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DEPARTMENT OF CITY PLANNING 

APPEAL RECOMMENDATION REPORT 
 
 

 

Central Los Angeles 
Area Planning Commission 

 
Date: March 8, 2022 

Time: after 4:30 p.m. 

Place: Due to concerns over COVID-19, the 
Central APC meeting will be 
conducted entirely telephonically by 
Zoom [https://zoom.us/].The 
meeting’s telephone number and 
access code number will be provided 
no later than 72 hours before the 
meeting on the meeting agenda 
published at 
https://planning.lacity.org/about/com 
missions-boards-hearings and/or by 
contacting apccentral@lacity.org 

 

Public Hearing: Required; March 8, 2022 

Appeal Status: Site Plan Review is appealable to Area Planning Commission 

Expiration Date: March 8, 2022 

Multiple Approval: No 

 
PROJECT 
LOCATION: 

 
1130 South Hope Street, Los Angeles, CA 90015 

PROPOSED 
PROJECT: 

 

REQUESTED 

ACTION: 

 
Site Plan Review for the construction, use, maintenance of a 112-guest room hotel with 528 
square-feet of ground floor retail uses 
 
 
1. DETERMINE, based on the whole of the administrative record, the Project is exempt 

from the California Environmental Quality Act (CEQA), pursuant to CEQA Guidelines, 
Section 15332, Article 19 (Class 32), and there is no substantial evidence demonstrating 
that an exception to the exemption pursuant to CEQA Guidelines, Section 15300.2 
applies; and  

 

2. DENY the Appeal filed by the Evo Homeowners Association and the Luma Homeowners 
Association, and SUSTAIN the decision of the Director’s Determination in approving Site 
Plan Review Case No. DIR-2021-3656-SPR for the construction, use, and maintenance 
of a new 12 guest room hotel with 528 square-feet of ground floor retail uses.  

 

3. ADOPT the Director’s Determination Conditions of Approval and Findings. 
 

Case No.: DIR-2020-3656-SPR-A1 

CEQA No.: ENV-2020-3657-CE 

Incidental Cases: N/A 

Related Cases: None 

Council No.: 14- De Leon 

Plan Area: Central City  

Plan Overlay: None 

Certified NC: Central City  

GPLU: High Density Residential 

Zone: [Q]R5-4D-O 

Applicant: Hope Street 1, LLC 

Representative: Dana A. Sayles, 
three6ixty 

Appellant: Evo Homeowner 
Association and Luma 
Homeowner Association 

 

mailto:apccentral@lacity.org
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 VINCENT P. BERTONI, AICP 
 
Director of Planning 
 
___________________________________________         ___________________________________ 
Heather Bleemers, Senior City Planner Eric Claros, City Planner 

 
 

___________________________________________ 
Jessica Jimenez, Planning Assistant  
Telephone: (213) 978-1344  
Email: jessica.jimene@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, 200 North Spring Street, Room 272, 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 this 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.

mailto:Jivar.Afshar@lacity.org
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APPEAL REPORT 

BACKGROUND 

The Site Plan Review project, Case No. DIR-2020-3656-SPR, was approved on November 17, 2021 to 
allow the construction, use, and maintenance of a new 112 guest room hotel with 528 square-feet of 
ground floor retail uses. The proposed floor area is 46,741 square-feet, with a floor area ratio of 6:1. The 
ground floor features a lobby/reception area, along with other hotel amenities including a conference 
room, business center, vending machine room, trash and recycling, loading area, common restrooms, 
and an elevator lobby. The guest rooms are evenly distributed – 16 rooms per floor – across seven floors. 
The proposed hotel is allowed under the site’s zoning. The project is only seeking a Site Plan Review 
and is consistent with all underlying zoning regulations. 

APPEAL ANALYSIS 

On November 17, 2021, the Director of Planning approved a Site Plan Review at 1130 South Hope Street 

for the construction, use, and maintenance of a new 112 guest room hotel with 528 square-feet of ground 
floor retail uses. On December 1, 2021, the Department of City Planning received two timely appeals of 
the entire decision of the Director’s Determination, by the Evo Homeowners Association and the Luma 
Homeowners Association represented by Sheri Bonstelle. The justification for the appeal consists of two 
separate letters from the each of the Homeowners Association.  

APPEAL POINTS/STAFF RESPONSES 

The appeal submitted by both parties contend the project design fails to comply with provisions of the 
Los Angeles Municipal Code, Downtown Design Guide, and the South Park Business Improvement 
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District Development Values. The appeal letters also provided comments on noise, traffic, air quality, and 
Green House Gases (GHG) during the operation and construction of the hotel as well as security issues. 
A synopsis of the appeal points from both letters are addressed in the responses below. 
 
Appeal Point #1: The Appellant contends that the developer has not provided any traffic or 
parking study to evaluate the alley, driveway or queuing. 
 
Staff Response to Appeal Point #1: The project’s valet for off-site guest parking and ride-share 
drop offs will not impact surrounding buildings that share the public alley.   
 
Valet, Parking, Trash Services 
 
The appellant contends the project’s valet for off-site guest parking and ride-share drop offs will impact 
the shared public alley, affecting resident of the surrounding building and trash vendors that service the 
building. The project does not provide a ride-share drop off area at the public alley and rather provides a 
ride-share drop off area at the front of the hotel along Hope Street.  
 
The original project design included three levels of automated parking accessed from the rear alley.  
Although not required, the Applicant redesigned the project to remove on-site parking in favor of an off-
site parking solution. Because parking will be off-site and the ride-share drop off area will be along Hope 
Street, there is no impact to the alley from hotel parking or ride-share. 
 
Regarding trash and service vendors, the Project will be served just as other surrounding properties are 
served, from the alley. Although not required the applicant has voluntarily offered the following operational 
features to help reduce any perception of impact to the public alley:  
 

• Install “Do Not Block Driveway” signs in accordance with the recommendations of a signage plan 
that will be prepared; 

• Use the same trash vendor as the surrounding residential buildings to consolidate trash service 
and ensure efficient scheduling; and  

• Install security cameras facing the public alley for security and compliance that will be monitored 
by the hotel’s front desk. 

 
Driveway and Traffic 
 
As previously mentioned, a ride-share drop off area is not provided at the public alley, and a parking 
study is not required for this Project as there is no on-site parking for guests of the hotel. Two parking 
spaces for operations and building management are on-site and accessed from the alley, which mirrors 
the employee parking that the Evo and Luma residential buildings provide off the alley.  
 
The Applicant prepared a Traffic Impact Assessment (TIA) for the Project in 2021. The Los Angeles 
Department of Transportation (LADOT) reviewed and approved the TIA, stating in its approval that “The 
assessment determined that the project would not have a significant transportation impact and further 
not have a significant Household or Work VMT impact. Thus, the TIA determined there would be no 
significant impacts per CEQA and LADOT transportation thresholds.  
 
Furthermore, the TIA states “In light of the increasing populating of driver-for-hire transportation network 
companies (TNCs), LADOT requires an evaluation of passenger loading areas for development projects. 
It is not anticipated based on the project size and the project location that there would be any significant 
impacts from passenger loading at the project frontage. A curb-side loading zone is provided at the front 
of the project on Hope Street, as well as a loading zone at the north side of the building.” 
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The project will provide 23 parking spaces, as required. Two spaces are provided on the ground floor 
and accessed from the alley for operations and building management. The remaining 21 spaces are 
provided off-site, located within 750 feet of the site at 1028 South Hope Street.  
 
Appeal Point #2:  The appellants contend an 8-story blank wall will provide no visual interest for 
the Luma residents and will create an echo and significantly increase noise in the alley.  
 
Staff Response to Appeal Point #2: The 8-story wall adjacent to the Luma residential tower is 
compatible with existing and future development on adjacent properties and neighboring 
properties and will not create noise impacts.  
 
Alley design 
 
The 8-story wall adjacent to the Luma residential tower is compatible with existing and future development 
on adjacent properties and neighboring properties and will not create noise impacts. The referenced 8-
story wall is the north façade of the building and is not “blank.” The façade is designed to maximize 
privacy and minimize openings on the property line. Furthermore, during a working session with both the 
Evo and Luma HOAs, on November 16, 2020, during a working session with the HOA’s the applicant 
inquired whether there was a desire to “articulate” the building with additional windows, balconies, or 
other features, and the response was a vocal “no.”  
 
The façade is only articulated with varying materials and colors, with exception of one window stack at 
the elevator lobby to provide natural light and air into that public pace on each floor. However, these 
varying materials and colors provide visual interest and ensure the wall is not a blank monotone. 
 
The Appellants also assert that the wall will create an echo that significantly increases noise in the alley 
by reverberating noise from existing traffic, loading, and deliveries that occur in the alley. As detailed 
below, expert analysis in the record refutes this conjecture. 
 
The Applicant conducted a detailed noise study, dated September 7, 2021 and prepared by Urban 
Crossroads, for the project that conclusively demonstrates there are no unmitigable operational noise 
impacts from the Project, and that the Project complies with the City’s Noise Ordinance. 
 
Furthermore, as described in the noise analysis, if the wall facing the alley was flat it would at most result 
in a three decibel (3-dB) sound increase. A 3-dB change in environmental noise is commonly considered 
a barely perceivable change in the ambient noise level of a given location (California Department of 
Transportation, 2020). However, per project plans, the north façade of the building would not be a flat 
wall. Rather, the façade would include substantial articulation thus diffusing, or scattering, sounds waves 
in multiple directions, resulting in less than a 3-dB sound increase. As such, any noise reflected off the 
façade of the proposed building would not result in a perceivable increase in noise levels and impacts 
would remain less than significant. 
 
Appeal Point #3:  The Appellants contend that the City should consider alleged shade/shadow 
impacts on the neighboring open spaces and pool area at the Evo and Luma buildings.   
 
Staff Response to Appeal Point #3: A shade/shadow analysis, while not required, demonstrates 
the Project will not add to existing shade/shadow patterns.  
 
The project is located in downtown Los Angeles in a transit priority area, and by law is exempt from 
considering shade and shadow issues. However, the applicant did conduct a shade and shadow study, 
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which demonstrates that the Project does not have any more impacts on the pool and open space decks 
on the adjacent buildings than their own buildings currently shade those areas without the project. Thus, 
the project does not have any impact that does not already exist today.  
 
Appeal Point #4: The Appellants contend the project will cause noise on the open rooftop and 
ground level valet areas that will be audible from the multiple adjacent residences across the 20 
foot alley and that the Noise Study does not properly evaluate the operation and construction of 
the hotel and adjacent residents. 
 
Staff Response to Appeal Point #4: The rooftop and ground level valet areas will not cause noise 
impacts to adjacent residences across the alley, and the applicant has agreed to limit rooftop 
hours. The Noise Study properly evaluates the operation and construction of the hotel and 
adjacent residents. 
 
Noise 
 
The applicant voluntarily agreed to restrict rooftop operating hours to the same as the adjacent buildings 
(Elleven, Luma, Evo). While there is no evidence that any rooftop use would cause noise impacts, the 
project’s noise study analyzed these restricted hours and thus the operational noise analysis is more 
conservative than what is required by CEQA. 
 
The Noise analysis prepared by Urban Crossroads identified four nearby receiver locations, all noise-
sensitive residential uses (1133 South Hope Street, 1111 South Grand Avenue, 1155 South Grand, 1200 
South Hope Street) and analyzed potential noise impacts at these locations based on noise-generating 
uses at the project including roof-top mechanical equipment and rooftop amenities. As discussed in the 
noise analysis, the project would not result in a significant noise impact during daytime or nighttime at 
the receiver locations and impacts would be less than significant.  
 
The Appellants also assert the Letter of Determination does not provide limits on the hours of operation, 
including rooftop hours, and that there will not be sufficient hotel staff to monitor the sound. The City of 
Los Angeles does not regulate hours of operation as part of a stand-alone Site Plan Review application. 
Although not required, the applicant has agreed to reduce hours of operation. The rooftop will adhere to 
the same hours of operation as the surrounding residential building’s (Evo, Elleven, and Luma buildings) 
rooftop hours, which close at 11:00p.m. Sunday through Thursday at until 12:00 a.m. Friday through 
Saturday. Hotel staff will be on-site to monitor and address noise.  
 
Operation and Construction Noise 
 
The Appellants assert the noise study prepared by Urban Crossroads does not evaluate impact of the 
operation and construction of the hotel on adjacent residents. As stated above, the Noise analysis 
identified four nearby receiver locations, all noise-sensitive residential uses (1133 South Hope Street, 
1111 South Grand Avenue, 1155 South Grand Avenue, 1200 South Hope Street) and analyzed potential 
noise impacts at these locations based on noise-generating uses at the project including roof-top 
mechanical equipment and rooftop amenities. As discussed in the noise analysis, the project would not 
result in significant noise impacts during the daytime or nighttime at the receiver locations and impacts 
would be less than significant.  
 
The construction management plan prepared includes construction equipment and complies with the 
City’s set construction hours.  
 
Appeal Point #5: The Appellants contend the project does not comply with a setback.  
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Staff Response to Appeal Point #5: The project complies with zoning regulations, including all 
setbacks.  
 
Setbacks  
 
The appellants assert the Los Angeles Municipal Code (LAMC) requires an 11-foot side yard and the 
Downtown Design Guide (“DDG”) requires a 40-foot setback from an interior property line if the adjacent 
property may be developed, and that the adjacent property south lot may be developed as it is owned by 
the EVO Homeowners Association. 
 
As identified in Ordinance No 179,067, effective September 23, 2007, and summarized in ZI No. 2385- 
all yard requirements were eliminated by the Greater Downtown Housing Incentive Area program for all 
projects. There are no yards applicable to projects in Downtown Los Angeles. The project complies with 
yards required by the Los Angeles Municipal Code.  
 
Appellants refer to page 35 of the Downtown Design Guide (figure 6-2), which provides scenarios and 
recommendations for spacing between towers. This does not apply to the project because tower is 
defined as over 150 feet, and the project is 106 feet. Furthermore, the Downtown Design Guide is a guide 
and not a zoning document and the project is not required to provide any setbacks for a project of this 
height. As such, the project complies with yard and setback requirements.  
 
Appeal Point #6:  The Appellants assert that the Project does not comply with the Downtown 
Design Guidelines requirement to minimize neighbor impacts, and that mechanical equipment 
and lighting must be located away from residential uses. 
 
Staff Response to Appeal Point #6: The Project complies with Downtown Design Guidelines 
requirement to minimize neighbor impact, including the location of its mechanical equipment and 
lighting. 
 
Downtown Design Guide 
 
Page 52 states that major mechanical systems, penthouses, and lighting should be designed to limit 
adverse impacts. The DDG states: 
 

• “Mechanical equipment shall be either screened from the public” or “integrated with the 
architectural design of the building” 

• Further, mechanical equipment “should not be placed on balconies or other private or common 
open space areas” 

• Ventilation requirement “shall be located and designed away from the street and to minimize 
adverse effects on pedestrian comforts along the sidewalk” 

 
The project complies with the Downtown Design Guidelines and locates mechanical equipment and 
lighting away from surrounding residential uses. The subject building ventilates vertically, not towards the 
neighboring residential buildings.  
 
The Appellants also assert that the Project does not comply with a requirement for a series of open 
spaces publicly accessible at the street level and does not have sufficient hotel drop-off waiting area on 
Hope Street. Appellants misunderstand the application of the DDG to the Project.  
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The open space section of the DDG states, “Determinations of open space and floor area should be 
implemented in a manner that maximizes opportunities for resident and public-serving open space, such 
as on rooftops, balconies, and building cutout areas, taking into account limitations on developable 
space that constrain many downtown development projects.”  As confirmed by Department of City 
Planning Staff and the Director of Planning in approving the Site Plan Review, there is no open space 
required for the Project as a hotel project, and this provision for public-serving open space is not 
applicable because it is not feasible as the Project frontage is only 50 feet wide and significantly 
constrained as a parcel under 10,000 square feet. 
 
Appeal Point #7:  The Appellants assert that the projects traffic, noise, air quality, and greenhouse 
gas analysis will create an environmental impact. 
 
Staff Response to Appeal Point #7: The project’s traffic, noise, air quality, and greenhouse gas 
analysis provide substantial evidence that the project will not create any environmental impacts.  
 
The Appellants assert that the Project did not provide parking and traffic studies. The Applicant prepared 
a Traffic Impact Study (TIA) in 2021, which LADOT subsequently reviewed and approved on February 
23, 2021. See a detailed response to this point address above under item 1.b.  
 
The Appellants also assert that the Project’s air quality and greenhouse gas studies are flawed and 
require revisions. The Air Quality Analysis conducted by Urban Crossroads was conducted using CEQA 
significance criteria and SCAQMD regional significance thresholds. The Air Quality Analysis identified 
four nearby receiver locations, all noise-sensitive residential uses (1133 South Hope Street, 1111 South 
Grand Avenue, 1155 South Grand Avenue, 1200 South Hope Street) and analyzed potential air quality 
impacts at the nearest sensitive receptor, consistent with SCAQMD methodology. As discussed in detail 
in the Air Quality Analysis, the Project would not result in significant air quality impacts during operation 
or construction, and no mitigation is warranted. The comment does not include further information on 
how the analysis is flawed and is representative of the Appellants’ general unsubstantiated claims. 
 
Furthermore, Appellants claim that the Project did not provide a study of the public alley. LADOT does 
not require a study of the public alley and parking is satisfied by off-site parking. 
 
Appeal Point #8:  The Appellants contend that alcohol and restaurants should be prohibited.   
 
Staff Response to Appeal Point #8: The City cannot restrict a restaurant or alcohol service as part 
of a Site Plan Review.  
 
A future alcohol service would require a separate approval. A prior case for the property filed under Case 
No. ZA-2012-385-VCU-ZV-ZAA-TDR included a rooftop and bar, which was part of an appeal by the 
same Appellants, and thus the current project was specifically designed without any food or beverage 
outlets to minimize conflicts from those uses with adjacent neighbors.  
 
Appeal Point #9:  The Appellants claim that Planning Director erred or abused their discretion. 
 
Staff Response to Appeal Point #9: The Planning Director did not err or abuse their discretion. 
 
The project meets the Conditions of a Class 32 Exemption for CEQA, as outlined in the Exemption 
findings prepared for the project which include: 
 

• The Project is consistent with the applicable general plan designation and all applicable general 
plan policies as well as with applicable zoning designation and regulations. 
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• The proposed development occurs within City limits on a project site of no more than five acres 
substantially surrounded by urban uses. 

• The Project site has no value as habitat for endangered, rare, or threatened species. 

• Approval of the Project would not result in significant effects relating to traffic, noise, air quality, 
or water quality.  

• The site can be adequately served by all required utilities and public services. 
 
The Exemption findings explain that the Exception to a Class 32 Categorical Exemption do not apply to 
the Project. 
 
The case file includes comprehensive environmental documentation and extensive technical analysis to 
support the determination by the Director of Planning. These reports included but are not limited to, a 
Traffic Assessment dated September 2020 prepared by KOA, a Traffic Impact Study dated August 2021 
prepared by KOA, and a Technical Memorandum dated February 8, 2021 prepared by KOA and 
subsequently reviewed by the Los Angeles Department of Transportation on February 23, 2021. In 
addition, the applicant provided a detailed Noise Impact Analysis dated September 7, 2021, an Air Quality 
Impact Analysis dated August 20, 2021, and a Green House Gas Analysis dated August 20, 2021, all 
prepared by Urban Crossroads. A Geotechnical engineering report investigation dated December 23, 
2019, prepared by Rybak Geotechnical was submitted and reviewed. A Certificate of Compliance for 
Methane Test Data was conducted by Engineer Don Terras on January 31, 2021. Furthermore, the 
applicant provided a memo dated October 19, 2021 and prepared by Carlin Environmental Consulting 
confirming they had conducted methane testing requirements per LADBS code and deemed the site to 
be in the Methane Zone with level II design measures needed and plans have been submitted to LADBS 
for review and oversite.  
 
CONCLUSION 
 
In conclusion, the Appellant has not demonstrated how the Director’s Determination erred or abused its 
discretion in approving DIR-2020-3656-SPR and has not provided any substantial evidence to dispute 
the findings of the Categorical Exemption. The Categorical Exemption is comprehensive and has been 
completed in full compliance with CEQA. As demonstrated by the responses to the appeal points, there 
are no new impacts or substantial increases in previously identified impacts that would result from the 
comments raised herein. The Director’s Determination included correct findings of approval consistent 
with the provisions of CEQA. Therefore, in consideration of all the facts, Planning staff recommends that 
the appeal be denied, the decision of the Director’s Determination be sustained, and it be determined 
that based on the whole of the administrative record, the Project is exempt from CEQA pursuant to CEQA 
Guidelines, Section 15332 (Class 32) and there is no substantial evidence demonstrating that an 
exception to the Exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 
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Related Code Section:  Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 
 
Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

 
A.   APPELLATE  BODY/CASE  INFORMATION 

 

1.    APPELLATE  BODY 
 

 Area Planning Commission  City Planning Commission  City Council  Director of Planning  
 Zoning Administrator     

 
Regarding Case Number:             
 
Project Address:               

 
Final Date to Appeal:              
 

2.   APPELLANT 
 

Appellant Identity: 
(check all that apply) 

        Representative 
        Applicant 

        Property Owner 
        Operator of the Use/Site 

      Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
_______________________________________________________________________________ 

    Person affected by the determination made by the Department of Building and Safety 

      Representative 
      Applicant 

      Owner 
      Operator 

         Aggrieved Party 

 
3.   APPELLANT INFORMATION 

 
 Name:              

 
Company/Organization:              
 
Mailing Address:               
 
City:         State:        Zip:      
 
Telephone:         E-mail:         
 
 
a.   Is the appeal being filed on your behalf or on behalf of another party, organization or company? 
 

 Self  Other:             
 
b.   Is the appeal being filed to support        Yes    No 

  

APPEAL  APPLICATION 

 

Instructions and Checklist 

DIR-2020-3656-SPR; ENV-2020-3657-CE

1130 South Hope Street, Los Angeles, CA 90012

12/02/2021

Evo Homeowners Association c/o Luc Sasseville

Evo Homeowners Association c/o Luc Sasseville, General Manager

Evo Homeowners Association

1155 South Grand Street

Los Angeles CA 90015

(213) 741-2700 lsasseville@actionlife.com

Evo Homeowners Association
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4.   REPRESENTATIVE/AGENT INFORMATION 
 
Representative/Agent name (if applicable):           
 
Company:               
 
Mailing Address:               
 
City:         State:      .  Zip:      
 
Telephone:         E-mail:         
 

5.   JUSTIFICATION/REASON FOR APPEAL 
 

a.   Is the entire decision, or only parts of it being appealed?    Entire   Part 
 

b.   Are specific conditions of approval being appealed?       Yes    No 
 

If Yes, list the condition number(s) here:            
 

Attach a separate sheet providing your reasons for the appeal.  Your reason must state:  
 

   The reason for the appeal    How you are aggrieved by the decision 

   Specifically the points at issue    Why you believe the decision-maker erred or abused their discretion 
 

6.     
I certify that the statements contained in this application are complete and true: 
 

Appellant Signature:         Date:       
 
 

 

GENERAL APPEAL FILING REQUIREMENTS 
 

B.   ALL CASES REQUIRE THE FOLLOWING ITEMS    -    SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES  
 

     1. Appeal Documents 
 

a.  Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates) 
Each case being appealed is required to provide three (3) sets of the listed documents. 

 

  Appeal Application (form CP-7769) 
  Justification/Reason for Appeal 
  Copies of Original Determination Letter 

 

b.  Electronic Copy  
  Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 

during filing and return the flash drive to you) or a CD (which will remain in the file).  The following items must 
be saved as individual PDFs and labeled accordingly (e.g. Appeal Form Justification/Reason 
Statement  Original Determination Letter          

 

c.  Appeal Fee  
  Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 

receipt(s) to calculate the fee per LAMC Section 19.01B 1. 
  Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01B 1. 
 

d.  Notice Requirement 
  Mailing List - All appeals require noticing per the applicable LAMC section(s).  Original Applicants must provide 

noticing per the LAMC  
  Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City          

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment. 







CA

1900 Avenue of the Stars, 7th Floor













syb@jmbm.com





(310) 712-6847









Jeffer Mangels Butler Mitchell LLP





Sheri Bonstelle

90067



Los Angeles
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION 
 

 
C.   DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC) 

 

1. Density Bonus/TOC 
Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f. 

 
NOTE: 
-  Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed. 
 
-  Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 

and always only appealable to the Citywide Planning Commission. 
 

 Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 
bill, property tax bill, ZIMAS, drivers license, bill statement etc. 

 
D.   WAIVER OF DEDICATION AND OR IMPROVEMENT 

Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I. 
 
NOTE: 
-  Waivers for By-Right Projects, can only be appealed by the owner. 
 
-  When a Waiver is on appeal and is part of a master land use application request or subdividers statement for a 

project, the applicant may appeal pursuant to the procedures that governs the entitlement. 
 

E.   TENTATIVE TRACT/VESTING 
 

1.  Tentative Tract/Vesting  -  Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A. 
 

NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City  
Planning Commission must be filed within 10 days of the date of the written determination of said Commission. 

 

 Provide a copy of the written determination letter from Commission. 
 

F.   BUILDING AND SAFETY DETERMINATION 
 

   1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 
Original Applicant and must provide noticing and pay mailing fees. 

 
a.  Appeal Fee 

  Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 
Building and Safety determination letter, plus all surcharges.  (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code) 

 
b.  Notice Requirement 

  Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 
copy of receipt as proof of payment. 

 
   2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved 

person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination. 

 

a.  Appeal Fee 
  Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a. 
 

b.  Notice Requirement 
  Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply. 
  Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of 

receipt must be submitted as proof of payment. 
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G.   NUISANCE ABATEMENT 
 
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4 
 
NOTE: 
-  Nuisance Abatement is only appealable to the City Council. 
 

a.  Appeal Fee 
  Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1. 

 
2. Plan Approval/Compliance Review 

Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4. 
 

a.  Appeal Fee 
  Compliance Review  -  The fee charged shall be in accordance with the LAMC Section 19.01 B. 
  Modification  -  The fee shall be in accordance with the LAMC Section 19.01 B. 

 
 
 
 

NOTES 
 
 
A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
individual on behalf of self. 
 
 
 
 
 
Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.  
 
 
 
 
 
 
 
 
 
 
 
 

This Section for City Planning Staff Use Only 
Base Fee: 
 

Reviewed & Accepted by (DSC Planner): 
 
 

Date: 
 

Receipt No: 
 
 

Deemed Complete by (Project Planner): 
 

Date: 
 

  Determination authority notified   Original receipt and BTC receipt (if original applicant)  
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Related Code Section:  Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 
 
Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

 
A.   APPELLATE  BODY/CASE  INFORMATION 

 

1.    APPELLATE  BODY 
 

 Area Planning Commission  City Planning Commission  City Council  Director of Planning  
 Zoning Administrator     

 
Regarding Case Number:             
 
Project Address:               

 
Final Date to Appeal:              
 

2.   APPELLANT 
 

Appellant Identity: 
(check all that apply) 

        Representative 
        Applicant 

        Property Owner 
        Operator of the Use/Site 

      Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
_______________________________________________________________________________ 

    Person affected by the determination made by the Department of Building and Safety 

      Representative 
      Applicant 

      Owner 
      Operator 

         Aggrieved Party 

 
3.   APPELLANT INFORMATION 

 
 Name:              

 
Company/Organization:              
 
Mailing Address:               
 
City:         State:        Zip:      
 
Telephone:         E-mail:         
 
 
a.   Is the appeal being filed on your behalf or on behalf of another party, organization or company? 
 

 Self  Other:             
 
b.   Is the appeal being filed to support        Yes    No 

  

APPEAL  APPLICATION 

 

Instructions and Checklist 

DIR-2020-3656-SPR; ENV-2020-3657-CE

1130 South Hope Street, Los Angeles, CA

12/02/2021

Peter Toumasis, Luma Homeowners Association

Peter Toumasis, Board President

Luma Homeowners Association

1100 South Hope Street, Unit 1615

Los Angeles CA 90015

(213) 417-9133 toumasis33@mac.com

Luma Homeowners Association
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November 12, 2021 
 
Hope Street 1, LLC (A)(O) 
1434 East Oak Avenue 
El Segundo, CA 90245 
 

Dana A. Sayles (R) 
Three6ixty 
11287 West Washington Boulevard 
Los Angeles, CA 90071 
 

RRE: Case No. DIR-2020-3656-SPR 
Address: 1130 South Hope Street   
Planning Area: Central 
Zone  : [Q]R5-4D-O 
D. M.  : 126A207, 127-5A207 
C. D.  : 14- De Leon 
CEQA : ENV-2020-3657-CE 
 

   

RE: ENV-2020-3657-CE (Categorical Exemption - Class 32) 
 
The project site is a level, rectangular-shaped interior parcel of land consisting of one (1) lot 
encompassing a total area of approximately 7,829 square-feet (0.18 acres) located on the east 
side of Hope Street between 11th and 12th Street. The subject site has a street frontage of 
approximately 50 linear feet along Hope Street, a depth of 156 linear feet, and is bound by two 
public alleys to the north and east. The project site is currently vacant and is within a highly urban 
landscape without vegetation and on- and off-site trees. The project site is zoned [Q]R5-4D-O 
and is located within the Central City Community Plan Area which designates the land use of the 
subject property as High Density Residential. The Q condition restricts the use of the property to 
residential uses permitted in the R5 zone such as hotels, motels, and other commercial uses, and 
limits the commercial Floor Area Ratio (F.A.R) of the property to 2:1. The D limitation restricts the 
overall FAR of the Property to 6:1.The proposed uses are uses permitted in the [Q]R5-2D-O 
Zone. 
 
The subject property is located within the Residential Hotel Unit Conversion Demolition Ordinance 
(ZI-2353), City Center/Central Industrial Development Guidelines and Controls for Residential 
Hotels (ZI-2487), Transit Priority Area in the City of Los Angeles (ZI-2452), Greater Downtown 
Housing Incentive Area (ZI-2385), City Center Redevelopment Project Area (ZI-2488), and the 
Los Angeles State Enterprise Zone (ZI-2374). The property is not within the boundaries of or 
subject to any other Specific Plan, Community Design Overlay, or Interim Control Ordinance. The 
project site is located the Puente Hills Blind Thrust Fault and a Methane Zone. The project does 
not fall within the Alquist-Priolo Fault Zone, a Preliminary Fault Rupture Study Area, a Flood Zone, 
Liquefaction Area, Landslide Area, Tsunami Inundation Zone, Hillside Area, or BOE Special 
Grading Area.  
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The project involves a new eight-story, 106-foot-high limited service hotel inclusive of 112 guest 
rooms and 528 square-feet of ground-floor commercial. The proposed floor area is 46,741 square-
feet, with a floor area ratio of 6:1. The ground floor features a lobby/reception area, along with 
other hotel amenities including a conference room, business center, vending machine room, trash 
and recycling, loading area, common restrooms, and an elevator lobby. Additionally, the first floor 
includes a 528 square-foot commercial retail space along Hope Street. The guest rooms are 
evenly distributed – 16 rooms per floor – across seven floors. At this time, there is no proposal for 
a restaurant, bar, on-site food or beverage service, or mini-bars within the guestrooms. New 
landscaping is proposed along the ground floor and roof deck. Ground floor landscape will include 
approximately eight (8) Pygmy Date Palms and shrubs, while the rooftop includes approximately 
twenty-three (23) King Palms and a variety of shrubs.  
 
The project is requesting the following discretionary actions: 
 

1. Pursuant to LAMC Section 16.05, Site Plan Review for a new 112 guest room hotel with 
528 square-feet of ground floor retail uses and;  

 
2. Any additional actions as deemed necessary or desirable, including but not limited to 

demolition, tree removal, and building permits. 
 

Generally, the surrounding lots are zoned [Q]R5-4D-O and are developed with commercial and 
residential uses. To the north, across the abutting public alley, properties are zoned [Q]R5-4D-O 
and are developed with a 19-story 236-unit mixed-use development (Luma). Abutting properties 
to the east, across the public alley, properties are zoned [Q]R5-4D-O and are developed with a 
23-story 311-unit mixed-use development (Evo South). To the west, across Hope Street, 
properties are zoned [Q]R5-4D-O and are developed with a 31- to 40-story 730-unit mixed-use 
development (Hope + Flower). Abutting properties to the south, properties are zoned [Q]R5-4D-
O and serve as a surface parking lot owned by the Evo Homeowners Association.  
 
The proposed project would not have a significant effect on the environment. A “significant effect 
on the environment” is defined as “a substantial, or potentially substantial, adverse change in the 
environment” (CEQA Guidelines, Public Resources Code Section 21068). The proposed project 
and potential impacts were analyzed in accordance with the California Environmental Quality Act 
(CEQA) Guidelines, which establish guidelines and thresholds of significant impact, and provide 
the methods for determining whether or not the impacts of a proposed project reach or exceed 
those thresholds. Analysis of the proposed project has been determined that it is Categorically 
Exempt from environmental review pursuant to Article 19, Section 15332 of the CEQA Guidelines 
(Class 32) and there is no substantial evidence demonstrating that an exception to a categorical 
exemption pursuant to CEQA Guidelines, Section 15300.2 applies. On November 12, 2021, the 
subject project was issued a Notice of Exemption for a Class 32 Categorical Exemption. 
 

CLASS 32 CATEGORICAL EXEMPTION  

The proposed project qualifies for a Class 32 Categorical Exemption because it conforms to the 

definition of “In-fill Projects.” A project qualifies for a Class 32 Categorical Exemption if it is 

developed on an infill site and meets the following five conditions listed below. 

(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with applicable zoning designation and 
regulations. 
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The project site is zoned [Q]R5-4D-O and is located within the Central City Community 
Plan Area which designates the land use of the subject property as High Density 
Residential. The Q condition restricts the use of the property to residential uses permitted 
in the R5 zone, such as hotels, motels, and other commercial uses, and limits the 
commercial FAR of the property to 2:1. Residential uses are permitted in the R5 zone, and 
does not restrict density for guest rooms. The D limitation restricts the overall F.A. R of the 
property to 6:1 and unlimited height. The project site is 7,829 square feet (approximately 
0.18 acres) in size and is currently vacant and undeveloped. The project will result in a 
mixed-use development. The proposed uses are uses that are permitted in the [Q]R5-
2D-O Zone.  
 
The subject property is located within the Residential Hotel Unit Conversion Demolition 
Ordinance (ZI-2353), City Center/Central Industrial Development Guidelines and Controls 
for Residential Hotels (ZI-2487), Transit Priority Area in the City of Los Angeles (ZI-2452), 
Greater Downtown Housing Incentive Area (ZI-2385), City Center Redevelopment Project 
Area (ZI-2488), and the Los Angeles State Enterprise Zone (ZI-2374). The property is not 
within the boundaries of or subject to any other Specific Plan, Community Design Overlay, 
or Interim Control Ordinance. The project site is located the Puente Hills Blind Thrust Fault 
and a Methane Zone. The project does not fall within the Alquist-Priolo Fault Zone, a 
Preliminary Fault Rupture Study Area, a Flood Zone, Liquefaction Area, Landslide Area, 
Tsunami Inundation Zone, Hillside Area, or BOE Special Grading Area. The property is 
not located within the boundaries of or subject to any other Specific Plan, Community 
Design Overlay, or Interim Control Ordinance. 
 

The project meets the following objectives and policies of the Central City Community 

Plan: 

 

COMMERCIAL  

 

The Central City Community Plan serves to address a number of issues and opportunities 

present in the area, and recognizes the importance of retaining a viable and vibrant 

commercial sector. The proposed hotel with ancillary commercial space is consistent with 

this zone and land use designation. Additionally, the project is consistent with the following 

objectives and policies of the Community Plan:  

 
Objective 2-3: To promote land uses in Central City that will address the 
needs of all the visitors to Downtown for business, conventions, trade 
shows, and tourism  

 
Policy 2-3.1: Support the development of a hotel and 
entertainment district surrounding the Convention Center/Staples 
Arena with linkages to other areas of Central City and the Figueroa 
corridor.  

 
Objective 2-4: To encourage a mix of uses which create an active, 24-
hour downtown environment for current residents and which would also 
foster increased tourism.  

 
The project's proposed hotel and commercial retail uses are uses permitted by the project 
site's [Q]R5-4D-O zoning, as well as, the underlying High Density Residential land use 
designation. Surrounding properties are developed with similar scale buildings and uses, 
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including hotels and office buildings, restaurants, and retail shops. In addition, the project's 
proposed design will enhance the visual appearance and appeal of the existing 
commercial development. In addition, the project will provide additional retail land uses 
for visitors. 
 
The design alternates different textures, colors, materials, and distinctive architectural 
treatments to add visual interest while avoiding dull and repetitive facades. The 
contemporary architecture includes a highlighted entry enclosure for entry identification, 
stepped contrasting panels for structure accent, polished stone at entry and a variety of 
colors for added contrast. The ground level will include signage lighting at the north portion 
of the ground level, accent lighting at landscaped areas, and ambient security lighting 
surrounding the building, thereby promoting a lively and pedestrian-oriented commercial 
environment. Furthermore, the project's design and proposed uses will enhance light 
industrial activity, and support job growth. 
 
The project is in substantial conformance with the purposes, intent and provisions of 
the General Plan and Community plan and does not conflict with any applicable 
regulations or standards. The project will increase the active hours of the street by 
providing a 24/7 hotel use supported by ground-floor commercial retail stores and 
restaurants along the Hope Street corridor.  
 
Therefore, the project is consistent with the applicable general plan designation and all 

applicable general plan policies as well as with 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. 
 

The subject property is located wholly within the Central City Community Plan Area within 

the City of Los Angeles. The project site is 7,829 square feet (approximately 0.18 acres) 

in size and is currently vacant and undeveloped. The project site is substantially 

surrounded by urban uses and is not located near any areas designated for farmland or 

agricultural uses. The area surrounding the project site is fully built-out with a variety of 

commercial and residential uses that are consistent with their General Plan land use 

designations and zoning.  

 

(c) The project site has no value as habitat for endangered, rare or threatened species: 
 

The site is vacant and does not contain vegetation. It is located in a long-established urban 

environment which is fully developed with commercial and residential uses. Therefore, the 

project site has no value as habitat for endangered species, 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: 
 
Traffic. A significant impact may occur if the project conflicts with an applicable plan, 
ordinance or policy establishing measures of effectiveness for the performance of the 
circulation system. On July 30, 2019, pursuant to SB 743 and the recent changes to 
Section 15064.3 of the State's CEQA Guidelines, the City of Los Angeles adopted vehicle 
miles traveled (VMT) as a criteria in determining transportation impacts under CEQA. The 
new Los Angeles Department of Transportation (LADOT), Transportation Assessment 
Guidelines (TAG) provide instructions on preparing transportation assessments for land 
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use proposals and defines the significant impact thresholds. LADOT has established that 
any project resulting in a net increase of 250 or more daily vehicle trips requires a VMT 
analysis.  
 

A Traffic Assessment Report, dated August 2021 was prepared by KOA Corporation in 

order to determine whether or not the proposed project would result in any significant 

effects relating to traffic. The Traffic Study found that the project would generate a net 

increase of 651 daily vehicle trips and a net increase of 4,000 daily vehicle miles traveled 

(VMT), thus requiring the proposed project to conduct a vehicle miles traveled (VMT) 

analysis. 

 

The LADOT VMT Calculator tool measures project impact in terms of Household VMT per 

Capita, and Work VMT per Employee. DOT identified distinct thresholds for significant 

VMT impacts for each of the seven Area Planning Commission (APC) areas in the City. 

For the West Los Angeles APC area, in which the project is located, the following 

thresholds have been established: 

 

• Household VMT per Capita: 6.0  

• Work VMT per Employee: 7.6 
 

As cited in the VMT Analysis report, prepared by KOA Corporation the proposed project 
is projected to have a Household VMT per capita of 0.0 since the project does not have a 
residential component and a Work VMT per employee of 7.6. Subsequently, LADOT 
completed its Transportation Impact Assessment and in a letter dated February 23, 2021, 
concluded that implementation of the proposed project would not result in a significant 
Household or Work VMT impact. Therefore, the project is not expected to result in any 
significant impact relating to traffic. 
 
Noise. The project must comply with the City of Los Angeles Noise Ordinance No. 144,331 

and 161,574 and any subsequent ordinances which prohibit the emission or creation of 

noise beyond certain levels. The Ordinances cover both operational noise levels (i.e. post-

construction), as well as any noise impact during construction. Section 41.40 of the LAMC 

regulates noise from demolition and construction activities and prohibits construction 

activity (including demolition) and repair work, where the use of any power tool, device, or 

equipment would disturb persons occupying sleeping quarters in any dwelling hotel, 

apartment, or other place of residence, between the hours of 9:00 p.m. and 7:00 a.m. 

Monday through Friday, and between 6:00 p.m. and 8:00 a.m. on Saturdays and holidays; 

all such activities are also prohibited on Sundays. Section 112.05 of the LAMC also 

specifies the maximum noise level of construction machinery that can be generated in any 

residential zone of the city or within 500 feet thereof. As the project is required to comply 

with the above ordinances and regulations, it will not result in any significant noise impacts. 

All construction-related noise impacts would be less than significant and temporary in 

nature.  

 

A Noise Technical Report prepared by Urban Crossroads, dated August 2021 and 

attached to the subject environmental case file, concluded that no significant permanent 

operational or cumulative noise impacts are expected as a result of the proposed project 

(the Noise Study provides the full analysis). Given that the project would be required to 

comply with all existing and applicable noise regulations, the study concluded that the 

project would not result in any significant impacts and that no mitigation measures are 
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necessary. Although noise arising from construction is unavoidable, the noise would be 

temporary and limited to the duration of the construction in any one location. Through 

compliance with all existing regulations governing both construction and operational noise, 

any noise impacts resulting from the project will be less than significant. 

 

Air Quality. The South Coast Air Quality Management District (SCAQMD) is the agency 

primarily responsible for comprehensive air pollution control in the South Coast Air Basin 

and reducing emissions from area and point stationary, mobile, and indirect sources. The 

2016 Air Quality Management Plan (AQMP) was prepared by SCAQMD and adopted in 

April 2017 to meet federal and state ambient air quality standards. A significant air quality 

impact may occur if a project is inconsistent with the AQMP or would in some way 

represent a substantial hindrance to employing the policies or obtaining the goals of that 

plan. As the project is an adaptive reuse of an existing office building, it is not expected to 

conflict with, or obstruct, the implementation of the AQMP and SCAQMD rules. The project 

is consistent with current zoning regulations and policies within the City of Los Angeles, 

allowing for the proposed development on the subject site. The project would also comply 

with the 2017 Los Angeles Green Building Code (LAGBC), which builds upon and sets 

higher standards than those in the 2016 California Green Building Standards Code. 

Additionally, the project’s infill location would promote the concentration of development 

and commercial uses in an urban location with extensive infrastructure and access to 

public transit facilities, thus reducing the vehicle miles traveled for employees, residents, 

and visitors. Therefore, project impacts related to air quality will be less than significant. 

 

Furthermore, an Air Quality Technical Report dated August 2021 was prepared by Urban 

Crossroads, which is included in the subject environmental case file. The study quantifies 

the estimated daily construction and operational emissions for various pollutants from the 

project site using CalEEMod simulations. Based on the simulation results, none of the 

construction and operational emissions are expected to exceed the South Coast Air 

Quality Management District (SCAQMD) air quality significance thresholds. The study 

does not recommend any mitigation measures as all construction and operational 

emissions are expected to be below the thresholds considered by SCAQMD to be 

significant under CEQA guidelines. Potential impacts related to air quality from the project 

will therefore be less than significant. 

 

Water Quality. With regard to water quality, a significant impact would occur if the project 

would: 1) exceed wastewater treatment requirements of the Los Angeles Regional Water 

Quality Control Board (LARWQCB); 2) increase water consumption or wastewater 

generation to such a degree that the capacity of facilities currently serving the project site 

would be exceeded; or 3) increase surface water runoff, resulting in the need for expanded 

off-site storm water drainage facilities. All wastewater from the project would be treated 

according to requirements of the National Pollutant Discharge Elimination System 

(NPDES) permit authorized by the LARWQCB. Therefore, the proposed project would 

result in a less than significant impact related to wastewater treatment requirements. 

 

Additionally, prior to any construction activities, the project applicant would be required to 

coordinate with the City of Los Angeles Bureau of Sanitation (BOS) to determine the exact 

wastewater conveyance requirements of the proposed project, and any upgrades to the 

wastewater lines in the vicinity of the project site that are needed to adequately serve the 

proposed project would be undertaken as part of the project. Therefore, the proposed 
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project would not result in a significant impact related to water or wastewater 

infrastructure.  

 

Lastly, development of the proposed project would maintain existing drainage patterns; 

site generated surface water runoff would continue to flow to the City’s storm drain system. 

The proposed project would not create or contribute runoff water that would exacerbate 

any existing deficiencies in the storm drain system or provide substantial additional 

sources of polluted runoff. Therefore, the proposed project would not result in a significant 

impact related to existing storm drain capacities. 

 

(e) The site can be adequately served by all required utilities and public services: 
 

The site is currently and adequately served by the City's Department of Water and Power, 

the City's Bureau of Sanitation, the Southern California (SoCal) Gas Company, the Los 

Angeles Police Department, the Los Angeles Fire Department, Los Angeles Unified 

School District, Los Angeles Public Library, and other public services. These utilities and 

public services have continuously served the area for the past several decades. In 

addition, the California Green Code requires new construction to meet stringent efficiency 

standards for both water and power, such as high-efficiency toilets, dual-flush water 

closets, minimum irrigation standards, LED lighting, etc. As a result of these new building 

codes, which are required of all projects, it can be anticipated that the proposed project 

will not create any substantial impact on existing utilities and public services. 

 

In addition, roof and site drainage as well as sewer availability must comply with Bureau 

of Engineering and Bureau of Sanitation standards; and hydrants, Fire Department 

Access, and Fire Safety must be reviewed and approved by the Los Angeles Fire 

Department before permits can be issued. Furthermore, the project must comply with all 

City Regulatory Compliance Measures (RCMs) that apply. Therefore, the proposed project 

can be adequately served by all required utilities and public services. 

 

EXCEPTIONS TO CATEGORICAL EXEMPTIONS 

The City has further considered whether the proposed project is subject to any of the six 

exceptions set forth in State CEQA Guidelines Section 15300.2 that would prohibit the use of any 

categorical exemption. Planning staff has determined that none of the exceptions apply to the 

proposed project, as described below. 

(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the 
project is to be located – a project that is ordinarily insignificant in its impact on the 
environment may in a particularly sensitive environment be significant. Therefore, 
these classes are considered to apply all instances, except where the project may 
impact on an environmental resource of hazardous or critical concern where 
designated, precisely mapped, and officially adopted pursuant to law by federal, 
state, or local agencies. 

 

As the proposed project is not defined as a Class 3, 4, 5, 6 or 11 project, this exception is 

non-applicable. The project site in an urbanized area in the City of Los Angeles. The 

project site is not located in a particularly sensitive environment and is not located on a 

site containing wetlands, endangered species, or wildlife habitats; therefore, this exception 

is not applicable. 
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(b) Cumulative Impact. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over 
time is significant. 
 

The proposed project is consistent with the zone and land use as designated by the 

Central City Community Plan Area. A successive project of the same type and nature 

would reflect a development that is consistent with the underlying land use designation 

and the Los Angeles Municipal Code, and thus would be subject to the same regulations 

and requirements, including development standards and environmental impacts. The 

impacts of each subsequent project will be mitigated if necessary, and thus will not result 

in a cumulative impact. The project would not result in a cumulatively considerable 

contribution to any impact. The threshold of significance for a cumulatively considerable 

contribution to a traffic impact is the same as the threshold of significance for a project 

impact. Therefore, since the project would not exceed that threshold, it would have neither 

a project-specific significant impact, nor the potential to result in a cumulatively 

considerable contribution to a significant traffic impact. The same is true for air quality 

thresholds of significance; the project does not have the potential to result in a project-

specific significant air quality impact, and therefore, does not have the potential to result 

in a cumulatively considerable contribution to a significant air quality impact. 

 

Regulatory Compliance Measures (RCMs) in the City of Los Angeles regulate impacts 

related to Air Quality, Construction Noise/Vibrations, Operational Noise/Vibrations, and 

Transportation/traffic. Numerous Los Angeles Municipal Code Sections provide 

requirements for construction activities and ensure impacts from construction related 

noise, traffic, and parking are less than significant. The Noise Regulation Ordinance, No. 

144,331, provides regulatory compliance measures related to construction noise and 

maximum noise levels for all activities. LAMC Section 62 provides specific regulatory 

compliance measures related to construction traffic and parking. LAMC Section 41 

requires construction site postings listing representative contact information and permitted 

construction/demolition hours as established by the Department of Building and Safety. 

Additionally, there is insufficient evidence to conclude that significant impacts will occur 

based on past project approvals or in progress entitlement applications and that the 

proposed project will have adverse impacts on the cumulative impacts of construction 

noise and transportation/traffic in this area. Further, there is insufficient evidence to 

conclude that the proposed project will be under construction at the same time as projects 

within the vicinity. Thus, this exception does not apply. 

 

(c) Significant Effect. A categorical exemption shall not be used for an activity where 
there is a reasonable possibility that the activity will have a significant effect on the 
environment due to unusual circumstances. 

 

The project site is located in an urbanized area within the City of Los Angeles, and consists 

of commercial uses and operations that are compatible with the surrounding urban 

development and consistent with the underlying zoning. The project site fronts along Hope 

Street, a long-established major commercial thoroughfare, containing a variety of 

commercial and residential uses. In addition, the project site does not demonstrate any 

unusual circumstances, and the project will not generate any significant impacts regarding 

traffic, noise, air quality, or water quality. There are no special districts or other known 
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circumstances that indicate a sensitive surrounding environment. Thus, there are no 

unusual circumstances which may lead to a significant effect on the environment. 

 

(d) Scenic Highways. A categorical exemption shall not be used for a project which 
may result in damage to scenic resources, including but not limited to, trees, 
historic buildings, rock outcroppings, or similar resources, within a highway 
officially designated as a state scenic highway. This does not apply to 
improvements which are required as mitigation by an adopted negative declaration 
or certified EIR. 

 

Based on a review of the California Scenic Highway Mapping System, the subject site is 

not located along a California State Scenic Highway and will not impact any identified 

scenic resources, including trees, historic buildings, rock outcroppings, or other similar 

resources, within a highway officially designated as a State Scenic Highway. Therefore, 

this exception does not apply. 

 

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a project 
located on a site which is included on any list compiled pursuant to Section 65962.5 
of the Government Code. 
 

Based on a review of the California Department of Toxic Substances Control “Envirostor 

Database,” no known hazardous waste sites are located on the project site. Additionally, 

there are also no listed hazardous waste sites within the immediate vicinity of the project 

site. The subject property is currently developed with commercial office uses, which are 

not expected to utilize hazardous waste or materials that pose significant constraint on the 

site. It is not located in a Hazardous Waste / Border Zone Property area as designated by 

the City of Los Angeles.  

 

Carlin conducted methane testing on January 31, 2021, per the Los Angeles Department 

of Building and Safety (LADBS) code and has deemed the site to be in the Methane Zone 

with level II design measures needed. On October 19, 2021, Carlin Environmental 

Consultant confirmed appropriate channels for methane mitigation measures and 

requirements LADBS. The design measures for this site are per Table 1A on sheet 4 of 

the LADBS Standard Methane Guidelines. As such, the plans have been submitted to 

LADBS for review and oversite. 

 

Therefore, this exception for a Class 32 Categorical Exemption does not apply.  

 

(f) Historical Resources. A categorical exemption shall not be used for a project which 
may cause a substantial adverse change in the significance of a historical resource. 
 
The project site has not been identified as a historic resource by local or state agencies, 

and the project site has not been determined to be eligible for listing in the National 

Register of Historic Places, California Register of Historical Resources, or the Los Angeles 

Historic-Cultural Monuments Register. In addition, the project site is not located within a 

Historic Preservation Overlay Zone and thus not subject to historic preservation review. 

For these reasons, the proposed project would not constitute a substantial adverse 

change in the significance of a historic resource as defined by CEQA, therefore, this 

exception does not apply. 
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CONCLUSION 

 

The project involves a new eight-story, 106-foot-high limited service hotel inclusive of 112 guest 
rooms and 528 square-feet of ground-floor commercial. The proposed floor area is 46,741 square-
feet, with a floor area ratio of 6:1. The ground floor features a lobby/reception area, along with 
other hotel amenities including a conference room, business center, vending machine room, trash 
and recycling, loading area, common restrooms, and an elevator lobby. Additionally, the first floor 
includes a 528 square-foot commercial retail space along Hope Street. The guest rooms are 
evenly distributed – 16 rooms per floor – across seven floors. At this time, there is no proposal for 
a restaurant, bar, on-site food or beverage service, or mini-bars within the guestrooms. New 
landscaping is proposed along the ground floor and roof deck. Ground floor landscape will include 
approximately eight (8) Pygmy Date Palms and shrubs, while the rooftop includes approximately 
twenty-three (23) King Palms and a variety of shrubs.  
 

The property is located within a Los Angeles State Enterprise Zone (ZI-2129). Per the Central 

City parking requirements, vehicle parking is not required for ground floor retail spaces under 

7,500 square feet. The project provides 23 vehicle parking spaces- two of which are provided on 

the ground floor and accessed by the side and rear alley via Hope Street and 12th Street and 

twenty-two of which will be located within 750 feet of the site at 1028 South Hope Street, pursuant 

to LAMC 12.21.A.4(g). In compliance with Ordinance No. 185480, the hotel provides 16 bicycle 

parking spaces (of which 8 will be reserved for long-term use and 8 for short-term use) to satisfy 

its base bicycle parking requirements. In addition, pursuant to LAMC 12.21.A.4,16 additional 

bicycle parking spaces will be provided as a replacement for four (4) automobile parking spaces, 

for a total of 32 bicycle parking spaces. 

 

The project is consistent with the surrounding developments and is entirely consistent with the 

existing General Plan land use designation, zoning requirements of the LAMC. The project will 

not generate a significant number of vehicle trips and will not result in any significant impacts to 

land use planning, environmental habitat, noise, air quality, or water quality. The project site is 

located in an urbanized and long-developed area, and thus will be adequately served by all 

required public utilities and services. 

 

Furthermore, the project is not in a particularly sensitive environment, and will not impact an 

environmental resource of hazardous or critical concern that is designated, precisely mapped, or 

officially adopted by any federal, state, or local agency. The project will not result in any significant 

impacts and, therefore, will not make a cumulatively considerable contribution to any significant 

impacts that are not already accounted for by the General Plan and future environmental 

clearances. The project does not present any unusual circumstances that would result in a 

significant impact on the environment and would not constitute a substantial adverse change in 

the significance of a historic resource as defined by CEQA. Therefore, none of the possible 

exceptions to Categorical Exemptions, found in Section 15300.2 Exceptions, apply to this project, 

and as such, the project qualifies for a Class 32 Categorical Exemption. 

 



Letter of Determination
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Planning APC Central <apccentral@lacity.org>

1130 South Hope Street 
1 message

steve saffold <stevesaffold@gmail.com> Mon, Feb 28, 2022 at 10:08 PM
To: apccentral@lacity.org

Hello,

My name is Steve Saffold. I'm a real estate broker and my prac�ce is focused on working on high-density
housing and commercial projects.

I'm writing to share with you my opinion about the proposed hotel project at 1130 South Hope
Street. When I found out that this project was being fought and appealed by the HOA of the
adjacent condo building, right away it seemed dubious. A reading of the rationale for the appeal
confirmed my suspicion. In my view, none of the points in the appeal reveal that the developer has
done anything wrong or violated the general plan or zoning in any way. In fact, from what I have
seen the developer has handled this game with admirable patience and openness. Even though it
was not necessary, they have scaled down the height of the project, as well as the on-site parking.
Again, nothing in the original development proposal, nor the current one, ever was in violation of
the site's general plan or zoning. 

Separately, the development would be an attractive addition to the block and neighborhood, and
would enhance the commerce and safety of the area. This is the type of project the general plan
and zoning envisions. 

To uphold this opportunistic appeal and to kill this project would be untenable, and a stunning and
unjust outcome.

Thank you for reading my note. 

Respectfully yours, 

Steve Saffold

--  
Steve Saffold 
510-282-9169

https://www.google.com/maps/search/1130+South+Hope+Street?entry=gmail&source=g
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