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2. Project Description 

1. Introduction 
This section includes information from the following item, which is included as Appendix B to 
this Draft EIR: 

B Plans, David Hertz Architects, submitted July 2017, updated August 2018. 

2. Project Location  
As shown in Figure 2-1, Regional Map, the Project Site is located in the Venice Community 
Plan area of the City of Los Angeles. The Project Site is located at 1021, 1021 ½, 1023, 1023 
½, 1025, 1027, 1029 ½, 1031, 1033, 1047, 1049, and 1051 South Abbot Kinney Boulevard, 
1011 Electric Avenue, bounded by Abbot Kinney Boulevard to the south, Broadway to the west, 
Electric Avenue to the north, and Westminster Avenue to the east (See Figure 2-2, Aerial 
Map). Within the same block, 1039-1041 and 1043 Abbot Kinney are not included in the Project 
Site. The Site is 2,800 feet south of the City of Santa Monica boundary near Navy Street and 
4,600 feet north of Marina Del Rey (an unincorporated area of the County).  

Regional access to the Project Site is provided by the Marina Freeway (State Route-90) located 
one and three quarters miles east of the Site at Lincoln Boulevard, and the Santa Monica 
Freeway (Interstate-10) located one and three quarters miles north of the Site at 4th Street and 
Olympic Drive. Local access to the Site is provided by Abbot Kinney Boulevard, Lincoln 
Boulevard, Venice Boulevard, and Pacific Avenue. 
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3. Site Characteristics 
The Site is comprised of multiple lots. The Assessor Parcel Numbers (APN), zoning, and land 
use designation are listed in Table 2-1, Project Site Zoning and General Plan Land Use. The 
Site does not include APNs 4239-021-019, 4239-021-020, and 4239-021-021, which form a 
notch on the southern boundary, giving the Site a roughly n-shaped layout. The uses that are 
not a part of the Site include a parking lot and a vacant building formerly used as a church 
(1039-1041 Abbot Kinney Boulevard) and an office formerly used as a multi-family residence 
(1043 Abbot Kinney Boulevard). The Project Site is 46,877 square feet (1.076 acres).  

Table 2-1 
Project Site Zoning and General Plan Land Use 

Address APN Zone General Plan Land Use Size (sf) 

1021 Abbot Kinney 4239-021-027 

C2-1-CA Community Commercial 

3,341.8 

1023 & 1025 Abbot Kinney 4239-021-026 4,370.2 

1027 & 1029 Abbot Kinney 4239-021-025 4,262.9 

1031 Abbot Kinney 4239-021-024 4,156.6 

1033 Abbot Kinney 4239-021-023 4,050.3 

1047 Abbot Kinney 4239-021-018 3,642.0 

1051 Abbot Kinney 4239-021-017 3,537.7 

None 
4239-021-029 

579.2 

None 18,937.0 

Source: Zone Information & Map Access System (ZIMAS): http://zimas.lacity.org, June 2018. 

 

4. Existing Uses 
The 11,672 square feet of existing on-site development, consists of three restaurants totaling 
7,517 square feet, 1,572 square feet private nursery school, 2,583 square feet of office space, 
and a 60-space surface parking lot. Additionally, a 2,963 square feet existing outdoor 
landscaped area known as the Sculpture Garden is located on-site.1 There is also a temporary 
vegetable garden, the Cook’s Garden, at 1033 Abbot Kinney Boulevard and a temporary private 
pop-up park at 1021½ Abbot Kinney Boulevard.   

                                                
1  The Sculpture garden is no longer in operation but is included as part of the Project Description as it reflects the baseline 

conditions.  
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5. Land Use and Zoning 
The Project Site is located within the planning boundary of the Venice Community Plan, Venice 
Coastal Zone Specific Plan2, and the Los Angeles Coastal Transportation Corridor. Under the 
Community Plan, the Project Site is designated for Community Commercial uses. Additionally, 
the Site is located within the ZI-2471 Coastal Zone, ZI-2406 Director’s Interpretation of Venice 
SP for Small Lot Subdivision, ZI-2452 Transit Priority Area in the City of Los Angeles.   

The Project Site is zoned C2-1-CA (Commercial Zone, Height District 1, Commercial and 
Artcraft). The Commercial Zone permits a wide array of land uses, such as retail stores, offices, 
hotels, schools, parks, and theaters. The C2 zone also allows any land use permitted in the 
C1.5 and C1 zones, which, in turn, allow R4 and R3 Multiple Dwelling zones, which include 
multiple dwelling units. Height District 1 within the C2 zone does not impose any height limit with 
a maximum Floor Area Ratio (FAR) of 1.5:1. The Commercial and Artcraft designation (see 
LAMC Section 13.06) allows the creation of enclaves whereby the artisan segments of the 
population may live, create and market their artifacts. Artcraft activities, combined with 
commercial and residential uses will be permitted in those areas appropriate for the 
establishment of a Commercial and Artcraft District. The Project does not affect the ability for 
other sites in the Commercial and Artcraft designation to participate in commercial and artcraft 
uses. 

6. Surrounding Uses 
The Project Site is located in an urbanized area. Surrounding uses include commercial, office, 
public facilities (school), and residential uses. Specifically, the surrounding uses include one and 
two-story single and multi-family buildings to the north; Westminster Avenue Elementary School 
to the south; a two-story office building to the west; and a one-story commercial building and 
two-story residential building to the east. Figure 2-2 provides the context for the surrounding 
uses. 

7. Proposed Project 
The Project proposes to develop a mixed-use project on a 43,797-square-foot site 
(approximately 1 acre). As shown in Table 2-2, Project Summary, the final development at the 
Project Site will be a 70,310 square-foot Project that would consist of three restaurants totaling 
8,885 square feet,3 4,670 square feet of retail (including a spa), 3,371 square feet of office 
space, and 53,384 square feet of hotel space (78 rooms) that would include four apartment 
units consisting of 2,588 square feet.4 The ultimate development at the Project Site would 

                                                
2  The Project Site is also within the boundaries of the Venice Coastal Land Use Plan, though this plan has not been 

implemented by the California Coastal Commission. 
3  Restaurant: 100 seats are to be removed, 260 seats to be added, for a net increase of 160 seats. 
4  LAMC Section 12.03. The City classifies an apartment hotel as a residential use. 
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consist of the Project plus Existing uses (to be retained), which total 70,310 square feet, 
however, the Project proposes to add 58,638 net square feet of development as compared to 
existing uses of 11,672 square feet. The Project would provide 13,389 square feet of open 
space, a net of 10,426 square feet.  

The Project uses are summarized in Table 2-2, Project Summary.  

Table 2-2 
Project Summary  

Existing Uses 
Use Total (sf) To Be Demolished (sf) To Be Retained (sf) 

Office 2,583 1,239 1,344 
Restaurant 7,517 2,442* 5,075* 

School 1,572 1,572 0 
Total 11,672 5,253 6,419 

Proposed Project 
Use Total  

Office 2,027 sf 
Restaurant 3,810 sf (1,368 sf net new, 2,442 sf replacement) 

Hotel (including apartment) 53,384 sf (78 guest rooms, 4 apartments) 
Retail (including spa) 4,670 sf (1,735 sf spa + 2,935 sf other retail) 

Total New 63,891 sf (net increase over existing (11,672 sf) for 58,638 sf) 
Project + Remaining 

Use Total  
Office 3,371 sf 

Restaurant 8,885 sf (5,075 + 2,442 replacement + 1,368 new) 
Hotel (including apartment) 53,384 sf 

Retail (including spa) 4,670 sf 
Total 70,310 sf 

Source: Zone Information & Map Access System (ZIMAS): http://zimas.lacity.org, June 2018. 
sf = square feet. 
* Although 2,442 sf will be demolished, that same sf will be rebuilt as part of the Project, such that the entire 7,517 
sf of restaurant will remain. 5,075 sf will remain plus 2,442 sf will be rebuilt and 1,369 sf will be new square 
footage equaling a total of 8,885 sf. 

 

The existing structures to be demolished and to remain are shown in Figure 2-3, the Project 
conceptual site plan is shown in Figure 2-4, the floor plans are shown in Figures 2-5 through 2-
9  elevations and sections are shown in Figures 2-10 and 2-11, the loading zone is shown in 
Figure 2-12, the landscape plan is shown in Figure 2-13, and the preliminary renderings are 
shown in Figures 2-14 through 2-17.  

As shown in Figure 2-3, two of the three restaurant businesses along with the respective 
buildings, located at 1023 and 1027 Abbot Kinney Boulevard would remain. Tenant 
improvements would be made to each building include, exterior façade, window, paint, and 
lighting upgrades. The third restaurant building located at 1031 Abbot Kinney Boulevard, would 
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be demolished and a new building, designated for restaurant use, would be constructed. The 
existing nursery school, located at 1047 Abbot Kinney Boulevard would be demolished.  

Additionally, the Project would provide 175 vehicle parking spaces within three levels of 
subterranean levels. As shown in Figures 2-4 through 2-9, the Project would involve the 
development of a three story mixed-use building with a maximum height of 30 feet.  

The ground floor would consist of office space, the hotel lobby and valet area, bike center, spa, 
business center, dedicated trash/recycle area, commercial space, a plaza, and restaurant uses. 
Hotel rooms would be located on the second floor and a roof deck, pool, hotel rooms, and the 
four apartment units would be located on the third floor. Two roof decks open to the hotel 
guests, solar panels, and roof top garden would be located on the roof.   



Figure 2-3
Demolition Plan

Source: Studio of Environmental Architecture, 2018.



Figure 2-4
Site Plan

Source: Studio of Environmental Architecture, 2018.
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Figure 2-5
Subgrade Plan
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Source: Studio of Environmental Architecture, 2018.



Figure 2-6
First Floor Plan
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Source: Studio of Environmental Architecture, 2018.



Figure 2-7
Second Floor Plan
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Source: Studio of Environmental Architecture, 2018.



Figure 2-8
Third Floor Plan

Scale (Feet)

0 32 64

Source: Studio of Environmental Architecture, 2018.



Figure 2-9
Roof Plan
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Source: Studio of Environmental Architecture, 2018.



Figure 2-10
Elevations

Source: Studio of Environmental Architecture, 2018.



Figure 2-11
Sections

Source: Studio of Environmental Architecture, 2018.



Figure 2-12
Loading Zone

Scale (Feet)

0 8 16

Source: Studio of Environmental Architecture, 2018.



Figure 2-13
Landscape Plan

Source: Studio of Environmental Architecture, 2018.



Figure 2-14
Rendering 1

Source: Studio of Environmental Architecture, 2018.

View from Abbot Kinney (western portion of Site).



Figure 2-15
Renderings 2 and 3

Source: Studio of Environmental Architecture, 2018.

View from Westminster. 

View from Broadway.



Figure 2-16
Renderings 4 and 5

Source: Studio of Environmental Architecture, 2018.

View from Abbot Kinney (eastern portion of Site).

View of motorcourt on Electric.



Figure 2-17
Renderings 6 and 7

Source: Studio of Environmental Architecture, 2018.

View of Interior Courtyard.

View of Abbot Kinney commercial detail.
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a) Design 

The Project would include three new three-story buildings (one of which connects to and 
incorporates the existing structure on the southwest corner of the Site at Broadway and Abbot 
Kinney), one new two-story structure, and one existing two-story structure. The buildings would 
be modern in style, with large windows, and the massing would be broken up by different 
materials and by the actual structural style. The three new structures and the one existing 
structure on the southwest corner of the Site at Broadway and Abbot Kinney  would each be 
connected by pedestrian bridges for guest convenience. The buildings would be designed with 
varying vertical sections of façade to mimic the build materials and aesthetic of the surrounding 
neighborhood, such as the two-story building on the corner of Broadway and Abbot Kinney and 
the three-story building on the southwest corner of Westminster of Electric Avenue.  

The buildings will use a variety of recycled, renewable, locally sourced, non-toxic, and reclaimed 
materials. The pedestrian alleyways that are prominent throughout the neighborhood and 
already part of the Site would be integrated into the Project. The existing passageways would 
be maintained and new pedestrian access to the Project’s interior courtyard would be added. 
Additionally, the proposed ground-level neighborhood-serving restaurant uses would further 
activate the streets in the surrounding area. 

See also Figures 2-14 through 2-17, above, for preliminary renderings. 

b) Open Space and Recreation Amenities 

The Project includes four dwelling units (each categorized as less than three habitable rooms 
per Los Angeles Municipal Code (LAMC) Section 12.03). There is no open space requirement 
for residential buildings of less than six dwelling units.  

There would be 18,646 square feet of open space (13,389 square feet paved and 5,527 square 
feet landscaped), including, but not limited to, an approximately 2,500 square-foot “outdoor 
living room” on the ground floor, an approximately 604 square foot pool deck on the third floor, 
and two decks on the roof top (approximately 449 and 1,205 square feet). The ground floor 
open space/pedestrian area would be accessible to the public, while the decks on the third floor 
and roof deck would be limited to use by hotel guests only except in the case of private hosted 
gatherings. Open space/pedestrian areas would incorporate seating or lounging areas and 
support a variety of private hosted gatherings to serve guests of the hotel and the community. 
Such gatherings would be internally oriented with restricted hours of operation and noise 
restrictions in accordance with the LAMC. 

c) Access  

Vehicle access would be provided by three driveways from Electric Avenue. Vehicles would 
enter at one driveway and exit via two additional driveways. Access to the loading bays for the 
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automated parking operation would be provided on the ground level. The Project would include 
an off street 600 square-foot loading zone and an on-street loading zone on Broadway that 
would be large enough to accommodate two standard box delivery trucks.5 The on-street 
loading zone area would be widened by three feet so as to assure the trucks are out of the flow 
of traffic. See also Figure 2-12, above, for the loading zone plan. 

Pedestrian access would be provided on all sides via existing sidewalks and new pathways into 
the interior of the Site, with the hotel’s lobby accessible near the parking driveway on Electric 
Avenue. 

d) Parking 

Table 2-3, Vehicle Parking, provides the amount of required parking by land use type and 
quantity. LAMC Section 12.21.A4 and VCZSP Section 13.D require 175 parking spaces, 
including Beach Impact Zone6 parking spaces. The Project would provide 175 parking spaces 
on site with up to 175 parking spaces in a fully automated subterranean parking garage.  

Table 2-3 
Vehicle Parking  

Amount of Required Parking 
Use Size Ratio Spaces 
Hotel 78 rooms 2 spaces, plus 1/1 up to 30 units, 1/2 up to 60 units, 1/3 after 60 53 

Apartments 4 units 2 per unit 8 
Existing Restaurant SFA 2,268 sf 1 space / 50 sf 45 

Hotel Restaurant SFA 2,514 1 space / 100 sf 25 
New Office 2,027 sf 1 space / 250 sf 8 

Spa / Shower Facilities 1,735 sf 1 space / 250 sf 7 
Retail 2,935 sf 1 space / 225 sf 13 

New Retail SFA 170 sf 1 space / 50 sf 3 
Total  162 

Beach Impact Parking 8,065 sf 1 space / 640 sf ground floor new commercial 13 
Total Required 175 
Total Provided 175 

sf = square feet. SFA = service floor area. 
Parking per VCZSP, 1 space per 50 sf Restaurant Service Area. 
Parking per VCZSP, 1 space per 100 sf Hotel Restaurant Service Area. 
Source: Project Applicant, September 2018. 

 

A fully-automated mechanical parking system would be installed as part of the Project to 
accommodate the code-required onsite parking spaces. The Project would provide a valet to 

                                                
5 Monday through Friday, 7:00 AM to 6:00 PM; Saturday, 10:00 AM to 4:00 PM; except as follows: There should be no deliveries 

45 minutes prior to Westminster Elementary School commencement time and 15 minutes after school commencement time 
and no deliveries 1 hour after Westminster school ends. 

6  In addition to the requirements of VCZSP Section 13.D, all Venice Coastal Development Projects located within the Beach 
Impact Zone shall provide parking spaces in accordance with Section 13.E, Beach Impact Zone Parking Requirements. 
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assist guests using the parking system. In addition to the on-site parking, an additional valet 
service would be available to park vehicles in nearby private lots on an as-needed basis. 
Vehicles would access the porte cochere and stop so that a valet can drive the vehicle to one of 
the open elevators, which would lower the vehicle to the lower parking levels for storage. 
Vehicle retrieval would involve the valet driving the stored vehicle to the elevator, which would 
raise the vehicle to the porte cochere. The porte cochere and three vehicle elevators would 
provide the necessary queuing and operation needs of the Project.7   

e) Bicycles 

LAMC Section 12.21 A.16(a)(2) (as amended by Ordinance No. 185,480, effective May 9, 2018) 
requires new projects to provide bicycle parking spaces. As shown in Table 2-4, Bicycle 
Parking, the Project is required to provide, at a minimum, 14 short-term and 14 long-term 
bicycle spaces. The Project would provide 56 bicycle parking spaces (28 long and 28 short-
term) located in a Bike Center on the first floor. Short-term bicycle parking would consist of 
bicycle racks that support the bicycle frame at two points. Long-term bicycle parking would be 
secured from the general public and enclosed on all sides and protect bicycles from inclement 
weather.  

Table 2-4 
Bicycle Parking  

Use Amount Rate Short-
Term 

Long-
Term 

Hotel 78 rooms 1 per 10 rooms (long term and short term) 8 8 
Restaurant 3,810 sf 1 per 2,000 sf (long-term and short-term) 2 2 

Retail 4,670 sf 1 per 2,000 sf (long-term and short-term) 3 3 
Office 2,027 sf 1 per 10,000 sf (long-term) and 1 per 5,000 sf (short-term) 1 1 

Total Required 14 14 
Total Provided 28 28 

LAMC Section 12.21.A.16(a)(2), (as amended by Ordinance No. 185,480, effective May 9, 2018). 
 

f) Landscaping 

There are no protected trees onsite. The Site contains 13 trees (pepper and palm)8 and would 
replace them in accordance with the City’s tree replacement program (1:1 for non-protected 
trees). A total of 6 non-protected street trees are located along the Abbot Kinney parkway 
surrounding the Project Site. They will remain or will be replaced with City approved street trees.   

                                                
7  The max queue assumed to be manageable for operations without roadway impact/conflicts at the north valet area (six 

vehicles) would allow for 63 vehicles from the total peak hour trip gen to be processed there. 
8  Project’s Environmental Assessment Form 
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13 site trees would be placed in the open spaces on the Project Site to replace existing trees. 
There would also be a rooftop garden/green roof. See also Figure 2-13, above, for the ground 
floor landscape plan. 

The Project would provide approximately 5,257 square feet of landscaped open space 
(separate from the 13,389 square feet of paved open space) designed with drought tolerant 
natives and compliant with City’s low impact development (LID) standards.  

g) Public Transit 

The Los Angeles County Metropolitan Transportation Authority (Metro) and Santa Monica Big 
Blue Bus (BBB) provide bus service to the Site. BBB Line 18 has a stop at Abbot Kinney 
Boulevard and California Avenue 1,500 feet east of the Site. BBB Line 1 and Metro Line 33 
have stops at Main Street and Brooks Avenue 620 feet from the Site. Metro Line 33 and Rapid 
733 have stops at Venice Boulevard and Abbot Kinney Boulevard 2,650 feet from the Site. 

8. Project Design Features 
The Project would include Project Design Features (PDFs) to reduce potential environmental 
impacts. The PDFs would be included as part of the Project’s design and are not needed to 
mitigate potentially significant environmental impacts. The PDFs will be included in the 
Mitigation Monitoring Program contained in the Final EIR. The PDFs are listed below and are 
further discussed in the applicable Draft EIR sections indicated here: 

Aesthetics 

AES-PDF-1  The Project Applicant shall ensure through appropriate posting and daily visual 
inspections that no unauthorized materials are posted on any temporary 
construction barriers or temporary pedestrian walkways and that such temporary 
barriers and walkways are free of trash, graffiti, peeling postings, and are of 
uniform paint color or graphic treatment throughout the construction period. 

Greenhouse Gas Emissions 

GHG-PDF-1 The project shall include at least twenty (20) percent of the total code required 
parking spaces provided for all types of parking facilities, but in no case less than 
one location, shall be capable of supporting future electric vehicle supply 
equipment (EVSE). Plans shall indicate the proposed type and location(s) of 
EVSE and also include raceway method(s), wiring schematics and electrical 
calculations to verify that the electrical system has sufficient capacity to 
simultaneously charge all electric vehicles at all designated EV charging 
locations at their full rated amperage. Plan design shall be based upon Level 2 or 
greater EVSE at its maximum operating capacity. Of the 20 percent EV Ready, 
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five (5) percent of the total code required parking spaces shall be further 
provided with EV chargers to immediately accommodate electric vehicles within 
the parking areas. When the application of either the 20 or 5 percent results in a 
fractional space, round up to the next whole number. A label stating 
“EVCAPABLE” shall be posted in a conspicuous place at the service panel or 
subpanel and next to the raceway termination point. 

GHG-PDF-2 The design of the new buildings shall incorporate features to be capable of 
achieving at least a Silver certification under the U.S. Green Building Council’s 
Leadership in Energy and Environmental Design (LEED®) or equivalent. Such 
LEED features shall include energy-efficient buildings, a pedestrian- and bicycle-
friendly site design, and water conservation measures, among others. 

Noise 

PDF-NOI-1 Outdoor amplified sounds systems shall be designed as to not exceed a 
maximum noise level of 64 dBA Leq. A noise consultant shall provide written 
documentation that the design of the system complies with these maximum noise 
levels. 

PDF NOI-2 Non-squeal paving finishes (i.e. paving finishes that are not smooth, often 
referred to as “broom finishes”) shall be used within the Project’s valet parking 
area. 

PDF-NOI-3 The central courtyard area would accommodate up to 200 individuals and permit 
non-amplified music. The courtyard operating hours will be from 7:00 a.m. to 1:00 
a.m. 

Public Services – Police Protection 

POL-PDF-1: Prior to the issuance of a grading permit and prior to the issuance of a certificate 
of occupancy, the Project Applicant or its successor will submit a diagram of the 
Project Site to the LAPD Pacific Division Commanding Officer that includes 
access routes and any additional information that might facilitate police response. 

Transportation/Traffic 

TRANS-PDF-1 Construction Management Plan  

Prior to the start of construction, the Project Applicant will prepare a 
Construction Management Plan (CMP) and submit it to LADOT for review 
and approval. The CMP shall include a Worksite Traffic Control Plan to 
facilitate vehicle and pedestrian movement, and minimize potential 
conflicts between construction activities, vehicle traffic, bicyclists and 
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pedestrians. The CMP and Worksite Traffic Control Plan will include, but 
not be limited to the following measures:  

•  Maintain access for land uses in the vicinity of the Project Site during 
construction;  

•  Control truck and vehicle access to the Project Site with flagmen; 

•  Prepare a haul truck route program that specifies the construction 
truck routes to and from the Project Site; 

•  Schedule construction activities to reduce the effect on traffic flow on 
arterial streets;  

•  Safety precautions for pedestrians and bicyclists through such 
measures as alternate routing and protection barriers.  

•  Schedule construction-related deliveries other than concrete and 
earthwork-related deliveries, to reduce travel during peak travel 
periods.  

•  No bus stops would be relocated and no bus lines would be rerouted 
due to Project construction. 

TRANS-PDF-2 Transportation Demand Management (TDM) Program 

The Project Applicant will prepare and implement a TDM Program that 
includes strategies to promote non-auto travel and reduce the use of 
single-occupant vehicle trips. As appropriate, these measures would be 
designed to provide incentives for use of transit and rideshare, to reduce 
the number of vehicle trips, and facilitate LADOT’s First and Las Mile 
Program. The TDM Program will be subject to review and approval by the 
Department of City Planning and LADOT. The TDM Program strategies 
could include the following:  

• Implementing vehicle trip reduction incentives and services; 
• Providing on-site education on alternative transportation modes; 
• Implementing flexible/alternative work schedules and telecommuting 

programs; 
• Providing bicycle amenities such as bicycle racks and lockers for 

employees; 
• Providing subsidized transit passes; 
• Providing bicycles for patrons and employees to use; 
• Providing airport shuttle for patrons; 
• Providing on-site facilities to encourage use of alternative forms of 
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transportation; and 
• Providing a pick-up/drop-off area for taxis and shared-ride services. 

TRANS-PDF-3 Loading Zone Operational Hours 

The Project loading zone will only be operated Monday through Friday, 
7:00 AM to 6:00 PM; Saturday, 10:00 AM to 4:00 PM; except as follows: 
There shall be no deliveries 45 minutes prior to Westminster Elementary 
School commencement time and 15 minutes after school commencement 
time. No deliveries will be permitted until one hour after the end of 
Westminster Elementary School’s school day.  No deliveries on Sunday 
will require the use of the loading zone.  

TRANS-PDF-4 On-street Loading Zone 

The Project includes the installation of a loading zone on Broadway, 
adjacent to the Project Site. The installation of on-street loading zone 
shall require the review and approval by LADOT’s Western District Office. 
Since the Project is located within the California’s Coastal Zone, an 
establishment of on-street loading zone would also require the approval 
by the California Coastal Commission. 

TRANSF-PDF-5 Circulation and Access 

Install signage to prohibit U-turn movements westbound on Abbot Kinney 
Boulevard at Broadway. 

Install curb extensions or bulbouts at the street corners along Abbot 
Kinney Boulevard, immediately to the east and west of Broadway. The 
curb extensions would reduce the pedestrian crossing distance on Abbot 
Kinney Boulevard, as well as provide narrower travel lanes to potentially 
reduce speeds along this roadway. 

TRANS-PDF-6 Valet Operations 

Staff will be present at the inbound driveway to the Main Valet Area at all 
times, to divert vehicles as needed to the Secondary Valet Area at the 
south side of the site. The Secondary Valet Area will be staff at 5 PM 
everyday. Staff at both locations will be able to communicate 
instantaneously via wireless communication, to enable quick re-routing of 
inbound vehicles. 

TRANS-PDF-7  Construction Activity Near Westminster Elementary School 

• The Project Applicant will maintain ongoing contact with the 
Westminster Elementary School administration. The school’s 
administrative offices will be notified prior to the start of the Project’s 
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construction activities. The Project Applicant will obtain walk and bus 
routes to the schools from either the school’s administration or from 
the Los Angeles Unified School District’s Transportation Branch (323) 
342-1400 and if necessary, install temporary barriers and signage to 
ensure access to the school’s walk and bus routes are maintained.  

• The Project Applicant will install appropriate traffic signs (e.g., 
“sidewalk closed”) around the site to ensure pedestrian and vehicle 
safety. 

• When Westminster Elementary School is in session there will be no 
staging or parking of construction vehicles, including vehicles to 
transport workers, on the south side of Abbot Kinney Boulevard, 
between Broadway and Westminster Avenue.  

TRANS-PDF-8  Schools affected by Haul Route 

•  The Los Angeles Department of Building and Safety (LADBS) will 
assign specific haul route hours of operation based upon Westminster 
Avenue Elementary School hours of operation. 

• Haul route scheduling will be sequenced to minimize conflicts with 
pedestrians, school buses and cars at the arrival and dismissal times 
of the school day. Haul route trucks will not be routed past the school 
during periods when school is in session especially when students are 
arriving or departing from the campus. 

9. Sustainability Features 
The Project would comply with the State and City “green” building standards, including the Los 
Angeles Green Building Code (LAGBC), which is based on the 2016 California Green Building 
Standards Code (CalGreen, effective January 1, 2017).9 The Project would be constructed in 
compliance with Title 24 California Green Building Standards and incorporate various 
sustainability features, including but not limited to low-flow plumbing fixtures in guest rooms and 
common areas and landscaping that incorporates a plant palette of native and drought-tolerant 
plantings and uses low-flow irrigation. The Project promotes sustainability through transportation 
demand management, advanced building technologies, operational measures, and local 
partnerships. 

Transportation Demand Management: helps reduce vehicle-miles traveled (VMT) of Project 
patrons through increased alternative transportation options 

                                                
9  Los Angeles Department of Building and Safety: http://ladbs.org/LADBSWeb/green-bldg.jsf 
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• Bike stations and bike sharing facilities for public use 

• Car share (via Zip Car or similar) located on-site 

• Incentives for employees utilizing carpools and/or public transit 

• Incentives for employees to bike or walk to work 

• Bicycle and skateboard rental for hotel guests 

Building Technology: state-of-the-art construction practices decrease the Project’s 
environmental footprint 

• Sustainable design to meet LEED Silver certification level or equivalent 

• Orientation and design for daylighting and natural ventilation 

• Use of recycled, renewable, locally sourced, non-toxic, and reclaimed materials 

• Low impact development measures 

• Installation of energy efficient lighting and occupancy sensors 

Operations: measures which reduce impact to the environment and the community 

• Automated parking reduces energy use and pollution 

• Drought tolerant native landscaping 

• Rooftop garden and green roof 

• Linen and towel reuse program 

• Water and energy savings plan 

• Comprehensive recycling program 

• Biodegradable cleaning products 

• Reusable large bottles for personal amenities (e.g. shampoo, etc.) that are cleaned and 
resealed to limit waste associated with small disposable bottles 

• Commitment to purchasing sustainable, eco-friendly products whenever possible 

• Locally sourced food and beverage when available 
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• Compost kitchen waste 

• Recycle fryer oil 

Local Partnerships: initiated to ensure that the Project supports the Venice community 

• Donate excess food to local food bank 

• Local hiring program 

• Energy Conservation Features: the Project would be designed to be highly energy efficient, 
obtaining either a LEED Silver certificate level or equivalent 

• The Project would utilize natural ventilation for cooling to reduce energy consumption and 
high Seasonal Energy Efficiency Ratio (SEER) air conditioning when natural cooling is not 
enough. Energy efficient lighting would also be used throughout the Project. 

• A solar array will likely be mounted on the roof with a goal of offsetting a portion of the 
Project’s electricity use.  

The Project is also exploring the use of fuel cells and cogeneration to improve building energy 
efficiency. Underground parking would be automated, saving lighting and ventilation electricity 
use.  

10. Energy 
The Project’s energy analyses that address the energy implications of the Project are discussed 
in Section 4.N, Energy Conservation, of this Draft EIR.  

11. Construction 
The construction schedule is shown in Table 2-5, Project Construction Schedule. 
Construction activities are anticipated to be completed in a single phase. Construction is 
expected to begin in May 2019 and last for approximately 18 months, with Project buildout and 
commencement of occupancy anticipated in late 2020. Construction would entail demolition of 
existing buildings over the first month and removal of approximately 19,000 sqaure feet of 
asphalt. Once the removal of demolished structures is completed, excavation for the 
subterranean parking lot would last approximately two months and result in the export of 
approximately 30,936 cubic yards of material. Haul trucks that would be used to export the soil 
were determined to have a capacity of 9 cubic yards per truck, requiring approximately 48 truck 
trips per day for approximately 72 days.10  

                                                
10  30,936 cy / 9 cy trucks = 3,437 trucks / 72 days = 48 trucks per day. 
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Following excavation and grading activities, Project construction would occur over 
approximately 14 months. During the final month of Project construction, paving of access 
driveways and application of architectural coating activities would overlap with the Project 
construction activities.  

A haul route permit would be obtained from the City of Los Angeles Department of Building and 
Safety (LADBS) for the removal of 30,936 cubic yards of soil. A Haul Route program would be 
required as part of the LADBS permitting process.   

Table 2-5 
Project Construction Schedule 

Phase Month Duration (est.) 
Demolition Month 1 20 days 
Excavation Month 1-3 72 days 

Construction Month 4-18 14 months 
Paving Month 18 20 days 

Architectural Coating Month 18 20 days 
Construction schedule, including start, end, and duration dates are estimates. 

 

12. Project Objectives 
Section 15124(b) of the California Environmental Quality Act (CEQA) Guidelines states that the 
project description shall contain “a statement of the objectives sought by the proposed project.” 
Section 15124(b) of the CEQA Guidelines further states that “the statement of objectives should 
include the underlying purpose of the project.” The underlying purpose of the Project is to 
revitalize the Project Site by developing a high quality mixed-use development that provides a 
new hotel use, and neighborhood-serving retail and restaurant uses that serve the community 
and promote walkability. As set forth in the CEQA Guidelines, the Project’s objectives are:  

• Support the growth of the City’s economic base through the introduction of an economically 
viable project that includes revenue generating commercial activities and tax revenues. 

• To construct a high-quality mixed-use development anchored by a hotel, consistent with the 
uses and densities envisioned for the General Plan Framework Community Center 
designation, which may include overnight accommodations, cultural and entertainment 
facilities, and neighborhood oriented services. 

• Consistent with the Venice Coastal Land Use Plan Policy I.B.6 and designation of 
Community Commercial, provide a hotel use on one of two blocks on Abbot Kinney on 
which a hotel use is preferred.  
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• To develop a Project that is appropriate in scale and design to the adjacent residential 
neighborhoods. 

• To provide visitor serving commercial activities. 

13. Necessary Approvals  
The City of Los Angeles has the principal responsibility for approving the Project. Approvals 
required for development of the Project may include, but not be limited to, the following:  

1.  Pursuant to LAMC Section 12.24-W,24, a Conditional Use to permit an Apartment Hotel 
located within 500 feet of a Residential Zone; 

2.  Pursuant to LAMC Section 12.24-W,1, a Conditional Use to permit: 

a) Sale and consumption of a full line of alcohol for the hotel restaurant and bar area and 
hotel roof pool deck; 

b) A full line of alcohol beverages provided in individual hotel room’s liquor cabinets;  

c) The sale of a full line of alcohol beverages by hotel guest room services; 

d) Consumption of alcohol in the hotel lobby, hotel outdoor courtyard, hotel lounge areas, 
hotel roof decks, and hotel business center; and  

e) The on-site sale and consumption and off-site sale of a full line of alcohol for one 
commercial establishment; 

3.  Pursuant to LAMC Section 12.20-2, a Coastal Development Permit to permit a mixed-use 
project including an Apartment Hotel with 80 guest rooms and restaurant, four apartment 
units, retail, and office space; 

4.  Pursuant to Section LAMC 16.05-C,1(b), a Site Plan Review approval for a mixed-use 
project including an Apartment Hotel, retail, and office space that creates 50 or more guest 
rooms; 

5.  Pursuant to LAMC Section 11.5-7,C, a Project Permit Compliance determination in 
accordance with the Venice Coastal Zone Specific Plan; 

6.  Pursuant to Sections 65590 and 65590.1 of the California Government Code, a Mello Act 
Compliance review for projects located within the Coastal Zone;  

7. Haul route permit; 
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8. Pursuant to LAMC Section 12.37, a reduction of the required dedication on Electric Avenue 
to 4.5 feet;  and 

9. Other discretionary and ministerial permits and approvals that may be deemed necessary.  

 




