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PROJECT 
LOCATION: 

4067-4085 West 3rd Street & 266-272 South Kingsley Drive 

  
PROPOSED 
PROJECT: 

The proposed project is the conversion of 139 guest rooms to light housekeeping rooms. 

 
REQUESTED 
ACTIONS: 

In accordance with Section 12.36 of the Los Angeles Municipal Code (LAMC), the 
following are requested: 
 
1. Pursuant to CEQA Guidelines, Section 15301, an Exemption from CEQA (Class 1), 

and that there is no substantial evidence demonstrating that an exception to a 
categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies; 
 

2. Pursuant to Sections 555, 556 and 558 of the City Charter and Section 11.5.6 LAMC, 
a General Plan Amendment to amend the Wilshire Community Plan to re-designate 
the parcel located at 266 South Kingsley Drive from Low II Residential to 
Neighborhood Office Commercial and apply Footnote No. 6 of the Wilshire 
Community Plan to both parcels located at 4067-4085 West 3rd Street & 266-272 
South Kingsley Drive;  

 
3. Pursuant to LAMC Section 12.32-F, a Zone Change for the parcel located at 266 

South Kingsley Drive from R1-1 to C2-2D to permit the conversion of 139 guest rooms 
to light housekeeping rooms, and 

 



CPC-2020-1716-GPA-ZC-HD Page 2 

 

4. Pursuant to LAMC Section 12.32-F, a Height District Change for both parcels located 
at 4067-4085 West 3rd Street & 266-272 South Kingsley Drive from Height District 1 
to Height District 2D to permit an FAR of 3.18:1. 
 

RECOMMENDED ACTIONS: 
 

1. Adopt the findings; 
 
2. Determine that based on the whole of the administrative record, the project is exempt 

from CEQA pursuant to CEQA Guidelines, Section 15301, and there is no substantial 
evidence demonstrating that an exception to a categorical exemption pursuant to 
CEQA Guidelines, Section 15300.2 applies;  

 
3. Approve a General Plan Amendment to amend the Wilshire Community Plan to re-

designate the parcel located at 266 South Kingsley Drive from Low II Residential to 
Neighborhood Office Commercial and apply Footnote No. 6 of the Wilshire Community 
Plan to both parcels located at 4067-4085 West 3rd Street & 266-272 South Kingsley 
Drive; 

 
4. Approve a Zone Change for the parcel located at 266 South Kingsley Drive from R1-

1 to C2-2D to permit the conversion of 139 guest rooms to light housekeeping rooms; 
 

5. Approve a Height District Change for both parcels located at 4067-4085 West 3rd 
Street & 266-272 South Kingsley Drive from Height District 1 to Height District 2D to 
permit an FAR of 3.18:1; 

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

21081.6, the City shall monitor or require evidence that mitigation conditions are 
implemented and maintained throughout the life of the project and the City may require 
any necessary fees to cover the cost of such monitoring; and 

 
7. Advise the applicant that pursuant to State Fish and Game Code Section 711.4, Fish 

and Game Fee is now required to be submitted to the County Clerk prior to or 
concurrent with the Environmental Notice of Determination (NOD) Filing.  

 
 
VINCENT P. BERTONI, AICP 
Director of Planning 
 
 
 
    
Heather Bleemers Oliver Netburn 
Senior City Planner City Planner, oliver.netburn@lacity.org 
 
 
ADVICE TO PUBLIC:  *The exact time this report will be considered during the meeting is uncertain since there may be several 
other items on the agenda.  Written communications may be mailed to the Commission Secretariat, Room 525, City Hall, 
200 North Spring Street, Los Angeles, CA 90012  (Phone No. 213-978-1300).  While all written communications are given to the 
Commission for consideration, the initial packets are sent to the week prior to the Commission’s meeting date.  If you challenge these 
agenda items in court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized 
herein, or in written correspondence on these matters delivered to this agency at or prior to the public hearing.  As a covered entity 
under Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon 
request, will provide reasonable accommodation to ensure equal access to these programs, services and activities. Sign language 
interpreters, assistive listening devices, or other auxiliary aids and/or other services may be provided upon request.  To ensure 
availability of services, please make your request not later than three working days (72 hours) prior to the meeting by calling the 
Commission Secretariat at (213) 978-1300. 
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PROJECT ANALYSIS 

Project Summary 
 
The proposed project involves the conversion of 139 guest rooms to light housekeeping rooms 
within an existing hotel (the Kipling Hotel).  The Kipling Hotel is comprised of two (2) buildings - a 
46-room, four-story building built in 1925, and a 93-room, six-story building built in 1928 – both of 
which straddle two (2) lots - 4067-4085 West 3rd Street and 272 South Kingsley Drive (4067 West 
3rd Street), and 266 South Kingsley Drive (266 South Kingsley Drive).  Between the two (2) 
buildings, the hotel has an FAR of 3.18 to 1.  4067 West 3rd Street is a corner lot with a 150-foot 
frontage along 3rd Street and a 50-foot frontage along Kingsley Drive, and is zoned C2-1 and 
designated for Neighborhood Office Commercial land uses.  266 South Kingsley Drive in an 
interior lot with a 50-foot frontage along Kingsley Drive, and is zoned R1-1 and designated for 
Low II Residential land uses. 
 
Given that the property is dual-zoned with two (2) different land use designations and improved 
with two (2) buildings resulting in an FAR of a 3.18:1, the project requires the following actions: 
 

1. A Zone Change for the parcel located at 266 South Kingsley Drive from R1-1 to C2-1 to 
allow the conversion of 139 guest rooms to light housekeeping rooms. 

 
2. A General Plan Amendment to re-designate the parcel located at 266 South Kingsley 

Drive from Low II Residential to Neighborhood Office Commercial which is necessary to 
provide consistency with the Zone Change referenced above. 
 

3. A General Plan Amendment to apply Footnote No. 6 of the Wilshire Community Plan to 
both parcels which will permit Height District 2.  
 

4. A Height District Change for both parcels from Height District 1 to Height District 2D to 
permit an FAR of 3.18:1. 
 

As part of the conversion, the applicant will install a new kitchenette within each of the guest 
rooms. No other construction or alteration to the existing buildings is proposed. 
 
Background 
 
The subject property is a slightly-sloping, rectangular approximately 14,991 square-foot reverse 
corner lot with a 150-foot frontage along 3rd Street and a 100-foot frontage along Kingsley Drive.  
The property is developed with the Kipling Hotel which is comprised of two (2) buildings - a 46-
room, four-story building built in 1925 and a 93-room, six-story building built in 1928. While the 
Kipling Hotel is not an Historic-Cultural Monument, it is identified in SurveyLA as an “[e]xcellent 
example of a 1920s apartment hotel in the Wilshire area, exhibiting the essential characteristics 
of the type.” 
 
The site is located within 1.09 km of the Puente Hills Blind Thrust Fault, outside of a Flood Zone, 
and within a Methane Zone.   
 
General Plan Land Use Designation 
 
The site is located within the  Wilshire Community Plan, which designates the property for Low II 
Residential and Neighborhood Office Commercial land uses.  The Low II Residential land use 
designation includes corresponding zones of R1, RS and RD6; and the Neighborhood Office 
Commercial land use designation includes the corresponding zones of C1, C1.5, C2, C4, P, CR, 
RAS3, and RAS4.  The site is zoned R1 and C2.   
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Surrounding Properties 
 
A mix of low to medium residential and commercial land uses make up the general character of 
the surrounding neighborhood. The properties to the north are zoned R1 and are developed with 
single-family dwellings. The properties to the east are zoned C2 and are developed with one-story 
commercial uses.  The properties to the south, across 3rd Street, are zoned C2 and CR and are 
developed with one- and two-story commercial uses.  The properties to the west, across Kingsley 
Drive, are zoned C2 and are developed with a one-story retail use and a four-story office building. 
 
Street and Circulation 
 
3rd Street is designated as a, dedicated to a variable width of 80 and 86 feet and is improved with 
asphalt roadway and concrete curb, gutter and sidewalk. 
 
Kingsley Drive is a Local Street, dedicated to a variable width of 80 and 86 feet and is improved 
with asphalt roadway and concrete curb, gutter and sidewalk. 
 
Site Related Cases (since 2000) 
 
Case No. ZA-2012-3253 (CUB) - On January 13, 2014, the Zoning Administrator approved a 
Conditional Use to permit the continued sale and dispensing of beer and wine for on-site 
consumption in conjunction with an existing restaurant; and to permit hours of operation from 11 
a.m. to 11 p.m. on Sunday through Thursday and from 11 a.m. to midnight on Friday and Saturday 
in lieu of the otherwise permitted 7 a.m. to 11 p.m. daily for Commercial Corner Developments.  
 
Case No. ZA-2008-1343(CUB) - On November 14, 2008, the Zoning Administrator approved a 
conditional use to permit the sale and dispensing of beer and wine only for on-site consumption.  
 
Case No. ZA-2005-8883(CUB)(ZV)-1A - On December 26, 2006, the Central Area Planning 
Commission denied an appeal and thereby sustained the Zoning Administrator's determination 
dated May 30, 2006 with denials of: 1) pursuant to Los Angeles Municipal Code Section 12.24-
W,1, a Conditional Use to allow the sale and dispensing for on-site consumption of beer and wine 
in conjunction with an existing 4,260 square-foot restaurant with total proposed seating for 151 
patrons, including a proposed outdoor patio dining area for 58 patrons and a separate sidewalk 
dining area for 16 patrons which would include alcohol service, three karaoke booths and live 
entertainment, with the restaurant's hours of operation occurring between 7 a.m. to 2 a.m., daily, 
and alcohol sales, as revised by the applicant, between 11 a.m. to 12 midnight Sunday through 
Thursday and 11 a.m. to 1 a.m., Friday and Saturday; and 2) pursuant to Charter Section 562 
and Los Angeles Municipal Code Section 12.27-B,1, a Variance to allow the sale of alcohol in the 
R1-1 zoned portion of the property and to allow a commercial use (outdoor restaurant patio) in 
the R1 Zone. 
 
Surrounding Related Cases 
 
Case No. CPC-2015-2030-GPA-ZC-BL-CU-CUB-SPR - On March 16, 2016, the City Council 
adopted a General Plan Amendment and Zone Change to (T)(Q)R5-1 for a new 171-room hotel 
with a 2,800 square foot restaurant, located at 4110-4120 West 3rd Street, 300-308 South Harvard 
Avenue, and 301 South Kingsley Drive. (Ordinance No. 184,160; effective May 2, 2016) 
 
Case No. APCC-2010-1884-ZC - On June 22, 2011, the City Council adopted a Zone Change to 
(T)(Q)R4-1 for a four-unit residential building, located at 320-326 South Kingsley Drive. 
(Ordinance No. 181,762; effective August 9, 2011) 
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Public Hearing and Issues 
 
Public Hearing 
 
An initial Public Hearing was held telephonically for Case No. CPC-2020-1716-GPA-ZC on 
August 5, 2020, at 11:00 a.m. The hearing was attended by approximately six (6) people, including 
the applicant, the applicant’s representatives and members of the community.  The members of 
the public raised concerns with regard to the proposed conversion of guest rooms to light 
housekeeping rooms and compliance with the Residential Hotel Unit Conversion and Demolition 
Ordinance and the Rent Stabilization Ordinance. 
 
Subsequent to the August 5, 2020 Public Hearing, it was discovered that the existing building, 
with an FAR of 3.18:1 would not be in compliance with the existing Height District, Height District 
1. As such, the application was modified to include a General Plan Amendment to apply Footnote 
No. 6 of the Wilshire Community to the subject property to allow Height District 2, and a Height 
District Change from Height District 1 to Height District 2D to allow an FAR of 3.18:1 for the 
existing hotel. 
 
A second Public Hearing was scheduled held telephonically on January 7, 2021, at 1:00 p.m. The 
hearing was attended by approximately six (6) people, including the applicant, the applicant’s 
representatives and members of the community.  The members of the public raised concerns with 
regard to the proposed conversion of guest rooms to light housekeeping rooms and compliance 
with the Residential Hotel Unit Conversion and Demolition Ordinance and the Rent Stabilization 
Ordinance. In addition, concerns were raised with regards to the additional General Plan 
Amendment and Height District Change requests. 
 
Residential Hotel Unit Conversion and Demolition Ordinance 
 
The subject hotel is subject to the Residential Hotel Unit Conversion and Demolition Ordinance 
(RHO). The RHO provides, citywide, that the conversion or demolition of a Residential Hotel, or 
any new development on the site of a destroyed or demolished Residential Hotel, shall not be 
approved until the Los Angeles Housing and Community Investment Department (HCIDLA) has 
approved an Application for Clearance filed by the owner pursuant to the ordinance. 
 
The ordinance includes a provision for establishing the status of Residential Hotel units. The 
ordinance also establishes conditions to receive approval of an Application for Clearance, 
including the provision of replacement units or payment of a fee into the Affordable Housing Trust 
Fund. 
 
While the subject hotel is subject to the RHO, the proposed conversion of guest rooms to light 
housekeeping rooms would not be defined as a demolition as the number of rooms, guest or light 
housekeeping rooms, would not be reduced. In addition, compliance with the RHO would be 
administered by HCIDLA. 
 
Rent Stabilization Ordinance 
 
The subject hotel is subject to the Rent Stabilization Ordinance (RSO) which applies to structures 
which were constructed on or before October 1, 1978, including hotels with rooms occupied by 
the same tenant for 30 days or more. Units which are subject to RSO are removed from RSO if 
they are demolished or otherwise taking off the rental market. Therefore, the conversion of the 
guest rooms to light housekeeping rooms will not affect the status of the rooms as RSO units. 
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Conclusion 
 
Based on the Public Hearings and information submitted to the record, Staff is recommending 
that the City Planning Commission determine that in consideration of the whole of the 
administrative record, the project is exempt from CEQA pursuant to CEQA Guidelines, Section 
15301, and there is no substantial evidence demonstrating that an exception to a categorical 
exemption pursuant to CEQA Guidelines, Section 15300.2 applies;  
 
Staff also recommends that the City Planning Commission approve and recommend that the 
Mayor and the City Council approve the requested General Plan Amendments, and the requested 
Zone and Height District Change.
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(Q) QUALIFIED CLASSIFICATIONS 
 
Pursuant to Section 12.32-G of the Municipal Code, the following limitations are hereby imposed 
upon the use of the subject property, subject to the “Q” Qualified classification: 
 
1. Use. The use of the subject property shall be limited to guest rooms and/or light housekeeping 

rooms, as defined in LAMC Section 12.03. The existing guest rooms may be converted to light 
housekeeping rooms, subject to the review and approval of the Los Angeles Housing and 
Community Investment Department (HCIDLA), and in conformance of “Q” Condition No. 3, 
and Residential Hotel Unit Conversion and Demolition Ordinance.   

 
2. Development.  The use and development of the property shall be in substantial conformance 

with the plot plan submitted with the application and marked Exhibit "A" except as may be 
revised as a result of this action. 

 
3. Residential Hotel Unit Conversion and Demolition Ordinance.  Prior to the issuance of 

any permits relative to the conversion of any guest room to light housekeeping room, an 
Application for Clearance must be approved by the Los Angeles Housing and Community 
Investment Department pursuant to Article 7.1 of Chapter IV of the Los Angeles Municipal 
Code, otherwise known as the "Residential Hotel Unit Conversion and Demolition Ordinance." 

 
4. Rent Stabilization Ordinance.  The subject property shall be subject to the Rent Stabilization 

Ordinance, to the satisfaction of HCIDLA. 
 

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

 
6. Code Compliance.  All area, height and use regulations of the zone classification of the 

subject property shall be complied with, except wherein these conditions explicitly allow 
otherwise. 

 
7. Covenant.  Prior to the issuance of any permits relative to this matter, an agreement 

concerning all the information contained in these conditions shall be recorded in the County 
Recorder’s Office.  The agreement shall run with the land and shall be binding on any 
subsequent property owners, heirs or assign.  The agreement must be submitted to the 
Department of City Planning for approval before being recorded.  After recordation, a copy 
bearing the Recorder’s number and date shall be provided to the Department of City Planning 
for attachment to the file. 

 
8. Definition.  Any agencies, public officials or legislation referenced in these conditions shall 

mean those agencies, public offices, legislation or their successors, designees or amendment 
to any legislation. 

 
9. Enforcement.  Compliance with these conditions and the intent of these conditions shall be 

to the satisfaction of the Department of City Planning and any designated agency, or the 
agency’s successor and in accordance with any stated laws or regulations, or any 
amendments thereto. 

 
10. Building Plans.  A copy of the first page of this grant and all Conditions and/or any 

subsequent appeal of this grant and its resultant Conditions and/or letters of clarification shall 
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be printed on the building plans submitted to the Development Services Center and the 
Department of Building and Safety for purposes of having a building permit issued. 

 
11. Corrective Conditions.  The authorized use shall be conducted at all times with due regard 

for the character of the surrounding district, and the right is reserved to the City Planning 
Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code, to impose 
additional corrective conditions, if, in the Commission’s or Director’s opinion, such conditions 
are proven necessary for the protection of persons in the neighborhood or occupants of 
adjacent property. 

 
12. Expedited Processing Section.  Prior to the clearance of any conditions, the applicant shall 

show proof that all fees have been paid to the Department of City Planning, Expedited 
Processing Section. 

 
13. Indemnification and Reimbursement of Litigation Costs. 

 
Applicant shall do all of the following: 

 
a. Defend, indemnify and hold harmless the City from any and all actions against the City 

relating to or arising out of, in whole or in part, the City’s processing and approval of this 
entitlement, including but not limited to, an action to attack, challenge, set aside, void, or 
otherwise modify or annul the approval of the entitlement, the environmental review of the 
entitlement, or the approval of subsequent permit decisions, or to claim personal property 
damage, including from inverse condemnation or any other constitutional claim. 

 
b. Reimburse the City for any and all costs incurred in defense of an action related to or 

arising out of, in whole or in part, the City’s processing and approval of the entitlement, 
including but not limited to payment of all court costs and attorney’s fees, costs of any 
judgments or awards against the City (including an award of attorney’s fees), damages, 
and/or settlement costs. 

 
c. Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice of 

the City tendering defense to the applicant and requesting a deposit. The initial deposit 
shall be in an amount set by the City Attorney’s Office, in its sole discretion, based on the 
nature and scope of action, but in no event shall the initial deposit be less than $50,000. 
The City’s failure to notice or collect the deposit does not relieve the applicant from 
responsibility to reimburse the City pursuant to the requirement in paragraph (b). 

 
d. Submit supplemental deposits upon notice by the City. Supplemental deposits may be 

required in an increased amount from the initial deposit if found necessary by the City to 
protect the City’s interests. The City’s failure to notice or collect the deposit does not 
relieve the applicant from responsibility to reimburse the City pursuant to the requirement 
in paragraph (b). 

 
e. If the City determines it necessary to protect the City’s interest, execute an indemnity and 

reimbursement agreement with the City under terms consistent with the requirements of 
this condition. 
 

The City shall notify the applicant within a reasonable period of time of its receipt of any action 
and the City shall cooperate in the defense. If the City fails to notify the applicant of any claim, 
action, or proceeding in a reasonable time, or if the City fails to reasonably cooperate in the 
defense, the applicant shall not thereafter be responsible to defend, indemnify or hold 
harmless the City.  
 



CPC-2020-1716-GPA-ZC-HD Q-3 

 

The City shall have the sole right to choose its counsel, including the City Attorney’s office or 
outside counsel. At its sole discretion, the City may participate at its own expense in the 
defense of any action, but such participation shall not relieve the applicant of any obligation 
imposed by this condition. In the event the applicant fails to comply with this condition, in 
whole or in part, the City may withdraw its defense of the action, void its approval of the 
entitlement, or take any other action. The City retains the right to make all decisions with 
respect to its representations in any legal proceeding, including its inherent right to abandon 
or settle litigation. 
 
For purposes of this condition, the following definitions apply: 

   
“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 
 
“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits.  Actions include actions, as 
defined herein, alleging failure to comply with any federal, state or local law. 
 

Nothing in the definitions included in this paragraph are intended to limit the rights of the City 
or the obligations of the applicant otherwise created by this condition. 
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“D” DEVELOPMENT LIMITATIONS 
  
Pursuant to Section 12.32-G of the Municipal Code, the following limitations are hereby imposed 
upon the use of the subject property, subject to the “D” Development Limitations. 
 
1. Floor Area. The total floor area permitted on the subject property shall not exceed a Floor 

Area Ratio of 3.18:1. 
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FINDINGS 
 
General Plan/Charter Findings 
 
1. General Plan.   

 
a. General Plan Land Use Designation. The subject property is located within the Wilshire 

Community Plan which was updated by the City Council on September 19, 2001. 
 
The Plan Map designates the parcel located at 266 South Kingsley Drive (266 South 
Kingsley Drive) for Low II Residential land uses and the parcel located at 4067-4085 West 
3rd Street and 272 South Kingsley Drive (4067 West 3rd Street) for Neighborhood Office 
Commercial land uses.  The Low II Residential land use designation includes the 
corresponding zones of R1, RS, and RD6; and the Neighborhood Office Commercial land 
use designation includes corresponding zones of C1, C1.5, C2, C4, P, CR, RAS3, and 
RAS4. 
 
The proposed project involves the conversion of 139 guest rooms to light housekeeping 
rooms within an existing hotel (the Kipling Hotel).  The property is developed with the 
Kipling Hotel which is comprised of two (2) buildings - a 46-room, four-story building built 
in 1925 and a 93-room, six-story building built in 1928 - both of which straddle the two (2) 
parcels, 4067 West 3rd Street and 266 South Kingsley Drive. Between the two (2) 
buildings, the hotel has an FAR of 3.18 to 1.   
 
As a result of the property being dual-zoned with two (2) different land use designations 
and improved with two (2) buildings resulting in an FAR of a 3.18:1, the project requires 
two (2) General Plan Amendments, a Zone Change, and a Height District Change in order 
to implement the proposed conversion of guest rooms to light housekeeping rooms. With 
regard to the two (2) General Plan Amendments, the parcel located at 266 South Kingsley 
Drive requires a Zone Change from R1 to C2 to allow light housekeeping rooms, which 
necessitates an amendment to re-designate the parcel to Neighborhood Office 
Commercial; in addition, both parcels within the subject property require a Height District 
Change from Height District 1 to Height District 2 to allow an FAR of 3.18:1, which 
necessitates an amendment to apply Footnote No. 6 of the Wilshire Community Plan. 
 
While the Kipling Hotel is not an Historic-Cultural Monument, it is identified in SurveyLA 
as an “[e]xcellent example of a 1920s apartment hotel in the Wilshire area, exhibiting the 
essential characteristics of the type.” The General Plan Amendments facilitate 
implementation of the General Plan by enabling the preservation and utility of the Kipling 
Hotel while maintaining a consistent land use pattern with the surrounding properties.  The 
concurrent Zone and Height District Changes are consistent with the General Plan 
Amendment. 
 
Therefore, the project is in substantial conformance with the purposes, intent and 
provisions of the General Plan as reflected in the adopted Framework Element and 
Community Plan. 
 

b. Land Use Element. 
 
Wilshire Community Plan. The Community Plan text includes the following relevant land 
use objectives and policies: 
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Goal 1: Provide a safe, secure, and high quality residential environment for all 
economic, age, and ethnic segments of the Wilshire community. 

  
Objective 1-1:  Provide for the preservation of existing quality housing, and for 

the development of new housing to meet the diverse economic 
and physical needs of the existing residents and expected new 
residents in the Wilshire Community Plan Area to the year 2010. 

 
Policy 1-1.3:  Provide for adequate Multiple Family residential 

development. 
 
Policy 1-1.4: Provide for housing along mixed-use boulevards where 

appropriate. 
 

Objective 1-3: Preserve and enhance the varied and distinct residential 
character and integrity of existing residential neighborhoods. 

 
Policy 1-3.3: Promote the preservation and rehabilitation of individual 

residential buildings of historic significance. 
 

Objective 1-4: Provide affordable housing and increased accessibility to more 
population segments, especially students, the handicapped and 
senior citizens. 

 
Policy 1-4.1: Promote greater individual choice in type, quality, price and 

location of housing. 
 

Policy 1-4.2: Ensure that new housing opportunities minimize 
displacement of residents. 

 
Policy 1-4.3: Encourage multiple family residential and mixed use 

development in commercial zones. 
 

The General Plan Amendments to re-designate 266 South Kingsley Drive to 
Neighborhood Office Commercial and to apply Footnote No. 6 of the Wilshire 
Community Plan to both parcels within the subject property, as well as the Zone 
Change for 266 South Kingsley Drive from R1 to C2 and the Height District Change to 
both parcels located at 4067 West 3rd Street and 266 South Kingsley Drive from Height 
District 1 to Height District 2D to permit an FAR of 3.18:1 allows for the conversion of 
the 139 guest rooms to light housekeeping rooms within the existing Kipling Hotel.   
 
The conversion of the guest rooms to light housekeeping only involves the installation 
of a kitchenette. No other construction or alteration to the existing buildings is 
proposed. Nevertheless, the installation of kitchenettes would enhance the liveability 
of the residences. The project supports the preservation and rehabilitation of the 
Kipling Hotel and its ability to provide affordable housing along a mixed-use boulevard 
without displacing any residents.  
 
Goal 2: Encourage strong and competitive commercial sectors which promote 

economic vitality and serve the needs of the Wilshire community through 
well-designed, safe and accessible areas, while preserving historic and 
cultural character. 
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Objective 2-1:  Preserve and strengthen viable commercial development and 
provide additional opportunities for new commercial development 
and services within existing commercial areas. 
 

Policy 2-1.2:  Protect existing and planned commercially zoned areas, 
especially in Regional Commercial Centers, from 
encroachment by standalone residential development by 
adhering to the community plan land use designations. 

 
Objective 2-2:  Promote distinctive commercial districts and pedestrian-oriented 

areas. 
 

Policy 2-2.3:  Encourage the incorporation of retail, restaurant, and other 
neighborhood serving uses in the first floor street frontage 
of structures, including mixed use projects located in 
Neighborhood Districts. 

 
The General Plan Amendments to re-designate 266 South Kingsley Drive to 
Neighborhood Office Commercial and to apply Footnote No. 6 of the Wilshire 
Community Plan to both parcels within the subject property, as well as the Zone 
Change for 266 South Kingsley Drive from R1 to C2 and the Height District Change to 
both parcels located at 4067 West 3rd Street and 266 South Kingsley Drive from Height 
District 1 to Height District 2D to permit an FAR of 3.18:1 facilitates the preservation 
of a historic building with 139 light housekeeping rooms and which includes the 
continued use and operation of a 4,245 square-foot ground floor restaurant and allows 
for the conversion of the existing guest rooms to light housekeeping rooms. 

 
Goal 17: Preserve and restore cultural resources, neighborhoods and landmarks 

which have historical and/or cultural significance. 
  

Objective 17-1:  Ensure that the Wilshire Community’s historically significant 
resources are protected, preserved, and/or enhanced. 

 
Policy 17-1.1:  Encourage the preservation, maintenance, enhancement 

and reuse of existing historic buildings and the restoration 
of original facades. 

 
Objective 17-3:  Encourage private owners of historic resources to maintain and 

enhance their properties in a manner that will preserve the 
integrity of such resources. 

 
Policy 17-3.1:  Assist private owners of historic resources to maintain and 

enhance their properties in a manner that will preserve the 
integrity of such resources. 

 
While the Kipling Hotel is not an Historic-Cultural Monument, it is identified in SurveyLA 
as an “[e]xcellent example of a 1920s apartment hotel in the Wilshire area, exhibiting 
the essential characteristics of the type.” The General Plan Amendments to re-
designate 266 South Kingsley Drive to Neighborhood Office Commercial and to apply 
Footnote No. 6 of the Wilshire Community Plan to both parcels within the subject 
property, as well as the Zone Change for 266 South Kingsley Drive from R1 to C2 and 
the Height District Change to both parcels located at 4067 West 3rd Street and 266 
South Kingsley Drive from Height District 1 to Height District 2D to permit an FAR of 
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3.18:1 supports the preservation, maintenance, enhancement and continued use of 
the Kipling Hotel. 

 
Therefore, the project is consistent with the Wilshire Community Plan in that it 
implements the abovementioned goals, objectives and policies if the Plan. 

 
c. The Framework Element for the General Plan (Framework Element) 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.  The Framework Element also sets forth a Citywide 
comprehensive long-range growth strategy and defines Citywide polices regarding such 
issues as land use, housing, urban form, neighborhood design, open space, economic 
development, transportation, infrastructure, and public services.  The Framework Element 
includes the following goals, objectives and policies relevant to the instant request: 
 

Goal 3A:  A physically balanced distribution of land uses that contributes towards and 
facilitates the City's long-term fiscal and economic viability, revitalization of 
economically depressed areas, conservation of existing residential 
neighborhoods, equitable distribution of public resources, conservation of 
natural resources, provision of adequate infrastructure and public services, 
reduction of traffic congestion and improvement of air quality, enhancement 
of recreation and open space opportunities, assurance of environmental 
justice and a healthful living environment, and achievement of the vision 
for a more liveable city. 

  
Objective 3.1:  Accommodate a diversity of uses that support the needs of the 

City's existing and future residents, businesses, and visitors. 
 
Policy 3.1.4:  Accommodate new development in accordance with land 

use and density provisions of the General Plan Framework 
Long-Range Land Use Diagram and Table 3-1. 

 
Policy 3.1.5:    Identify areas on the Long-Range Land Use Diagram and in 

the community plans sufficient for the development of a 
diversity of uses that serve the needs of existing and future 
residents (housing, employment, retail, entertainment, 
cultural/institutional, educational, health, services, 
recreation, and similar uses), provide job opportunities, and 
support visitors and tourism. 

 
The General Plan Amendments to re-designate 266 South Kingsley Drive to 
Neighborhood Office Commercial and to apply Footnote No. 6 of the Wilshire 
Community Plan to both parcels within the subject property, as well as the Zone 
Change for 266 South Kingsley Drive from R1 to C2 and the Height District Change to 
both parcels located at 4067 West 3rd Street and 266 South Kingsley Drive from Height 
District 1 to Height District 2D to permit an FAR of 3.18:1 recognizes the unique 
opportunity to preserve and enhance the Kipling Hotel, which, while not an Historic-
Cultural Monument, is identified in SurveyLA as an “[e]xcellent example of a 1920s 
apartment hotel in the Wilshire area, exhibiting the essential characteristics of the 
type.” 
 
Therefore, the General Plan Amendments and Zone and Height District Changes are 
consistent with the Distribution of Land Use goals, objectives and policies of the 
General Plan Framework Element. 
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d. The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected 

by the recommended action herein.  3rd Street is designated as an Avenue II dedicated to 
a variable width between 80 to 86 feet and improved with asphalt roadway and concrete 
curb, gutter and sidewalk.  3rd Street is also identified as a Moderate Transit Enhanced 
Street within the Mobility Plan 2035, Transit Enhanced Network, and a Pedestrian 
Segment within the Mobility Plan 2035, Pedestrian Enhance Districts. Kingsley Drive is 
designated as a Collector dedicated to a width of 70 feet and improved with asphalt 
roadway and concrete curb, gutter and sidewalk.  As the building is existing and built to 
the existing property line, no dedication of land is required.   
 

Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other 
neighborhood services. 

 
Policy 5.5: Support ways to reduce vehicle miles traveled (VMT) per capita 

 
The subject property is located just outside of the Wilshire Center Regional 
Commercial Center which is characterized by the Wilshire Community Plan as “a 
dense collection of high rise office buildings, large hotels, regional shopping 
complexes, churches, entertainment centers, and both high-rise and low-rise 
apartment buildings.” Given the proposed project’s proximity to the Wilshire Center 
Regional Commercial Center, the proposed project, will have reduced vehicular trips 
to and from the project, vehicle miles traveled, and will contribute to the improvement 
of air quality.  

 
Therefore, the General Plan Amendment and Vesting Zone and Height District Change 
are consistent with Mobility Plan 2035 goals, objectives and policies of the General Plan. 
 

e. 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 Treatment Plant, which has sufficient capacity for the project. 
 

f. Charter Findings - City Charter Sections 555 and 558 (General Plan Amendment).   
 
The Wilshire Community Plan Map designates the parcel located at 266 South Kingsley 
Drive (266 South Kingsley Drive) for Low II Residential land uses and the parcel located 
at 4067-4085 West 3rd Street and 272 South Kingsley Drive (4067 West 3rd Street) for 
Neighborhood Office Commercial land uses.  The Low II Residential land use designation 
includes the corresponding zones of R1, RS, and RD6; and the Neighborhood Office 
Commercial land use designation includes corresponding zones of C1, C1.5, C2, C4, P, 
CR, RAS3, and RAS4. 
 
The proposed project involves the conversion of 139 guest rooms to light housekeeping 
rooms within an existing hotel (the Kipling Hotel).  The property is developed with the 
Kipling Hotel which is comprised of two (2) buildings - a 46-room, four-story building built 
in 1925 and a 93-room, six-story building built in 1928 - both of which straddle the two (2) 
parcels, 4067 West 3rd Street and 266 South Kingsley Drive. Between the two (2) 
buildings, the hotel has an FAR of 3.18 to 1.   
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As a result of the property being dual-zoned with two (2) different land use designations 
and improved with two (2) buildings resulting in an FAR of a 3.18:1, the project requires 
two (2) General Plan Amendments, a Zone Change, and a Height District Change in order 
to implement the proposed conversion of guest rooms to light housekeeping rooms. With 
regard to the two (2) General Plan Amendments, the parcel located at 266 South Kingsley 
Drive requires a Zone Change from R1 to C2 to allow light housekeeping rooms, which 
necessitates an amendment to re-designate the parcel to Neighborhood Office 
Commercial; in addition, both parcels within the subject property require a Height District 
Change from Height District 1 to Height District 2 to allow an FAR of 3.18:1, which 
necessitates an amendment to apply Footnote No. 6 of the Wilshire Community Plan. 
 
The General Plan Amendments facilitate implementation of the General Plan by enabling 
the preservation and utility of the Kipling Hotel while maintaining a consistent land use 
pattern with the surrounding properties.  The concurrent Zone and Height District Changes 
are consistent with the General Plan Amendment. 
 
The proposed Plan Amendment complies with Charter Section 555 because the property 
involved has a significant physical and social identity.  Specifically, the two (2) existing 
buildings that make up the Kipling Hotel were built nearly 100 years ago. While the Kipling 
Hotel is not an Historic-Cultural Monument, it is identified in SurveyLA as an “[e]xcellent 
example of a 1920s apartment hotel in the Wilshire area, exhibiting the essential 
characteristics of the type.” The Kipling Hotel represents a piece of history within the 
Wilshire Community Plan, and more acutely within the surrounding neighborhood 
 
The proposed Plan Amendment will be in conformity with Charter Section 558 because it 
will satisfy public necessity, convenience, general welfare and good zoning practice. As 
discussed in Findings Section 1, above, the Plan Amendment is good zoning practice 
because it will ensure a consistent zoning designation with the property’s existing use and 
the surrounding properties along 3rd Street.  It will also satisfy the public’s needs, 
convenience and general welfare by allowing for the installation of kitchenettes within each 
residence, improving the liveability for tenants while imposing no conflict with or have an 
adverse impact on the surrounding properties and for the other reasons discussed in 
Findings Section 1 above, and the Zone Change Findings Section 2 below.  
 
Therefore, the General Plan Amendment to re-designate the parcel located at 266 South 
Kingsley Drive to Neighborhood Office Commercial and applying Footnote No. 6 of the 
Wilshire Community Plan both parcels is consistent with City Charter Sections. 
 

Zone Change and Height District Change Findings 
 
2. Pursuant to LAMC Section 12.32, the zone change, height district change and 

classifications are necessary because:  
 

a. Public Necessity: Granting the Zone and Height District Change to the C2-2D and (Q)C2-
2D Zones allows for improvements to the property, which is developed with the historic 
Kipling Hotel, by permitted light housekeeping rooms which will include kitchenettes 
thereby enhancing quality of the residences but with minimal impacts on the environment 
or the surrounding community.  The hotel will continue to be subject to the Residential 
Hotel Unit Conversion and Demolition Ordinance and the Rent Stabilization Ordinance. 
 

b. Convenience: The C2-2D and (Q)C2-2D Zones recognizes the unique opportunity to 
preserve and enhance the historic Kipling Hotel while authorizing uses which reflect its 
current use as residential building which provides for long-term tenancy of residences.  
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The hotel will continue to be subject to the Residential Hotel Unit Conversion and 
Demolition Ordinance and the Rent Stabilization Ordinance; and the 2D Height District will 
restrict the maximum floor area to a FAR of 3.18:1, consistent with the hotel’s existing 
size. 

 
c. General Welfare: Granting the Zone and Height District Change to the C2-2D and (Q)C2-

2D Zones will resolve the inconsistency of the property’s current land use designations, 
its current development and historic residential use associated with the Kipling Hotel by 
authorizing a new use, light housekeeping rooms, facilitating the preservation and 
improved quality of the residential accommodations.  The hotel will continue to be subject 
to the Residential Hotel Unit Conversion and Demolition Ordinance and the Rent 
Stabilization Ordinance; and the 2D Height District will restrict the maximum floor area to 
a FAR of 3.18:1, consistent with the hotel’s existing size. 
 

d. Good Zoning Practices: The Zone and Height District Change to the C2-2D and (Q)C2-2D 
Zones recognizes the inconsistency of the property’s current land use designations, its 
current development and historic residential use associated with the Kipling Hotel by 
authorizing a new use, light housekeeping rooms, facilitating the preservation and 
improved quality of the residential accommodations.  In addition, the “Q” Condition applied 
to 266 South Kingsley Drive limits the permitted uses to light housekeeping rooms and 
guest rooms.  Without the General Plan Amendment and Zone Change, the portion of the 
existing hotel building, which is a historic building, which is located within the R1 Zone with 
a Low II Residential land use designation would be limited to the existing use, guest rooms 
with no kitchenette, or other uses permitted in the R1 Zone.  The hotel will continue to be 
subject to the Residential Hotel Unit Conversion and Demolition Ordinance and the Rent 
Stabilization Ordinance; and the 2D Height District will restrict the maximum floor area to 
a FAR of 3.18:1, consistent with the hotel’s existing size. 
 

e. “Q” Classification and “D” Development Limitation Findings: Per Section 12.32-G,2 and 4 
of the Municipal Code, the current action, as recommended, has been made contingent 
upon compliance with new “Q” conditions of approval and “D” development limitations 
imposed herein for the proposed project.  Such limitations are necessary to ensure that 
the scale, design 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, to secure an appropriate development in harmony with the 
General Plan as discussed in Findings Section 1, and to prevent potential adverse 
environmental effect of adding incompatible uses to the established neighborhood. 

 
Environmental Findings 
 
3. Flood Insurance.  The National Flood Insurance Program rate maps, which are a part of the 

Flood Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is located in Flood 
Zone X, areas determined to be outside the 0.2% annual chance floodplain.  



 

 

Maps 
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Proposed General Plan Map



Existing Zoning Map



Proposed Zoning Map
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KIPLING RESIDENTIAL HOTEL
4067 W. 3RD ST (4-STORY BUILDING) & 4077 W. 3RD ST (6-STORY BUILDING)

LOS ANGELES, CALIFORNIA 90020

CHANGE OF USE

FROM HOTEL GUESTROOMS TO LIGHT HOUSEKEEPING
(4077 WEST THIRD STREET, ONLY)

OWNER

OMNINET KIPLING LP
9420 WILSHIRE BLVD., SUITE 400
BEVERLY HILLS, CALIFORNIA  90212

ARCHITECT

WILLIAM F. BURCH ARCHITECTS INCORPORATED
1093 BROXTON AVE., SUITE 234

                         LOS ANGELES, CALIFORNIA  90024
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COUNTY CLERK’S USE CITY OF LOS ANGELES  
OFFICE OF THE CITY CLERK 

200 NORTH SPRING STREET, ROOM 395 
LOS ANGELES, CALIFORNIA 90012 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 
(PRC Section 21152; CEQA Guidelines Section 15062) 

Filing of this form is optional. If filed, the form shall be filed with the County Clerk, 12400 E. Imperial Highway, Norwalk, CA 90650, 
pursuant to Public Resources Code Section 21152(b) and CEQA Guidelines Section 15062. Pursuant to Public Resources Code Section 
21167 (d), the posting of this notice starts a 35-day statute of limitations on court challenges to reliance on an exemption for the project. 
Failure to file this notice as provided above, results in the statute of limitations being extended to 180 days. 
PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS 
CPC-2020-1716-GPA-ZC-HD 
LEAD CITY AGENCY 
City of Los Angeles (Department of City Planning) 

CASE NUMBER 
ENV-2020-1717-CE 

PROJECT TITLE 
The Kipling Hotel 

COUNCIL DISTRICT 
10 - Ridley-Thomas 

PROJECT LOCATION   (Street Address and Cross Streets and/or Attached Map)                           ☐   Map attached. 
4067-4085 West 3rd Street & 266-272 South Kingsley Drive 
PROJECT DESCRIPTION:                                                                                                                 ☐   Additional page(s) attached. 
The proposed project is the conversion of 139 guest rooms to light housekeeping rooms. 
NAME OF APPLICANT / OWNER: 
Omninet Kipling, LP 
CONTACT PERSON (If different from Applicant/Owner above) 
Argineh Mailian, Mailian & Associates 

(AREA CODE) TELEPHONE NUMBER |        EXT. 
(213) 260-0123 

EXEMPT STATUS:  (Check all boxes, and include all exemptions, that apply and provide relevant citations.) 
    STATE CEQA STATUTE & GUIDELINES  

☐ STATUTORY EXEMPTION(S)     
               Public Resources Code Section(s) ______________________________________________________________  

 

☒ CATEGORICAL EXEMPTION(S) (State CEQA Guidelines Sec. 15301-15333 / Class 1-Class 33) 

        CEQA Guideline Section(s) / Class(es) __15301______________________________________________________ 
 

☐ OTHER BASIS FOR EXEMPTION (E.g., CEQA Guidelines Section 15061(b)(3) or (b)(4) or Section 15378(b) ) 
         ______________________________________________________________________________________________ 
 

JUSTIFICATION FOR PROJECT EXEMPTION:                                                                            ☐ Additional page(s) attached 
In-fill development meeting the conditions described in this section. (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. (e) The site can be adequately served by all required utilities 
and public services.   
☒  None of the exceptions in CEQA Guidelines Section 15300.2 to the categorical exemption(s) apply to the Project.  
☐  The project is identified in one or more of the list of activities in the City of Los Angeles CEQA Guidelines as cited in the justification. 
IF FILED BY APPLICANT, ATTACH CERTIFIED DOCUMENT ISSUED BY THE CITY PLANNING DEPARTMENT STATING THAT 
THE DEPARTMENT HAS FOUND THE PROJECT TO BE EXEMPT.  
If different from the applicant, the identity of the person undertaking the project. 
CITY STAFF USE ONLY: 
CITY STAFF NAME AND SIGNATURE 
Oliver Netburn 

STAFF TITLE 
City Planner 

ENTITLEMENTS APPROVED 
General Plan Amendment, Zone Change & Height District Change 
FEE: 
$5,774.00 

RECEIPT NO. 
0111166120 

REC’D. BY (DCP DSC STAFF NAME) 
Richard Reaser 

DISTRIBUTION:  County Clerk, Agency Record 
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8/5/2020 City of Los Angeles Mail - Letter of objection for CPC-2020-1716-GPA-ZC

https://mail.google.com/mail/u/0?ik=91bd82506e&view=pt&search=all&permthid=thread-f%3A1674039472591150180&simpl=msg-f%3A16740394725… 1/1

Oliver Netburn <oliver.netburn@lacity.org>

Letter of objection for CPC-2020-1716-GPA-ZC
1 message

Susan Hunter <Susan.Hunter@housinghumanright.org> Mon, Aug 3, 2020 at 2:00 PM
To: "oliver.netburn@lacity.org" <oliver.netburn@lacity.org>
Cc: "cmaddren@gmail.com" <cmaddren@gmail.com>, Rene Moya <rene.moya@housinghumanright.org>,
"nciarelli@gmail.com" <nciarelli@gmail.com>

Hi Oliver,

Please see the a�ached le�er for the case at 4077 West 3rd Street, the Kipling apartments.

Thanks,
Susan

Susan Hunter
Housing Justice Organizer
Housing Is a Human Right
(949) 295-0206
www.housinghumanright.org/

SusanHunter_HousingHumanRight_LetterofObjection.pdf
2292K

https://www.google.com/maps/search/4077+West+3rd+Street?entry=gmail&source=g
http://www.housinghumanright.org/
https://mail.google.com/mail/u/0?ui=2&ik=91bd82506e&view=att&th=173b6207e7c71c64&attid=0.1&disp=attd&safe=1&zw


City of Los Angeles Planning Department 
200 North Spring Street 
Los Angeles, CA 90012 
Hearing Officer 
 
Susan Hunter 
Housing Human Right 
6500 Sunset Blvd. 
Los Angeles, CA 90028 
 
8/3/2020 
 
RE: 4067-4085 West 3rd Street & 266-272 South Kingsley Street/ CPC-2020-1716-GPA-ZC 
 
Mr. Netburn, 
 
I am sending this letter today regarding the above listed address and case number. This request as 
proposed needs to be denied. Ultimately, it sounds like this is a long work around get to an 
extended stay hotel use in a Rent Stabilized structure, which is in violation of the Home Sharing 
Act. This proposed project is also in violation of the Residential Hotel Ordinance.  
 

1. Office space/commercial use can not be used for a dwelling purpose. 
2. The requested proposal is to upgrade one dwelling type to another dwelling type by 

allowing for the use of a two-burner hot plate.  
3. The current structure is listed as a protected Residential Hotel and applicable under the 

Residential Hotel ordinance. As such, no demolition or conversion is allowed on site.   
 
According to CA State Building Code, that has been adopted by the City of LA: 
[RB] DWELLING UNIT. A single unit providing complete independent living facilities for one 
or more persons, including permanent provisions for living, sleeping, eating, cooking and 
sanitation. 
 
Commercial spaces have a different taxation code than dwelling units do, and are not permitted 
for use as a dwelling unit.  
 
The units could become Live-Work units if they were to meet the minimum size requirements of 
750 sq feet. The current listing shows all units to be 250 sq. feet, meaning they wouldn’t be 
applicable under the Live-Work Ordinance.  
 
More importantly, the building is listed under the Residential Hotel Ordinance. This prevents any 
demolition or conversion of the property. Therefore, this application needs to be denied as it 
conflicts with Article 7.1 to Chapter IV of the Los Angeles Municipal Code and Sections 91.1 
06.4.1, 151.06, and 151.09. 
 
Susan Hunter 



8/3/2020 Chapter 2: Definitions, California Residential Code 2016 | UpCodes

https://up.codes/viewer/california/ca-residential-code-2016/chapter/2/definitions#R202 1/1

ceiling assemblies, roof-ceiling assemblies and attics.

DUCT SYSTEM. All ducts, duct �ttings, plenums and fans when assembled to form a
continuous passageway for the distribution of air.

[RB] DWELLING. Any building that contains one or two dwelling units used, intended, or
designed to be built, used, rented, leased, let or hired out to be occupied, or that are occupied
for living purposes.

[RB] DWELLING UNIT. A single unit providing complete independent living facilities for one or
more persons, including permanent provisions for living, sleeping, eating, cooking and
sanitation.

[RB] EMERGENCY ESCAPE AND RESCUE OPENING. An operable exterior window, door or
similar device that provides for a means of escape and access for rescue in the event of an
emergency.

ENFORCEMENT. Notwithstanding other provisions of law, the applicable section of the Health
and Safety Code, Section 17920, is repeated here for clarity:

"Enforcement" means diligent e�ort to secure compliance, including review of plans and
permit applications, response to complaints, citation of violations, and other legal process.
Except as otherwise provided in this part, "enforcement" may, but need not, include
inspections of existing buildings on which no complaint or permit application has been �led,
and e�ort to secure compliance as to these existing buildings.

ENFORCEMENT AGENCY. See "ENFORCING AGENCY."

ENFORCING AGENCY. The designated department or agency as speci�ed by statute or
regulation.

[RB] ENGINEERED WOOD RIM BOARD. A full-depth structural composite lumber, wood
structural panel, structural glued laminated timber or prefabricated wood I-joist member
designed to transfer horizontal (shear) and vertical (compression) loads, provide attachment
for diaphragm sheathing, siding and exterior deck ledgers and provide lateral support at the
ends of �oor or roof joists or rafters.

[RB] ESCARPMENT. With respect to topographic wind e�ects, a cli� or steep slope generally
separating two levels or gently sloping areas.

[RB] EXTERIOR INSULATION AND FINISH SYSTEMS (EIFS). EIFS are nonstructural, nonload-
bearing exterior wall cladding systems that consist of an insulation board attached either

https://up.codes/msearch?juris_key=california&previous_pub=california_residential_code_2016


1

ORDINANCE NO. ________

An ordinance amending Sections 12.03, 12.04.A, and 12.04.C of Article 2 of 
Chapter 1 of the Los Angeles Municipal Code, and adding Section 12.04.06 to Article 2 
of Chapter 1 of the Los Angeles Municipal Code to establish an “HI” Hybrid Industrial 
Live/Work Zone in order to enable and regulate live/work uses in areas of the City with a 
General Plan land use designation of Hybrid Industrial. 

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

Section 1. Section 12.03 of the Los Angeles Municipal Code is amended to add 
the following definition: 

LIVE/WORK UNIT.  A residential occupancy of one or more rooms or 
floors used as a dwelling unit with adequate work space reserved for and 
regularly used by one or more persons residing there and nonresidential 
employees.  A live/work unit combines both residential and nonresidential uses 
within a single unit. 

Sec. 2. Subsection A of Section 12.04 of the Los Angeles Municipal Code is 
amended to read as follows: 

A. In order to regulate the use of property, as provided for in this article, the 
City is divided into the following Zones: 

1. OS Open Space Zone;

2. A1 Agricultural Zone;

3. A2 Agricultural Zone;

4. RA Suburban Zone;

5. RE Residential Zone;

6. RS Suburban Zone;

7. R1 One-Family Zone;

8. RU Residential Urban Zone;

9. RZ Residential Zero Side Yard Zone;

10. RW1 One-Family Residential Waterways Zone;



2
 

11. R2 Two-Family Zone;

12. RD Restricted Density Multiple Dwelling Zone;

13. RMP Mobile Home Park Zone;

14. RW2 Two-Family Residential Waterways Zone;

15. R3 Multiple Dwelling Zone;

16. RAS3 Residential/Accessory Services Zone;

17. R4 Multiple Dwelling Zone;

18. RAS4 Residential/Accessory Services Zone;

19. R5 Multiple Dwelling Zone;

20. P Automobile Parking Zone;

21. PB Parking Building Zone;

22. CR Limited Commercial Zone;

23. C1 Limited Commercial Zone;

24. C1.5 Limited Commercial Zone;

25. C2 Commercial Zone;

26. C4 Commercial Zone;

27. C5 Commercial Zone;

28. CM Commercial Manufacturing Zone;

29. HI Hybrid Industrial Live/Work Zone;

30. MR1 Restricted Industrial Zone;

31. M1 Limited Industrial Zone;

32. MR2 Restricted Light Industrial Zone;

33. M2 Light Industrial Zone;
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34. M3 Heavy Industrial Zone;

35. PF Public Facilities Zone; and

36. SL Ocean-Submerged Land Zone.

The order of restrictiveness of these zones, the first being the most restrictive
and last being the least restrictive, is as follows:

OS, A1, A2, RA, RE, RS, R1, RU, RZ, RW1, R2, RD, RMP, RW2, R3,
RAS3, R4, RAS4, R5, CR, C1, C1.5, C4, C2, C5, CM, HI, MR1, M1, MR2, M2, 
M3 and PF.

There shall be the following Specific Plan Zones:

1. CCS Century City South Studio Zone;

2. CM (GM) Commercial Manufacturing (Glencoe/Maxella) Zone;

3. CW Central City West Specific Plan Zone;

4. WC Warner Center Specific Plan Zone;

5. ADP Alameda District Specific Plan Zone;

6. LASED Los Angeles Sports and Entertainment District Specific
Plan Zone;

7. LAX Los Angeles International Airport Specific Plan Zone;

8. USC-1A University of Southern California University Park Campus
Specific Plan Subarea 1A Zone;

9. USC-1B University of Southern California University Park Campus
Specific Plan Subarea 1B Zone;

10. USC-2 University of Southern California University Park Campus
Specific Plan Subarea 2 Zone; and

11. USC-3 University of Southern California University Park Campus
Specific Plan Subarea 3 Zone.

12. Ponte Vista at San Pedro Specific Plan Zone. 
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Sec. 3. Subsection C of Section 12.04 of the Los Angeles Municipal Code is 
amended to read as follows: 

C. In order to more adequately regulate and restrict the height and floor area 
of buildings and structures, each lot shall include a height district designation, except for 
lots in the HI Hybrid Industrial Live/Work Zone where the height and floor area of 
buildings and structures shall be regulated by Section 12.04.06.  Height district 
designations shall be numbered from 1 to 4, CRA 1 to 4, EZ 1 to 4 and CSA 1 to 4, and 
shall regulate the height or floor area of buildings and structures as provided in Sections 
12.21.1, 12.21.2, 12.21.3, 12.21.4 and 12.21.5.  The height districts and their 
boundaries are shown on the Zoning Map by a combination of zone symbols and height 
district number markings, e.g., R2-1, C2-2, M1-3, C1-CRA1, MS-EZ2, C2-CSA3, etc.  
Where a lot is located in more than one height district, the applicable zone symbol 
designations shall be separated by a slash mark, e.g., R2-CRA/CSA, C2-EZI/CRA2, 
etc.  The symbol "HD" preceding height district number markings, when shown on the 
Zoning Map or used in a zoning ordinance, is an abbreviation for the words "height 
district" and refers to height districts.  The height districts for the "CW" Zone are the 
height districts shown in Section 6 of the Central City West Specific Plan.  The height 
districts for the "ADP" Zone are the height districts shown in Section 7 of the Alameda 
District Specific Plan.  The height districts for the "WC" Zone are the height districts 
shown in Section 7 of the Warner Center Specific Plan.  The height districts for the 
"LASED" Zone are the height districts shown in Section 10 of the Los Angeles Sports 
and Entertainment District Specific Plan.  The height districts for the "USC-1A," "USC-
1B," "USC-2" and "USC-3" Zones are the height districts shown in Section 7 of the 
University of Southern California University Park Campus Specific Plan.  The height 
districts for the "PVSP" Zone are the Subareas shown in Section 5 of the Ponte Vista at 
San Pedro Specific Plan.

Sec. 4. A new Section 12.04.06 is added to Article 2, Chapter 1 of the 
Los Angeles Municipal Code to read as follows: 

SEC. 12.04.06. “HI” HYBRID INDUSTRIAL LIVE/WORK ZONE.

A. Purpose.

1. The purpose of this Zone is to regulate live/work and nonresidential
uses in areas of the City with a General Plan land use designation of Hybrid 
Industrial as a means to preserve land for jobs and to foster job creation.

2. The use regulations of this Section are intended to delineate
permitted, limited and prohibited uses that preserve the productive functions of 
industrial mixed use areas within the City and generate jobs. 

3. The development standards of this Section are intended to facilitate
the creation of new live/work units and productive space in hybrid industrial areas
in the City in a manner that preserves the surrounding industrial and artistic 
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character, supports enhanced street level activity, maintains a consistent urban 
streetwall, minimizes conflicts between cars and pedestrians, and orients 
buildings and pedestrians toward public streets. These standards are meant to 
create a mix of productive and industrial spaces and encourage the reuse of 
existing structures.

B. Definitions. For purposes of this Section, the following terms are defined 
as follows:

1. Car-Share. Any public or private entity that provides a membership 
or peer-to-peer-based service through which vehicles can be reserved on an 
hourly basis at variable rates. Vehicles must be available at locations at which 
access by members of the public is not restricted.

2. Green Screen. A building facade that is covered with vegetation 
and the necessary apparatus to support the growth of vegetation.

3. Public Benefits. Elective development features and provisions
found in Section 12.04.06.E.1. of this Code that may be incorporated into a 
development project which, when satisfied, result in the allowance of additional 
Floor Area. 

4. Resident Production/Art Gallery Space. An onsite building 
workshop or gallery amenity, not to be combined with an individual live/work unit, 
for use by residents and employees of Live/Work Units for art production and/or 
display, materials and goods fabrication, and other similar production activities.

C. Limitations on Zone Changes to the HI Zone. An application for a 
proposed land use ordinance involving a change to the HI Zone shall follow the 
procedures as set forth in Section 12.32 of this Code, except that applications for a 
change of zone to the HI Zone are limited to properties that meet the following criteria at 
the time the application is filed: 1) the property is located in an industrial zone; and 2) 
the property is located in an area in which the corresponding Community Plan General 
Plan Land Use Map includes the Hybrid Industrial land use designation and the HI Zone 
as a corresponding zone.

D. Use. No building, structure or land shall be used and no building or 
structure shall be erected, structurally altered, enlarged or maintained, except for the 
following uses, and, when a “Supplemental Use District” is created by the provisions of 
Article 3 of this chapter, for such uses as may be permitted therein:

1. Any use permitted in the M2 Zone, except the following:

(a) Drive-through establishment.

(b) Nightclub.
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2. The following uses, when conducted in accordance with the 
limitations hereafter specified:

(a) Any building containing Live/Work Units, provided that such 
units comply with the requirements of Section 12.04.06.E.4.

(b) Any building containing Guest Rooms, provided that no 
single development site contains more than 149 guest rooms.

(c) Bar, restaurant, tea room or café, including a restaurant with 
an outdoor eating area, provided that the total area of space used on the
premises in connection with any one such individual business shall not 
exceed 6,000 square feet.

(d) Retail store or business, provided that the total area of space 
used on the premises in connection with any one such individual business 
shall not exceed 6,000 square feet.  Exception: A grocery store or 
pharmacy shall not be subject to the above size limitation.

3. Beverage manufacturing, including alcohol.

4. Barrel or drum, steel manufacturing.

5. Fabrication of iron or steel.

6. Other uses similar to the above, as provided in Section 12.21.A.2,
but not including uses which are or may become obnoxious or offensive by 
reason of emission of odor, dust, smoke, noise, gas, fumes, cinders, vibration, 
refuse matter or water-carried waste, as determined by the Zoning Administrator.

7. Uses customarily incident to any of the above uses and accessory 
buildings, when located on the same lot.

8. Automobile parking space and loading space required in 
connection with permitted uses, as provided for in Section 12.04.06.E.13.
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Table E.1
Summary of Development Standards

Ordinance 
Section

Unit of 
Measurement Standard

Height

E.2 Building Height 
(max) 110’

E.3(a) Ground Level
Floor to Ceiling 16' minimum

E.3(b) Upper Floors
Floor to Ceiling 10’ minimum

Live/Work Units
E.4(b)(1)

Minimum 
Average Unit 

Size
750 sf

E.4(b)(2)
Minimum 

Workspace Area 
per unit

150 sf

Resident 
Production/ Art 
Gallery Space

E.1(c)(5) Minimum Area 500 sf

“Nonresidential 
Uses” per Sec. 

12.04.06.E.1(c)(1)
E.1(c)(1) 

Minimum 
Required Floor 

Area

150 sf x # Live/Work Units (Units 1-50)
100 sf x # Live/Work Units (Units 51-100)

50 sf x # Live/Work Units (Units 101+)
25 sf x # hotel rooms

Yards F.1 and F.2 None Required

Massing
E.6

Max Street 
Frontage Per 

Building
275'

E.6 Required 
Separation 30' (to a depth of 30’)

Build-To E.7
Min/Max 

Distance From 
Lot Line

0’/10’

Buffer from 
Heavy Industry E.8

New Live/Work 
(min distance) 

from Heavy 
Industrial

15'

Street Façade 
Transparency

E.9(a) Ground Level 
(min) 50%/Commercial Uses 30%/ Live/Work & Industrial

E.10(b) Upper Floors 
(min) 30%/All Uses

Façade 
Treatment E.1(c)(4) Green Wall or 

Art Mural 15% of one façade (300 sf min)

Street Trees E.12 Requirement Per Urban Forestry Guidelines
Open Space E.5 Required Area 100 sf per Live/Work Unit

Roof Treatment E.10 Special Material 75% of non-habitable roof area

Parking

E.13(b)(1) New Live/Work 
Units (min) 1 Space per Unit

E.13 (b)(2) Hotel (min)
1 Space per 2 guest rooms (Rooms 1 – 20)

1 Space per 4 guest rooms (Rooms 21 – 40)
1 Space per 6 guest rooms (Rooms 41+)

E.13 (b)(3) 
New Non-

Live/Work Use 
(min)

2 Spaces per 1,000 square feet

E.13 (b)(4) 
Conversion of 

Existing 
Buildings

None required

E.13 (d) EV Stations 
(min) 10% of all spaces

E.13 (e) Car Share 
Reduction 5 regular required spaces per space reserved for carshare

Signs
E.14(a)(1) Maximum Total 

Sign Area 1 square foot per 1 linear foot of frontage

E.14 (a)(2) 
Maximum 

Individual Sign 
Size

40 sf

*Note: This table is included for summary purposes only. Refer to original code sections for full text of regulations.
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E. Development Standards.

1. Maximum Permitted Floor Area Ratio (FAR). The maximum
permitted Floor Area contained in all buildings on a Lot shall not exceed one-and-
one-half (1.5) times the Lot Area, except as follows:

(a) Reuse of Existing Structures. Any new or existing Floor 
Area within a structure existing on a lot as of July 1, 1974, as evidenced 
by a valid Certificate of Occupancy or other suitable permit or 
documentation as determined by the Department of Building and Safety,
that are maintained on-site and incorporated into a new development shall 
be excluded from the calculation of total Floor Area. 

(1) Development Standards Sections 12.04.06.E.2 
through 12.04.06.E.13 of the zone shall not apply to those portions 
of existing structures maintained on-site and incorporated into a 
new development. 

(b) Density Bonus.  A development project with Live/Work 
Units that requests approval of a Density Bonus pursuant to Section 12.22 
A.25 shall also be eligible for up to three incentives or concessions as 
provided for in Section 12.22. A.25(e)(1).  For projects in this Zone, the 
following incentives shall also be a part of the menu of incentives found in 
Section 12.22.A.25(f). 

(1) Menu of Incentives.

(i) Height.  A percentage increase in the 
maximum height, listed in Subsection 3 below, in feet equal 
to the percentage of Density Bonus for which the 
development project with Live/Work Units is eligible. 

(ii) Parking.  Up to 20% decrease from parking 
requirements in Section 12.04.06.E.13 below or any other 
applicable parking standard including Parking Option 1 and 2 
in Section 12.22.A.25 of this Code.

(2) Requests for Waiver or Modification of any 
Development Standard(s) Not on the Menu.  A development 
project with Live/Work Units may request incentives or waivers of 
development standards consistent with California Government 
Code Section 65915(e).  A request for such incentives or waivers 
shall follow the procedures set forth in Section 12.22.A.25 of this 
Code and California Government Code Section 65915. 
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(c) Floor Area Incentive for Public Benefits. A Live/Work 
project that includes the number of Restricted Affordable Units sufficient to 
qualify for a 35% Density Bonus, pursuant to Section 12.22.A.25, may
exceed the otherwise allowable Floor Area, up to a maximum of three (3) 
times the Lot Area, provided that all of the development features listed 
below in Sections 12.04.06.E.1 (c)(1) through 12.04.06.E.1(c)(5) are met.

(1) Additional Floor Area Reserved for Nonresidential
Uses.

(i) For purposes of this subsection, the term 
“nonresidential uses” does not include nonresidential uses 
within Live/Work units or guest rooms.  It shall mean uses 
other than those located in Live/Work units and guest rooms, 
subject to the limitations below.

(ii) Floor area reserved for nonresidential uses 
shall be provided at the following minimum ratios in order to 
qualify for the incentive for public benefits:

a. 150 square feet per Live/Work unit for 
the first 50 units;

b. 100 square feet per Live/Work unit for 
any units in excess of 50, but not exceeding 100;

c. 50 square feet per Live/Work unit for 
any units in excess of 100 units;

d. 25 square feet per guest room.

For purposes of this subsection, the floor area of 
nonresidential uses that qualifies for the incentive shall not 
include more than 50 percent of the floor area occupied by 
the following uses: bar, restaurant (including restaurants with 
outdoor eating area), tea room, café or retail store/business.  
Moreover, for purposes of qualifying for the incentive for 
public benefits under this subsection, no more than 50 
percent of the total requirement for nonresidential uses shall 
be met by the area occupied by the following uses: bar, 
restaurant (including restaurants with outdoor eating area), 
tea room, café or retail store/business.

(2) Pedestrian Paseo. Wherever blocks (measured from 
curb face to curb face) are longer than 400 feet and a development 
site contains more than 300 feet of frontage along a single street,
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mid-block pedestrian pathways or paseos which are open to the 
public, shall be provided to the satisfaction of the Director of 
Planning. A paseo shall meet all the following requirements:

(i) Be built perpendicular from the longest block 
face from which access is provided, where only one paseo is 
required;

(ii) Be at least 10’ wide at a minimum and 15' wide 
average;

(iii) Have a clear line of sight to the back of the 
paseo, gathering place or focal element;

(iv) Be at least 50 percent open to the sky, covered 
with a transparent material, or run through a qualified 
existing building as defined in Section 12.04.06.E.1(a)
above;

(v) Remain open to the public from 7:00 a.m. to 
10:00 p.m., at minimum;

(vi) Have signs visible from the adjacent public 
right-of-way stating that the paseo is publicly accessible and 
specifying the hours during which it is accessible.

Exception: The requirements of this subparagraph
shall not apply where existing structures are being 
maintained on-site and where the existing structures being 
maintained occupy 80 percent or more of the total site area.

(3) Pedestrian Plaza. Where total lot area equals 
50,000 square feet or greater, a pedestrian plaza shall be provided
that meets the following criteria:

(i) The plaza is a minimum of 2,500 square feet in 
size (Note: The area of a Pedestrian Paseo may count 
towards the Pedestrian Plaza requirement);

(ii) It is at least 50 percent open to the sky;

(iii) It is located on the ground level with direct 
pedestrian access to the adjacent street;

(iv) It is unenclosed by any wall, fence, gate, or 
other obstruction across the subject property;
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(v) Shall include at least one gathering space with 
a focal element such as a fountain or work of art; 

(vi) Remains open to the public from 7:00 a.m. to 
10:00 p.m., at minimum; 

(vii) Has signs visible from the adjacent public right-
of-way stating that the plaza is publicly accessible and 
specifying the hours during which it is accessible.

Exception: The requirements of this subparagraph
shall not apply where existing structures are being 
maintained on-site and where the existing structures being 
maintained occupy 80 percent or more of the total site area.

(4) Public Art/Façade Treatment. An Original Art Mural 
as defined and regulated by Section 22.119 of the Los Angeles 
Administrative Code and/or Green Screen shall be provided on a 
minimum of 15 percent of one building façade visible from a public 
street; however, in no case shall this minimum area be less than 
300 square feet.

(5) Resident Production/Art Gallery Space. One or 
more Resident Production or Art Gallery Spaces shall be provided
on a development site containing Live/Work Units and shall be
designed to meet the following specifications: 

(i) Be a minimum of 500 square feet in area; 

(ii) Be open and available to all residents free of 
charge from the hours of 8:00 a.m. to 10:00 p.m. each day;

(iii) Be any combination of indoor or outdoor space
shaded by a roof structure assigned to manufacturing or 
gallery uses.

The total floor area of such spaces shall count towards the 
minimum requirement for nonresidential uses in Section 
12.04.06.E.1(c)(1). 

(d) Floor Area Incentive for Underground Parking. The Floor 
Area contained in all buildings on a Lot may exceed three (3) times the Lot 
Area up to a maximum of four-and one-half (4.5) times the Lot Area, if the 
project includes the number of Restricted Affordable Units sufficient to 
qualify for a 35% Density Bonus,  pursuant to Section 12.25.A.25 and all
Public Benefits listed in Section 12.04.06.E.1(c) above are provided, and 
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all parking is located entirely underground and/or at grade and screened 
from street view to the satisfaction of the Director.

(e) Floor Area Incentive for Type I, II, or IV Construction.
The Floor Area contained in all buildings on a Lot may exceed four-and-
one-half (4.5) times the Lot Area up to a maximum of six times the Lot 
Area, if the project includes the number of Restricted Affordable Units 
sufficient to qualify for a 35% Density Bonus, pursuant to Section 
12.25.A.25, all applicable Public Benefits listed in Sections 12.04.06.E.1(c)
and 12.04.06.E.1(d) are provided, and if all new structures are built 
entirely with Type I, II or IV construction, as defined in the Los Angeles 
Building Code and verified by the Los Angeles Department of Building and
Safety.

2. Height of Building or Structures.  No building or structure shall 
exceed 110 feet in height.

3. Floor to Ceiling Height.

(a) Ground Level.  The average height of the ground level, 
measured from top of floor to bottom of ceiling, shall be no less than 16 
feet for 90 percent of the portion of any structure within 40 feet of any 
property line abutting a public street. In addition, no portion of the ground 
level shall have a floor to ceiling height that is less than 13 feet in height 
for 90 percent of the portion of any structure within 40 feet of any property 
line abutting a public street.

(b) Upper Floors. The average clear height of any level above 
the ground level shall be no less than 10 feet, measured from top of floor 
to bottom of ceiling. In addition, no portion of an upper level shall be less 
than 9 feet 6 inches in height.

(c) Exceptions.

(1) A mezzanine space shall not be included in the 
calculation of minimum height for any floor or level.

(2) Areas necessary for vehicular circulation, as
determined by the Director, shall be exempt from the minimum floor 
to ceiling height requirements on the ground level.
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4. Live/Work Units.

(a) General Intent. Live/Work Units are intended to be
designed with adequate workspace, higher ceilings, larger doors, sufficient 
natural light, open floor plans, and equipped with non-residential finishes 
and features that support arts and production activities.

(b) Area.

(1) Minimum Average Unit Size.  The average size of 
all Live/Work Units contained on a lot shall be no less than 750 
square feet.

(2) Workspace Area. Between 48 and 50 percent of
each Live/Work Unit shall be designated as workspace area. The 
workspace area shall be no smaller than 150 square feet and 
measure not less than 15 feet in at least one dimension and no less 
than 10 feet in any dimension. The required workspace area for 
each unit shall be clearly demarcated on approved building plans.

(3) Open Floor Area.  Excluding area used for 
bathrooms and storage, at least 70 percent of the floor area of each 
individual Live/Work Unit shall be open with no fixed interior 
separation walls.

(c) Use. In a minimum of 20 percent of all Live/Work Units 
contained on a lot, the workspace area of those Units shall be assigned to 
uses first permitted in the CM, MR1, M1, MR2, or M2 Zones. The 
workspace area of remaining Live/Work Units shall be assigned a 
nonresidential use otherwise allowed in the zone and shall not be subject 
to the limitations found in Section 12.04.06.E.1(c). 

(d) Ground Level. Live/Work Units may occupy the ground 
level of a building only if the living space is located in a mezzanine area.

5. Open Space. In lieu of the requirements of Section 12.21. G.2, the
following regulations shall apply. New construction (resulting in additional floor 
area and additional Live/Work Units) of a building or group of buildings shall 
provide on-site open space, in any combination of common and private open 
space, at a minimum of 100 square feet per Live/Work Unit. Any area set aside 
for Resident Production Space, built in compliance with Section 
12.04.06.E.1(c)(5), or a Pedestrian Plaza, built in compliance Section 
12.04.06.E.1(c)(3), shall qualify towards this minimum requirement. The entire 
area of balconies and patios shall count towards this requirement.
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(a) If a proposed development fails to meet the open space 
standards of this Section, an applicant may apply to the Director of 
Planning for a Director’s Decision pursuant to Section 12.21.G.3 of this 
Code and subject to the limitations and procedures therein.

6. Massing. No individual building mass above 30 feet from adjacent
sidewalk grade shall be more than 275 feet in length along a continuous street 
frontage. Portions of buildings above 30 feet in height shall have a break in 
massing of at least 30 feet to a depth no less than 30 feet from the face of the 
building. 

7. Build-To Line and Streetwall. Building facades below 30 feet
from adjacent sidewalk grade shall be located no farther than 10 feet from any lot 
line that abuts a public street, except where walkways, driveways, pedestrian 
plazas or other pedestrian amenities are provided.

8. Buffer from Heavy Industry. Any Live/Work Unit on a site
abutting a lot containing a heavy industrial use (those first permitted in the M3 
Zone with valid certificate of occupancy as of January 1, 2014) shall be set back 
a minimum of 15 feet from the lot line shared by the Live/Work use and the heavy 
industrial use.

9. Façade Transparency.

(a) Ground Level. A minimum of 50 percent of that portion of a
street-facing exterior wall, which is between 2 feet to 12 feet above the 
sidewalk grade, must be comprised of transparent (untinted, unfrosted, 
non-reflective) windows or openings, exclusive of areas for walkways, 
driveways, paseos and plazas; except that for those areas of a building
reserved for uses first permitted in the CM or any less restrictive zone, the 
required minimum shall be 30 percent. 

(b) Upper Floors. A minimum of 30 percent of the exterior wall 
of all upper floors shall consist of transparent windows and openings. 

(c) Glass Transparency. Glass is considered transparent 
where it has a transparency higher than 80 percent and external 
reflectance of less than 15 percent.

(d) Original Art Murals/Green Screens. Areas reserved for 
Original Art Murals and Green Screens shall be exempted and not 
included in the calculation of transparency.  

10. Roof Treatment. A minimum of 75 percent of the roof area,
exclusive of the area covered by habitable space or mechanical equipment, shall 
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be covered by one or more of the following roof types: solar, roof garden, green
roof, cool roof (high albedo).

11. Trash Enclosures. Recycling and trash facilities shall be screened
from view.

12. Trees. The number of trees on site shall be planted per Section
12.21.G and any street trees shall be placed to meet spacing requirements per 
Urban Forestry Guidelines. Trees that cannot be provided to meet the total 
required number and the average spacing requirements shall be planted off-site 
within 1 mile of the development site by the Department of Public Works, an 
approved Community Partner, City Plants or another approved entity, as 
determined by the Director, and the developer shall provide funds equivalent to 
those necessary for the trees, concrete cut, planting and five years of watering 
and maintenance for each tree as determined by City Plants. 

13. Parking and Vehicular Access.

(a) Parking Location. No surface parking shall be allowed
between the building and any street. All parking shall be situated in a 
location screened from street view at the side or rear of buildings on the 
site, enclosed within a structure, or entirely at basement levels. Basement-
level parking may occupy the entire footprint of a lot.

(b) Number of Automobile Parking Spaces. Automobile 
parking spaces shall be provided at the following ratios:

(1) Live/Work Unit. At least 1 automobile parking space 
per Live/Work Unit. 

(2) Guest Rooms. At least 1 automobile parking space 
for each 2 individual guest rooms or suites of rooms for the first 20, 
1 additional space for each 4 guest rooms or suites of rooms in 
excess of 20, but not exceeding 40, and 1 additional space for each 
6 guest rooms or suites of rooms in excess of 40. In addition, triple 
tandem spaces shall be permitted.

(3) All Other Uses. At least 2 automobile parking 
spaces for each 1000 square feet of floor area.

(4) Existing Buildings Reuse. No parking is required 
for the floor area contained within existing buildings maintained on-
site and incorporated into a new development, regardless of the 
use of such buildings. Existing buildings shall be defined as those 
existing on a lot as of July 1, 1974, as evidenced by a valid 
Certificate of Occupancy. 
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(c) Unbundling. Parking shall be sold or leased separately 
from residential units and commercial spaces in perpetuity. Required
parking may be shared with other off-site uses. Shared parking shall not 
be used to satisfy the parking requirements for any off-site use. 

(d) Electric Vehicle Spaces. A minimum of 10% of automobile 
parking spaces provided on a lot shall include Electric Vehicle (EV) 
Charging Stations. 

(e) Car-Sharing Spaces. For each automobile parking space 
reserved for a Car-Share vehicle, the minimum amount of required 
automobile parking shall be reduced by 5 spaces. 

(f) Off-site Parking. Fifty percent of required automobile 
parking spaces may be provided off-site within 1,500 feet of the 
development site. 

(g) Vehicular Access. Driveways shall not exceed 24 feet in 
width. Multiple driveways of a single development site shall not be located 
closer than 200 feet along the same street frontage, except that one 
additional access point no more than 12 feet in width shall be allowed for 
access to loading areas. 

14. Signage.

(a) Allowable Area.

(1) A maximum of 1 square foot of total signage area is 
permitted along each facade per each linear foot of building 
frontage as measured along the lot line.

(2) No individual sign is permitted to be larger than 40
square feet in area. 

(b) Number of Signs.

(1) Each individual business located on the ground floor 
is allowed a maximum of 2 signs.

(c) Prohibited Sign Types.

(1) In addition to the signs that are prohibited in Section 
14.4 of the LAMC, the following signs are prohibited:

(i) An opaque or clear sign with illuminated or 
non-illuminated text, logos, or symbols placed on, behind, or 
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extruded through the plastic face of an enclosed cabinet 
attached to the face of the building (often referred to as a 
can, cabinet, or canister sign); 

(ii) Digital sign/digital 
displays/animated/flashing/appear to have movement;

(iii) Illuminated architectural canopy signs; 

(iv) Monument signs; 

(v) Pole signs; 

(vi) A freestanding or mounted sign that is 
supported by a flexible or semi-flexible full or partial frame 
within which is a material constructed of vinyl, paper, or 
other wind-resistant and moveable materials, often referred 
to as a feather, sail, or wind banner sign;

(vii) Temporary signs for which the LAMC requires 
a permit. 

F. Area. 

1. Front Yard.  Not required.

2. Side and Rear Yards.  Not required.

3. Lot Area.

(a) There shall be no minimum lot area per Live/Work Unit or
guest room.

(b) The maximum lot area of a single development shall be 5 
acres. 

G. Zone Group Classification.

1. Where the regulations of this zone are silent and a development
standard or procedure in the LAMC related to a Zone Group Classification 
applies, the HI Zone shall be classified as a C Zone.

H. Administrative Procedures. 

1. Adjustments. Pursuant to the same procedures found in LAMC
Section 12.28.C, the Zoning Administrator shall also have the authority to grant 
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Adjustments of up to 20 percent from the requirements contained in this 
ordinance pertaining to Build-to Line, Façade Transparency, and Roof 
Treatment. In addition, the Zoning Administrator shall have the authority to grant 
an Adjustment to modify the design requirements for a pedestrian paseo, found 
in Section 12.04.06.E.1(c)(2)(i) through Section 12.04.06.E.1(c)(2)(iv). 



Sec. 5. The City Clerk shall certify to the passage of this ordinance and have it 
published in accordance with Council policy, either in a daily newspaper circulated 
in the City of Los Angeles or by posting for ten days in three public places in the City of 
Los Angeles: one copy on the bulletin board located at the Main Street entrance to the 
Los Angeles City Hall; one copy on the bulletin board located at the Main Street 
entrance to the Los Angeles City Hall East; and one copy on the bulletin board located 
at the Temple Street entrance to the Los Angeles County Hall of Records.

I hereby certify that this ordinance was passed by the Council of the City of 
Los Angeles, by a vote of not less than two-thirds of all its members, at its meeting of 
_ _ _ _ _ _ FEB 1 0 2016 .

HOLLY L. WOLCOTT, City Clerk

Approved as to Form and Legality

Pursuant to Charter Section 559,1 disapprove 
this ordinance on behalf of the City Planning 
Commission and recommend that it be adopted

See attached report.

</ Director of Planning

m:\real prop env land useUand use\adrienne khorasanee\ordinances\hybrid industrial live-work ordinance - formattedversion.docx
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DECLARATION OF POSTING ORDINANCE

I, JUAN VERANO, state as follows: I am, and was at all times hereinafter mentioned, a 

resident of the State of California, over the age of eighteen years, and a Deputy City Clerk of the City 

of Los Angeles, California.

Ordinance No,184099 - Amending Sections 12.03, 12.04.A, and 12.04.C of Article 2 of Chapter 

1 of the Los Angeles Municipal Code, and adding Section 12.04.06 to Article 2 of Chapter 1 of 

the Los Angeles Municipal Code to establish an “HI” Hybrid Industrial Live/Work Zone in order 

to enable and regulate live/work uses in areas of the City with a General Plan land use 

designation of Hybrid Industrial - a copy of which is hereto attached, was finally adopted by the 

Los Angeles City Council on February 10, 2016, and under the direction of said City Council and the 

City Clerk, pursuant to Section 251 of the Charter of the City of Los Angeles and Ordinance No. 

172959, on February 19, 2016 I posted a true copy of said ordinance at each of the three public 

places located in the City of Los Angeles, California, as follows: 1) one copy on the bulletin board 

located at the Main Street entrance to the Los Angeles City Hall; 2) one copy on the bulletin board 

located at the Main Street entrance to the Los Angeles City Hall East; 3) one copy on the bulletin 

board located at the Temple Street entrance to the Los Angeles County Hall of Records.

Copies of said ordinance were posted conspicuously beginning on February 19, 2016 and will 

be continuously posted for ten or more days.

I declare under penalty of perjury that the foregoing is true and correct.

Signed this 19th day of February 2016 at Los Angeles, California.

Ordinance Effective Date: March 30, 2016 Council File No. 15-1013
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 4 Days Ago

Beds Baths Rent Deposit Sq Ft Available

Studio 1 BA $965 - 1,410 $799 250 Sq Ft Flat A1 Available Now

Studio 1 BA $1,210 - 1,235 $749 308 250 Sq Ft Flat A1 Available Now

Studio 1 BA $1,235 - 1,260 $799 619 250 Sq Ft Flat A1 Available Now

Studio 1 BA $1,285 - 1,310 $749 518 250 Sq Ft Flat A1 Available Now

Studio 1 BA $1,295 - 1,325 $749 226 250 Sq Ft Flat A1 Available Now

Studio 1 BA $965 - 985 $749 211 250 Sq Ft Flat A1 Aug 7

Studio 1 BA $1,245 - 1,260 $749 329 250 Sq Ft Flat A1 Aug 7

Prices and availability subject to change without notice.

About Kipling Apartments

Experience Urban Flat-Style Living WITHOUT the high cost of living in Downtown Los Angeles. Built in the 1920s and formerly known as
Kipling Hotel, this modern and comfortable flat style home is full of historical charm. Enjoy our newly upgraded amenities, modern
fitness center or venture off to nearby parks in this walk-able neighborhood.

Home /  California /  Los Angeles /  Kipling Apartments

Amenities

Laundry Facilities
Maintenance on site
24 Hour Availability
Renters Insurance Program
Car Charging Station
Public Transportation
Elevator

Adjacent to Mid Wilshire and Do…
Air Conditioner
Cable/DSL Ready
Ceiling Fan
Clean and Elegant Lobby
Courtesy Patrol
Efficient Appliances

New Cabinets
New Hardwood Floors
Professional and Caring Manage…
Recycling
Refrigerator
Spanish Speaking Staff
Upgrade Interiors

Wi-Fi
Ceiling Fans
Smoke Free
Cable Ready
Tub/Shower
Intercom
Sprinkler System

Kipling Apartments
4067-4077 W 3rd St, Los Angeles, CA 90020 – Koreatown

https://www.apartments.com/
https://www.apartments.com/ca/
https://www.apartments.com/los-angeles-ca/
https://www.apartments.com/koreatown-los-angeles-ca/
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Schools

School data provided by GreatSchools

Walkability Near Kipling Apartments

WALK SCORE

91
Walker's Paradise  

TRANSIT SCORE

 76
Excellent Transit

Time and Distance from Kipling Apartments

 Transit / Subway Drive Distance
Wilshire/Normandie Station 2 min 0.7 mi

Wilshire/Western Station 3 min 1.1 mi

Vermont/Beverly Station 3 min 1.2 mi

Wilshire/Vermont Station 4 min 1.2 mi

Vermont/Santa Monica Station 5 min 2.1 mi

Vintage Building
Gated
Courtyard
Fitness Center

Generous Closet Space
Historial 1920's Building
Historic Building
Kitchenette

Walkable Neighborhood
Walking Distance to Grocery an…
Window Coverings
High Speed Internet Access

Refrigerator
Hardwood Floors
Crown Molding
Walk-In Closets

Expenses

One-Time
Application Fee  $35

Utilities Included
Gas, Electricity  Included

  Office Hours

Monday 8 AM to 5 PM

Tuesday 8 AM to 5 PM

Wednesday 8 AM to 5 PM

Thursday 8 AM to 5 PM

Friday 8 AM to 5 PM

Saturday Closed

Sunday Closed

855-416-2474

 Attendance Zone   Nearby   Property Identified

Public Elementary School

Cahuenga Elementary School
Grades K-5

537 Students
(213) 386-6303

 out of 10

Public Middle School

Virgil Middle School
Grades 6-8

914 Students
(213) 368-2800

 out of 10

Public High School

Belmont Senior High School
Grades 9-12

960 Students
(213) 241-4300

 out of 10

®


®

https://www.apartments.com/
http://www.greatschools.org/
https://www.apartments.com/transit/ca/los-angeles/wilshire-normandie-station/qbsj7vy/
https://www.apartments.com/transit/ca/los-angeles/wilshire-western-station/9lygpc6/
https://www.apartments.com/transit/ca/los-angeles/vermont-beverly-station/bp9pcmc/
https://www.apartments.com/transit/ca/los-angeles/wilshire-vermont-station/52v3qpp/
https://www.apartments.com/transit/ca/los-angeles/vermont-santa-monica-station/ze4s0nw/
https://www.apartments.com/schools/ca/cahuenga-elementary-school/bnl4kmc/
https://www.apartments.com/schools/ca/virgil-middle-school/cj9530f/
https://www.apartments.com/schools/ca/belmont-senior-high-school/0d7t282/
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. 179868 
ORDINANCE NO.-------

An ordinance adding Article 7 .1 to Chapter IV of the Los Angeles Municipal Code 
and amending Sections 91.106.4.1, 151.06, and 151.09, of the Los Angeles Municipal 
Code to regulate the demolition and conversion of residential hotel units. 

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

Section 1. Article 7.1 is added to Chapter IV of the Los Angeles Municipal Code 
to read: 

ARTICLE7.1 

RESIDENTIAL HOTEL UNIT CONVERSION AND DEMOLITION 

SEC. 47.70. Title. 

This article shall be known as the Residential Hotel Unit Conversion and 
Demolition Ordinance. 

SEC. 47.71. Purpose. 

It is the purpose of this ordinance to benefit the general public by minimizing the 
adverse impact on the housing supply and on displaced low-income, elderly, and 
disabled persons, which results from the loss of residential hotel units through 
conversion and demolition. This is to be accomplished by establishing the status of 
residential hotel units, by regulating the demolition and conversion of these units to 
other uses, and by establishing appropriate administrative and judicial remedies. 

SEC. 47.72. Findings. 

The Los Angeles City Council finds that: 

A. There is a severe shortage of decent, safe and sanitary rental housing in the City of 
Los Angeles and this shortage most severely affects elderly, disabled and low-income 
persons. 

B. Many elderly, disabled and low-income persons reside in residential hotel units. 

C. The Los Angeles Housing Department (LAHD) currently designates 336 hotels as 
residential hotels, which contain 18, 739 units in the City of Los Angeles. An additional 
survey of residential hotels billed for annual fees by LAHD in 2006, revealed that 87% 
of residential hotels did not request exemptions for tourist units. 
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D. As a result of the removal of residential hotel units from the rental housing market, a 
housing emergency exists within the City of Los Angeles, acutely impacting elderly, 
disabled and low-income persons. 

E. Residential hotel units are endangered housing resources and must be protected. 

F. The Los Angeles City Council recognized the housing emergency caused by the 
loss of residential hotel units and enacted an ordinance that established a moratorium 
on the demolition or conversion of residential hotel units to any other use. This Interim 
Control Ordinance became effective on May 24, 2006. 

G. The conversion and demolition of residential hotel units affect those persons who 
are least able to cope with displacement in the City of Los Angeles' housing market. 

H. It is in the public interest that the conversion and demolition of residential hotel units 
be regulated. Furthermore, in order to protect the resident tenants and to conserve 
limited housing resources, remedies must be provided where unlawful conversion or 
demolition has occurred. 

SEC. 47.73. Definitions. 

A. Affordable Housing Project. Affordable Housing Project is a housing development 
project with a government-imposed regulatory agreement that has been recorded with 
the Los Angeles County Recorder, or which shall be recorded within six months of the 
Claim of Exemption filed pursuant to Section 47.76, guaranteeing that all of the 
residential units will be affordable to either lower income or very low income households 
for a period of at least 55 years, with at least ten percent of the units affordable to 
households with income no greater than 30 percent of Area Median Income, and no 
more than 25 percent of the units affordable only to households with income at 60 
percent of Area Median Income. None of the units shall be affordable only to 
households with income greater than 60 percent of Area Median Income, as these 
terms are defined by the United States Department of Housing. "Lower income or very 
low income households" is defined in accordance with California Health and Safety 
Code Sections 50079.5 and 50105. 

B. Affordable Housing Trust Fund. Affordable Housing Trust Fund is a fund 
established by Los Angeles Administrative Code Section 5.522. 

C. CRA/LA. CRA/LA is the Community Redevelopment Agency of the City of Los 
Angeles. 

D. Comparable Unit. Comparable Unit is a unit which is similar in size, services, 
rental amount and facilities to the residential unit proposed to be converted or 
demolished. 
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E. Conversion. Conversion is any action that converts any residential unit in a 
residential hotel through either: (1) a change of use to a commercial, industrial, or other 
non-residential use; (2) a change to a different residential use; (3) a change from a 
residential use to a transient guest use or occupancy; or (4) a conversion to a 
condominium, cooperative, or similar form of ownership. 

F. Demolition. Demolition is any action that reduces the number of existing guest 
rooms, light housekeeping rooms, or efficiency units in a residential hotel, either by a 
complete tearing down of a building or structure so that it no longer exists or by 
combining two or more units into a single unit. 

G. Destroyed. Destroyed is an action defined by Section 12.03 of the Los Angeles 
Municipal Code. 

H. Disaster. Disaster is an event defined by Section 12.03 of the Los Angeles 
Municipal Code. 

I. Efficiency Dwelling Unit. Efficiency Dwelling Unit is defined in Section 12.03 of the 
Los Angeles Municipal Code. 

J. GSD. GSD is the Department of General Services. 

K. Guest Room. A Guest Room is defined in Section 12.03 of the Los Angeles 
Municipal Code. 

L. Interested Party. An Interested Party is a tenant of a residential hotel, or his or her 
authorized representative. Interested party shall also mean any nonprofit organization 
exempted from federal taxation pursuant to Subchapter F (commencing with Section 
501) of Chapter 1 of Subtitle A of the Internal Revenue Code of 1986, and organized for 
the purpose of maintaining or creating affordable housing. 

M. Light Housekeeping Rooms. Light Housekeeping Rooms are those designed and 
used as a bedroom and for the cooking and preparing of food, in conformance with the 
provisions of Los Angeles Municipal Code Section 91.8116. 

N. LADBS. LADBS is the Los Angeles Department of Building and Safety. 

0. LAHD. LAHD is the Los Angeles Housing Department. 

P. Member of Appraisal Institute. Member of Appraisal Institute is a trade 
organization that certifies appraisers who meet the requirements for the MAI 
designation. 

Q. Owner. Owner includes any person or legal entity holding any ownership interest in 
a residential hotel. 
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R. Person. A person is defined in Section 11.01 (a) of the Los Angeles Municipal 
Code. 

S. Residential Hotel. A Residential Hotel, as defined in accordance with California 
Health and Safety Code Section 50519, is any building containing six or more guest 
rooms or efficiency units, intended or designed to be used, or which are used, rented, 
or hired out, to be occupied, or which are occupied, for sleeping purposes by guests, 
and which is also the primary residence of those guests. The term does not mean any 
building containing six or more guest rooms or efficiency units, which is primarily used 
by transient guests who do not occupy that building as their primary residence. 

T. Residential Unit. A Residential Unit is any guest room, light housekeeping room, 
efficiency unit, or dwelling unit in a residential hotel that was occupied as a primary 
residence on October 11, 2005. If a unit was vacant on October 11, 2005, a residential 
unit shall mean any guest room, light housekeeping room, efficiency unit, or dwelling 
unit in a residential hotel, which was occupied as a primary residence on the first day 
that unit was occupied after October 11, 2005. 

U. Tenant. A Tenant is a person who is entitled to occupy and occupies a residential 
unit for at least 30 consecutive days. 

V. Tourist Unit. A Tourist Unit is a unit in a residential hotel that does not meet the 
criteria of a residential unit. 

SEC. 47.74. Applicability of this Article. 

A. This article shall not apply to any Residential Hotel that is an Affordable Housing 
Project. An Affordable Housing Project that is exempt from the provisions of this article 
shall lose its exempt status and become subject to the provisions of this article when it 
ceases to be an Affordable Housing Project. 

B. This article shall also not apply to any Residential Hotel that: 

1. was completely and continuously unoccupied by any tenant from 
October 11, 2005, through and including the date that the owner applies for a 
building permit for a Residential Hotel that constitutes a proposed conversion or 
demolition of the Residential Hotel, or is a new development on the site of a 
destroyed or demolished Residential Hotel; or 

2. pursuant to California Government Code Section 7060, et seq., was 
first approved for residential occupancy on or after January 1, 1990, as 
evidenced by a certificate of occupancy issued by LADBS on or after that date; 
or 
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3. pursuant to California Government Code Section 7060, et seq., sent or 
delivered to the LAHD before October 11, 2005, a notice of intent to withdraw all 
of the building's accommodations from rent or lease; or 

4. consisted entirely of Residential Units that were rented or offered for 
rent for periods of no less than 30 days from October 11, 1995, to the effective 
date of this article. This exemption applies only to Residential Hotels containing 
55 or fewer units. 

SEC. 47.75. Residential Hotel Unit Status Determination. 

A. This article presumes that 100 percent of the units of any building that is a 
Residential Hotel are used for residential purposes and constitute Residential Units. 

B. LAHD shall notify by mail the owner of any hotel that it classifies as a Residential 
Hotel subject to the provisions of this article. LAHD shall include in its notification a 
copy of this article, the appeal form referenced in Subsection C of this section, and an 
Application for Exemption. LAHD shall mail the notice to the owner at the address that 
appears in the last equalized assessment roll or at the address provided to LAHD 
through any registration in accordance with Section 151.05. 

C. An owner of a Residential Hotel who alleges that the hotel contains Tourist Units, or 
that the hotel is not a Residential Hotel, may file an appeal with LAHD within 60 days of 
the date that LAHD deposited its notification in the mail pursuant to Subsection B of this 
section. 

1. An owner who chooses to file an appeal shall do so on a form 
prescribed by LAHD and shall pay an administrative fee in the amount of $605. 
The fee shall pay for the cost of investigating and processing the appeal. 

2. The owner shall submit evidence with the appeal to support the 
appeal. An owner who claims that the hotel contains Tourist Units shall also 
identify the specific rooms that the owner claims are Tourist Units. 

3. The owner has the burden of proving by a preponderance of the 
evidence that the claimed units are Tourist Units and not Residential Units, or 
that the property is not a Residential Hotel. Tenants and other interested parties 
may submit evidence to LAHD. 

4. On the date that the owner files the appeal, the owner shall post a 
notice on a form prescribed by LAHD and pursuant to the posting requirements 
of this article. The notice shall state that the owner has appealed the City's 
Residential Hotel Unit Status Determination. The notice shall identify the rooms 
that the owner claims as Tourist Units. The notice shall provide the name and 
contact number of LAHD staff whom tenants and other interested parties can 
contact to provide additional evidence and information regarding the appeal. 
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LAHD shall also mail a copy of the notice to the occupants of the building. The 
notice shall remain posted until after LAHD issues a written determination 
regarding the owner's appeal. 

5. LAHD shall issue a determination of the appeal based on the evidence 
submitted within 90 days of the filing of the appeal. LAHD shall mail a copy of 
the determination to the owner, the occupants of the units claimed as Tourist 
Units by the owner, and any interested parties who submitted evidence pursuant 
to Subdivision 3 of this section. 

D. An owner or any interested party who presented evidence pursuant to Subdivision 3 
of this section may appeal LAH D's determination to a General Manager's Hearing 
Officer pursuant to the provisions of Section 47.83. The appeal shall be filed at LAHD 
within 15 calendar days after LAHD mails its determination to the owner. LAHD's 
determination shall be final if a timely appeal is not filed. 

SEC. 47.76. Claim of Exemption. 

A. Applications for Exemption based on Subsection A of Section 47.74, 
Affordable Housing Projects. Applications for exemption based on Subsection A of 
Section 47.74 shall be subject to the provisions below of this subsection: 

1. Filing of Application for Exemption. An application for exemption 
based on Subsection A of Section 47.74 may be filed at any time by the owner. 
The owner shall pay an administrative fee in the amount of $205 when filing the 
application. The fee shall pay for the cost of processing the application. 

2. Owner's Submission of Evidence. The owner shall submit evidence 
with the appeal to support the claim of exemption. The owner has the burden of 
proving by a preponderance of the evidence that the Residential Hotel is exempt 
from the provisions of this article. 

3. Determination of Exempt Status. LAHD shall issue a determination 
of the claim for exemption based on the evidence submitted, and shall mail a 
copy of the determination to the owner within 90 days of filing the application. 

4. Appeal of Denial of Application for Exemption. An owner may 
appeal the denial of an application for exemption pursuant to the provisions of 
Subsection C of this section. 

B. Applications for Exemption based on Subsection B of Section 47.74. 
Applications for exemptions based on Subsection B of Section 47.74 shall be subject to 
the provisions below of this subsection: 

1. Timing of filing of Application for Exemption. An application for 
exemption based on Subsection B of Section 47.74 must be filed within 60 days 
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after LAHD mails notification pursuant to Subsection B of Section 47.75. Failure 
to timely file an application for exemption will result in denial of the application, 
unless LAHD finds that good cause exists for the untimely filing. The owner shall 
also pay an administrative fee in the amount of $205 when filing the application. 
The fee shall pay for the cost of investigating and processing the appeal. 

2. Posting Notice of Application for Exemption. On the date that the 
owner files the application for exemption with LAHD, the owner shall post a 
notice on the premises of the Residential Hotel. The notice shall be on a form 
prescribed by LAHD. The notice shall provide the name and contact number of 
the LAHD staff whom tenants and other interested parties can contact to provide 
additional evidence and information. LAHD shall also mail a copy of the owner's 
application for exemption to each of the units of the Residential Hotel. The 
notice shall remain posted until after LAHD issues a written determination 
regarding the application for exemption. 

3. Submission of Evidence. The owner shall submit evidence with the 
appeal to support the claim of exemption. The owner has the burden of proving 
by a preponderance of the evidence that the Residential Hotel is exempt from 
the provisions of this article. Tenants and other interested parties may submit 
evidence to LAHD. 

4. Determination of Exempt Status. LAHD shall review the application 
for exemption and evidence submitted. LAHD shall issue a determination of the 
application for exemption within 90 days of the filing of the application. LAHD 
shall mail a copy of the determination to the owner and to interested parties who 
submitted evidence pursuant to the provisions of Subdivision 3 of this 
subsection. 

5. Appeal from Determination of Exempt Status. An owner or any 
interested party who submitted evidence pursuant to Subdivision 3 of this 
subsection may appeal LAHD's determination of an application for exemption 
pursuant to the provisions of Subsection C of this section. 

C. Appeal of Determination of Application for Exemption. An appeal pursuant to 
the provisions of Subdivision 4 of Subsection A of this section or Subdivision 5 of 
Subsection B of this section may be made to the General Manager's Hearing Officer 
pursuant to the provisions of Section 47.83 of this article. The appeal shall be filed at 
LAHD within 15 calendar days after LAHD mails the determination of the application for 
exemption. LAHD's determination of an application for exemption shall be final if a 
timely appeal is not filed. 

SEC. 47.77. Application for Clearance. 

The City shall not approve a conversion or demolition of a Residential Hotel, or 
any new development on the site of a destroyed or demolished Residential Hotel, until 

7 



LAHD has approved an Application for Clearance filed by the owner pursuant to this 
section. 

A. If an owner applies for a building permit for a Residential Hotel that constitutes a 
proposed conversion or demolition of the Residential Hotel, or is a new development on 
the site of a destroyed or demolished Residential Hotel, then the following procedures 
shall apply: 

1. LADBS shall inform LAHD of the application for a building permit. 

2. The owner shall file an Application for Clearance with LAHD. Within 
90 days after LAHD has deemed the application complete, LAHD shall either 
deny the application or determine the conditions for approval of the application. 

3. LAHD shall make one of the following determinations when an owner 
files a complete Application for Clearance: 

(a) Deny an Application for Clearance if the applicant has violated 
the provisions of Subsection A of Section 47.81; 

(b) Exempt the property from the provisions of this article if the 
Application for Clearance is for an Affordable Housing Project pursuant to 
the provisions of Section 47.74; or 

(c) Determine the conditions for approval of an Application for 
Clearance pursuant to Section 47.78. 

4. LAHD shall mail a copy of LAHD's letter of determination of an 
Application for Clearance to the owner, the occupants of the Residential Hotel 
units, and the applicable Council office. 

5. The owner and any interested party may appeal the conditions for 
approval of an Application for Clearance to the General Manager's Hearing 
Officer pursuant to the provisions of Section 47.83. 

6. LAHD shall only approve the Application for Clearance if the owner 
complies with the conditions determined by LAHD pursuant to this section or, if 
the conditions for approval are appealed, as determined pursuant to Section 
47.83. 

B. An owner who files an Application for Clearance with LAHD and wants the option to 
pay a fee pursuant to the provisions of Subdivision 2 of Subsection A of Section 47.78 
shall pay an application fee in the amount of $2000 for each application. An owner who 
files an Application for Clearance with LAHD and does not want the option to pay a fee 
pursuant to the provisions of Subdivision 2 of Subsection A of Section 47.78 shall pay 
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an application fee in the amount of $1108 for each application. The application fee 
shall pay for the City's cost of administering the application process. 

C. The Application for Clearance shall contain the following information: 

1. The legal and mailing address of the Residential Hotel; 
2. The names and addresses of all owners or operators of the Residential 

Hotel; 
3. The names of all tenants in the Residential Hotel; 
4. The total number of units in the Residential Hotel and the current uses; 
5. The current rental rates for the Residential Units; and 
6. The length of tenancy of the tenants affected. 

SEC. 47.78. Conditions for Approval of an Application for Clearance. 

A. LAHD shall require an owner to satisfy one of the following conditions for approval of 
an Application for Clearance: 

1. Construct, for each Residential Unit to be converted or demolished, a 
comparable unit in the City of Los Angeles within a two-mile radius of the units to 
be converted or demolished. 

(a) LAHD may authorize the construction of fewer units to replace 
the Residential Units to be converted or demolished if LAHD determines 
that the following three conditions are met: 

(i) The replacement units provide amenities, such as bathrooms 
and kitchens, not present in the units to be withdrawn; 

(ii) The needs of the current residents of the Residential Hotel 
would be served by the better amenities and larger units; and 

(iii) The reduction in the number of units would not significantly 
decrease the number of available Residential Units in the City. 

(b) Where the owner chooses to comply with the conditions for 
approval of an Application for Clearance pursuant to this subdivision, 
LAHD shall not approve the Application for Clearance until LADBS issues 
a certificate of occupancy for units constructed pursuant to this 
subdivision, except where CRA/LA has approved replacement units within 
four years of the date of demolition of the Residential Hotel units pursuant 
to CRA/LA Development Guidelines and Controls for Residential Hotels in 
the City Center and Central Industrial Redevelopment Project Areas, so 
long as the guidelines are in full force and effect. 
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2. Pay to the City of Los Angeles a fee in an amount equal to 80 percent 
of the cost of construction of an equal number of comparable Residential Units 
plus 100 percent of site acquisition costs. GSD shall determine the fee amount 
based on an independent MAI certified appraisal reviewed by GSD. The 
applicant shall pay for the appraisal. The fee payments shall be placed in the 
Affordable Housing Trust Fund and be used for the Permanent Supportive 
Housing Program pursuant to Subsection B of this section. The funds deposited 
in the Affordable Housing Trust Fund for the Permanent Supportive Housing 
Program pursuant to the provisions of this subdivision may be used to create 
replacement units. If the units to be converted or demolished are in the City 
Center or Central Industrial Redevelopment Project Area, the fee will be paid into 
the Affordable Housing Trust Fund to be used for the Permanent Supportive 
Housing Program in accordance with the CRA/LA's Guidelines and Controls for 
Residential Hotels in the City Center and Central Industrial Redevelopment 
Project Areas, for so long as the guidelines are in full force and effect. 

3. Convert Residential Units to units that are either light housekeeping 
rooms, efficiency dwelling units or dwelling units, and which shall be subject to a 
regulatory agreement filed with the Los Angeles County Recorder guaranteeing 
for a period of at least 55 years that at least ten percent of the units shall be 
affordable to households with income no greater than 30 percent of Area Median 
Income, at least an additional 40 percent of the units shall be affordable to 
households with income no greater than 40 percent of Area Median Income, and 
at least an additional 30 percent of the units shall be affordable to households 
with income no greater than 50 percent of Area Median Income, as these terms 
are defined by the United States Department of Housing. The initial rent for the 
remaining units may be set at any amount. 

(a) The option provided by this subdivision applies only to 
Residential Hotels containing more than 250 units. 

(b) LAHD may authorize the construction of fewer units to replace 
the Residential Units to be converted pursuant to this subdivision if LAHD 
determines that the following three conditions are met: 

(i) The replacement units provide amenities, such as bathrooms 
and kitchens, not present in the units to be withdrawn; 

(ii) The needs of the current residents of the Residential Hotel 
would be served by the better amenities and larger units; and 

(iii) The reduction in the number of units would not significantly 
decrease the number of available Residential Units in the City. 

B. The funds deposited in the Affordable Housing Trust Fund pursuant to the 
provisions of thi~ article shall be used to provide capital funding for the development of 
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permanent supportive housing projects pursuant to the City's Permanent Supportive 
Housing Program. At the end of the calendar year after the year in which funds are 
deposited in the Affordable Housing Trust Fund, any remaining funds that have not 
been committed through the Permanent Supportive Housing Program shall be available 
for the development of affordable housing projects funded through the Affordable 
Housing Trust Fund. Units developed with funds committed under the Affordable 
Housing Trust Fund pursuant to this subsection shall be restricted to households with 
incomes no greater than 35% of Area Median Income, as defined by the United States 
Department of Housing and Urban Development. 

SEC. 47.79. Rights of Tenants. 

A. Relocation Assistance. Tenants evicted from Residential Units pursuant to 
Section 151.09 A 13 of this code shall be entitled to relocation assistance pursuant to 
the provisions of Section 151.09 G. 

B. Right of First Refusal. Within 60 days of the issuance of a certificate of occupancy 
for units constructed pursuant to Section 47.78 A 1, the owner shall first offer to rent the 
units to tenants who were evicted, pursuant to Section 151.09 A 13 of this Code, from 
the Residential Units that were the subject of the Application for Clearance. 

C. Tenancy. Any tenant who takes possession of a unit pursuant to the provisions of 
Subsection B of this section shall be subject to the provisions of Chapter XV of this 
Code. 

SEC. 47.80. Destroyed Buildings or Buildings Demolished Pursuant to an 
Abatement Proceeding. 

A. This section shall apply to Residential Hotel buildings that are destroyed by a 
disaster or demolished by LADBS pursuant to Section 91.8905 or 91.8907 of this Code, 
unless the proposed development will be an Affordable Housing Project. 

B. The City shall not approve building permits for a destroyed Residential Hotel 
building, or for any new development on the site of a destroyed or demolished 
Residential Hotel, unless the owner files an Application for Clearance with LAHD and 
complies with the provisions of Section 47.78. 

C. LAHD shall have the authority to record an affidavit with the County Recorder 
stating that no permits for any new development on the site of a destroyed or 
demolished Residential Hotel shall be issued unless the owner has complied with the 
provisions of this article. 

SEC. 47.81. Unlawful Conversion; Remedies; Fines. 

A. It shall be unlawful for any person to convert or demolish any Residential Hotel 
building or Residential Unit in violation of the provisions of this article. 
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1. Changing the use of a Residential Unit for non-commercial purposes 
that serves only the needs of the permanent residents, such as a residents' 
lounge, storeroom or common area, does not constitute a violation of this article. 

2. Demolition of an existing Residential Unit to combine units for a non
commercial purpose that serves only the needs of the permanent residents does 
not constitute a violation of this article. 

3. An owner is prohibited from converting or demolishing less than all of 
the original number of Residential Units in a Residential Hotel, except where an 
owner satisfies the conditions for approval of an Application for Clearance 
pursuant to the provisions of Subdivision 3 of Subsection A of Section 47.78. 

B. LAHD Order Regarding Violations and Fines. Whenever LAHD determines that 
any Residential Hotel is in violation of this article, LAHD shall order the violation 
corrected, and shall impose a fine pursuant to the provisions of this section. 

C. Appeal of Order to General Manager's Hearing. Where an owner believes that 
an order issued pursuant to the provisions of Subsection B of this section was in error 
regarding the violations identified or the fine assessed, the owner may appeal the order 
by filing a request for a General Manager's hearing pursuant to the provisions of 
Section 47.83. The owner must file the appeal in writing on a form provided by the 
Department within 15 calendar days of when LAHD mailed the order. If the appeal is 
not received within this period, the order shall be final. If the owner timely appeals the 
order to a General Manager's hearing, the order shall be stayed pending the appeal. 

D. Fines, Penalties and Interest. 

1. Imposition of Fine. A person violating any provision of this article 
shall pay a fine in the amount of $250 per day for each violation that is the 
subject of an order issued pursuant to Subsection B of this section. Fines 
imposed pursuant to orders that are not appealed to a General Manager's 
hearing must be paid within 30 days after issuance of the order. Fines not paid 
within 30 days shall be deemed delinquent. Fines imposed by orders that are 
appealed to a General Manager's hearing must be paid within 30 days after the 
Hearing Officer issues a written decision pursuant to the provisions of 
Subsection F of Section 47.83 if the Hearing Officer affirms imposition of the 
fine. Fines not paid within 30 days of issuance of a decision shall be deemed 
delinquent. 

2. Imposition of Late Penalty. A person whose fine is delinquent shall 
be assessed a penalty in the amount of 100 percent of the fine. The penalty 
shall be owed in addition to the amount of the fine. 
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3. Interest. In addition to the fine and penalties imposed, any person 
with a delinquent fine shall pay interest on the amount of the fine and any 
penalty owed at the rate of one and one-half percent per full month of 
delinquency. 

4. Personal Obligation of Owner. In addition to all other remedies 
provided by law, all penalties and interest owed for violations of this article shall 
be a personal obligation of the owner, recoverable by the City in an action before 
any court of competent jurisdiction. 

5. Criminal Penalties for Violations. Any person willfully violating the 
requirements of this article shall be guilty of a misdemeanor. The penalty upon 
conviction shall be not more than a fine of $1,000 or imprisonment in the county 
jail, not exceeding six months, or both fine and imprisonment. Violations of this 
article are deemed continuing violations, and each day that a violation continues 
is deemed to be a new and separate offense. 

6. False Information Misdemeanor. It shall be unlawful for an owner to 
willfully provide false information to the LAHD or its designees. Any owner who 
provides false information to the City, when required to provide information 
pursuant to this article, shall be guilty of a misdemeanor. Conviction of this 
misdemeanor shall be punishable by a fine of not more than $500 or by 
imprisonment in the County Jail for a period not to exceed six months, or both 
fine and imprisonment. 

E. Civil Action. An interested party or the City may institute a civil proceeding for 
injunctive relief and damages for violations of this article. The interested party 
instituting a civil proceeding, or the City suing to enforce the provisions of this article, if 
prevailing parties, shall be entitled to the costs of enforcing this article, including 
reasonable attorneys' fees, pursuant to an order of the Court. 

SEC. 47.82. Post or Posting. Where posting is required by this article, material shall 
be posted in a conspicuous location at the front desk in the lobby of the Residential 
Hotel, or if there is no lobby, in the public entranceway. No material posted may be 
removed by any person except as otherwise provided in this article. 

SEC. 47.83. Appeals to LAHD General Manager's Hearing Officer. 

A. Filing of the Appeal. Appeals to the General Manager's Hearing Officer shall be 
on a form prescribed by LAHD. The appellant must pay a fee in the amount of $600 to 
fund the administrative cost of the hearing process. Appellants must state the basis of 
the appeal and provide supporting evidence. 

B. Powers of the Hearing Officer. The General Manager's Hearing Officer shall 
exercise all powers related to the conduct of a hearing. The Hearing Officer shall have 
the discretion to grant a continuance of the hearing upon a showing of good cause. 
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The Hearing Officer has the power to administer oaths and affirmations during the 
hearing. The Hearing Officer shall require the maintenance of order in the hearing 
room, may order the exclusion of witnesses, may expel anyone who disturbs the 
hearing, and may secure the aid of the Los Angeles Police Department for these 
purposes. 

C. Notice of General Manager's Hearing. The General Manager's hearing shall be 
held within 30 days of the filing of the appeal. Notice of the General Manager's hearing 
shall be mailed to the owner, via certified United States mail, postage prepaid, or 
delivered in person, at least seven calendar days prior to the hearing. Upon receipt of 
the notice, the owner shall post the notice and shall keep the notice posted until after 
completion of the hearing. LAHD shall also provide notice to the occupants of the 
Residential Hotel by mail, or in person, at least seven calendar days prior to the 
hearing. 

D. Presentation of Evidence. LAHD staff, the owner, tenants and occupants of the 
Residential Hotel and any other interested party may present oral, photographic or 
documentary evidence that is relevant to the case for consideration by the Hearing 
Officer. Appellants shall have the burden of proof, and shall present substantial 
evidence and specific facts to support their appeal 

E. Recording of Hearing. The proceedings shall be audio-recorded by LAHD. 

F. Hearing Officer's Decision. After considering all relevant evidence and 
arguments, the Hearing Officer shall issue a written decision within 30 calendar days of 
the hearing. The Hearing Officer shall decide, based on the record, whether LAHD 
erred or abused its discretion. The decision shall be supported by written findings. 
LAHD will mail a copy of the decision to the owner and the occupants of the Residential 
Hotel. The decision of the Hearing Officer shall be the final administrative decision 
except in the following circumstance: If LAHD authorizes construction of fewer units 
pursuant to Section 47.78 A 1(a) or Section 47.78 A 3 (b) and this results in a reduction 
of more than 25 percent of the number of Residential Units being converted or 
demolished, the owner or any interested party may appeal the Hearing Officer's 
decision to the City Council pursuant to the provisions of Subsection G of this section. 

G. Appeals to the City Council. Appeals to the City Council shall be filed with LAHD 
on the forms prescribed by LAHD within fifteen days of the date of mailing of the 
Hearing Officer's decision. LAHD shall transmit the appeal form to the City Clerk for a 
public hearing before the City Council. The City Council shall hear the appeal within 30 
days after it is filed, unless the appellant and the owner consent to an extension of time. 
The Council shall give notice of the hearing to the owner, the appellant and LAHD. At 
the time established for the hearing, the Council or its Committee shall hear the 
testimony of the appellant, the owner, LAHD staff, and any witnesses on their behalf. 
Upon conclusion of the hearing, the City Council shall within ten days render its 
decision on the appeal based upon the testimony and documents produced before it. 
The City Council may sustain, modify, or reject LAHD authorization of the construction 
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of fewer units pursuant to Section 47.78 A 1(a) or Section 47.78 A 3 (b), and shall make 
findings consistent with the provisions of this article. If at the end of the time limit 
specified in this subsection, or time extension consented to by the appellant and the 
owner, the City Council fails to act, the appeal shall be deemed denied and the Hearing 
Officer's decision from which the appeal was taken shall be deemed affirmed. It shall 
be the duty of the City Clerk to issue the decision. 

SEC. 47.84. Construction. Nothing in this article may be construed to supersede any 
other lawfully enacted ordinance of the City of Los Angeles, except that definitions 
provided in this article shall govern the enforcement of this article. An owner of a 
Residential Hotel subject to the provisions of this article must comply with all applicable 
federal, state and local laws, including, without limitation, the CRA/LA Development 
Guidelines and Controls for Residential Hotels in the City Center and Central Industrial 
Redevelopment Project Areas, so long as the guidelines are in full force and effect. 

SEC. 47.85. Promulgation of Rules and Regulations. The LAHD and LADBS shall 
have the authority to adopt policies, rules and regulations to effectuate the purposes of 
this article, and to implement and administer their duties imposed pursuant to the 
provisions of this article. 

SEC. 47.86. Annual Review of Residential Hotel Status. 

The General Manager of the LAHD, with assistance from LADBS, shall prepare and 
report to the Mayor and the City Council annually with respect to the administration of 
this article and shall provide the following information: 

A. Current data on the number of Residential Hotels and the number of Residential 
Units in each of the Residential Hotels in the City of Los Angeles; 

B. Current data on the number of Residential Units converted or demolished pursuant 
to an approved application for clearance; 

C. Current data on the number of Residential Units eliminated due to demolition as a 
result of major fires, natural causes or accidents; 

D. Current data on the number of Residential Units illegally converted; 

E. Current data on the number of replacement housing units rehabilitated or 
constructed; 

F. A summary of the enforcement efforts by all City agencies responsible for the 
administration of this article; and 

G. A report on expenditures of monies in the Affordable Housing Trust Fund received 
pursuant to the provisions of this article. 
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Sec. 2. Section 91.106.4.1 of Division 1 of Article 1 of Chapter IX of the Los 
Angeles Municipal is amended to add a new Subsection 16 to read: 

16. The Department of Building and Safety shall have the authority to 
withhold building permits for new development on the site of a destroyed or 
demolished Residential Hotel and for the conversion or demolition of Residential 
Units on any property identified as a Residential Hotel by the Los Angeles 
Housing Department pursuant to Article 7 .1 of Chapter IV of the Los Angeles 
Municipal Code until the Los Angeles Housing Department has verified 
compliance with the provisions of Article 7 .1 of Chapter IV of the Los Angeles 
Municipal Code in order to preserve Residential Units in the Residential Hotels of 
the City of Los Angeles. 

Sec. 3. The first sentence of the first paragraph of Subsection C of Section 
151.06 of the Los Angeles Municipal Code is amended to read: 

Except as otherwise provided in this subsection, if the rental unit was vacated 
voluntarily or as a result of an eviction or termination of tenancy based on one or more 
of the grounds described in Subdivisions 1, 2, 9 or 13 of Subsection A of Section 
151.09, the maximum rent or maximum adjusted rent may be increased to any amount 
upon re-rental of the rental unit. 

Sec. 4. A new Subdivision 13 is added to Subsection A of Section 151.09 of the 
Los Angeles Municipal Code to read: 

13. The rental unit is in a residential hotel, and the landlord seeks to 
recover possession of the rental unit in order to convert or demolish the unit, as 
those terms are defined in Section 47.73 of the Los Angeles Municipal Code. A 
landlord may recover possession of a rental unit pursuant to this paragraph only 
after the Department has approved an Application for Clearance pursuant to the 
provisions of Section 47.77. 

Sec. 5. The first sentence of Subsection G of Section 151.09 of the Los Angeles 
Municipal Code is amended to read: 

If the termination of tenancy is based on the grounds set forth in Subdivisions 8, 
10, 11, 12 or 13 of Subsection A of this section, then the landlord shall pay a relocation 
fee of: $14,850 to qualified tenants and a $6,810 fee to all other tenants who have 
lived in their rental unit for fewer than three years, or $17,080 to qualified tenants and a 
$9,040 fee to all other tenants who have lived in their rental unit for three years or 
longer, or $17,080 to qualified tenants and $9,040 to all other tenants whose household 
income is 80 percent of below Area Median Income (AMI), as adjusted for household 
size, as defined by the U.S. Department of Housing and Urban Development, 
regardless of length of tenancy. 
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Sec. 6. Urgency Clause. The City Council finds and declares that this 
ordinance is required for the immediate preservation of the public peace, health and 
safety for the following reasons: Residential hotels, including single room occupancy 
hotels, are often the housing of last resort for the poor living in the City of Los Angeles. 
If residential hotels are converted or demolished, a crucial housing resource would be 
permanently lost. The City's homeless population would very likely increase, exposing 
already at-risk persons and families to inhumane living conditions, as well as making 
them more vulnerable to crime. Downtown Los Angeles and many other areas of the 
City that have traditionally provided low-income housing are experiencing gentrification 
that displaces low-income households. During the last five years, property owners have 
removed over 13,000 rent stabilized units pursuant to the State Ellis Act. Statistics 
provided by the Housing Department illustrate the impact on the City's housing market 
by the loss of residential hotels. The City has 336 residential hotels, accounting for 
18,739 units. Los Angeles also has the nation's largest homeless population. 
Unregulated conversion or demolition of residential hotels would lead to an 
unacceptable and socially harmful increase in homelessness in Los Angeles. 

The City Council, with the Mayor's concurrence, adopted the Interim Control 
Ordinance prohibiting the conversion or demolition of residential hotels on May 19, 
2006, while the City developed a permanent ordinance to regulate the conversion or 
demolition of residential hotels. The Interim Control Ordinance was extended for two 
additional six-month periods and shall expire on May 24, 2008. The Council, therefore, 
with the Mayor's concurrence, adopts this ordinance to become effective upon 
publication pursuant to Los Angeles City Charter Section 253. 

Sec. 7. Severability. If any provision of this ordinance is found to be 
unconstitutional or otherwise invalid by any court of competent jurisdiction, that 
invalidity shall not affect the remaining provisions of this ordinance, which can be 
implemented without the invalid provisions, and to this end, the provisions of this 
ordinance are declared to be severable. 
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Sec. 8. The City Clerk shall certify to the passage of this ordinance and have it 
published in accordance with Council policy, either in a daily newspaper circulated 
in the City of Los Angeles or by posting for ten days in three public places in the City of 
Los Angeles: one copy on the bulletin board located at the Main Street entrance to the 
Los Angeles City Hall; one copy on the bulletin board located at the Main Street 
entrance to the Los Angeles City Hall East; and one copy on the bulletin board located 
at the Temple Street entrance to the Los Angeles County Hall of Records. 

I hereby certify that this ordinancz
0
)(\(as passed by the Council of the City of 

Los Angeles, at its meeting of MAY 0 6 Ull . 

KAREN E. KALFAYAN, City Clerk 

By ---1.C~\L)_-~~~.,_,~~::::::::::=::= 
Deputy 

Approved ___ ~_'lf_1_5_z_OO_B __ 

Approved as to Form and Legality 

ROCKARD J. DELGADILLO, City Attorney 

By~~~ 
JUDITH REEL 

oeputy City Attorney 

Date~ 

File No. 08-0644 

M:ILAHD\Reel\ORDINANCES\Resdiential Hotel Ordinance - as amended by Perry Motion.doc 

18 



" . -;.·' ,. 
• J CODE ENFOIHMENT DMSION - CENTRAL REGIONAL OFFICE 

Los Angeles H[tf H'[jment 

3550 Wilshire Boulevard, Suite 1500. Los Angeles. CA 90010 

tel 213.2522800 ' fax 2132522801 
lal'id.l(l(lty.org 

September 15, 2009 

Evergreen Investments LLC 
4077 W. 3rd street 
Los Angels, CA 90020 

RE: Property Located at: 4077 W. 3rd street 
Assessor Parcel Number: 5517-020-015 

Dear O\.·vner, 

Antonio R. Villaralgosa. Mayor 

Douglas Guthrie, General Manager 

On May 13,2010, the Los Angeles Housing Department (LAHD) sent you a letter pursuant to Los Angeles 
Municipal Code (LAMC) Section 47.86 conducting an investigation to de1errnine whether the referenced property 
is a residential hotel subject to the Residential Hotel Unit Conversion and Demolition Ordinance (Ordinance No. 
180, 175), LAMC Chapter IV, Article 7 .1. The letter asked you to provide the following documentation by June 
2,2010: All Certificates of Occupancy for the subject property, Transient Occupancy Tax Reports for 2005 through 
2008 and Tenant Rent Roll/ Housekeeping Report for 2005 through 2008. As of the date of this letter: 

~ 
You have failed to respond to our written requests for documentation. LAMC 47.86 
states that if "the requested information is not provided, LAHD may deem the building a 
Residential Hotel and all of the units therein Residential Units." 

j You have not provided sufficient documentation to establish that your property is not a 
Residential Hotel 

Therefore, pursuant to LAMC Section 47.75.8, you are hereby notified that LAHD has determined that the 
referenced property is a Residential Hotel subject to the Residential Hotel Unit Conversion and Demolition 
Ordinance. Enclosed please find a copy of the Ordinance, as revised and adopted by the City Council on August 
13, 2008. Such determination impacts your ability to convert or demolish your building. The provisions of this 
section require you to post this notice until the time of appealing such designation expires. 

Filing an Appeal of Residential Hotel Status Determination 

You may appeal LAHD's determination that your property is a Residential Hotel by following the procedures 
outlined below. Any appeals submitted will be governed by the procedures set forth in the Ordinance enclosed 
herein. You may contact LAHD through the persons listed below to discuss available options for appeals. 

You have sixty (60) days from the date of this notification to file an appeal. Failure to file an appeal shall result in 
your waiver of administrative rights to challenge LAHD's determination. 

To appeal LAHD's determination that your property is a Residential Hotel you must do the following: 

• Complete the enclosed form "Appeal of Residential Hotel Status Determination" form; 
• Enclose the necessary evidence with the form to establish the factual basis of your appeal. Evidence 

may include, but is not limited to: 
o Rent rolls, housekeeping logs or registration logs from April 2005 to the present (these may 

be submitted in Excel or Access database format); 

An Equal Opportunity ! Affirmative Action Employer 
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o Office of Finance audit reports for the past five years; 
o Monthly Occupancy Tax reports for the past five years; 
o Business Tax Registration Statements; 
o Any Memorandum Withdrawing Non-Rented Housing Accommodations from the Rental 

Market filed with the County Recorder. 
• Enclose a payment of $605 in administrative fees (by check or money order) made payable to "City of 

Los Angeles - LAHD." You may pay by credit card if your appeal is submitted in person; 
o File the "Appeal of Residential Hotel Status Determination" form, supporting evidence, and pay the 

administrative fees no later than November 14, 2009; and 
• Complete and post the enclosed "Residential Hotel - Notice of Appeal of Residential Hotel Status 

Determination" in a conspicuous location at the front desk in the hotel lobby or , if none, in the public 
entranceway of the building subject to the appeal until LAHD issues a written determination on your 
appeal. Enclose a completed copy of this notice in your appeal request package as well. 

You may contact Ada Aimiuwu at (213) 252-2866 or Lee Smith at (213) 252-2890 if you have any additional 
questions regarding filing an appeal. 

Filing a Claim of Exemption 

If you believe that your property is exempt from the Ordinance based on one of the grounds provided in Section 
47.74 of the Ordinance, you must file a claim of exemption by following the procedures outlined below. If your 
claim of exemption is based upon the exemption for affordable housing in Section 47.74(A) of the Ordinance or its 
predecessor, you may file the appeal at any time. If your claim of exemption is based upon an exemption 
specified in Section 47.74(8) of the Ordinance or its predecessor, your claim of exemption must be filed within 
sixty (60) days from the date of this notification. Failure to file a claim of exemption within this time period shall 
result in your waiver of any such claim of exemption. 

If you believe that the referenced property qualifies for a Claim of Exemption from the Ordinance pursuant to 
LAMC Section 47.74, you must do the following: 

• Complete the enclosed city of Los Angeles "Residential Hotel Ordinance - Claim of Exemption" form; 
• Enclose the necessary evidence with the form to establish the basis of your claim of exemption; 
• Enclose payment of $205 in administrative fees (by check or money order) made payable to "City of 

Los Angeles - LAHD." You may pay with credit card if you claim of exemption is submitted in person; 
• For exemptions based on the grounds provided in LAMC Section 47.74(8), you must file the 

"Residential Hotel Ordinance - Claim of Exemption" form, supporting evidence, and payment of 
administrative fees with LAHD so that they are received by LAHD no later than November 14, 2009. 

• Post the enclosed "Residential Hotel - Notice of Claim of Exemption" in a conspicuous location at the 
front desk in the hotel lobby or, if none, in the public entranceway of the building subject to the claim 
of exemption until LAHD issues a written determination on your claim of exemption. Enclose a 
completed copy of this notice in your claim of exemption package as well. 

You may contact Martha Paredes Carrasco at (213) 808-8598 if you have any additional questions 
regarding filing a Clalm of Exemption. 



Subject 
Date 
Page 3 

An Appeal of Residential Hotel Status Determination or a Claim of Exemption may be filed with LAHD by mail or 
in person: 

In Person/ By Mail 

Los Angeles Housing Department 
Residential Hotel Unit 

3550 Wilshire Blvd. Ste #1500 
Los Angeles, CA 90010 

Administrative fees may be paid by credit card if the appeal or claim of exemption is submitted in person at the 
above address. 

Sincerely, 

Lee Smith 
Senior Inspector 

Enclosures: Ordinance 180, 175; Appeal of Residential Hotel Status Determination; Residential Hotel Ordinance - Claim of Exemption; Notice 
of Appeal of Residential Hotel Status Determination; Residential Hotel - Notice of Claim of Exemption 
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Los Angeles tif ~t)ment Antonio R. Villara!gosa, Mayor 

Douglas Guthrie, General Manager 
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1200 West 7th Stree~ 8th Floor. Los Angeles, CA 90017 

tel 866.557.7368 I fax 211808.BBTB 

lahdJacity.org 

LAHD Determination of Residential Unit Status 

AugustS,2010 

Evergreen Investments Group LLC. 
3923 W. 6111 street Ste. #315 
Los Angeles, CA 90020 

RE: Property Address: 4077 W. 3rd street 
Assessor's Parcel Number: 5517-020-015 

Pursuant to Los Angeles Municipal Code (LAMC) 47.76.A, the Los Angeles Housing Department (LAHD) 
has determined the following regarding the Residential Hotel: 

r..1 This Residential Hotel contains only Residential Units. 

F This Residential Hotel contains [#]_Residential I Tourist Units. 

This Residential Hotel is subject to the Residential Hotel Unit Conversion and Demolition Ordinance 
(Ordinance No. 180, 175) as provided in LAMC Chapter IV, Article 7.1. A copy of the Municipal Code 
article governing Residential Hotels and Residential Units is enclosed. You must post a copy of this notice 
at the front desk in the hotel lobby or, if none, in the public entranceway of the building subject to this 
determination until the time for appealing this determination expires. 

Filing an Appeal of Residential Unit Status Determination 

You may appeal LAHD's determination of the number of Residential I Tourist Units by following the 
procedures outlined below. Any appeals submitted will be governed by the procedures set forth in the 
Municipal Code. 

You have sixty (60) days from the date of this notification to file an appeal. Failure to file an appeal by 
October 4, 2010 shall result in your waiver of all rights and abilities to challenge LAHD's determination. 

To appeal LAHD's determination of the number of Residential Units you must do the following: 

• Complete the enclosed "Appeal of Residential Unit Status Determination" form; 
• Identify the specific units you claim are incorrectly designated; 
• Enclose the supporting evidence with the form to establish the factual basis of your appeal. 

Evidence may include, but is not limited to: 
o Rent rolls, housekeeping logs or registration . logs from April 2005 to the present (in 

Excel or Access database format); 
o Office of Finance audit reports from April 2005 to the present; 
o Monthly Occupancy Tax reports from April 2005 to the present; 
o Business Tax Registration Statements; 
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o Any · Memorandum Withdrawing Non-Rented Housing Accommodations from the 
Rental Market fried with the County Recorder. 

• Enclose a payment of $988 for administrative fees (by check or money order) made payable 
to "City of Los Angeles - LAHD " You may pay by credit card if your appeal is submitted in 
person; 

• Complete and post the enclosed "Residential Hotel - Notice of Appeal of Residential Unit 
Status Determination" in a conspicuous location at the front desk in the hotel lobby or, if 
none, in the public entranceway of the building subject to the appeal until LAHD issues a 
written determination on your appeal; and 

• Submit a copy of the notice along with your application package. 

An Appeal of Residential Unit Status Determination may be filed with LAHD by mail or in person: 

In person: 

Los Angeles Housing Department 
Garland Building 
Residential Hotel Unit 
1200 West Seventh Street, 181 Floor 
Los Angeles, CA 90017 

By mail: 

Los Angeles Housing Department 
Garla.nd Building 
P.O. Box Number 17280 
Los Angeles, CA 90017-0280 
Attn: Residential Hotel Unit 

You may contact Lee Smith at (213} 252-2890 or Ada Aimiuwu at (213} 252-2866, if you have any 
additional questions regarding this notice or filing an appeal. 

Sincerely, 

KENNETH LAM 
Principal Inspector 
Specialized Enforcement Section 

Enclosures: Ordinance 180, 175; Appeal of Residential Hotel Unit Status Determination; Notice of Appeal of Residential Hotel Unit 
Status Determination 
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August 3, 2020 
 
Oliver Netburn, City Planner 
200 North Spring Street, Room 763 
Los Angeles, CA 90012 
oliver.netburn@lacity.org 
 
Re: Kipling Apartments, Zone Change & General Plan Amendment 
 4067-4085 West 3rd Street & 266-272 South Kingsley Drive 
 Case No.: CPC-2020-1716-GPA-ZC  
 CEQA No.: ENV-2020-1717-CE 
 STRONGLY OPPOSED 
 
Dear Mr. Netburn, 
 
I am writing to express both my concern and my bewilderment on reading about the proposed 
zone change and general plan amendment for the Kipling Apartments, 4067-4085 West 3rd 
Street & 266-272 South Kingsley Drive.   
 
In the first place, I want to emphasize that the 139 units at the Kipling Apartments are RSO 
units.  Also, this property is classified as a residential hotel, and any attempt to convert the 
units to uses other than residential apartments is prohibited by the Residential Hotel Ordinance.  
These are crucial points in the consideration of this request. 
 
I have to ask, why is the applicant requesting a zone change and general plan amendment?  
The hearing notice says: 
 
"The proposed project is the conversion of 139 guest rooms to light housekeeping rooms." 
 
This indicates that the applicant is converting the units from one type of residential use to 
another.  If this is truly the case, there is no need for a zone change and certainly no need for a 
GPA. 
 
But I have to ask, is the applicant simply considering a change from the guest room category to 
light housekeeping?  Item 2 under Requested Actions says the applicant wants to re-designate 
the parcel located at 266 South Kingsley from Low II Residential to Neighborhood Office 
Commercial.  This clearly indicates that the applicant intends to change the Kipling from 
residential to commercial use, possibly with the intent of turning it into a hotel. 
 
If this is the case, the applicant should understand that the change of use is illegal.  As stated 
above, the Kipling is categorized by the City of LA as a residential hotel, and a conversion of 
these units to tourist accommodations is prohibited by the LAMC.  
 
Also, in light of the recent report from UCLA on the coming eviction crisis, the conversion of 
these units to commercial uses could only be considered a grave mistake.  In the report, 
Professor Emeritus Gary Blasi predicts that, as a result of the pandemic, 36,000 to 120,000 
renter households could face eviction and homelessness. 
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New Study Warns of Looming Eviction Crisis in Los Angeles County 
https://luskin.ucla.edu/new-study-warns-of-looming-eviction-crisis-in-los-angeles-county 
 
Before these actions are considered, the applicant needs to state clearly what future use 
requires a zone change and a GPA.  The fact that the hearing notice fails to state the 
applicant's intentions is a major omission.  The applicant should also be informed in 
writing by City Planning that any conversion of these units to transient occupancy uses 
is illegal. 
 
Also, I ask that you please add me to the distribution list so that I receive all future 
communications regarding this project. 
 
Thank you for your time. 
 
Sincerely, 
Casey Maddren 
2141 Cahuenga Blvd., Apt. 17 
Los Angeles, CA   90068 
cmaddren@gmail.com 
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Oliver Netburn <oliver.netburn@lacity.org>

With regards to Public Hearing CPC-2020-1716-GPA-ZC
1 message

Kipling Tenants Association <kiplingtenantsassociation@gmail.com> Mon, Aug 3, 2020 at 1:29 PM
To: oliver.netburn@lacity.org
Cc: sylvia.lacy@lacity.org, mayor.helpdesk@lacity.org

Dear Mr. Netburn:

This letter regards the public hearing, CPC-2020-1716-GPA-ZC, scheduled for 11am on Wednesday, 08/05/2020.

Upon receiving notice of the hearing and the proposed changes up for consideration, the Kipling Tenants Association
reached out to the owner, Omninet Capital LLC, and their neighborhood office representative at Pioneer Property
Management for further clarification regarding the proposed changes. They are as follows:

1. To Pioneer Management:

"Dear Maira:

This letter regards the public hearing scheduled for 08/05/2020, in which the Kipling Hotel owner proposes to change the
land use designation of the building and start a conversion process of rooms therein.

If the company is granted a permit to convert 139 of the guest rooms into light housekeeping rooms, when does it plan to
start the conversion process and expect the project's completion; and what would such a process entail in concrete
terms?

Thank you for clarifying this matter further.

Best Regards,

Kipling Tenants Association
4067-4077 W 3rd St
Los Angeles
CA 90020"

2. To Omninet Capital, LLC:

"To whom it may concern:

This letter regards the public hearing scheduled for 08/05/2020, in which you propose to change the land use designation
of the building and start a conversion process of the rooms therein.

If the company is granted a permit to convert 139 of the guest rooms into light housekeeping rooms, when does it plan to
start the conversion process and expect the project's completion; and what would such a process entail in concrete
terms?

Thank you for clarifying further about this matter.

Best Regards,

Kipling Tenants Association"
--

In response, Omninet's legal representation replied:

"Ladies and Gentlemen,

It has been brought to ownership's attention that there is an email and other unfounded rumors which are circulating in
the community which state or otherwise suggest that our tenants will be asked to leave in connection with certain legal

https://www.google.com/maps/search/4067-4077+W+3rd+St+Los+Angeles+CA+90020?entry=gmail&source=g
https://www.google.com/maps/search/4067-4077+W+3rd+St+Los+Angeles+CA+90020?entry=gmail&source=g
https://www.google.com/maps/search/4067-4077+W+3rd+St+Los+Angeles+CA+90020?entry=gmail&source=g
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zoning proceedings currently in process. Please know this email and rumors are NOT accurate. The re-zoning
proceedings do not in any way contemplate or require the removal or relocation of any tenant.

If you have any further questions, please call management at 213-252-7146.

Sincerely,

ss//

Dara Kalish, Esq.
General Counsel
On behalf of Omninet Kipling, LP"

The emails were only sent to the companies listed and city representatives. They are not in "circulation". 

The emails were seeking clarification about a process, specifically conversion, and the company's interpretation of that
process should it obtain a permit to rezone and convert the building on Wednesday. The emails do not state, suggest or
spread rumors to anyone outside or inside the Kipling Hotel that the owner has plans to "ask...tenants to leave."

The owner has not sent any other followup communication clarifying the matter. 

Regarding notice of the hearing, tenants received notice of the proposal to convert 139 rooms of the building this past
Wednesday, 07/29/2020, following an earlier notice about another project proposal that regards the restaurant sharing the
building's first floor. The notice for case CPC-2020-1716-GPA-ZC was taped to a tree and on the restaurant's door. None
were attached to the Kipling Hotel lobby doors at any time. Since last Wednesday, it appears the weather has taken the
notice off the tree.

Please take this information into consideration in making the decision whether or not to approve the owner's application
for a permit to rezone and convert 139 guest rooms of the Kipling Hotel, a residential building currently existing under the
city's rent control ordinance.

Thank you for your attention to this matter.

Sincerely,

Kipling Tenants Association
4067-4077 W 3rd St
Los Angeles
CA 90020
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Oliver Netburn <oliver.netburn@lacity.org>

Kipling Apts., 4067 W 3rd & 266 S Kingsley, CPC-2020-1716-GPA-ZC, OPPOSED
1 message

cmaddren@gmail.com <cmaddren@gmail.com> Mon, Aug 3, 2020 at 2:32 PM
To: Oliver Netburn <oliver.netburn@lacity.org>
Cc: cmaddren@gmail.com

Dear Oliver,

 

I’m sending the attached comments on the proposed zone change and GPA for the Kipling Apartments. 

 

Thanks,

Casey

 

 

Kipling Apts Comments FINAL 2008.pdf
566K
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August 3, 2020 
 
Oliver Netburn, City Planner 
200 North Spring Street, Room 763 
Los Angeles, CA 90012 
oliver.netburn@lacity.org 
 
Re: Kipling Apartments, Zone Change & General Plan Amendment 
 4067-4085 West 3rd Street & 266-272 South Kingsley Drive 
 Case No.: CPC-2020-1716-GPA-ZC  
 CEQA No.: ENV-2020-1717-CE 
 STRONGLY OPPOSED 
 
Dear Mr. Netburn, 
 
I am writing to express both my concern and my bewilderment on reading about the proposed 
zone change and general plan amendment for the Kipling Apartments, 4067-4085 West 3rd 
Street & 266-272 South Kingsley Drive.   
 
In the first place, I want to emphasize that the 139 units at the Kipling Apartments are RSO 
units.  Also, this property is classified as a residential hotel, and any attempt to convert the 
units to uses other than residential apartments is prohibited by the Residential Hotel Ordinance.  
These are crucial points in the consideration of this request. 
 
I have to ask, why is the applicant requesting a zone change and general plan amendment?  
The hearing notice says: 
 
"The proposed project is the conversion of 139 guest rooms to light housekeeping rooms." 
 
This indicates that the applicant is converting the units from one type of residential use to 
another.  If this is truly the case, there is no need for a zone change and certainly no need for a 
GPA. 
 
But I have to ask, is the applicant simply considering a change from the guest room category to 
light housekeeping?  Item 2 under Requested Actions says the applicant wants to re-designate 
the parcel located at 266 South Kingsley from Low II Residential to Neighborhood Office 
Commercial.  This clearly indicates that the applicant intends to change the Kipling from 
residential to commercial use, possibly with the intent of turning it into a hotel. 
 
If this is the case, the applicant should understand that the change of use is illegal.  As stated 
above, the Kipling is categorized by the City of LA as a residential hotel, and a conversion of 
these units to tourist accommodations is prohibited by the LAMC.  
 
Also, in light of the recent report from UCLA on the coming eviction crisis, the conversion of 
these units to commercial uses could only be considered a grave mistake.  In the report, 
Professor Emeritus Gary Blasi predicts that, as a result of the pandemic, 36,000 to 120,000 
renter households could face eviction and homelessness. 
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New Study Warns of Looming Eviction Crisis in Los Angeles County 
https://luskin.ucla.edu/new-study-warns-of-looming-eviction-crisis-in-los-angeles-county 
 
Before these actions are considered, the applicant needs to state clearly what future use 
requires a zone change and a GPA.  The fact that the hearing notice fails to state the 
applicant's intentions is a major omission.  The applicant should also be informed in 
writing by City Planning that any conversion of these units to transient occupancy uses 
is illegal. 
 
Also, I ask that you please add me to the distribution list so that I receive all future 
communications regarding this project. 
 
Thank you for your time. 
 
Sincerely, 
Casey Maddren 
2141 Cahuenga Blvd., Apt. 17 
Los Angeles, CA   90068 
cmaddren@gmail.com 
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Oliver Netburn <oliver.netburn@lacity.org>

Kipling Apartments, CPC-2020-1716-GPA-ZC-HD, CEQA No.: ENV-2020-1717-CE,
OPPOSED 

cmaddren@gmail.com <cmaddren@gmail.com> Mon, Jan 4, 2021 at 9:23 AM
To: Oliver Netburn <oliver.netburn@lacity.org>
Cc: cmaddren@gmail.com

Good Morning, Oliver,

 

I hope you had some time to rest and relax over the holidays.  Hopefully we can look forward to a more promising year
now that 2020 is behind us.

 

Please see the attached comments I’m submitting on Omninet’s recent application for the Kipling Apartments.

 

Could you also send me a quick note to confirm you received this?

 

Thanks,

Casey

 

Kipling Apts Comments Revised Application 2101.pdf 
466K
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January 4, 2020 
 
Oliver Netburn, City Planner 
200 North Spring Street, Room 763 
Los Angeles, CA 90012 
oliver.netburn@lacity.org 
 
Re: Kipling Apartments, Zone Change, General Plan Amendment & Height District Change 
 4067-4085 West 3rd Street & 266-272 South Kingsley Drive 
 Case No.: CPC-2020-1716-GPA-ZC-HD  
 CEQA No.: ENV-2020-1717-CE 
 STRONGLY OPPOSED 
 
Dear Mr. Netburn, 
 
I am writing to express my deep concern about the return of the application by Omninet 
requesting entitlements related to the Kipling Apartments, 4067-4085 West 3rd Street & 
266-272 South Kingsley Drive.  The last time around Omninet's representative claimed that 
their request for a zone change and a general plan amendment was being made simply for the 
sake of consistency, and that they had no intention of evicting any of the current tenants.  But 
the addition of a request for a height district change makes it clear that this real estate 
investment and venture capital firm intends to position the Kipling for demolition and new 
construction.   
 
On its web site, Omninet explains its focus as follows: 
 
As the private investment firm of its principals, Omninet Capital is currently focused on taking 
advantage of the distress in the commercial real estate market. With experience across all 
property types including the construction of a $350 million condominium project, the firm is 
actively acquiring value-added commercial real estate across the United States. 
 
This should make clear that Omninet's goal is to profit from speculative investment.  The 
paragraph above states plainly that their focus is commercial real estate, and this explains the 
requested change to Neighborhood Office Commercial.  It's likely that Omninet has always 
intended to exploit the property's value as a commercial use, and never had any intention of 
engaging in the long-term management of a residential property.  
 
As you know, the 139 units at the Kipling Apartments are RSO units.  Also, this property is 
classified as a residential hotel, and any attempt to convert the units to uses other than 
residential apartments is prohibited by the Residential Hotel Ordinance.  The owner's likely plan 
to use the zone change, GPA and height district change to position the property for commercial 
development would lead to the loss of 139 units of rent-stabilized housing when the Mayor and 
every member of the City Council has repeatedly stated that LA is experiencing a housing crisis.  
At this point, allow me to quote from the City's Housing Element: 
 
Goal 1: A City where housing production and preservation result in an adequate supply of 
ownership and rental housing that is safe, healthy and affordable to people of all income levels, 
races, ages, and suitable for their various needs. 
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Additionally, I'd like to highlight the following objectives stated in the Housing Element: 
 
conservation of existing residential neighborhoods 
 
assurance of environmental justice and a healthful living environment 
 
Any attempt to remove 139 units from the market with no provision for affordable replacement 
units is clearly in conflict with the Housing Element.   
 
In light of the recent report from UCLA on the coming eviction crisis, the conversion of these 
units to commercial uses could only be considered a grave mistake.  In the report, Professor 
Emeritus Gary Blasi predicts that, as a result of the pandemic, 36,000 to 120,000 renter 
households could face eviction and homelessness. 
 
New Study Warns of Looming Eviction Crisis in Los Angeles County 
https://luskin.ucla.edu/new-study-warns-of-looming-eviction-crisis-in-los-angeles-county 
 
Furthermore, as result of the pandemic, some sectors of the commercial real estate market are 
in a tailspin, and there is great uncertainty about what the future holds.  If large companies 
continue to allow employees to work from home, this could have far-reaching impacts on the 
demand for office space.  Also, if the trend towards on-line shopping continues to accelerate, 
this could mean that the ongoing decline in demand for retail space will gain more momentum.  
The conversion of residential units to commercial space in the current environment makes 
absolutely no sense.  The same goes for the demolition of a residential building to make way 
for a commercial use.  The City should not grant the zone change from residential to 
commercial. 
 
Omninet's likely intent to position this property for demolition and new construction would clearly 
exacerbate the current housing crisis, driving low-income tenants who rely on the security of 
RSO units out of their homes.  The addition of the request for a height district change makes it 
clear that they were not being honest at the August 5, 2020 hearing when their representative 
claimed that they were only seeking zoning consistency.  Their duplicity should be reason 
enough to deny this request. 
 
City Planning made the right call by denying this application in 2019.  I urge you to once again 
deny this application.  It could cause the displacement of hundreds of tenants as the numbers 
of homeless on LA streets continues to rise. 
 
Also, I ask that you please add me to the distribution list so that I receive all future 
communications regarding this project. 
 
Thank you for your time. 
 
Sincerely, 
Casey Maddren 
2141 Cahuenga Blvd., Apt. 17 
Los Angeles, CA   90068 
cmaddren@gmail.com 
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Oliver Netburn <oliver.netburn@lacity.org>

Kipling HCID documents please 
2 messages

Susan Hunter <heysuzhunter@gmail.com> Sun, Jan 3, 2021 at 10:25 PM
To: Oliver Netburn <oliver.netburn@lacity.org>

Hi Oliver, 

I am in receipt of the newest notice for another work around for the law regarding the Kipling building.
Firstly, I had already asked for the HCID documents and didn’t receive anything.  

Secondly, we have already established that this is a residential hotel, and can’t be demolished or changed.  So why
exactly do you think yet another developer should be allowed to break the law for yet another attempt to try and remove
housing to put in a hotel?  

So. I want the documents, I want the next excuse which still won’t be a solid reason, and I am again asking to be added
to this file to receive notifications for yet more attempts to break the law. 

Thanks, 
Susan

Oliver Netburn <oliver.netburn@lacity.org> Mon, Jan 4, 2021 at 9:16 AM
To: Susan Hunter <heysuzhunter@gmail.com>

Hi Susan,
We do not have a letter from HCID as there is no immediate formal action or recommendation needed from HCID. That
said, in my discussions with HCID, the building is subject to the Residential Hotel Ordinance, however they are not
removing or demolishing any of the guest rooms. They are converting the guest rooms to light housekeeping which is
defined as a guest room. Therefore, because no guest rooms are being removed or demolished, the project is consistent
with the RHO. They will have to get a letter from HCID once they do apply for the building permits to convert the guest
rooms, but that will occur during the building permit process.

Please note, the project will be going to CPC on January 28th.

Thanks!
[Quoted text hidden]
--  

Oliver Netburn
City Planner 
Los Angeles City Planning
200 N. Spring St., Room 763
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1382

          

https://planning4la.org/
https://www.facebook.com/Planning4LA/
https://www.instagram.com/planning4la/
https://twitter.com/planning4la
https://www.youtube.com/channel/UChl2PmRhAzUf158o0vZjnHw/videos
https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail
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Oliver Netburn <oliver.netburn@lacity.org>

Required condition clearances 
7 messages

Susan Hunter <heysuzhunter@gmail.com> Mon, Jan 4, 2021 at 11:19 AM
To: Oliver Netburn <oliver.netburn@lacity.org>

Oliver, 

Per this planing document, I want to see the HCID condition clearances for this project. Per your email, these clearances
have not been obtained, only a verbal confirmation of the status of the building. I want to see the required documents. 

http://zimas.lacity.org/documents/zoneinfo/ZI2353.pdf 

ZI2353.pdf 
201K

Oliver Netburn <oliver.netburn@lacity.org> Mon, Jan 4, 2021 at 11:49 AM
To: Susan Hunter <heysuzhunter@gmail.com>

Hi Susan,
As the ZI says, we would include a condition in the “Q” Condition requiring review and approval from HCID prior to the
issuance of any building permit. They are not at the point of having building permits issued so no clearances
are required. 
[Quoted text hidden]
--  

Oliver Netburn
City Planner 
Los Angeles City Planning
200 N. Spring St., Room 763
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1382

          

Susan Hunter <heysuzhunter@gmail.com> Mon, Jan 4, 2021 at 11:55 AM
To: Oliver Netburn <oliver.netburn@lacity.org>

Again, not correct.

It clearly says:

Include the following condition in any letter of determination by the Advisory Agency, City or Area Planning 
Commission, Council, Director of Planning, or the Zoning Administrator that approves the conversion or 
demolition of a Residential Hotel: 

YOU have to include it in the LOD, which means you have to have it before you can issue a determination. So again, I
want to see the condition clearances from HCID that are required since YOU will have to review it prior to making a
determination. If this project is within their legal rights to apply for a conversion, then there should be ZERO problems
providing the clearances.
[Quoted text hidden]

http://zimas.lacity.org/documents/zoneinfo/ZI2353.pdf
https://mail.google.com/mail/u/0?ui=2&ik=91bd82506e&view=att&th=176ced746da8294a&attid=0.1&disp=attd&safe=1&zw
https://planning4la.org/
https://www.facebook.com/Planning4LA/
https://www.instagram.com/planning4la/
https://twitter.com/planning4la
https://www.youtube.com/channel/UChl2PmRhAzUf158o0vZjnHw/videos
https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail
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Oliver Netburn <oliver.netburn@lacity.org> Mon, Jan 4, 2021 at 12:02 PM
To: Susan Hunter <heysuzhunter@gmail.com>

The condition does not require that we have the letter prior to the issuance of the LOD. It requires the letter prior to the
issuance of a building permit. If they are not able to get the letter from HCID, planning will not sign off on any building
permit.
[Quoted text hidden]

Susan Hunter <heysuzhunter@gmail.com> Mon, Jan 4, 2021 at 12:06 PM
To: Oliver Netburn <oliver.netburn@lacity.org>

Again, not correct.
Plan check will rely on Planning to have met the condition clearances prior to approving the application.
I don't see why there is a problem providing the documentation unless you know that it wouldn't be approved, Oliver.
So if that isn't a problem, then you need to provide the condition clearances.
[Quoted text hidden]

Oliver Netburn <oliver.netburn@lacity.org> Mon, Jan 4, 2021 at 12:10 PM
To: Susan Hunter <heysuzhunter@gmail.com>

You can reach out to HCID if you need further clarification on the process at (213) 808-8843.
[Quoted text hidden]

Susan Hunter <heysuzhunter@gmail.com> Mon, Jan 4, 2021 at 12:13 PM
To: Oliver Netburn <oliver.netburn@lacity.org>

Oliver,

It is not my job to obtain the condition clearances. That is your job. Are you asking me to do your job for you? 

So as a city employee, you acknowledge that you are refusing to show that clearance conditions have been met as
required by law? And that you are using your position in a way to benefit a private landowner in a way that is opposed to
what the law requires? Because unless you provide the clearances from HCID, that is what you are admitting to.   

So I am going to ask you again for the condition clearances from HCID.
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