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April 11, 2019

Los Angeles City Council 
c/o Office of the City Clerk 
City Hall, Room 395 
Los Angeles, California 90012

Attention: PLUM Committee

Dear Honorable Members:

124 EAST OLYMPIC BOULEVARD / CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
APPEAL; CY 19-0015

On May 23, 2018, the City of Los Angeles determined based on the whole of the administrative 
record that the project, an adaptive reuse of an existing six-story commercial office to a 149-room 
hotel with the alcohol sales and patron dancing (Case Nos. ZA-2018-331-CUB-CUX-ZAD and 
ENV-2018-332-CE), is exempt from California Environmental Quality Act (CEQA) pursuant to 
CEQA Guidelines, Section 15332, and there is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.

Subsequent to the issuance of the Class 32 Categorical Exemption and the supporting justification 
for Case No. ENV-2018-332-CE, the Zoning Administrator made additional, supportive findings 
as part of the determination that was issued for ZA-2018-331-CUB-CUX-ZAD. The additional 
findings did not present new information but instead expound on the justification that was issued 
on May 23, 2018 as part of the Class 32 Categorical Exemption determination for Case No. ENV- 
2018-332-CE. The additional findings provided by the Zoning Administrator are as follows:

Pursuant to Section 21084 of the Public Resources Code, the Secretary for the Natural 
Resources Agency found certain classes of projects not to have a significant effect on the 
environment and declared them to be categorically exempt from the requirement for the 
preparation of environmental documents.

The proposed project has been determined not to have a significant effect on the environment 
and is therefore categorically exempt from the provisions of CEQA pursuant to Article III, 
Section 1, Class 32 of the City CEQA Guidelines. On May 23, 2018, the proposed project was 
issued a Notice of Exemption Log Reference No. ENV-2017-332-CE. The proposed project 
will not require mitigation or monitoring measures and no alternatives to the project were 
evaluated.

The project qualifies for a Categorical Exemption under CEQA Guidelines Section 15532(b) 
since the project is an infill development project identified as “development that occurs within 
city limits on a project site of no more than five acres substantially surrounded by urban uses.”
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A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:

(a) The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with the applicable zoning designation and regulations;

(b) The proposed development occurs within city limits on a project site of no more than five 
acres substantially surrounded by urban uses;

(c) The project site has no value as habitat for endangered, rare or threatened species;
(d) Approval of the project would not result in any significant effects relating to traffic, noise, 

air quality, or water quality; and
(e) The site can be adequately served by all required utilities and public services.

The project is an infill development that will involve the adaptive reuse of an existing 6-story, 
commercial office building that is currently vacant to a 149-room hotel with ground level 
restaurants and a coffee bar, and a roof terrace with a pool deck in the M2-2D zone and is 
0.275 acres within the Los Angeles City limits. The site and surrounding area are urbanized 
areas, as defined in page 11 of Section 21071 of Chapter 2.5 and Section 15387 Article 20 
Definitions of the 2017 California Environmental Quality Act, CEQA Guidelines. The adaptive 
reuse of the commercial office building to a hotel is permitted in the M2-2D zone through a 
Zoning Administrator’s Determination, where the findings have been made as required by 
Code.

The project is characterized as an urban in-fill Categorical Exemption, and qualifies for the 
Class 32 Categorical Exemption. The site is zoned M2-2D and has a General Plan Land Use 
Designation of Light Manufacturing. The project is consistent with the applicable Central City 
Community Plan land use designation and policies and all applicable zoning designations and 
regulations. Specifically, the project is consistent with the following Plan Objectives and 
Policies:

Objective 1-2 To increase the range of housing choices available to Downtown 
employees and residents.

Promote the development of neighborhood work/live housing.

To facilitate the conversion of historic buildings in the Historic Core to 
housing, office, art, and cultural uses in order to attract new residents.

Encourage the rehabilitation and adaptive reuse of historic buildings for 
housing, artist lofts and live-work units.

To improve Central City’s competitiveness as a location for offices, 
business, retail, and industry.

To promote land uses in Central City that will address the needs of all 
the visitors to Downtown for business, conventions, trade shows, and 
tourism.

To encourage a mix of uses which create an active, 24-hour downtown 
environment for current residents and which would also foster 
increased tourism.

Promote night life activity by encouraging restaurants, pubs, night 
clubs, small theaters, and other specialty uses to reinforce existing 
pockets of activity.

Policies 1-2.1

Objective 1-4

Policies 1-4.1

Objective 2-1

Objective 2-3

Objective 2-4

Policies 2-4.1
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The site is designated as Light Manufacturing, and the project is not requesting to change the 
zone or land use designation of the site. The project will bring in a hotel use through the 
adaptive reuse ordinance and the findings for a Zoning Administrator’s Determination, as 
required by the Code, to allow the adaptive reuse of an existing commercial office building to 
a 149-room hotel have been made. The project will comply with all regulations of the Code, 
including height, floor area, setbacks, parking, etc. Also, the project will be required to comply 
with all applicable regulations and policies regarding for the removal and replacement of street 
trees to the satisfaction of the Urban Forestry Division, Bureau of Street Services.

The site is currently developed and surrounded by development and therefore is not, and has 
no value as, a habitat for endangered, rare or threatened species. In addition, there are no 
protected trees on the site.

The project would not result in any significant effects related to traffic, noise, air quality, or 
water quality. The project will be subject to Regulatory Compliance Measures, which require 
compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, dewatering, 
stormwater conditions; and Best Management Practices for stormwater runoff. The following 
environmental issues were analyzed in depth and concluded that impacts would be less than 
significant.

• Traffic. A Transportation Impact Study prepared by Gibson Transportation Consulting 
Inc., dated February 2018 and reviewed by Los Angeles Department of 
Transportation. The study analyzed intersections that could be impacted, as well as 
the project’s traffic impacts, vehicle miles travelled, parking impacts, circulation and 
access of the site, construction impacts on traffic, and many other areas related to 
construction and operation of the project. Based on the analysis conducted, none of 
the study intersections would be significantly impacted by the project traffic during the 
morning or afternoon peak hours under Existing with Project Conditions or Future with 
Project Conditions. The study concluded with the project would not result in significant 
impacts, and that no traffic study was required. A Department of T ransportation Traffic 
Analysis for the proposed project was signed by LADOT staff and dated March 29, 
2018, indicating that the project would not result in significant traffic impacts.

• Noise. Since the site is not within 500 feet of any residential-zoned land, the project 
is not subject to the noise limits set forth by LAMC Section 112.05. The project would 
be subject to LAMC Section 112.02, which regulates noise from mechanical sources 
such as heating, air conditioning, and ventilation systems. Section 112.01 would 
regulate any noise from amplified sources, such as ambient music played on the pool 
deck or other music played on the possible rooftop dance floor. Ground-borne 
vibrations from vehicle travel on local roadways would not expose sensitive receptors 
to vibration levels associated with human annoyance or land use disruption. Other 
sources of noise from the operation include the restaurant and bar/lounge areas, the 
dance floor at the rooftop, and auto-related activities. Noise from the ground level 
restaurants would be confined to the restaurant since there are no outdoor eating 
areas. The rooftop bars and lounge area could generate noise from ambient music, as 
well as patron noises such as conversations. However, the rooftop deck would contain 
tall perimeter glass railing which would reduce the off-site transmission of these noises 
by obstructing their direct line of site to nearby receptors. Noise from these sources 
is not expected to have more than a marginal effect on noise levels in the project’s 
vicinity, especially given the absence of sensitive receptors in the site’s vicinity. The 
dance floor located at the rooftop with DJs or other musical performances could 
periodically generate amplified noises. Though the project is not necessarily located 
in an area with similar types of uses that generate amplified noise from music, it is 
located in an area with elevated noise levels and no nearby sensitive receptors. Most
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uses in the vicinity are office or commercial in nature and would not be sensitive to 
any noises from the rooftop activities. Nearby office and commercial uses would be 
largely not be operational during late evening hours during which amplified musical 
performances would mostly take place. The project provides 24 on-site parking 
spaces, and 13 off-site spaces off-site at an adjacent existing parking garage. On-site 
parking would be subterranean and noise would be mostly confined to within the 
underground parking area of the site. The 13 off-site spaces would have negligible 
impact on noise levels, as they are within an existing garage.

• Air Quality. The project will be subject to all Federal, State, and Local regulations 
regarding air quality and greenhouse gases. The project would be subject to the 
SCAQMD’s 2016 Air Quality Management Plan. The project converts an existing 
office building into a hotel and restaurant facility in the City of Los Angeles. The 
proposed project would not add any residents to the Plan area and would not increase 
population in the South Coast Air Basin. Because the AQMP accommodates growth 
forecasts from Local General Plans, the emissions associated with this project are 
accounted for and mitigated in the regionals air quality attainment plans. As such, the 
project would not obstruct implementation of the AQMP and its cumulative impacts on 
regional air quality would be less than significant. The project does not conflict with 
the growth assumptions in the regional air plan and this impact would be less than 
significant. Construction impacts to air quality and greenhouse gases would be less 
than significant. The project will not exceed SCAQMD mass emission thresholds for 
ozone precursors during construction, and cumulative emissions of localized 
nonattainment pollutants PM10 and PM2.5, would not be considerably. Impacts would 
be less than significant. For operational impacts, the hotel is not include a major 
source of combustion or fugitive dust. Localized emissions of PM10 and PM2.5 would 
be minimal. Existing land uses in the area include land uses that do produce 
substantial emissions of localized nonattainment pollutants. Construction activities 
would not expose nearby sensitive receptors to PM10 and PM2.5 levels that exceed 
SCAQMD Localized Significant thresholds. During long term project operations, the 
project will not have substantial emissions of Toxic Air Contaminants (“TACs”) during 
the construction or operations phase. The project does not include typical sources of 
acutely and chronically hazardous TACs such as industrial manufacturing processes 
and automotive repair facilities. The project would not create substantial 
concentrations of TACs. The project will not generate a substantial number of truck 
trips. Based on the limited activity of TAC sources, the project would not warrant the 
need for a health risk assessment associated with on-site activities. The operation 
would not create objectionable odors.

• Greenhouse Gases. The City’s Green Building Ordinance has several requirements 
that call for reductions in Greenhouse Gas emissions from reducing in energy use, 
water use, and solid waste generation from new non-renewable. The project is subject 
to the regulatory compliance measures and project design features that would reduce 
the project’s greenhouse gas emissions profile and would represent improvement from 
the No Action Taken scenario. Also, with compliance with regulatory compliance 
measure, the project would be consistent with a number of relevant plans and policies 
that govern climate change. The project will incorporate several design elements that 
will reduce the carbon footprint of the development. Such include: reduced parking 
based on compliance with the City’s bicycle parking ordinance; access to sever public 
transportation lines, use of low-emitting materials; Equipment fixtures; a set aside of a 
minimum 250 square feet for the future installation of photovoltaic or other electrical 
solar panels; a future electrical solar system; appliances that meet Energy Star 
designation; plumbing fixtures with low flow rates; automatic irrigation system 
controllers, etc.
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Construction and operational noise levels would not exceed those thresholds established 
within the L.A. CEQA Thresholds Guide. Based on a review of similar projects, the project 
would not create significant levels of construction or operational emissions, nor toxic air 
contaminants. The project would not result in significant impacts to water quality.

/

In addition, a Transportation Impact Study for the project was prepared by Gibson Consulting. 
The project site is currently and will continue to be adequately served by all public utilities and 
services.

Exceptions to Categorical Exemptions

There are six (6) exceptions to categorical exemptions must be considered in order to find a 
project exempt from CEQA: (a) Location; (b) Cumulative Impacts; (c) Significant Effect; (d) 
Scenic Highways; (e) Hazardous Waste Sites; and (f) Historical Resources.

The project is not located on or near any environmental resource of hazardous or critical 
concern where designated, precisely mapped, and officially adopted pursuant to law by 
federal, state, or local agencies. There is not a succession of known projects of the same 
type and in same place as the subject project. The project would not reasonably result in a 
significant effect on the environment due to unusual circumstances. The project is not located 
near a State Scenic Highway. Furthermore, according to Envirostor, the State of California’s 
database of Hazardous Waste Sites, neither the subject site, nor any site in the vicinity is 
identified as a hazardous waste site. The project site has not been identified as a historic 
resource by local or state agencies, and the project site has not been determined to be eligible 
for listing in the National Register or Historic Places, California Register of Historical 
Resources, the Los Angles Historic-Cultural Monuments Register, and/or any local register, 
and was not found to be a potential historic resource based on the City’s HistoricPIacesLA 
website or SurveyLA, the citywide survey of Los Angeles.

The additional findings provided above do not alter the analysis or justification of the Class 32 
Categorical Exemption determination for Case No. ENV-2018-332-CE, dated May 23, 2018. The 
technical studies and reports prepared for the project found that the project would not result in 
any significant noise/vibration, air quality/greenhouse gas emissions or traffic impacts and no 
mitigation measures were not required. Furthermore, the project will be required to comply with 
the Regulatory Compliance Measures set forth in the Los Angeles Municipal Code, as well as 
other applicable regional, state and federal regulations. Lastly, the project would not have any 
significant effect on the environment due to unusual circumstances as the project is an adaptive 
re-use of any existing building.

Sincerely,

VINCENT P. BERTONI, AICP 
Directoi^ef Planning

Oliver Netburn 
City Planner
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