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RECOMMENDATION

Staff recommends the City Council approve the Stage I Design for the proposed hotel
development located at 51 5-523 N. Central Avenue subject to staffs recommendations.

BACKGROUND/ANALYSIS

SITE DESCRIPTION AND PROPOSED PROJECT

VK Central LLC (the “Developer”) is proposing to develop a seven-story (plus mezzanine), 137-
room hotel with associated amenities including a second-floor pool and deck area, fitness room,
meeting rooms and lounge areas (“Project”). The proposed project site is located on the
southwest corner of Central Avenue and Doran Street (“Project Site”) within the DSP
Transitional District. The site is 23,309 square feet and currently developed with a general office
building (515 N. Central Avenue) and a fast-food restaurant with a drive-thru (523 N. Central
Avenue). The Project also includes a publicly-accessible open space courtyard along Central
Avenue, and a ground floor restaurant which is available to guests and the general public. As
permitted through the Community Benefit Incentive Program (DSP 7.2.3), the Project is
requesting the maximum FAR and height allowed in the DSP Transitional District.

PARKING AND CIRCULATION

Per code, the project will require 110 parking spaces (0.8 spaces per room). The Project provides 137
parking spaces within a three-level subterranean garage. Vehicular access is proposed from the alley
accessed from Doran, and a new driveway entrance on Central Avenue along the southerly property
line.

ZONING AND SURROUNDING USES

The Downtown Specific Plan (DSP) designates the blocks along the west side of Central Avenue
between Pioneer Drive and Broadway within the Transitional District for mid-rise and mixed-use
development, with an emphasis on ground floor commercial uses. The area surrounding the project
site contains multi-family residential development to the west, and high-density residential and mixed-
use developments, as well as general and medical office uses along Central Avenue.

Zoning Existing Uses
North DSP —Transitional District 5-story, multi-family residential “Altana” project
South DSP — Transitional District 3-story multi-family residential project
East DSP — Transitional District 8-story commercial office building (recently

approved to be converted to multi-family
residential)

West R-1250 — High Density Multi- Alley and surface parking lot
family Residential with P
(Parking) Overlay

Project Site DSP — Transitional District Burger King and 2-story Office Building
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STAGE I DESIGN REVIEW

Design review for the Downtown Specific Plan (DSP) is performed by the City Council. A Stage I
Design indicates the completion of the schematic design phase. The site planning, mass and scale, and
architectural style and details of the Project have been analyzed by staff in regards to the DSP
Transitional District standards and guidelines and is summarized below; a detailed analysis is attached
as Exhibit 2.

Site Planning

The Project is designed in a U-shaped form that occupies the majority of the site, and features a
central, 2,560 square-foot publicly accessible open space entry courtyard oriented towards Central
Avenue that is completely open to the sky. The programming of the publicly accessible open space
will be reviewed during the Stage II Design Review application. The Project site features a Mixed-Use
Commercial designation along Central Avenue and a Mixed-Use Residential designation along Doran
Street. Projects in the DSP located along “Mixed-Use Commercial” streets are required to have a
minimum 18-foot setback from the curb face (5’ parkway, 10’ sidewalk, 3’ average building adjacent
zone), and along “Mixed-Use Residential” streets the project is required to have a minimum 16-foot
setback from the curb face (5’ parkway, 8’ sidewalk, 3’ average building adjacent zone). The building
is set back the required distance from both frontages. Parking will be provided in a three-level
subterranean parking garage, with ground-level entries located along Central Avenue arid the
adjacent alley to the west. While the parking entrance on Central does have visibility from the street,
the drop off area is appropriately screened and located off the rear alley. Overall, staff supports the
site planning of the Project. The design details for the public right of way improvements to the
parkway and sidewalk, the building adjacent zone, and the publicly accessible open space will be
reviewed during the Stage II Design Review to City Council.

Building Design: Massing & Scale, and Architectural Elements

The 95-foot tall hotel Project has appropriately incorporated the required height and façade
modulations into the design which add visual interest to the skyline, and also at the street-level. Along
Doran Street, the building length is 134’-6”, and the building design features a roofline height
modulation of twenty feet along the northwest corner, abutting the alley. Along Central Avenue, the
building length is 155-4”, and the building design features a roofline height modulation often feet at
the building corner with frontage on both streets.

The Project is a contemporary design and utilizes architectural solutions (building materials, texture,
offset building massing, recessed entry, windows, and canopies) to articulate the street-facing
façades. The Project design addresses the public sidewalk, with the design of the street-level façade
appropriately detailed with high-quality materials and well-integrated into the overall design concept.
Meanwhile, canopies help separate ground floor from floors above. In addition to widening the
sidewalks to comply with the building setback requirements, the project features a large courtyard
(publicly accessible open space) along Central that can positively enhance the pedestrian
environment. The building design includes large expanses of glass subdivided into smaller units, with
differentiation provided at the base and the top of the windows. The Project features a combination of
metal, stone, and brick which is consistent with the contemporary aesthetic of the design. Aside from
the issues addressed by the staff recommended conditions of approval, the Stage I submittal
materials indicate that the proposed hotel project is largely consistent with the design standards,
policies and intent of the DSP.
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Open Space

For 100% non-residential developments which have a 3.0 FAR or less in the Transitional District, the
DSP requires 10% of the gross site area to be dedicated as publicly accessible open space. The
Project meets this standard by providing an entry courtyard (2,331 SF required (10%); 2,560 SF
provided) that is 100% open to the sky, and oriented towards and accessed from Central Avenue.
Since the project does not include residential dwelling units, residential open space is not required.
The Project is providing a 5,550 square4oot pool deck on the second floor which is considered as
open space. The architect has submitted conceptual landscape plans that show the programming of
these two areas.

Overall, the design of the Project is consistent with the DSP Transitional District standards and
guidelines. Staff recommends approval of the Stage I Design Review application with the following
suggested conditions of approval, as identified in the Design Memo (Exhibit 2):

1. Explore pushing the lower floors at the central bay at the entry court a few feet closer to
the street in order to duplicate the desirable step-back at the upper floors to the south.

2. Explore regularizing the use of brick cladding and maintaining a similar window pattern
across the entire southern portion of the Central Avenue façade instead of treating the
vertical bay adjacent to the driveway differently.

3. Given that the proposed white stone tile cladding detracts from the appearance of the
design and is placed inconsistently at various façade locations, explore other materials
and/or colors to help ensure that these areas are complementary to the overall design
and also provide the human scale required by the DSP.

4. Explore extending the industrial quality of the Central and Doran building corner to other
portions of the building (lobby entrance, adjacent storefronts, upper floor window
openings and cornices proposed to have the flat metal cladding) to provide a more
integrated overall design and provide greater visual interest.

5. Modify the blank façade wall adjacent to the alley and facing Doran Street to provide
more detailing and architectural interest to match the storefront appearance of the other
elevations.

6. Revise the staggered window pattern at the west façade to better integrate this area into
the overall design.

DSP COMMUNITY BENEFIT INCENTIVE PROGRAM

Projects in the DSP Transitional District may utilize the Community Benefits Program to increase the
permitted height from 65’ to 95’, and the FAR from 2.00 to 3.00. As a hotel, the project is utilizing the
“Community Benefit for Certain Uses” Incentive, as permitted by Section 7.2 of the DSP. Hotels are
one of the priority uses determined to provide a community benefit, and as such, are eligible for the
maximum height and FAR under the incentive program. The public benefit is that hotels are an
important component of a thriving business district, and often provide amenities which are available to
the general public, including entertainment, restaurants, and meeting rooms.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) REVIEW

Environmental review is not required for Stage I Design Review; the environmental review will be
prepared and presented to City Council at the Stage II Design Review.
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PUBLIC NOTICE

The Code requires publication of public notices when the Council considers approval of entitlements
such as design review. Staff has published all required notices and has mailed copies of the notices
to all property owners and occupants within 500 feet of the project. A public notice has also been
posted on-site.

FISCAL IMPACT

There is no fiscal impact associated with the Stage I Design Submission. However, if
developed, the project would have a fiscal impact consistent with other quality hotel projects
including new property taxes, transient occupancy taxes, building permit/plan check fees, and
increased sales tax by expanding the downtown hospitality base. There will be an undetermined
cost associated with the increased public service delivery of the project.

ALTERNATIVES

The City Council has the following alternatives to consider associated with the Stage I Design:

Alternative 1: Approve the Stage I Design Submission with Staff’s recommended comments;

Alternative 2: Approve the Stage I Design Submission subject to design recommendations
made by the City Council;

Alternative 3: Deny approval of the Stage I Design Submission and direct a redesign of the
project.

Alternative 4: The City Council may also consider any other alternatives for the Stage I
Design Submission not proposed by staff.

CAMPAIGN DISCLOSURE

In accordance with the City Campaign Finance Ordinance No. 5744, the names and business
addresses of the members of the board of directors, the chairperson, CEO, COO, CEO,
Subcontractors and any person or entity with more than 10% interest in the company proposed
for contract in this Agenda Item Report is attached as Exhibit 3.

EXHIBITS

Exhibit 1: Stage I Design Submission
Exhibit 2: Case Planner and Senior Urban Designer’s Memo
Exhibit 3: Campaign Finance Disclosure
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MOTION

Moved by Council Member _______________________________, seconded by Council

Member ___________________________ that upon review and consideration of all materials in

connection with a Stage I Design Review submittal (Case No. PDR 1922924) for the proposed

development of a new seven-story (plus mezzanine), 94-8” tall, 137-room hotel (Project”) with

137 parking spaces on a 23,309 square-foot lot located at 51 5-523 North Central Avenue in the

City of Glendale, the Stage I Design Review submittal is hereby approved as outlined in the

December 17, 2019 staff report from the Director of Community Development, and subject to

Council comments and/or conditions:.

1. Explore pushing the lower floors at the central bay at the entry court a few feet closer to
the street in order to duplicate the desirable step-back at the upper floors to the south.

2. Explore regularizing the use of brick cladding and maintaining a similar window pattern
across the entire southern portion of the Central Avenue façade instead of treating the
vertical bay adjacent to the driveway differently.

3. Given that the proposed white stone tile cladding detracts from the appearance of the
design and is placed inconsistently at various façade locations, explore other materials
and/or colors to help ensure that these areas are complementary to the overall design
and also provide the human scale required by the DSP.

4. Explore extending the industrial quality of the Central and Doran building corner to other
portions of the building (lobby entrance, adjacent storefronts, upper floor window
openings and cornices proposed to have the flat metal cladding) to provide a more
integrated overall design and provide greater visual interest.

5. Modify the blank façade wall adjacent to the alley and facing Doran Street to provide
more detailing and architectural interest to match the storefront appearance of the other
elevations.

6. Revise the staggered window pattern at the west façade to better integrate this area into
the overall design.

Vote as follows:

Ayes:

Noes:

Absent: .

Abstain:

lÀ?
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