods.

A single-family neighborhood on Kinzie Street and Glade Avenue is adjacent to the 
west and north of the subject property, and is generally at the same elevation as the 
proposed hotel. However, these neighborhoods are within 500 feet of the existing 
Radisson Hotel, and there have been no known or registered complaints or conflicts 
between the Hotel and the nearby residential neighborhood. The proposed hotel and 
parking area will be landscaped and buffered from the adjacent residential 
neighborhood and will observe reasonable good-neighbor policies to protect their 
privacy and security.

The proposed hotel building is oriented diagonally to the south of two single-family lots 
within the 99-foot "transitional building height zone”, measured from the proposed 
hotel building to the nearest lot, as prescribed by LAMC Section 12.21.1 A. 10. 
However, the single-family house on the lot closest to the proposed hotel is located on 
an irregular "pie-shaped” cul-de-sac lot, and is setback approximately 60 feet from the 
rear (SE) corner of the lot line that is in common with the subject property. The 
proposed hotel is also located approximately 60 feet from the same common corner 
point. As a result, there is a distance of approximately 120 feet between the nearest 
single-family house and the proposed hotel building (distance measured as shown on 
the project’s site plan). The second single-family home within the "transitional building 
height zone” is located even further away, with a distance of approximately 124 feet 
from the proposed hotel building. Transitional Height standards are based on distance 
from the hotel building to the lot lines of the RS-zoned property. However, the actual 
distance from the proposed hotel to the nearest home is 120 feet, which is reasonably 
far enough away to allow an additional 12 feet in building height. According to the



Transitional Height standards, if the property were to be located 120 feet from the 
hotel, a building height of up to 61 feet would be permitted.

An existing, approximately six (6)-foot high wall and two protected oak trees are to be 
maintained on the adjacent Radisson Hotel site. The protected trees and other trees 
and plantings located on the adjacent residential property provide landscape buffering 
and screening to protect the privacy of the single-family lots located within the 
transitional building height zone.

Windows located on the third and fourth floors of the proposed hotel are approximately 
five feet away from this northwesterly corner of the proposed hotel, and they are 
oriented either due north or due west. As mentioned above, the nearest residential 
structure is located diagonally opposite of this corner of the building. Thus, any hotel 
guest viewing out the window due north or due west would not see directly over any 
residence due to the angle of sight, as well as the screening by mature trees and 
plantings located on either the Radisson Hotel property or the adjacent residential 
property.

The existing Radisson Hotel, built in 1989 (subsequent to the enactment of LAMC 
Section 12.21.1A.10), is a four-story structure located approximately 85 feet from the 
nearest single-family home, with the rear (westerly) elevation oriented facing the 
adjacent residential lots, thereby establishing precedent for an approximately 45-foot 
high structure located less than 99 feet from an adjacent home. However, in the 
instant case, while a portion of the RS-1 zoned lot is approximately 50 feet from the 
approximately 45-foot high, proposed hotel, the distance to the nearest single-family 
residential structure is greater than 120 feet.

The proposed hotel has been designed to meet the regulations and intent set forth by 
the LAMC, the Community Plan and the Specific Plan, and to fit within the constraints 
of the subject property along the curvature of Topanga Canyon Boulevard. In an effort 
to create a pleasing street front elevation, the proposed hotel was designed with 
setbacks from the Boulevard varying from a minimum 10 feet (7 feet after dedication) 
to over 50 feet, resulting in an articulated front elevation with setback areas enhanced 
with trees, shrubs, plants and turf. As a result, other portions of the proposed hotel 
were required to extend to the rear of the C2-zoned portion of the subject property and 
closer to the existing single-family homes. While design efforts were guided by the 
provisions of LAMC Section 12.21.1A.10 to maintain a minimum 100 feet separation 
between the proposed hotel and the single-family homes, the strict application of this 
Code section creates a practical difficulty, resulting in the instant Zoning Administrator 
Determination request.

Therefore, due to the facts that: (1) the proposed hotel building is more than 120 feet 
to the nearest single family residence; (2) that the views from the inside corner rooms 
are due west and due north, with the nearest single-family residence being located at 
an angle northwesterly and not in a direct line of sight from the proposed hotel building; 
(3) existing mature trees provide additional buffering and visual screening from the 
proposed hotel, thereby preserving the privacy of the single-family houses; (4) that an 
existing 45-foot high hotel immediately adjacent to the subject property is located 
closer to the nearest single-family houses; and (5) that the proposed hotel does not 
physically overlook the single-family homes and yards, nor will it unduly infringe upon 
the sunlight and air circulation to the nearby single-family homes due to its distance to 
the homes.

In contrast to the existing vacant lot, the proposed hotel will fill the void that exists 
between Topanga Canyon Boulevard and the nearby residential neighborhoods with 
a use that has 24-hour management and security cameras that will monitor the 
property, vehicles and patrons. As a result, the proposed hotel enhances the built



environment with the addition of a use that provides an additional layer of security to 
surrounding properties and neighborhoods, and will enhance the built environment, 
changing it from its underutilized, vacant appearance to an attractively-designed hotel.

b. 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.

Proposed Hotel Building and Operations. The single-family residential properties 
located within the 50- to 99-foot transitional height area of the proposed hotel will be 
buffered from the proposed hotel with a parking area, masonry walls and landscaped 
planters that will provide shade as well as providing a screened buffer between the 
proposed hotel and homes. These and other homes in the area that back up to the 
commercial properties fronting on Topanga Canyon Boulevard will experience a 
similar view of the proposed four-story hotel as that of the existing four-story Radisson 
Hotel building to which they are adjacent, except that it will not be directly to the rear 
but rather more than 100 feet to the south. The proposed hotel building is separated 
from residential properties to its west by the proposed parking lot.

There is no building or structure on the proposed hotel site that is closer than 50 feet, 
7 inches to the adjacent single-family lots, and therefore no substantial obstruction of 
light and air to these properties. The area between the proposed hotel building and 
the residential properties is occupied by landscaped, surface parking, allowing ample 
light and air circulation. As shown by the Solar Study conducted for the proposed 
project (see Exhibit B - Project Plans), a shadow is cast by the hotel building on a 
portion of the closest residential backyard (not the house) for less than 3 hours on 
December 22, the Winter Solstice, and none at all on June 21, the Summer Solstice.

Transitional Height standards are based on distance from the hotel building to the lot 
lines of the RS-zoned property. However, the actual distance from the proposed hotel 
building to the nearest home on the north is approximately 120 feet, which is 
reasonably far enough away to allow an additional 12 feet in building height. According 
to the Transitional Height standards, if the property were to be located 120 feet from 
the hotel, a building height of up to 61 feet would be permitted (maximum 45 feet per 
the Specific Plan).

The proposed project includes the planting of 19 trees, varying in size at the time of 
planting from 24-inch to 48-inch box, in the line of sight between the single-family lots 
and the hotel building, which should significantly reduce any negative noise and 
privacy effects on these properties.

In the absence of the proposed guest rooms on the 3rd floor of this western portion of 
the hotel, in order to provide some use for the area, it is probable that a rooftop deck 
would be constructed in the rooms’ place, which could have a far greater negative 
effect on the neighboring properties.

The proposed hotel will be comparable in its operations and functions to that of the 
Radisson Hotel, with the exception that the proposed hotel will not have a restaurant. 
Delivery and patron arrival/departure functions will be located toward the front of the 
building, where the proposed loading zone and entry doors to the registration desk are 
located. Patron parking is proposed toward the rear of the property closest to nearby 
homes to minimize impacts upon the adjacent homes. The proposed parking area 
extends from the most westerly property line to the proposed hotel building, thereby 
establishing and maintaining a distance of approximately 330 feet separating the 
proposed hotel from nearby single-family residences. Landscape areas within the



parking lot will provide additional buffers and screens thereby minimizing any adverse 
effects of the parking lot to nearby homes.

The proposed swimming pool amenity is located between the proposed hotel and the 
Cielo Apartments to the south. The proposed pool deck is a minimum distance of 10 
to 40 feet from the apartment building, and 12 to 15 feet lower in grade. The swimming 
pool and spa are located a minimum 50 feet from the apartment building. The entire 
swimming pool/spa/deck area is below the grade of the apartments, and is buffered 
from all other uses to the east and north by the proposed hotel building. As a result, 
the operations of the proposed hotel will not adversely affect or further degrade 
adjacent properties, the surrounding neighborhood or the public health, welfare or 
safety.

As previously mentioned, the [Q]C2-1 zoned portion of the subject property is located 
fronting along the west side of Topanga Canyon Boulevard. The proposed hotel 
building will be located on this [Q]C2-1 zoned portion of the subject property along 
Topanga Canyon Boulevard, with the 4-story Radisson Hotel adjacent to the north and 
the 4-story Cielo Apartments adjacent to the south. Therefore, the proposed hotel is 
consistent in building height and scale with the two adjacent buildings on either side 
(north and south).

Architecturally, the proposed hotel is designed with inspiration from the "Western 
Frontier Heritage” theme. There are no outside balconies from any of the guest rooms. 
The adjacent buildings on either side are similarly designed. Therefore, the proposed 
hotel will have compatible design characteristics as that of other nearby buildings that 
were also designed with the same "Western Frontier Heritage” inspiration.

The proposed hotel is located along the Topanga Canyon Boulevard frontage and is 
consistent in height and size with other buildings located along Topanga Canyon 
Boulevard adjacent to the north and south. Therefore, the building location, size, 
height and operational features are the same as the abutting commercial and multiple 
residential uses and as a result, the proposed hotel is compatible with and will not 
adversely affect or degrade adjacent properties, the surrounding neighborhood, or the 
public health, welfare and safety.

Public Parking Area in an R Zone, and Access from a Less Restrictive C Zone. The 
proposed parking area located on the RA-1 zoned portion of the subject property 
extends approximately 330 feet from the rear of the proposed hotel and is adjacent to 
R- zoned property to the west and north. Neighboring properties adjacent to the 
proposed parking area are characterized by generally level terrain to the north; and, 
sloping upwards approximately 38 feet in elevation to the west.

The proposed parking area will be buffered from the adjacent residential properties 
with landscaped setbacks varying from 5 feet in width on the north, 8 feet in width on 
the south and up to 20 feet, 8 inches in width along the westerly property line. Masonry 
block walls and/or retaining walls of varying heights will also be located along the side 
and rear common property boundary or within the side or rear setback areas. The 
single-family residential neighborhood to the north will be buffered from the proposed 
parking area with the existing masonry wall and an approximately five-foot wide 
landscaped planter. Additional landscape planters with trees, shrubs and ground 
cover plantings are located in the interior of the parking lot.

The Specific Plan encourages the use of adjacent R-zoned properties for use of 
parking purposes to alleviate parking congestion in the corridor, as stated in the 
Specific Plan (Section 10.C): “To further assist in alleviating parking congestion within 
the corridor, commercial property owners are encouraged to apply for a conditional



use for the use of certain adjacent residentially-zoned lots for parking purposes. 
Moreover, when the RA-Zoned property was split from its original adjacent single
family zoned property on Kinzie Street (PMEX 3862) and acquired by the Radisson 
Hotel owner (PMEX 2006-1263), the purpose was to transfer the property to the 
adjoining commercial zone for future parking purposes with vehicular access to 
Topanga Canyon Boulevard as evidenced with a Covenant for Community Driveway 
and Covenant Regarding Maintenance of Off-site Parking (Recorded Document Nos. 
20071441383 and 20071441381).

Therefore, the proposed parking area’s location on the RA-1 zoned portion of the 
subject property helps alleviate parking congestion within the corridor 
(Devonshire/Topanga Canyon), utilizes vacant/underutilized and landlocked property 
for parking purposes to accommodate both the existing and proposed hotel, with 
landscape improvements providing enhanced buffering to protect the privacy and 
security of adjacent residences.

The more restrictively-zoned proposed parking area is land locked and has no means 
of ingress and egress other than through the less-restrictive, C2-zoned portion of the 
project site on which the use that it is providing the parking is located. Therefore, it is 
appropriate to grant Conditional Use for parking on the subject property, with 
conditions imposed to assure compatibility with the surrounding properties.

As a result, 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.

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

The project is in substantial conformance with the applicable elements of the General 
Plan, including the Framework Element and the Mobility Element, with the Chatsworth- 
Porter Ranch Community Plan, and with the Devonshire/Topanga Corridor Specific 
Plan. See Finding Nos. A.1 through A.5 for General and Community Plan 
conformance findings, and Finding No. B.5 for Devonshire/Topanga Corridor Specific 
Plan conformance findings.

d. That the project provides for an arrangement of uses, buildings, structures, 
open spaces and other improvements that are compatible with the scale and 
character of the adjacent properties and surrounding neighborhood.

The site plan and elevations demonstrate compliance with the regulations as well as 
compatibility with existing development on adjacent and neighboring properties. 
Following is a summary of several development components that further describe the 
proposed project:

Transitional Building Height Zone Requirements. While a portion of the proposed hotel 
is located within 50 and 99 feet of the nearest residentially-zoned property and it 
exceeds 33 feet in height, the single-family homes located within the transitional 
building height zone are approximately 120 feet from the proposed hotel, and the 
"transitional building height zone” permits a building up to 61 feet in height at this 
distance. Therefore, the homes are beyond the 99-foot distance of the 45-foot high 
building, as suggested by LAMC Section 12.21.1 A.10.

Landscape Buffer. The proposed hotel and the adjacent RS-1 zoned property are 
separated by the presence of an approximately six-foot high, masonry wall and mature 
landscaping, including two (2) protected oak trees located on the adjacent Radisson 
Hotel site immediately adjacent to the RS-1 zoned property. The height and breadth



of the canopies of the two trees and the masonry wall provide a buffer and visual 
screen of the adjacent homes and yards from level window views of the proposed 
hotel. These trees, along with additional trees and plantings on the adjacent 
residential property, will continue to provide an ample buffer and screen between the 
proposed hotel and the nearby homes.

Diagonal-corner Orientation. The proposed hotel building is located entirely on the 
[Q]C2-1 zoned property, and is oriented diagonally opposite and south of the nearest 
of two single-family lots within the 99-foot "transitional building height zone” prescribed 
by LAMC Section 12.21.1A.10. The single-family house on the lot closest to the 
proposed hotel is located on an irregular "pie-shaped” cul-de-sac lot that is setback 
approximately 60 feet from the rear (SE) corner of the lot that is in common with the 
subject property. The proposed hotel is located a minimum 50 feet from the same 
common corner point. As a result, there is a distance of a minimum 110 feet between 
the nearest single-family house and the proposed hotel (actual distance measured 
from plans is approximately 120 feet). The second single-family home within the 
"transitional building height zone” is located even further away with a distance of 
approximately 124 feet from the proposed hotel, and the "transitional building height 
zone” permits a building up to 61 feet in height at this distance.

Windows located on the third and fourth floors of the proposed hotel are approximately 
five feet away from this critical (northwesterly) corner of the proposed hotel, and they 
are oriented either due north or due west (and there are no balconies proposed). As 
mentioned earlier, the nearest residential structure is located diagonally opposite of 
this critical corner of the building. Thus, any hotel patron viewing out the window due 
north or due west would not look directly over any residence due to the angle of vision, 
as well as the screening by mature trees and plantings located on either the Radisson 
Hotel property or the adjacent residential property.

Building Height. Section 5 of the Specific Plan states: “No building or structure located 
in whole or in part within the Specific Plan area shall exceed a maximum of 45 feet in 
height.” The proposed hotel building is 4-stories with a maximum height of 44 feet,7 % 
inches, and is therefore in compliance with the Specific Plan height limits. Buildings 
located on adjacent properties include the Cielo Apartments, a 4-story apartment 
complex located adjacent to the south; and the Radisson Hotel, a 4-story, 45-foot high 
hotel building located adjacent to the north. Single-family homes located to the north 
and west of the subject property are both one- and two-story homes. The proposed 
hotel has been sited as close to Topanga Canyon Boulevard as possible, and is 
located more than 100 feet away from the nearest single-family home to minimize any 
adverse effect upon the nearby residential neighborhood.

Setbacks. Section 8 of the Specific Plan states: “Every lot within the Specific Plan 
area shall maintain a landscaped setback of at least five feet from Devonshire Street 
and Topanga Canyon Boulevard. ...”. The site plan shows a minimum 10-foot setback 
from Topanga Canyon Boulevard, and is therefore in compliance with the minimum 
required setback.

The hotel, located entirely on the [Q]C2-1 zoned portion of the subject property, is 
proposed with the setbacks shown below.

Required_____
C2-1 Specific Plan

After
Proposed 3’ Dedication

Front (easterly) 0 feet

Side (southerly) 0 feet

5 feet 10 feet 7 feet

0 feet 10 feet 10 feet



Rear (westerly) 0 feet

Side (northerly) 0 feet

0 feet 330 feet 330 feet

0 feet 50 feet 50 feet

Required parking spaces and bicycle parking for the proposed hotel, 
pursuant to LAMC Sections 12.21A.4 and A.16, respectively, are calculated as follows:
Parking.

Required Automobile Parking Spaces (with no Bicycle replacement)
Guest 
Rooms

Required
Parking

1-30 30
31-60 15
61-105 15

(1 space per each of the first 30 guestrooms/suites)
(1/2 space per each of the second 30 guestrooms/suites) 
(1/3 space per each of the remaining guestrooms/suites)

60 total

Minimum Required Bicycle Parking Stalls
Guest 
Rooms

Required
Stalls

105 5 long-term (1 stall per 20 guestrooms/suites) 
5 short-term (1 stall per 20 guestrooms/suites)
10 total

105

Maximum Allowed Replacement of Automobile Parking Spaces with Bicycle 
Parking Stalls
60 required auto spaces with a reduction of 12 spaces (20% of required spaces [0.20 
x 60 = 12] per LAMC 12.21 A.4.)

Actual Replacement of Automobile Parking Spaces with Provided Bicycle 
Parking Stalls
16 bicycle spaces provided allowing the replacement of 4 parking spaces (1 
automobile space per 4 bike stalls [16+4=4] per LAMC 12.21 A.4 and 12.21 A.4(k).

Net Required Automobile Parking Spaces with Bicycle Replacement
(60 required automobile spaces - 4 allowed reduction = 56)

Therefore, there are 56 automobile parking spaces required.

Additionally, Section 10.C of the Specific Plan, as excerpted here, states: “To further 
assist in alleviating parking congestion within the corridor, commercial property owners 
are encouraged to apply for a conditional use for the use of certain adjacent 
residentially zoned lots for parking purposes.”. The RA-1 zoned portion of the subject 
property is adjacent to the commercial property. Project plans show the use of the 
adjacent RA-1 zoned property for parking purposes, subject to Conditional Use 
approval.

In total, it is proposed that the [Q]C2-1 zoned portion of the subject property be 
improved with 28 parking spaces and the RA-1 zoned portion of the subject property 
provides an additional 99 parking spaces. Together, the parking areas provide a total 
of 127 parking spaces to meet the minimum required off-street parking for the 
proposed hotel (56 spaces) and the Off-site Parking Covenant for the Radisson Hotel 
(68 parking spaces).

Loading Facilities. The site plan provides for the required loading space located 
toward the front of the Proposed Hotel nearest to Topanga Canyon Boulevard at a 
location of the building with a designated loading/storage room. The location of the



required loading space provides for equipment and products to be unloaded from a 
vehicle and brought directly into the designated "loading/storage” room.

Landscape Maintenance Standard. Section 9 of the Specific Plan states: "... at least 
ten percent of the total area of an open parking lot shall be landscaped; at least half 
of the landscaped area shall be with shade-producing trees at a ratio of one tree for 
every four parking spaces. These trees shall be 24-inch box size and be at least 10 
feet tall at the time of planting.”

Landscape plans show that the rear parking area has approximately 10,173 square 
feet of landscape in a total area of 42,835 square feet. That equals a landscape 
coverage of approximately 23 percent. The front parking area and front setback have 
landscaped area of approximately 6,103 square feet. A total of 61 trees are proposed 
to be planted throughout the parking areas and front setback. 21 of the trees will be 
minimum 24-inch box size at time of planting, and the remaining 40 trees will be 
minimum 36-inch box size at the time of planting. As a result, the proposed landscape 
plans meet or exceed the minimum requirements of the Specific Plan.

Trash Storage Area. The site plan shows the location of an outside "trash storage” 
area enclosed within a six (6)-foot high, masonry wall located at the rear of the building 
adjacent to parking spaces and near the rear exit door of the proposed hotel.

Proposed Parking Area On RA-1 Zoned Lot. The RA-1 zoned portion of the subject 
property is proposed for use as a parking area to accommodate the required parking 
and landscape requirements for the proposed hotel, as well as to provide up to 68 off
site parking spaces covenanted on the site for the Radisson Hotel. Neighboring 
properties adjacent to the proposed parking area are characterized by generally level 
terrain to the north; and, sloping upwards approximately 38 feet in elevation to the 
west. The proposed parking area extends approximately 330 feet from the proposed 
hotel to the westerly property line. The use of this property for parking purposes rather 
than for active commercial use is intended to serve as a buffer between the Topanga 
Canyon Commercial corridor and adjacent residential properties. The common 
boundary line with the single-family residential properties adjacent to the north will be 
improved with a minimum five (5)-foot wide planter and a new, six (6)-foot high, 
masonry block property line wall, as conditioned herein.

The Specific Plan encourages the use of adjacent R-zoned properties for use of 
parking purposes to alleviate parking congestion in the corridor, as stated in the 
Specific Plan (Section 10.C): “To further assist in alleviating parking congestion within 
the corridor, commercial property owners are encouraged to apply for a conditional 
use for the use of certain adjacent residentially-zoned lots for parking purposes. 
Moreover, when the RA-zoned property was split from its original adjacent single
family zoned property on Kinzie Street (PMEX 3862) and acquired by the Radisson 
Hotel owner (PMEX 2006-1263), the purpose was to transfer the property to the 
adjoining commercial zone for future parking purposes with vehicular access to 
Topanga Canyon Boulevard as evidenced with a Covenant for Community Driveway 
and Covenant Regarding Maintenance of Off-site Parking (Recorded Document Nos. 
20071441383 and 20071441381).

The proposed parking area’s location on the RA-1 zoned portion of the subject 
property helps alleviate parking congestion within the corridor (Devonshire/Topanga 
Canyon), utilizes vacant/underutilized and landlocked property for parking purposes to 
accommodate both the existing and proposed hotel, with landscape improvements 
providing reasonable buffering to protect the privacy and security of adjacent 
residences.



The more restrictively-zoned (RA-1), proposed parking area is land locked and has no 
means of ingress and egress other than through the less-restrictive, C2-zoned portion 
of the project site, on which the use that it is providing the parking is located. 
Therefore, it is appropriate to grant Conditional Use for parking on the subject property, 
with conditions imposed to assure compatibility with the surrounding properties.

For the above-stated reasons, the proposed project provides for an arrangement of 
uses, buildings, structures, open spaces and other improvements that are compatible 
with the scale and character of the adjacent properties and surrounding neighborhood.

4. Site Plan Review Findings. Pursuant to Section 16.05 of the LAMC, the applicant is 
requesting a Site Plan Review for a project that results in an increase of 50 or more guest 
rooms.

The Project is in substantial conformance with the purposes, intent and 
provisions of the General Plan, applicable community plan, and any applicable 
specific plan.

a.

The project is in substantial conformance with the applicable elements of the General 
Plan, including the Framework Element and the Mobility Element, with the Chatsworth- 
Porter Ranch Community Plan, and with the Devonshire/Topanga Corridor Specific 
Plan.
conformance findings, and Finding No. B.5 for Devonshire/Topanga Corridor Specific 
Plan conformance findings.

See Finding Nos. A.1 through A.5 for General and Community Plan

b. That the project consists of an arrangement of buildings and structures 
(including height, bulk and setbacks), off-street parking facilities, loading areas, 
lighting, landscaping, trash collection, and other such pertinent improvements, 
that is or will be compatible with existing and future development on adjacent 
properties and neighboring properties.

The site plan and elevations demonstrate compliance with the regulations as well as 
compatibility with existing development on adjacent and neighboring properties. 
Following is a summary of several development components that further describe the 
proposed project:

Parking. Required parking spaces and bicycle parking for the proposed hotel, 
pursuant to LAMC Sections 12.21A.4 and A.16, respectively, are calculated as follows:

Required Automobile Parking Spaces (with no Bicycle replacement)
Required
Parking_______________________________________

Guest
Rooms

1-30 30 (1 space per each of the first 30 guestrooms/suites)
(1/2 space per each of the second 30 guestrooms/suites) 
(1/3 space per each of the remaining guestrooms/suites)

31-60
61-105

15
15
60 total

Minimum Required Bicycle Parking Stalls
Guest 
Rooms

Required
Stalls

105 5 long-term (1 stall per 20 guestrooms/suites) 
5 short-term (1 stall per 20 guestrooms/suites)
10 total

105

Maximum Allowed Replacement of Automobile Parking Spaces with Bicycle



Parking Stalls
60 required auto spaces with a reduction of 12 spaces (20% of required spaces [0.20 
x 60 = 12] per LAMC 12.21 A.4.)

Actual Replacement of Automobile Parking Spaces with Provided Bicycle 
Parking Stalls
16 bicycle spaces provided allowing the replacement of 4 parking spaces (1 
automobile space per 4 bike stalls [16+4=4] per LAMC 12.21 A.4 and 12.21 A.4(k).

Net Required Automobile Parking Spaces with Bicycle Replacement
(60 required automobile spaces - 4 allowed reduction = 56)
Therefore, there are 56 automobile parking spaces required.

Additionally, Section 10.C of the Specific Plan, as excerpted here, states: “To further 
assist in alleviating parking congestion within the corridor, commercial property owners 
are encouraged to apply for a conditional use for the use of certain adjacent 
residentially zoned lots for parking purposes...” The RA-1 zoned portion of the subject 
property is adjacent to the commercial property. Proposed Plans show the use of the 
adjacent RA-1 zoned property for parking purposes, subject to Conditional Use 
approval.

In total, it is proposed that the [Q]C2-1 zoned portion of the subject property be 
improved with 28 parking spaces, and the RA-1 zoned portion of the subject property 
provides an additional 99 parking spaces. Together, the parking areas provide a total 
of 127 parking spaces to meet the minimum required off-street parking for the 
proposed hotel (56 spaces) and the Off-site Parking Covenant for the Radisson Hotel 
(68 parking spaces).

Loading Facilities. The site plan provides for the required loading space located 
toward the front of the proposed hotel nearest to Topanga Canyon Boulevard at a 
location of the building with a designated loading/storage room. The location of the 
required loading space provides for equipment and products to be unloaded from a 
vehicle and brought directly into the designated "loading/storage” room.

Landscape Maintenance Standard. Section 9 of the Specific Plan states: "... at least 
ten percent of the total area of an open parking lot shall be landscaped; at least half 
of the landscaped area shall be with shade-producing trees at a ratio of one tree for 
every four parking spaces. These trees shall be 24-inch box size and be at least 10 
feet tall at the time of planting.”

Landscape plans show that the rear parking area has approximately 10,173 square 
feet of landscape in a total area of 42,835 square feet. That computes to a landscape 
coverage of approximately 23 percent. The front parking area and front setback have 
landscaped area of approximately 6,103 square feet. A total of 63 trees are proposed 
to be planted throughout the parking areas and front setback. 23 of the trees will be 
minimum 24-inch box size at time of planting, and the remaining 40 trees will be 
minimum 36-inch box size at the time of planting. As a result, the proposed landscape 
plans meet or exceed minimum requirements of the Specific Plan.

Trash Storage Area. The site plan shows the location of an outside "trash storage” 
area enclosed within a six-foot high masonry wall located at the rear of the building 
adjacent to parking spaces and near the rear exit door of the proposed hotel.

That any residential project provides recreational and service amenities toc.



improve habitability for its residents and minimize impacts on neighboring 
properties.

The proposed project is a commercial hotel and is therefore not a residential project 
subject to this requirement.

5. Project Permit Compliance (including Design Review) Findings. Pursuant to Section 
11.5.7 of the LAMC, the applicant is requesting approval of Project Permit Compliance 
with the Devonshire/Topanga Corridor Specific Plan.

That the project substantially complies with the applicable regulations, 
findings, standards and provisions of the Specific Plan.

a.

Land Use. Section 4 of the Specific Plan, as excerpted, states: “Any use permitted 
in the C4 Zone shall be allowed, except on those properties zoned for more restrictive 
uses, with the following limitations ...” The use limitations enumerated in the Specific 
Plan prohibit: car washes, auto lubrication station, auto refueling station, drive- 
through fast food establishment, and motels among other "highway-oriented” uses.

The C4 Zone (as well as the portion of the subject property within the C2 Zone), 
permits "Hotel” within 500-feet of an "R” Zone upon approval of a Conditional Use, 
pursuant to LAMC Section 12.24W.24. Furthermore, throughout the Zoning Code, 
the use of the words "Hotel” and "Motel” are clearly distinct from one another, 
distinguishing the two as similar yet different uses to the extent that they are 
mentioned separately in the Code. For example:
• LAMC Section 12.12.2A.1(d) - “Hotels (including motels), ...”
• LAMC Section 12.11A.4 - “Hotels, motels and ... “
• LAMC Section 12.11A.4(c) - “... existing hotel, motel or... “
• LAMC Section 12.24T.3(b) - “.hotels and motels ...”
• LAMC Section 12.24T.3(b) - “Notwithstanding the above, hotels and motels with 
35 or fewer guest rooms or any hotel or motel within ...”

While the Devonshire/T opanga Corridor Specific Plan clearly prohibits "motel,” it does 
not prohibit "hotel”. The basis for the "motel’ prohibition originates in a policy of the 
Chatsworth Community Plan that states: “It is a policy of the Plan that existing 
Highway-Oriented Commercial sites should not be expanded.” (Chatsworth 
Community Plan, Page 5). This policy has been expanded in the Specific Plan to 
apply not only to existing "Highway-Oriented Commercial Sites,” but also to the 
prohibited use list as referenced above.

The prohibition of "motel,” therefore, is in reference to the historic characteristics of 
motels in which they were and continue to be oriented to the automobile, local 
highway traffic and designed as a one- or two-story building around a parking lot with 
access to rooms directly from the parking lot or from an outside second level walkway.

The proposed hotel, on the other hand, is a 4-story structure with elevators, guest 
amenities that are typically not provided in a motel and access to each guest room 
from an inside corridor, unlike a motel with room access directly from the parking lot 
or from an outside walkway. This proposed hotel is a destination use and will not be 
reliant upon the highway traffic to generate room sales.

In addition, the Specific Plan encourages the use of adjacent R-zoned properties for 
use of parking purposes to alleviate parking congestion in the corridor, as stated in 
the Specific Plan (Section 10.C): “To further assist in alleviating parking congestion



within the corridor, commercial property owners are encouraged to apply for a 
conditional use for the use of certain adjacent residentially-zoned lots for parking 
purposes”.

Height Limits. Section 5, as excerpted, states: “No building or structure located in 
whole or in part within the Specific Plan area shall exceed a maximum of 45 feet in 
height.” The proposed hotel building is 4-stories with a maximum height of 44’-7 %”, 
and is therefore in compliance with the Specific Plan height limits.

It further states: “The 45-foot height limit as set forth above shall in no way be 
construed as granting a right not contained within Ordinance No. 162,508 for site 
specific locations. Sites A through F, and in any case, the more restrictive ordinance 
shall apply.” The subject property is not subject to the provisions of Ordinance No. 
162,508.

Lot Coverage. Section 6, as excerpted, states: “Buildings and structures shall cover 
no more than 50 percent of the lot.” The hotel footprint covers a maximum 16,514 
square feet (including 834 square feet of shade canopies at the front entrance and at 
the pool area). The hotel building is located entirely on the [Q]C2-1 zoned portion of 
the subject property with a lot coverage factor of 38.8 percent, which is less than the 
maximum allowable lot coverage of 50 percent, pursuant to the Devonshire/Topanga 
Corridor Specific Plan. When considering the entire site, with an area of 85,164.9 
square feet (both the C2-1 and RA-1 Zoned portions of the subject property), the lot 
coverage equals 19.4 percent.

Buffering. Section 7 of the Specific Plan states: “A solid decorative masonry wall, a 
minimum six feet in height, shall be constructed along the property line of any 
commercially zoned lot if its parking or driveway area is adjacent to a single-family 
residentially zoned or used lot. The wall shall be constructed along the property line 
adjacent to the residential lot. ... The above requirements shall not apply to a property 
line bordering a single-family lot, if a wall already exists along that property line ...”

A 19-foot segment of the side property line of the C2 zoned portion of the subject 
property is adjacent to an RS-1 zoned lot. A buffer now exists at this location in the 
form of a masonry block wall to be maintained. Additionally, the RA-1 zoned portions 
of the subject property, not located within the Devonshire/Topanga Corridor Specific 
Plan, are also adjacent to RS-1 zoned properties to the north and west. These 
common boundaries are currently separated from the RA-1 zoned portion of the 
subject property with a masonry block wall that will remain. The adjacent property to 
the west is separated from the RA-1 zoned portion of the subject property and the 
proposed parking area with an approximately 38-foot upslope, a portion of which is 
on the subject property. The proposed parking area will be setback from the westerly 
property line by approximately 20 feet and improved with a minimum twenty-foot wide 
landscaped buffer, including the planting of six coast live oak trees (48-inch box size 
at planting) as partial replacement for trees being removed. As a result, the proposed 
project complies with the provisions for buffering.

Setbacks. Section 8 of the Specific Plan states: “Every lot within the Specific Plan 
area shall maintain a landscaped setback of at least five feet from Devonshire Street 
and Topanga Canyon Boulevard. ...” The site plan shows a minimum ten-foot (10’) 
setback from Topanga Canyon Boulevard, and is therefore in compliance with the 
minimum required setback. The proposed hotel, located entirely on the [Q]C2-1 
zoned portion of the subject property, is proposed with the following setbacks:

Required After



C2-1 Specific Plan
5-feet 
0 feet 
0 feet 
0 feet

Proposed
10 feet 
10 feet 

330 feet 
50 feet

3’ Dedication
Front (easterly) 0 feet 
Side (southerly) 0 feet 
Rear (westerly) 0 feet 
Side (northerly) 0 feet

7 feet 
10 feet 

330 feet 
50 feet

Landscape Maintenance Standard. Section 9 of the Specific Plan states: "... at least 
ten percent of the total area of an open parking lot shall be landscaped; at least half 
of the landscaped area shall be with shade-producing trees at a ratio of one tree for 
every four parking spaces. These trees shall be 24-inch box size and be at least 10 
feet tall at the time of planting.”

Landscape plans show that the rear parking area has approximately 10,173 square 
feet of landscape in a total area of 42,835 square feet. That computes to a landscape 
coverage of approximately 23-percent. The front parking area and front setback have 
landscaped area of approximately 6,103 square feet. A total of 63 trees are proposed 
to be planted throughout the parking areas and front setback. 23 of the trees will be 
minimum 24-inch box size at time of planting, and the remaining 40 trees will be 
minimum 36-inch box size at the time of planting. As a result, the proposed landscape 
plans meet or exceed minimum requirements of the Specific Plan.

Parking. Section 10 of the Specific Plan sets out parking standards for certain uses 
within the Specific Plan area, but does not regulate hotel parking. Therefore, the 
parking standards specified in LAMC Section 12.21.A.4 and A16, for automobile and 
bicycle parking, respectively, apply. The proposed hotel complies with the LAMC 
parking standards.

Driveway Review. Section 11 of the Specific Plan requires that, prior to the issuance 
of a building permit, area, access driveway plans shall be submitted to, and approved 
by, the Department of Transportation and the Bureau of Engineering. A "T” condition 
on the vesting zone change has been included to ensure compliance with this 
requirement.

Signs. Section 12 of the Specific Plan limits the combined sign area of all permanent 
on-site signs facing a street to no more than two (2) square feet for each one foot of 
linear street frontage on the lot. The project site has a street frontage of 170.18 linear 
feet along Topanga Canyon Boulevard, which permits a maximum of 340.36 square 
feet of signage. The proposed hotel is requesting three (3) signs - one (1) monument 
sign along the Topanga Canyon Boulevard street frontage, and two (2) wall signs, one 
(1) each on the north and south building elevations, with a total of 247.89 square feet, 
which is in compliance with the Plan’s sign area regulation. No signage that is 
prohibited by the Plan is proposed.

Screening. Section 13 of the Specific Plan requires that all roof-mounted, pole- 
mounted, or free-standing equipment, i.e., mechanical, electronic, solar and/or 
ductwork on any building above the roof ridge or parapet wall, whichever is higher, 
shall be screened from the horizontal view of residentially zoned or used properties, 
and from the street with materials compatible with the design of the building.

Underground Utilities. Section 14 of the Specific Plan requires that, where available, 
new construction shall make provisions in the design phase to provide connections for 
public utilities underground. Prior to the issuance of a building permit, the project 
applicant will consult with the Department of Water and Power.



Lighting. Section 15 of the Specific Plan requires that all exterior light fixtures shall be 
shielded to minimize illumination of adjacent properties and to reduce glare. Flood
lighting of buildings shall be prohibited. All exterior lighting, except for purposes of 
safety, security, and to illuminate signs and existing billboards, shall be turned off at 
the end of business hours. Off-street parking areas shall be lighted with lights having 
an illumination of not less than 2.0-foot candles averaged over the entire parking area. 
The proposed project has been conditioned to comply with these requirements.

Design Review Criteria and Appendix A, Design Guidelines and Design Elements for 
Building and Landscaping. Section 16 of the Specific Plan identifies several design 
requirements that are incorporated into the proposed project as follows:

All signs relating to the project will conform to the provisions of the Specific Plan; 
Western Frontier Heritage style of architecture was given primary consideration for 
the design of the proposed hotel;
The proposed hotel is designed such that all ventilation, heating or air conditioning 
ducts, tubes, equipment or other related appurtenances are adequately screened 
form public view.
The exterior treatment of the proposed hotel including color, texture, windows, or 
other architectural features are applied to all exterior walls in a similar manner. 
The exterior building components, sun-shading devices, lighting plan and fixtures 
are compatible with the general rural character of the area by conforming to the 
Western Frontier Heritage design.
The proposed hotel has been designed so as to minimize shadows on adjacent 
property and oriented to maximize the landscaped areas and public spaces and to 
minimize destruction of mountain views.
The proposed hotel is similar in scale to surrounding buildings and appropriate to 
the character of the Chatsworth area.
All open areas not utilized for buildings, driveways, parking areas, recreational 
facilities or walks are landscaped so that commercial uses are substantially 
buffered from the view of single-family residences.
Landscape design and plant types are compatible with the building design, site 
and the general character of the area.

Design Guidelines and Design Elements. Appendix A provides Design Guidelines and 
Design Elements for Buildings and Landscaping. The proposed project conforms to 
the Design Guidelines as follows:

1. Volume: Building volumes should feature a dominance of smooth stucco surfaces 
with traditional projections and recessions - The proposed hotel features a “T” 
shaped footprint that breaks the building volume into different masses with 
recessions on the first floor and on window groupings on the second through fourth 
floors. Building projections on the second through fourth floors in combination with 
the spaced recessions break up the mass and volume of the building fagade and 
create shadows thereby changing the look of the building throughout the day. The 
building projections on the second through fourth floors have an exterior finish of 
light smooth plaster (oatmeal color) and the recessions have an exterior finish of 
dark smooth plaster for variation and depth.

2. Wall Surfaces: should convey a structure of stone, brick or adobe through 
suggestion of thickness (mass); stucco is the preferred surface cover; adobe and 
stone are also encouraged where such surface material is compatible with the 
design of the building; stucco surfaces are to be treated in a flat manner to create 
a relatively smooth tactile surface, suggestive of a masonry structure behind - The



proposed hotel facade features stacked stone veneer by El Dorado with a 
mountain blend color at the first floor level and extending up to the fourth floor level 
at the front entry and at several points along the facade to convey a structure of 
stone; with the exterior facade of the projections and recessions on the second 
through fourth levels with a smooth stucco finish.

3. Colors: for wall surfaces should not be harsh, glaring, or bright. White and ivory 
are the preferred colors. Trim colors, including ironwork, should be dark - Exterior 
colors include an “oatmeal” colored smooth plaster by La Habra (X-81) and dark 
“Charleston” colored smooth plaster (X-81585) also by La Habra. Painted steel 
shade canopies located above windows on the fourth floor level will be painted to 
match dark bronze metal molding and a 24 inch-high, bent metal molding (dark 
bronze) will be affixed to the roof parapet as part of the Western Heritage design 
theme.

4. Roofs: All flat roofs should be surrounded by a parapet, which is of a height which 
will hide any rooftop equipment. Red cap and pan tile is the preferred roofing 
material. Projecting cupolas, towers and varied chimney forms are encouraged, in 
many cases such roof projections can be used to house ventilation and other 
rooftop equipment - The proposed roof is flat, with a 30-inch parapet wall at the 
top to screen roof-mounted equipment.

5. Ground Surfaces: should be broken up into appropriately scaled geometric 
patterns which are related to the design of the building. Brick, tile and stone are 
the preferred surface materials. Where concrete is used, it should be appropriately 
colored and textured - As shown on Landscape Plans, the ground surfaces are a 
combination of asphalt, colored stamped concrete, permeable pavers (“Aqua 
Roc”) and decorative gravel.

6. Windows and Doors: Openings should be designed to suggest the thickness of 
traditional masonry wall surfaces. Doors and windows should be recessed away 
from the outer walls surfaces. Materials used for door and window frames and for 
door and window mullions, are to be of wood or traditional metal, such as iron. 
Untreated or anodized aluminum is not appropriate. Glass areas should be broken 
up by mullions so that their scale is compatible with the building. Windows may 
be covered externally with appropriately designed metal grilles. Untreated or 
anodized aluminum is not appropriate - All proposed windows, storefronts and 
doors are held back from finish surfaces to provide shadow lines and to articulate 
the depth of exterior walls. All window frames and door assemblies are specified 
to have a dark bronze metal finish. Typical windows located at the guest rooms 
are five (5) feet wide by six (6) feet high, with intermediate mullions to add scale to 
the openings.

The proposed project was reviewed by the Specific Plan Design Review Board on 
October 25, 2016, which recommended approval of the proposed hotel as presented.

b. That the project incorporates mitigation measures, monitoring measures when 
necessary, or alternatives identified in the environmental review which would 
mitigate the negative environmental effects of the project, to the extent 
physically feasible.

Environmental mitigation measures have been imposed through the Conditions of 
Approval on the project that will reduce the project’s negative environmental effects to 
less than significant levels. See Environmental Findings below.



6. Environmental Findings

A Mitigated Negative Declaration (MND), mitigation measures and a Mitigation Monitoring 
Program ((ENV-2016-1357-MND)) were prepared for the proposed project in compliance 
with the California Environmental Quality Act (CEQA). The Planning Department found 
that potential negative impacts related to aesthetics, air quality, biological resources, 
noise, transportation and traffic, and tribal cultural resources could occur from the project 
implementation; however, these impacts would be reduced to less than significant levels 
with mitigation, as contained in the Environmental Conditions of Approval for the project. 
The public review period for the MND began on July 6, 2017 and ended on July 26, 2017. 
One letter, signed by 28 individuals, and one e-mail was received commenting on the 
environmental effects of the proposed project, which are summarized and responded to 
below:

a. The allowance of a variance from 33 feet to 45 feet for the proposed new four story 
(45 foot high) hotel will present a lack of privacy for the persons owning property on 
Kinzie St, as it will overlook the houses on the cul-de-sac and peoples’ front and back 
yards. That was not what this area was intended for.

It is possible that views of residential backyards for those houses on Kinzie Street 
could be visible from the proposed hotel. However, these views could occur if the 
proposed hotel was 33 feet in height, rather than 45 feet in height. Also, the proposed 
hotel building is set on Topanga Canyon Boulevard, away from the residential 
properties to the west. Additionally, the project will include landscaping and tree 
plantings along the project site’s boundary with adjacent properties, obscuring the view 
of adjacent properties from onsite users. It should be noted that “privacy” is not an 
environmental issue that is required to be analyzed under CEQA.

The hotel is proposed on a lot that is designated Community Commercial by the 
Community Plan, and is zoned commercial, which allow for hotel land uses. 
Additionally, hotel and other commercial development already currently exists along 
Topanga Canyon Boulevard.

b. We purchased our homes because of the LACK OF COMMERCIAL DEVELOPMENT 
IN THE AREA. Most of us have lived on Kinzie St for many years. This project will 
most likely decrease the property value of our homes.

The project site is located in an urbanized area of the City. The greater project site 
area is currently developed with a mix of land uses, including commercial uses along 
(north and south) Topanga Canyon Boulevard, manufacturing/warehouse uses to the 
east, and primarily single-family residential development to the west and southwest, 
with the exception of the multi-family residential building located just to the south of 
the project site.

Regarding “property value,” pursuant to Section 15131 of the CEQA Guidelines, 
“Economic or social effects of a project shall not be treated as significant effects on 
the environment.”

When finished, there will be the additional noise factor- people occupying the new 
hotel, cars in the parking lot, people/children on balconies and in the pool, delivery 
trucks, maintenance of the structure and grounds as well as people looking into our 
yards and into our houses.

c.



The commenter is referred to pages IV-12 though IV-13 in Section IV (Environmental 
Impact Analysis) of the IS/MND that includes an analysis of noise impacts associated 
with hotel operations. As discussed there, sources of noise associated with the hotel 
would include mechanical equipment, landscape maintenance, hotel land uses (e.g., 
conversation, amplified music, deliveries) or non-recurrent activities (e.g., social 
gatherings), and auto-related activities. However, these direct sources of on-site noise 
would generate impacts on a seasonal, irregular, or infrequent basis and would not 
individually or collectively elevate ambient noise levels substantially at nearby 
sensitive receptors. The potential noise impacts from these on-site operational 
sources would be less than significant.

Regarding, “people looking into our yards and into our houses”, the commenter is 
referred to Response to Comment No. 6.a.

d. Lights from parking lots, hotel and vehicles will be shining into our homes on Kinzie 
St. at night. There is already a problem with the Radisson Hotel’s parking lot spot lights 
shining into back windows of houses on Kinzie St. And no matter how many times we 
have asked them to redirect or cover the spot lights, nothing gets done about it. We 
will most likely have the same problem again with this new project!

The commenter is referred to pages IV-2 through IV-3 in Section IV (Environmental 
Impact Analysis) of the IS/MND that includes a discussion of the project’s lighting 
impacts. As discussed there, the project would include interior and exterior lighting 
that complies with the LAMC provision that requires minimizing the effect of the new 
sources of lighting. Specifically, LAMC Section 91.6205 requires that new lighting 
sources not exceed 1 foot-candle of new light spillover at residential property lines. 
Through compliance with existing LAMC lighting requirements, project impacts related 
to lighting would be less than significant.

e. When the project is finished there is most likely to be damage to private property by 
patrons of the hotel - cars running into brick fences and damaging them and then the 
property owner having to deal with the hotel’s insurance company and/or the patron’s 
insurance company that is, IF the patron sticks around and claims fault. We have 
already had such problems with the Radisson Hotel. 
disorderly/drunken conduct of the patrons at events, as well as from the restaurant 
and bar located within the hotel/hotels.

There is and will be

The proposed hotel project does not include a restaurant, nor a bar. This comment 
speculates that the project will result in property damage and other nuisances, 
comment does not provide substantial evidence that the project would result in a 
significant environmental impact related to these issues. Pursuant to Section 15384 
of the CEQA Guidelines, “substantial evidence” as used in these guidelines means 
enough relevant information and reasonable inferences from this information that a 
fair argument can be made to support a conclusion, even though other conclusions 
might also be reached. Whether a fair argument can be made that the project may 
have a significant effect on the environment is to be determined by examining the 
whole record before the lead agency. The comment assumes, without support, that 
because there were issues with a different hotel, this hotel’s guests will generate 
similar issues. Argument, speculation, unsubstantiated opinion or narrative, evidence 
that is clearly erroneous or inaccurate, or evidence of social or economic impacts that 
do not contribute to or are not caused by physical impacts on the environment does 
not constitute substantial evidence.



f. There will be the noise factor of the construction project, as well as the air quality and 
property pollution (dust and dirt, etc.) for quite some time. The dust and dirt will be 
landing on our roofs and damaging them, as well as entering our homes, damaging 
our carpeting and furniture. Residents of the community who have breathing problems 
(i.e. asthma, etc.) will also be impacted.

Regarding construction-related noise, the commenter is referred to pages IV-124 
through IV-127 in Section IV (Environmental Impact Analysis) of the IS/MND that 
include an analysis of the project’s construction-related noise impacts, including 
impacts to nearby residents. As discussed there, construction activities would 
generate noise from a variety of on- and off-site activities, and would include the use 
of on-site heavy equipment such as bulldozers, as well as smaller equipment such as 
saws, hammers, and pneumatic tools. Secondary noise could also be generated by 
construction worker vehicles and vendor deliveries. Estimated construction-related 
noise levels at the location of sensitive receptors near the project site are shown on 
Table IV-25 on page IV-25. Given the ambient conditions in the project area and the 
proximity of receptors, significant noise impacts could occur at three of the monitored 
locations during construction of the project (Kinzie Street Residences, Cielo 
Apartments, and Nevada Avenue Residences). Additionally, construction noise levels 
would exceed the City’s 75 dBA limit for powered construction equipment within 500 
feet of a residential zone. However, implementation of Mitigation Measures 12-1 
through 12-6 (listed below) would reduce incremental increases in noise levels below 
the L.A. CEQA Threshold Guide’s noise threshold, while limiting construction noise 
levels to below the LAMC’s 75 dBA limit, and construction noise impacts would be less 
than significant.

12-2 Two weeks prior to commencement of construction, notification shall be 
provided to the off-site residential and school uses within 500 feet of the project 
site that discloses the construction schedule, including the types of activities 
and equipment that would be used throughout the duration of the construction 
period.

12-3 All powered construction equipment shall be equipped with exhaust mufflers or 
other suitable noise reduction devices capable of achieving a sound attenuation 
of at least 3 dBA at 50 feet of distance.

12-4 All construction areas for staging and warming-up equipment shall be located 
as far as possible from adjacent noise-sensitive land uses.

12-5 Portable noise sheds for smaller, noisy equipment, such as air compressors, 
dewatering pumps, and generators shall be provided where feasible.

12-6 Temporary sound barriers shall be installed as specified:

• A temporary sound barrier no less than 10 feet in height shall be erected to 
block line-of-sight noise travel from the project site to Kinzie Street 
Residences and other neighboring residences to the Project’s north. This 
barrier shall be constructed in such a way so as to have a surface weight of 
four pounds per square foot or greater, and the project-facing side should be 
lined with exterior grade acoustical blankets to provide additional sound 
absorption. This barrier should extend along the northern boundary of the 
project site to prevent on-site construction noise from diffracting around its 
ends.



• A temporary sound barrier no less than 10 feet in height shall be erected to 
block line-of-sight noise travel from the project site to Cielo Apartments. This 
barrier shall be constructed in such a way so as to have a surface weight of 
four pounds per square foot or greater, and the project-facing side should be 
lined with exterior grade acoustical blankets to provide additional sound 
absorption. This barrier should extend along the southern boundary of the 
project site to prevent on-site construction noise from diffracting around its 
ends.

• A temporary sound barrier no less than 10 feet in height shall be erected to 
block line-of-sight noise travel from the project site to Nevada Avenue 
Residences. This barrier shall be constructed in such a way so as to have a 
surface weight of four pounds per square foot of greater, and the project
facing side should be lined with exterior grade acoustical blankets to provide 
additional sound absorption. This barrier should extend along the western 
boundary of the project site to prevent on-site construction noise from 
diffracting around its ends.

• At all other project boundaries, temporary noise barriers no less than 7 feet 
in height shall be erected to prevent project construction operations from 
exceeding the LAMC’s 75 dBA limit for construction noise within 500 feet of 
residential zones.

Regarding air quality, the commenter is referred to pages IV-5 through IV-20 that 
include a detailed analysis of project impacts related to air quality. As discussed 
there, the project’s regional construction-related emissions would not exceed the 
South Coast Air Quality District’s (SCAQMD) significance thresholds, and project 
impacts related to regional construction emissions would be less than significant. 
In terms of local air quality, the project would not generate pollutant emissions in 
excess of SCAQMD’s recommended localized standards of significance for NO2, 
C,O and PM2.5 (i.e., dust) during the construction phase. However, construction 
activities could produce PM 10 emissions that exceed localized thresholds 
recommended by the SCAQMD, primarily from vehicle exhaust and fugitive dust 
emissions from off-road construction vehicles during the site demolition phase. 
Nonetheless, implementation of Mitigation Measures 3-1 through 3-4 (listed below) 
would reduce the project’s emissions of PM10 (i.e., dust) to below SCAQMD’s 
significance thresholds for these emissions, and project impacts related to 
localized construction emissions would be less than significant. Additionally, the 
project applicant would be required to comply with SCAQMD’s Rule 403 (listed as 
mitigation measure 3-5, below), which would further reduce dust emissions during 
the project’s construction phase.

All off-road construction equipment greater than 50 hp shall meet U.S. EPA 
Tier 4 emission standards to reduce Nox, PM10, and PM2.5 emissions at the 
project site. In addition, all construction equipment shall be outfitted with 
Best Available Control Technology devices certified by CARB. Any 
emissions control device used by the contractor shall achieve emissions 
reductions that are no less than what could be achieved by a Level 3 diesel 
emissions control strategy for a similarly sized engine as defined by CARB 
regulations.

3-1

3-2 Require the use of 2010 and newer diesel haul trucks (e.g., material delivery 
trucks and soil import/export) and if the Lead Agency determines that 2010 
model year or newer diesel trucks cannot be obtained, the Lead Agency shall



require trucks that meet U.S. EPA 2007 model year Nox emissions 
requirements.

3-3 At the time of mobilization of each applicable unit of equipment, a copy of 
each unit’s certified tier specification, BACT documentation, and CARB or 
SCAQMD operating permit shall be provided to the Department of Building 
and Safety.

3-4 Encourage construction contractors to apply for SCAQMD "SOON” funds. 
Incentives could be provided for those construction contractors who apply for 
SCAQMD "SOON” funds. The "SOON” program provides funds to accelerate 
clean-up of off-road diesel vehicles, such as heavy-duty construction 
equipment.
http://www.aqmd.gov/home/programs/business/business-detail?title=off- 
road- diesel-engines&parent=vehicle-engine-upgrades.

More information on this program can be found at:

3-5 Construction activities shall comply with SCAQMD Rule 403, including the 
following measures:

Apply water to disturbed areas of the site three times a day.
Require the use of a gravel apron or other equivalent methods to reduce 
mud and dirt trackout onto truck exit routes.
Appoint a construction-relations officer to act as a community liaison 
concerning on-site construction activity including resolution of issues 
related to PM generation.
Limit soil disturbance to the amounts analyzed in the Final MND.
All materials transported off-site shall be securely covered.
Apply non-toxic soil stabilizers according to manufacturers’ specifications 
to all inactive construction areas (previously graded areas inactive for ten 
days or more).
Traffic speeds on all unpaved roads shall be reduced to 5 mph or less.

Further, the project’s long-term operational regional and localized emissions 
(including dust emissions) would not exceed SCAQMD’s significance thresholds. 
SCAQMD’s significance thresholds for regional PM10 and PM2.5 emissions (i.e., 
dust) are 150 pounds per day and 55 pounds per day, respectively. The project 
would produce an estimated less 6 daily pounds of PM10 and 2 daily pounds of 
PM2.5 per day, well below the significance thresholds. For localized PM10 and 
PM 2.5 emissions, the localized significance thresholds are 1 daily pound each. 
The Project is estimated to produce less than 1 daily pound each.

The comment speculates that the project’s dust emissions would cause damage 
to homes and furnishings and would cause breathing problems. The comment 
does not provide substantial evidence that the project would result in a significant 
environmental impact related to these issues. Pursuant to Section 15384 of the 
CEQA Guidelines, "substantial evidence” as used in these guidelines means 
enough relevant information and reasonable inferences from this information that 
a fair argument can be made to support a conclusion, even though other 
conclusions might also be reached. Whether a fair argument can be made that 
the project may have a significant effect on the environment is to be determined 
by examining the whole record before the lead agency. Argument, speculation, 
unsubstantiated opinion or narrative, evidence that is clearly erroneous or 
inaccurate, or evidence of social or economic impacts that do not contribute to or

http://www.aqmd.gov/home/programs/business/business-detail?title=off-road-
http://www.aqmd.gov/home/programs/business/business-detail?title=off-road-


are not caused by physical impacts on the environment does not constitute 
substantial evidence.

g. Regarding the Aliso Canyon gas leak and toxins- WE, AS WELL AS THE CURRENT 
HOTEL AND THE PROPOSED HOTEL, ARE WITHIN THE 5 MILE RADIUS OF 
ALISO CANYON GAS LEAK! - COULD NEW DIGGING EXPOSE US TO NEW 
PERILS?

The gas leak at the Aliso Canyon site has been plugged, and the 5-mile radius around 
Aliso Canyon was identified by the South Coast Air Quality Management District to 
monitor air quality impacts during the active leak at Aliso Canyon. The project’s 
grading and groundwork would not encounter any gas leak issues associated with 
Aliso Canyon. Also, the project site is not located within a City-designated methane 
zone.

h. There will be a sizeable increase in the use of utilities- water and electricity. We 
already have a problem with keeping the community usage within acceptable limits.

The commenter is referred to page IV-167 in Section IV (Environmental Impact 
Analysis) of the IS/MND that includes a detailed discussion of the project’s impacts 
related to water. As discussed there, the project would consume approximately 13,650 
gallons of water per day. According to the Los Angeles Department of Water and 
Power (LADWP), if a project that is consistent with the City’s General Plan, the 
projected water demand associated with that project is considered to be accounted for 
in the most recently adopted Urban Water Management Plan (UWMP), which is 
prepared by the LADWP to ensure that existing and projected water demand within its 
service area can be accommodated (LADWP, 2011 UWMP, page 249). As discussed 
in detail on pages IV-87 through IV-115 (Topic 10, Land Use and Planning), the project 
is consistent with the City’s General Plan land use designation for the project site. 
Additionally, the underlying land use designation and zoning for the project site could 
allow development of a 211-room hotel. The project includes development of a 105- 
guest-room hotel, substantially smaller than what could be developed at the project 
site and which would consume much less water than projected for the site. As such, 
the project would not require new or additional water supply or entitlements. 
Therefore, project impacts related to water supply would be less than significant.

Regarding electricity, electrical conduits, wiring and associated infrastructure would be 
conveyed to the project site from existing LADWP circuits in the surrounding streets. 
The project’s on-site electricity demand would be approximately 1,045 kilowatt-hours 
per year (kw-h/year) (1.0 megawatt-hours per year [mw-h/year] or 0.001 gigawatt- 
hours per year [gw-h/year]) (9.95 kw-h/year x 150 hotel rooms = 1,045 kw-h/year. 
Consumption rate source: SCAQMD Air Quality Handbook, 1993, Table A9-11-A 
Electricity Usage Rate. LADWP does not provide or comment on generation rates to 
provide an estimate of demand. In addition, the Los Angeles City Planning 
Department has consistently accepted use of the SCAQMD rates). Compared to 
LADWP’s projected 2021-22 total electricity sales (load forecast) of 23,609 gw-h, the 
project’s consumption of 0.001 gw-hr/yr would represent approximately 0.000001 
percent of the forecasted electricity demand (0.001 / 23,609 x 100% = 0.000004%). 
Further, it should be noted that the project’s estimated electricity consumption relies 
on usage rates that do not account for the project’s energy conservation features 
required of the 2017 Los Angeles Building Code.

Currently, LADWP is able to supply over 7,640 megawatts (mw) of generation capacity 
with the highest recorded peak being 6,396 mw (LADWP



https://www. ladwp. com/ladwp/faces/ladwp/aboutus/a-power/a-p- 
factandfigures? adf.ctrl-state=12do6zwhm2 4& afrLoop=86275907941327, 
accessed May 12, 2017). If the project demand of 1.0 mw-h/year in energy were 
operating at full load for a full year (8,760 hours), the project’s demand would be 
approximately 0.0001 mw of power. Peak demand is expected to grow to 5,782 mw 
in 2021-2022. Despite these growth projections, demand would still not exceed the 
existing capacity of 7,640 mw. Thus, there is adequate generation supply capacity to 
serve the project.

LADWP’s current and planned electricity supplies have the capacity to support the 
Project’s electricity consumption. The project would not require the acquisition of 
additional electricity supplies beyond those that exist and are anticipated by the 
LADWP. The project applicant would be responsible for paying connection costs to 
connect its on-site service meters to existing infrastructure.

Further, the project would be subject to Title 24 requirements of the CCR (CalGreen), 
and would also be subject to the regulations included in the City’s Green Building Code 
(LAMC Chapter IX, Article 1). The project shall comply with City Ordinance No. 
179,820 (Green Building Ordinance), which establishes a requirement to incorporate 
green building practices into projects that meet certain threshold criteria. The project 
shall comply with the lighting power requirements in the California Energy Code, 
California Code of Regulations (CCR), Title 24, Part 6.

Thus, although the project would create additional demands on electricity supplies and 
distribution infrastructure, the LADWP would be able to provide electricity to the project 
site. Therefore, project long-term demand for electricity during the operational phase 
of the Project would not result in a wasteful or inefficient use of energy.

i. There will be difficulty getting vehicles in and out of the proposed area, as it is right at 
the existing traffic signal. There is already extremely heavy traffic both north and 
southbound on Topanga Canyon Blvd. It is currently difficult for cars travelling 
southbound to see the cars exiting the driveway of the Radisson Hotel soon enough, 
and difficult for cars exiting the driveway of the Radisson Hotel to see cars coming 
southbound. This new project will also experience these problems.

This comment speculates that "[t]here will be difficulty getting vehicles in and out of 
the proposed area...” The comment does not provide substantial evidence that the 
project would result in a significant environmental impact related to this issue. 
Pursuant to Section 15384 of the CEQA Guidelines, "substantial evidence” as used in 
these guidelines means enough relevant information and reasonable inferences from 
this information that a fair argument can be made to support a conclusion, even though 
other conclusions might also be reached. Whether a fair argument can be made that 
the project may have a significant effect on the environment is to be determined by 
examining the whole record before the lead agency. Argument, speculation, 
unsubstantiated opinion or narrative, evidence that is clearly erroneous or inaccurate, 
or evidence of social or economic impacts that do not contribute to or are not caused 
by physical impacts on the environment does not constitute substantial evidence. 
Additionally, the commenter is referred to pages IV-136 through IV-163 in Section IV 
(Environmental Impact Analysis) of the IS/MND that include a detailed analysis of the 
project’s traffic impacts. As discussed there, of the 7 study intersection, including the 
Topanga Canyon Boulevard/Marilla Street intersection (i.e., the project driveway), the 
project would result in a significant impact at one intersection (Topanga Canyon 
Boulevard/Lassen Street) - not the project driveway intersection. Implementation of

https://www.ladwp.com/ladwp/faces/ladwp/aboutus/a-power/a-p-factandfigures?_adf.ctrl-
https://www.ladwp.com/ladwp/faces/ladwp/aboutus/a-power/a-p-factandfigures?_adf.ctrl-


Mitigation Measure 16-1 (listed below) would reduce this significant impact to a less 
than significant level.

16-1: Topanga Canyon Boulevard / Lassen Street.

Prior to issuance of a Certificate of Occupancy, the project applicant shall 
restripe the westbound approach of the Topanga Canyon Boulevard and 
Lassen Street intersection to convert the existing through lane to a shared 
left-turn and through lane and shall change the existing traffic signal 
equipment to accommodate the changed lane configuration.

Additionally, Linscott, Law & and Greenspan (LLG) conducted a Site Access 
Assessment, included in Appendix F to the IS/MND. The purpose of the assessment 
was to evaluate potential project site access points and determine the most 
appropriate location for the project driveway based on feasibility and motorist safety. 
As part of the review, the following vehicular site access options were evaluated:

• Preferred Option: Maintain and improve the existing driveway along Topanga 
Canyon Boulevard;

• Alternative A: Relocate the existing driveway to the south to a new location north 
of Marilla Street; and

• Alternative B: Install a new driveway opposite Marilla Street at the signalized 
intersection of Topanga Canyon Boulevard/Marilla Street.

The Preferred Option was selected for the project’s site access. The Preferred Option 
for the project’s site access involves maintaining the location of the existing hotel 
driveway on Topanga Canyon Boulevard. 
improvements are proposed to be provided at and adjacent to the driveway to improve 
traffic operations and safety related to vehicle movements to and from the site.

In conjunction with this option,

The project site driveway along Topanga Canyon Boulevard is located north of the 
Marilla Street intersection and serves the existing hotel. The driveway accommodates 
right-turn ingress and right-turn egress traffic movements only (i.e., left-turns are not 
permitted due to the raised median on Topanga Canyon Boulevard). The existing 
driveway has been operating acceptably since the early 1990s with no reports of traffic 
incidents at this location. The relatively incremental increase in traffic due to the 
proposed addition of 105-hotel guest rooms is not expected to alter this existing 
condition.

It is noted that the existing driveway is located on the "inside” of a horizontal curve on 
Topanga Canyon Boulevard, causing potential concern related to motorist sight 
distance. Street parking is currently prohibited along the west side of Topanga Canyon 
Boulevard adjacent to the site frontage north of the existing driveway. This parking 
prohibition aids in motorist visibility as vehicles attempt to exit the driveway. However, 
due to the large 21-foot width of the curb lane on southbound Topanga Canyon 
Boulevard, it is possible that some southbound vehicles may drive close to the curb 
(i.e., "hug the curb”) as they proceed around the curve. Therefore, painted chevrons 
will be installed along the west side of Topanga Canyon Boulevard north of the hotel 
driveway, similar to the treatment that is currently provided across the street on the 
east side of Topanga Canyon Boulevard for northbound traffic. This striping would 
shift southbound vehicles away from the curb, making them more visible to motorists 
exiting the hotel driveway. In addition, by ending the chevrons just north of the hotel 
driveway, it will visually highlight its location to the southbound motorists.



Additionally, existing hotel driveway and throat area will be widened by approximately 
5 feet to assist vehicle maneuvering to and from the site, as well as make the driveway 
more visible to southbound motorists on Topanga Canyon Boulevard.

These project site access improvements would reduce the potential for traffic incidents 
near the project’s driveway.

j. Marilla Street ends at Topanga Canyon Blvd. right in front of where the new project is 
proposed. Additional traffic will hamper movement of Fire Dept Vehicles and 
Ambulances, which are stationed on Marilla Street, about 1/2 block east of Topanga 
Canyon Blvd. Most often the Fire Dept vehicles use Topanga Canyon Blvd. for travel 
from the Fire Station to their destination. Fire Dept. personnel and vehicles are already 
being endangered trying to fight current traffic while trying to get to their destination, 
and this Fire Dept on Marilla Street seems to be quite busy every day. I spoke with 
the Fire Chief of this station, and he had no knowledge this proposed project, but did 
not seem too pleased about it.

The commenter is referred to Response to Comment No. 6.i above. The site access 
improvements would improve traffic conditions for emergency response vehicles 
traveling through the area. Additionally, all ingress/egress and emergency access 
associated with the project would be designed and constructed in conformance to all 
applicable City Building and Safety Department and LAFD standards and 
requirements for design and construction. Therefore, the project would not result in 
any significant impacts related to emergency access. Final fire-flow demands, fire 
hydrant placement, and other fire protection equipment would be determined for the 
project during LAFD’s plan check process. Through compliance with these mandatory 
requirements, Project impacts related to fire protection services would be less than 
significant.

k. Removal of 2 Oak trees - these trees are large and beautiful and have been here a 
very long time (at least more than 40 years). The general public is not allowed to 
remove or trim these trees, so why should this company be allowed to remove them? 
Aside from their beauty, they contribute oxygen to the surrounding air. The planting 
of smaller trees will not replace the beauty of these majestic Oak trees.

Protected trees numbers 3 and 5 (labeled as N3 on the project site plan) are the two 
largest of the protected trees located in the proposed parking lot to be retained and 
protected. Both of these trees have been evaluated by an oak tree arborist who has 
recommended the following measures, which will be implemented by the applicant:

1. The applicant’s tree consultant shall be notified 48 hours prior to the 
commencement of any work within the protected zone of any protect tree.

2. Trees that are to be preserved on the site during construction shall be fenced at 
the location of their protected zones or at the limit of grading with a temporary chain 
link fence prior to commencement of grading.

3. Trees shall be protected from construction and paving machinery, including but not 
limited to wounding of branches and roots, compaction of soil with the protect zone 
and damage to the foliage by engine exhaust.

4. No activity, such as vehicles, equipment, or building materials storage, deposits of 
debris and trash, or parking shall be allowed within the protected zones of any 
protected tree at any time.



5. Any pruning approved prior to commencement of work shall be executed only after 
notification of the tree consultant and the City 48 hours prior to commencement.

6. Pruning required but not previously approved shall not be performed until a written 
request for pruning has been submitted and approved by the City unless the 
branches are less than 2” in diameter and is deemed necessary by Lee Newman 
Design Group (LNDG).

7. All pruning shall be performed to the standards set forth by the International 
Society of Arboriculture (ISA).

8. Pruning wounds shall not be sealed. Approved pruning shall be performed by an 
ISA certified arborist under the direct supervision of the applicant’s tree consultant 
who shall keep Urban Forestry informed about the work being performed.

9. Within the crown spread of the protected trees to be preserved in place, hand 
trenching shall be done at the limit of the proposed grading or excavation to 
uncover roots, allowing them to be properly and cleanly pruned prior to grade work. 
This work shall be done under the observation of LNDG.

10 The requirement to hand-dig any approved excavation near the protected trees is 
designed to avoid irreparable root damage. The purpose is to locate and expose 
roots that must be excised and to carefully prune them, thereby avoiding the 
ripping and tearing caused with the use of backhoe or other excavation equipment. 
Due to the scope of improvements the requirement for hand digging any approved 
excavation near protected trees is sometimes impractical. Therefore, a Work 
Procedures Program is proposed to execute the work with precise and controlled 
methodology that avoids indiscriminate damage.

Additionally, the arborist reviewed and approved the proposed planter areas 
surrounding both trees that are to be retained/protected, as well as requiring the use 
of permeable pavers in portions of the driveways and parking spaces near each tree. 
Finally, removal of protected trees in the City is allowed through approval from the 
Board of Public Works. Due to the proposed removal of two oak trees and other non
protected trees, as discussed on page IV-1 in Section IV (Environmental Impact 
Analysis) of the IS/MND, the project would be required to implement Mitigation 
Measures 1-1 and 1-2, listed below.

1-1: Protected Trees

• All protected tree removals shall require approval from the Board of Public 
Works.

• A Tree Report shall be submitted to the Urban Forestry Division of the Bureau 
of Street Services, Department of Public Works, for review and approval prior 
to implementation of the Report’s recommended measures.

• A minimum of two trees (a minimum of 15-inch box in size if available) shall 
be planted for each protected tree that is removed. The canopy of the 
replacement trees, at the time they are planted, shall be in proportion to the 
canopies of the protected tree(s) removed and shall be to the satisfaction of 
the Urban Forestry Division.

• The location of the trees planted for the purposes of replacing a removed 
protected tree shall be clearly indicated on the required landscape plan,



which shall also indicate the replacement tree species and further contain the 
phrase “Replacement Tree” in its description.

1-2: Non-Protected Trees

• Prior to issuance of any permit related to development of the Project, a plot 
plan shall be prepared for the Project, indicating the location, size, type, and 
general condition of all existing trees on the Project site and within the 
adjacent public right(s)-of-way.

• All significant (8-inch or greater trunk diameter, or cumulative trunk diameter 
if multi-trunked, as measured 54 inches above the ground) non-protected 
trees on the Project site proposed for removal shall be replaced at a 1:1 ratio 
with a minimum 24-inch box tree. Net new trees located within the parkway 
of the adjacent public-right(s)-of-way may be counted toward replacement 
tree requirements.

• Removal or planning of any tree in the public right-of-way shall require 
approval of the Board of Public Works. All trees in the public right-of-way 
shall be provided in the current standards of the Urban Forestry Division of 
the Department of Public Works, Bureau of Street Services.

Besides the Radisson Chatsworth not using their own wall to enclose and protect their 
property, by them building up their ground height they have proceeded to effectively 
use our walls as retaining walls (the Hotel is at least 2 1/2 feet higher than our houses). 
So our walls our holding up their soil/asphalt. Since these houses were built much 
before the hotel was constructed, our walls were not intended or constructed to be a 
retaining wall. How is this issue being addressed?

l.

The project does not propose to build up the ground height on the project site. This 
comment refers to retaining walls and topography associated with the existing hotel at 
9777 Topanga Canyon Boulevard, and not the hotel proposed under the instant Case 
Number CPC-2016-1356-VZC-CU-SPR-ZAD-DRB-SPP and that is the subject of 
ENV-2016-1357-MND. In accordance with Section 15204 of the CEQA Guidelines, 
comments should focus on the project and its environmental effects. Because this 
comment is not related to the project or the MND that was prepared for the project, no 
further response is required.

m. Also, isn't it likely that if this hotel project is approved that the existing Radisson 
Chatsworth would be torn down to build a new addition in the very near future...again 
we didn't buy our houses to live next to commercial property development. And with 
the The Gateway/Marriott hotel development at Lassen & Mason (CPC-2016-5001- 
ZC-HD-CUB-CU-SPR), 9825 N. Mason, which Brad Rosenheim is also representing 
(the same Brad Rosenheim that was speaking at our meeting supporting the project), 
isn't another hotel on a very crowded Topanga Canyon and adjacent to many home 
owners unwarranted?

This comment speculates that the existing Radisson Hotel located at 9777 Topanga 
Canyon Boulevard would be torn down as a result of the project. However, the 
comment does not provide any evidence to support this speculation. Argument, 
speculation, unsubstantiated opinion or narrative, evidence that is clearly erroneous 
or inaccurate, or evidence of social or economic impacts that do not contribute to or 
are not caused by physical impacts on the environment does not constitute substantial 
evidence that a project would result in a significant environmental effect.



Additionally, the project site is located in an area of the City that is already urbanized. 
The greater project site area is currently developed with a mix of land uses, including 
commercial and hotel uses along Topanga Canyon Boulevard (north and south), 
manufacturing/warehouse uses to the east, and primarily single-family residential 
development to the west and southwest, with the exception of the multi-family 
residential building located just to the south of the project site. The lot on which the 
proposed hotel is to be constructed is designated Community Commercial and is 
zoned commercial, allow for hotel land uses.

Regarding the Gateway/Marriot hotel, comments regarding this hotel or other hotels 
that are not part of the project are not comments on the project or its environmental 
impacts. In accordance with Section 15204 of the CEQA Guidelines, comments 
should focus on the project and its environmental effects. Because this comment is 
not related to the project or the MND that was prepared for the project, no further 
response is required.

n. Has there been an appropriate level of environmental impact study performed on this 
project? Why is an MND being accepted instead of a more detailed EIR?

Section 15070 states the following regarding the lead agency’s (i.e., the City of Los 
Angeles [City]) requirement to prepare an MND:

A public agency shall prepare or have prepared a proposed negative declaration or 
mitigated negative declaration for a project subject to CEQA when:

(a) The initial study shows that there is no substantial evidence, in light of the whole 
record before the agency, that the project may have a significant effect on the 
environment, or

(b) The initial study identifies potentially significant effects, but:

(1) Revisions in the project plans or proposals made by, or agreed to by the 
applicant before a proposed mitigated negative declaration and initial study 
are released for public review would avoid the effects or mitigate the effects 
to a point where clearly no significant effects would occur, and

(2) There is no substantial evidence, in light of the whole record before the 
agency, that the project as revised may have a significant effect on the 
environment.

The City prepared an Initial Study for the project that showed that with incorporation 
of mitigation into the project, the project would not result in any significant effect on the 
environment. Had the Initial Study shown that the project could result in significant 
effects on the environment, the City would have prepared an environmental impact 
report (EIR). Because the Initial Study showed that project impacts could be mitigated 
to less than significant, an MND was determined to be the appropriate CEQA 
documentation for the project.

o. What specific impact will the construction of this project have to my adjacent property, 
both during construction and after? How will this be mitigated?

This comment asks a general question about the project’s construction and 
operational impacts on the commenter’s property and how these impacts will be 
mitigated. The comment does not specify what particular type of construction and



operational impacts the commenter is concerned about. The commenter is referred 
to Section IV (Environmental Impact Analysis) of the MND that discusses all of the 
project’s construction and operational environmental impacts that can be anticipated 
and mitigation measure identified to ensure that project impacts would be less than 
significant. Also, the commenter is referred to Response to Comment No. 6.p through 
6.x below.

p. Traffic impact, during construction, short term, long term?

The project’s construction traffic would be short term, sporadic, and temporary. This 
type of traffic does not cause long-term traffic impacts, which could potentially require 
mitigation in the form of permanent roadway improvements. Also, the project’s 
construction traffic would not use any residential neighborhood roadways. The 
commenter is referred to pages IV-139 through IV-166 in Section IV (Environmental 
Impacts Analysis) of the MND that include a detailed analysis of the project’s long
term traffic impacts. As discussed there, based on the City’s significance criteria, the 
project would result in a significant impact at the intersection of Topanga Canyon 
Boulevard and Lassen Street. As such, the project is required to incorporate Mitigation 
Measure 16-1 (listed below) into the design of the project to reduce this significant 
intersection impact to less than significant.

16-1: Topanga Canyon Boulevard / Lassen Street

Prior to issuance of a Certificate of Occupancy, the project applicant shall 
restripe the westbound approach of the Topanga Canyon Boulevard and Lassen 
Street intersection to convert the existing through lane to a shared left-turn and 
through lane and shall change the existing traffic signal equipment to 
accommodate the changed lane configuration.

q. Environmental hazards, what does the Phase I ESA study conclude? What hazardous 
materials should we as adjacent property owners be concerned about?

The Phase I Environmental Site Assessment (the Phase I ESA) is provided as 
Appendix E to the MND, and has been made available for public review at the 
Department of City Planning at 6262 Van Nuys Boulevard, Suite 430, Van Nuys, CA 
91401 and on the City’s website: http://cityplanning.lacity.org/. The commenter is 
referred to pages IV-77 and IV-78 in Section IV (Environmental Impact Analysis) of the 
MND that include the following summary of the results of the Phase I ESA and the 
conclusion that project impacts related to risk of upset would be less than significant:

Robin Environmental Management (REM) prepared a Phase I Environmental 
Site Assessment (ESA) of the Project site in May 2011 to provide a professional 
opinion regarding the presence of recognized environmental conditions (REC) 
and other suspect environmental conditions in connection with the Project site 
(refer to Appendix E). As part of the Phase I ESA, REM conducted a site 
reconnaissance and a database search. No pits, ponds, swamps, dry wells, or 
lagoons were observed on the Project site, and no apparent surface staining was 
observed on the paved/unpaved outdoor areas of the site. The Project site is not 
listed on any environmental regulatory databases. Based on a government 
records search, there were three Leaking Underground Storage Tanks 
(LUST)/Spills Sites (one site with two cases) within 0.25 mile of the Project site 
that were looked at as potential environmental concern.

http://cityplanning.lacity.org/


• Tosco-76 Station #5200, 21930 Lassen Street, is located at the 
southeastern corner of Topanga Canyon Boulevard and Lassen Street, 
approximately 450 feet north-northeast of the Project site. This property is 
listed in the LUST/Spills databases with an “Open-Site Assessment 
underway" status.

• Mobil #11-K2Q, 9906 Topanga Canyon Boulevard, is located at the 
northeastern corner of Topanga Canyon Boulevard and Lassen Street, 
approximately 550 feet north-northeast of the Project site. This property is 
listed in the LUST/Spills databases with two cases - one with a “Case 
Closed (No Further Action Required)" status and another with an “Open- 
Remediation underway" status.

• LA City Fire Station #96, 21800 Marilla Street, is located approximately 
1,000 feet to the east of the Project site. This property is listed in the 
LUST/Spills databases with a “Case Closed (No Further Action Required)" 
status.

A summary of the groundwater monitoring results for the Tosco-76 Station shows 
that first-encountered groundwater occurs at an approximate depth of 40 feet 
and exhibits a flow direction of generally towards the southeast. All three 
properties listed above are located in a general groundwater flow cross- or down- 
gradient direction from the Project site. It is unlikely for environmental concerns 
potentially derived from the LUSTs to induce significant impact to the subsurface 
environment of the Project site. REM concluded that no further investigation of 
the Project site is necessary. For these reasons, the project would not create 
significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous 
materials into the environment, and no impacts related to this issue would occur 
as a result of the project.

In short, the project would not release any hazardous materials on adjacent properties.

What about the air quality, and greenhouse gases?r.

Regarding air quality, the commenter is referred to pages IV-5 through IV-20 in Section 
IV (Environmental Impact Analysis) of the MND that include a detailed analysis of the 
project’s air quality impacts. As discussed there, the project’s regional construction 
emissions would not exceed the South Coast Air Quality Management District’s 
(SCAQMD) significance thresholds, and project impacts related to regional 
construction emissions would be less than significant. In terms of local air quality 
during construction, the project would not generate pollutant emissions in excess of 
SCAQMD’s recommended localized standards of significance for NO2, CO and PM2.5 

(i.e., dust) during the construction phase. However, construction activities could 
produce PM10 emissions that exceed localized thresholds recommended by the 
SCAQMD, primarily from vehicle exhaust and fugitive dust emissions from off-road 
construction vehicles during the site demolition phase. Nonetheless, implementation 
of Mitigation Measures 3-1 through 3-4 (listed below) would reduce the project’s 
emissions of PM10 (i.e., dust) to below SCAQMD’s significance thresholds for these 
emissions, and project impacts related to localized construction emissions would be 
less than significant. The project’s regional and localized operational emissions would 
not exceed SCAQMD’s significance thresholds and as such, the project’s operational 
air quality impacts would be less than significant.



All off-road construction equipment greater than 50 hp shall meet U. S. EPA Tier 
4 emission standards to reduce NOx, PM10, and PM2.5 emissions at the Project 
site. In addition, all construction equipment shall be outfitted with Best Available 
Control Technology devices certified by CARB. Any emissions control device 
used by the contractor shall achieve emissions reductions that are no less than 
what could be achieved by a Level 3 diesel emissions control strategy for a 
similarly sized engine as defined by CARB regulations.

3-1

3-2 Require the use of 2010 and newer diesel haul trucks (e.g., material delivery 
trucks and soil import/export) and if the Lead Agency determines that 2010 
model year or newer diesel trucks cannot be obtained, the Lead Agency shall 
require trucks that meet U. S. EPA 2007 model year NOx emissions requirements.

3-3 At the time of mobilization of each applicable unit of equipment, a copy of each 
unit’s certified tier specification, BaCt documentation, and CARB or SCAQMD 
operating permit shall be provided to the Department of Building and Safety.

Encourage construction contractors to apply for SCAQMD “SOON" funds. 
Incentives could be provided for those construction contractors who apply for 
SCAQMD “SOON" funds. The “SOON" program provides funds to accelerate 
clean up of off-road diesel vehicles, such as heavy-duty construction equipment. 
More
http://www.aqmd.gov/home/programs/business/business-detail?title=off-road- 
diesel-engines&parent=vehicle-engine-upgrades

3-4

information this be found at:on program can

Construction activities shall comply with SCAQMD Rule 403, including the 
following measures:

3-5

Apply water to disturbed areas of the site three times a day.
Require the use of a gravel apron or other equivalent methods to reduce 
mud and dirt trackout onto truck exit routes.
Appoint a construction-relations officer to act as a community liaison 
concerning on-site construction activity including resolution of issues 
related to PM generation.
Limit soil disturbance to the amounts analyzed in the Final MND.
All materials transported off-site shall be securely covered.
Apply non-toxic soil stabilizers according to manufacturers’ specifications 
to all inactive construction areas (previously graded areas inactive for ten 
days or more).
Traffic speeds on all unpaved roads shall be reduced to 5 mph or less.

3-6 Architectural coatings and solvents applied during construction activities shall 
comply with SCAQMD Rule 1113, which governs the VOC content of 
architectural coatings.

Regarding greenhouse gas (GHG) emissions, the commenter is referred to pages IV- 
28 through IV-77, which include a detailed analysis of the Project’s GHG impacts. As 
discussed there, Project impacts related to GhG emissions would be less than 
significant.

What about noise, both during construction and after the property is constructed, and 
a hotel is allowed to operated essentially in our backyards?

s.

http://www.aqmd.gov/home/programs/business/business-detail?title=off-road-diesel-engines&parent=vehicle-engine-upgrades
http://www.aqmd.gov/home/programs/business/business-detail?title=off-road-diesel-engines&parent=vehicle-engine-upgrades


Regarding the project’s construction and operational noise impacts, the commenter is 
referred to pages IV-118 through IV-136 in Section IV (Environmental Impact Analysis) 
of the MND that include a detailed analysis of the project’s noise impacts. As 
discussed there, noise-sensitive receptors closest to the project site were identified, 
as follows:

Kinzie Street Residences: single-family residences located along Kinzie 
Street, 20 feet north of the project site.
Cielo Apartments: a multi-family residential complex located at 9733 
Topanga Canyon Boulevard, 20 feet south of the project site.
Nevada Avenue Residences: single-family residences located along 
Nevada Avenue, 90 feet west of the project site.
Pacific Oaks Apartments: a multi-family residential complex located at 9825 
Topanga Canyon Boulevard, 320 feet north of the project site.

The analysis states that without mitigation, some of these receptors could experience 
construction-related noise levels in excess of the City’s threshold. However, the 
project would be required to incorporate Mitigation Measures 12-1 through 12-6 to 
ensure that the project’s construction-related noise levels would not exceed the City’s 
threshold at the location of the noise-sensitive receptors and as a result, the project’s 
construction-related noise impacts would be less than significant.

The project shall comply with the City of Los Angeles Building Regulations 
Ordinance No. 178048, which requires a construction site notice to be 
provided that includes the following information: job site address, permit 
number, name and phone number of the contractor and owner or owner’s 
agent, hours of construction allowed by code or any discretionary approval 
for the site, and City telephone numbers where violations can be reported. 
The notice shall be posted and maintained at the construction site prior to 
the start of construction and displayed in a location that is readily visible 
to the public.
Two weeks prior to commencement of construction, notification shall be 
provided to the off-site residential and school uses within 500 feet of the 
Project site that discloses the construction schedule, including the types 
of activities and equipment that would be used throughout the duration of 
the construction period.
All powered construction equipment shall be equipped with exhaust 
mufflers or other suitable noise reduction devices capable of achieving a 
sound attenuation of at least 3 dBA at 50 feet of distance.
All construction areas for staging and warming-up equipment shall be 
located as far as possible from adjacent noise-sensitive land uses. 
Portable noise sheds for smaller, noisy equipment, such as air 
compressors, dewatering pumps, and generators shall be provided where 
feasible.
Temporary sound barriers shall be installed as specified:
• A temporary sound barrier no less than 10 feet in height shall be 

erected to block line-of-sight noise travel from the project site to 
Kinzie Street Residences and other neighboring residences to the 
project’s north. This barrier shall be constructed in such a way so 
as to have a surface weight of four pounds per square foot or greater, 
and the project-facing side should be lined with exterior grade 
acoustical blankets to provide additional sound absorption. This 
barrier should extend along the northern boundary of the project site 
to prevent on-site construction noise from diffracting around its ends.

12-1

12-2

12-3

12-4

12-5

12-6



A temporary sound barrier no less than 10 feet in height shall be 
erected to block line-of-sight noise travel from the project site to Cielo 
Apartments. This barrier shall be constructed in such a way so as to 
have a surface weight of four pounds per square foot or greater, and 
the project-facing side should be lined with exterior grade acoustical 
blankets to provide additional sound absorption. This barrier should 
extend along the southern boundary of the project site to prevent on
site construction noise from diffracting around its ends.
A temporary sound barrier no less than 10 feet in height shall be 
erected to block line-of-sight noise travel from the project site to 
Nevada Avenue Residences. This barrier shall be constructed in 
such a way so as to have a surface weight of four pounds per square 
foot of greater, and the project-facing side should be lined with 
exterior grade acoustical blankets to provide additional sound 
absorption. This barrier should extend along the western boundary 
of the project site to prevent on-site construction noise from 
diffracting around its ends.
At all other project boundaries, temporary noise barriers no less than 
7 feet in height shall be erected to prevent Project construction 
operations from exceeding the LAMC’s 75 dBA limit for construction 
noise within 500 feet of residential zones.

Regarding the project’s operational noise impacts, as discussed in the MND, sources 
of noise associated with the hotel would include mechanical equipment, landscape 
maintenance, hotel land uses (e.g., conversation, amplified music, deliveries) or non
recurrent activities (e.g., social gatherings), and auto-related activities. However, 
these direct sources of on-site noise would generate impacts on a seasonal, irregular, 
or infrequent basis and would not individually or collectively elevate ambient noise 
levels substantially at nearby sensitive receptors. The potential noise impacts from 
these on-site operational sources would be less than significant.

t. Why are six discretionary approvals being contemplated without a more extensive 
EIS?

The number of requested discretionary approvals does not determine the type of 
CEQA documentation required for a project. The commenter is referred to Response 
to Comment No. 6.n above.

u. What about dust control during construction?

Regarding dust or (PM10 and PM2.5) and dust control measures during construction, 
the commenter is referred to Response to Comment No. 6.r above.

v. Will there be excavation that can potentially compromise the structural soil stability of 
our backyards along the common property lines, or elsewhere? There is a great 
amount of soil being excavated and removed (approximately 5,500CY). How deep 
will the excavations be?

Excavation depths of approximately 10 feet below ground surface are anticipated. 
More specifically, over excavation would be required for the hotel building and 10 feet 
around its exterior walls. The entire site would not be over excavated to a depth of 10 
feet. The project applicant would be required by the City to design and construct the 
project in conformance to the most recently adopted Building Code and applicable 
recommendations made in a Final Geotechnical Report prepared for the project.



Conformance with the City’s current Building Code requirements would ensure that 
the project would not affect the soil stability of off-site properties.

w. When is the public review period beginning and ending? How much time do we have 
and what is the proper method of voicing and registering our concerns? How and when 
will these concerns be addressed?

The public review period for the MND began on July 6, 2017 and ended on July 26, 
2017. However, the City accepts public comments during the project’s entire CEQA 
and entitlement process. Written comments can be submitted to the City via mail email 
or can be dropped off at the Department of City Planning at the address provided in 
Response to Comment 6.f above. Comments on the project and its MND are 
addressed through responses to comments, such as in this document.

x. What about the potential decrease in property value, for having a hotel operate in our 
backyards?

Regarding "property value,” pursuant to Section 15131 of the CEQA Guidelines, 
"Economic or social effects of a project shall not be treated as significant effects on 
the environment.”

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 MND reflects the lead agency’s independent 
judgment and analysis. The records upon which this decision is based are with the Project 
Planning Division , Valley Office , of the Planning Department in Room 340, 6262 Van 
Nuys Boulevard, Van Nuys.


