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FINDINGS

Zone Change, Height District Change, and “T” “Q” and “D” Classification Findings

Public Necessity

Upon completion, the Project’s proposed uses would be located within two 23-story towers 
each reaching a maximum height of 268.5 feet built atop a common subterranean and four- 
story above grade podium structure with 660,040 square feet of floor area. Combined with the 
commercial office building to remain, the Site would contain 1,045,560 square feet of floor 
area. 1,294 vehicular parking spaces and 297 bicycle spaces would be provided (including 
for the existing uses).

The Site is located along Wilshire Boulevard which is developed with a substantial number of 
mid-rise and high-rise buildings, generally with minimal setbacks or setbacks that increase 
the sidewalk width along the boulevard and some with ground floor shops and services. This 
highly urbanized section of Wilshire experiences considerable pedestrian activity and is 
supported by the Metro’s subway service. The site is located four blocks from Metro’s station 
stop at Wilshire and Western.

The project involves the demolition of an 807-space parking structure and the construction, 
use and maintenance of two, 23-story mixed-use buildings with 760 dwelling units and 6,359 
square feet of commercial uses with a total new floor area of 660,040 square feet. The site is 
also currently developed with a 22-story commercial building fronting on Wilshire Boulevard 
with approximately 385,520 square feet of floor area with retail uses on the ground floor and 
office tenants on the upper floors, which will remain.

The Site specifically comprises the city block bounded by Wilshire Boulevard on the north, 
Kingsley Drive on the east, 7th Street on the south, and Harvard Boulevard on the west and 
contains 174,260 square feet of lot area (4 acres).

The Site is located in the Wilshire Center Regional Center as identified in the Wilshire 
Community Plan. The Wilshire Center is approximately 100 acres in size and includes a dense 
collection of high-rise office and residential buildings, large hotels, regional shopping 
complexes, churches, entertainment centers, and both high-rise and low-rise apartment 
buildings. The Regional Center includes Wilshire Boulevard in the eastern central portion of 
the Plan Area and is generally bounded by 3rd Street on the north, 8th Street on the south, 
Hoover Street on the east, and Wilton Place on the west.

By locating the proposed mixed-use development close to job centers, and shopping areas, 
the proposed project will facilitate new opportunities for business, increased interaction with

1. Pursuant to Section 12.32 C of the LAMC, the zone change and height district change 
is in conformance with the public necessity, convenience, general welfare, and good 
zoning practice.

The project proposes to change the land use designation, zoning, and height of the project 
site from the C4-2 and PB-1 Zone to the [Q]C4-2 Zone. This request will create a uniform zone 
for the entire project site. It will enable the development of the project and is in conformance 
with public necessity, convenience, general welfare, and good zoning practice.
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Convenience

The Project is an infill development that conforms to the Transportation Element’s policies and 
objectives with respect to location of density near transit, promotion of transit usage, creation 
of economic development in proximity to transit centers, pedestrian friendly and walkable 
neighborhoods.

The Project reduces vehicular trips and congestion with the development of high-density 
mixed-use development with housing in a Regional Commercial Center in close proximity to 
several major transportation options. The Project is located four blocks west of the 
Wilshire/Western Purple Line Metro Station. Five Metro bus lines (Route 18, 20, 207, 710, 
720, 757), two DASH (Wilshire Center/Koreatown and Hollywood/Wilshire), one Foothill

the community, bringing more people onto the street and providing more customers for 
existing and future local businesses in the area. Construction of the proposed mixed-use 
project will create temporary construction jobs, and permanent jobs will be created during 
operation of the proposed residential and commercial space.

The development of new complementary residential and retail uses along with the existing 
office uses at the subject property will advance specific overarching planning objectives set 
forth in the Framework Element of the General Plan, including the establishment of a “[m]ixed 
use center that provide[s] jobs, entertainment, culture, and serve[s] the region” and meeting 
the demand for housing adjacent to the jobs rich Wilshire Center area.

The proposed mixed-use project promotes community revitalization by helping to ensure that 
the Wilshire community continues to attract new businesses and economic development in 
the area in accordance with the goals and requirements the zoning and land use designation 
on the site. The implementation of best management practices such as a construction 
management plan and compliance with all regulatory measures and requirements of other 
City agencies will ensure that the project will minimize any potential impacts while providing 
for the public necessity.

The Project’s retail uses along Harvard, 7th Street, and Kingsley will enhance pedestrian 
connectivity and are consistent with Framework Element Policy 3.10.3, which calls for 
Regional Centers to promote “high-activity areas in appropriate locations that are designed to 
introduce pedestrian activity.”

The continuing introduction of residential uses within the commercial core of the Wilshire 
Center, which is promoted by the various land use plans for the area, would serve to create 
an integrated development where new residents would have easy access to a range of 
commercial uses and jobs nearby. The housing units proposed at the subject property would 
be located within this core area together with a mix of commercial uses that include retail 
uses.

The Project would contribute to the existing diversity of uses in the Wilshire Center by 
providing new residential and commercial uses within the area’s high-density core. The 
Project would enhance the synergistic development of Wilshire Center as a Regional Center 
and enhance the area as a walkable community by developing residential uses as well as 
retail uses, job opportunities, and amenities in an area that is already a mature employment 
hub.
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General Welfare

Good Zoning Practice

Tentative “T” Qualified “Q” and D Classifications

The proposed Vesting Zone Change from C4-2 and PB-1 to [Q]C4-2 would create a unified 
zone on the subject site consistent with the Regional Commercial Center designation and 
would facilitate the development of a transit-oriented, high-density mixed-use development 
with 760 residential units and commercial uses located near the Metro station at Wilshire and 
Western. The new residential and commercial uses would complement the existing office 
building on the subject site and create a synergistic, well-balanced mix of uses.

The Community Plan identifies opportunities for mixed-use developments such as the 
proposed Project in the Wilshire Center to encourage pedestrian activity, reduce traffic 
circulation and congestion, and invigorate commercial areas. In addition, the Project meets to 
Community Plan’s planning goals and objectives by providing variety of housing options, 
improving the function, design and economic vitality of commercial areas with new commercial 
uses that will complement the existing office use, maximizing development opportunities 
around the Metro station, and enhancing the community’s job-producing economic base. 
Therefore, the request substantially complies with good zoning practice.

The mixed-use hotel project represents an urban infill development which will result in a 
moderate increase in intensity of use and scale. Such developments are desirable and 
encouraged in centrally located and heavily urbanized neighborhoods such as that 
surrounding the project site and promote sustainable development and good planning 
practice. The project has also fully analyzed all potential environmental impacts and the 
implementation of best management practices such as a construction management plan and 
compliance with all regulatory measures and requirements of other City agencies will ensure 
that the project will minimize any potential impacts. The project is a desirable use in an area 
designated for such uses and will provide a valuable service, and conditions have been 
imposed to minimize potential impacts on the community; therefore, the project supports the 
general welfare of the community.

Transit (Route 481), and one Big Blue Bus (Route R7) bus routes provide service within 1 
mile of the Project site along Wilshire Boulevard. In addition, Wilshire Boulevard has east­
west dedicated bus lanes. In addition, the Project would include 297 bicycle spaces. The 
provision of a mix of residential, retail and office uses will allow residents and office tenants 
to walk to a variety of on- and off-site amenities and will assist in reducing vehicle miles 
traveled. Thus, the Project fulfills the Framework goal of concentrating density and mixed use 
development along transit corridors to encourage multi-modal transportation and reduced 
vehicular trips. Therefore, the project will support and enhance public convenience.

The current action, as recommended, has been made contingent upon compliance with new 
“T”, “Q” and D conditions of approval imposed herein for the proposed project. As
recommended, the Zone Change has been placed in temporary “T” and “Q” Classifications to 
ensure consistency with the zone and height district change to C4-2. The “T” Conditions are 
necessary to ensure the identified dedications, improvements, and actions are undertaken to 
meet the public’s needs, convenience, and general welfare served by the actions required. 
These actions and improvements will provide the necessary infrastructure to serve the 
proposed community at this site.
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Zoning Administrator Adjustment Findings

The D Classifications restrict the development’s height and floor area, specific to the instant 
request and approval. Therefore, the imposition of the included “T”, "Q" and D Conditions 
herein are in conformance with the public necessity, convenience, general welfare, and good 
zoning practice.

For an adjustment from the zoning regulations to be granted, all three of the legally mandated 
findings delineated in Section 12.28 of the Los Angeles Municipal Code must be made in the 
affirmative. Following (highlighted) is a delineation of the findings and the application on the 
relevant facts of the case to same:

This reduction in allowable floor area - for the exact same type of mixed-use project, on the 
exact same site - is a result of the City’s interpretation and application of the LAMC, and not 
due to any difference whatsoever between the development envelope of the Project as 
proposed, and the Project without an accompanying VTT. Accordingly, the granting of an 
adjustment to increase the Project’s floor area from 1,027,788 square feet to 1,045,560 square 
feet- an increase of less than 2 percent, which is well below the 20 percent threshold for 
adjustments - would be consistent with the intent of the LAMC’s floor area and development 
regulations.

The Wilshire Center is an intensively developed urban community that serves as a major 
employment and residential hub in the City. It is characterized by a mix of office, retail, hotel, 
restaurant, and residential uses in a contemporary, mid-rise and high-rise setting. Several 
high-rise buildings are developed in the area.

The Site’s pre-dedication lot area is 174,260 square feet, which allows a by-right floor area of 
1,045,560 square feet based on the proposed change to Height District 2 for a 6:1 FAR. 
However, solely due to the fact that the Applicant is seeking a Vesting Tentative Tract Map 
(VTT), the City has determined that the post-dedication lot area (here, 171,298 square feet) 
must be used, which results in a by-right floor area of 1,027,788 square feet.

2. While the site characteristics or existing improvements make strict adherence to the 
zoning regulations impractical or infeasible, the project nonetheless conforms with the 
intent of those regulations.

3. In light of the project as a whole, including any mitigation measures imposed, the 
project's location, size, height, operations and other significant features will be 
compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare, and safety.

The “Q” Conditions limit the scale and scope of future development on the site and require 
that the applicant adhere to various development, design, and operational considerations; 
these are all necessary to protect the best interests of the community and to assure a 
development more compatible with surrounding properties and the overall pattern of 
development in the community, to secure an appropriate development in harmony with the 
General Plan, and to prevent or mitigate the potential adverse environmental effects of the 
subject recommended action.
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The Project strengthens the street wall along Harvard, 7th, and Kingsley by holding the street 
edge and includes visually prominent and sheltered ground floor entries. Ground floor retail 
and resident amenity spaces are transparent and directly accessible from the street. 
Pedestrian access is enhanced by activating the ground floor with entries, retail, amenity 
space and bicycle parking, and by locating drop off areas within the site. Parking levels above 
ground are concealed by varying screens and materials, and curb cuts for driveways are 
minimized and located on the side streets.

Vehicular access for the commercial components of the Project, including the existing office 
uses, would be from Kingsley Drive via one driveway located near the existing building. 
Residential access would be providing by two driveways on the southern portion of the Site, 
one located on Kingsley Drive and the other along Harvard Boulevard. The driveways would 
provide two-way ingress and egress vehicular access to the Project Site. Further, there would 
be no vehicular access off of Wilshire or 7th Street. Furthermore, in compliance with the LAMC, 
approximately 297 bicycle parking spaces would be provided, including 29 short-term spacesl.

Lighting would include low-level exterior lights adjacent to the public street for security and 
way-finding purposes. In addition, low-level lighting to accent architectural features and 
landscaping elements would also be incorporated throughout the site. Trash and recycling 
collection areas would be provided with the enclosed parking structure and hidden from public 
view. Loading areas are proposed within the enclosed parking structure.

The Project would include 1,294 vehicle parking spaces within two subterranean and three 
above grade level which meets the parking requirements set forth by the LAMC after taking 
by-right reductions for bicycle parking. Parking levels above ground are concealed by varying 
screens and materials.

Landscape and open spaces are located throughout the buildings and feature rooftop pool 
and gardens and private exterior balconies in the majority of the units. The Project would 
maintain the existing Jacaranda street trees, add landscaping at the street level, and introduce 
shade tree structures to protect and shield parking on the podium deck.

The Project Site is currently developed with a 22-story commercial building fronting on 
Wilshire Boulevard with approximately 385,520 square feet of floor area with retail uses on 
the ground floor and office tenants on the upper floors, and a two-level parking structure 
containing 807 parking spaces located to the rear. The Project proposes to demolish the 
parking structure while the commercial building would remain. The Project proposes to 
construct two 23-story towers each oriented north to south along Harvard Street and east to 
west along 7th Street. The proposed height of the building is consistent with the height and 
scale already on the site and within the broader Wilshire Center core. The two blocks east of 
the Site are developed with four high-rise commercial and residential buildings 18 to 22-stories 
in height with structured parking. To the south along 7th Street are low and mid-rise multi­
family residential buildings ranging in height from 5 to 13-stories. The block to the west of the 
Site includes a 12-story commercial building, a parking lot, and several 2 to 3-story 
commercial buildings. The scale, massing and materiality are modulated to a human scale 
with a controlled palette of timeless materials. The podium levels are clearly defined to 
reinforce the streetscape scale comprised of retail space, building entrances, and resident 
amenity spaces. The tower facades are modulated, detailed and layered on all sides to 
eliminate long expanses of singular material.
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Goal 3A:

A mitigated negative declaration (MND) is being prepared for the Project, and through the 
imposition of required mitigation measures described in the MND, the Project is not anticipated 
to have a significant effect on the environment. Therefore, the project as a whole as designed, 
including any mitigation measures imposed, will not adversely affect or further degrade 
adjacent properties, the surrounding neighborhood, or the public health, welfare and safety.

The subject property is in the Wilshire Community Plan Area and has a Regional Center 
Commercial land use designation. The community plan aims to promote an arrangement of 
land use, circulation, and services which will encourage and contribute to the economic, 
social, and physical health, safety, welfare, and convenience of the community, within the 
larger framework of the City, and guide the development, betterment, and change of the 
community to meet existing and anticipated needs and conditions.

The project is consistent with the following goal, objectives, and policies of the Framework 
Element:

4. The project is in substantial conformance with the purpose, intent and provisions of 
the General Plan, the applicable community plan and any applicable specific plan.

The project is in substantial conformance with the purposes, intent and provisions of the 
General Plan and the applicable community plan. The City of Los Angeles General Plan 
outlines goals, objectives, and procedures to provide a roadmap for land use policies that 
aims to meet the existing and future development of the community, while incorporating state- 
mandated elements. The Framework Element is a comprehensive long-range growth strategy 
for the City that defines citywide policies regarding pertinent issues including land use, 
housing, urban form, neighborhood design, open space, economic development, 
transportation, infrastructure, and public services. Additionally, the Framework Element 
functions as a vital tool in determining the merits of the project in relation to the subject site’s 
land use designation and the surrounding area compared to the established goals of the City.

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

Objective 3.1: Accommodate a diversity of uses that support the needs of the City's 
existing and future residents, businesses, and visitors.

Policy 3.1.4: Accommodate new development in accordance with land use and density 
provisions of the General Plan Framework Long-Range Land Use Diagram 
and Table 3-1.

Policy 3.1.5: Identify areas on the Long-Range Land Use Diagram and in the community
plans sufficient for the development of a diversity of uses that serve the 
needs of existing and future residents (housing, employment, retail, 
entertainment, cultural/institutional, educational, health, services,
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The request is consistent with the following objective of the Wilshire Community Plan:

Goal 1:

recreation, and similar uses), provide job opportunities, and support visitors 
and tourism.

Provide a safe, secure, and high-quality residential environment for all 
economic, age, and ethnic segments of the Wilshire community.

Objective 1-2: Reduce vehicular trips and congestion by developing new housing in close 
proximity to regional and community commercial centers, subway stations 
and existing bus route stops.

Policy 1-2.1: Encourage higher density residential uses near major public transportation 
centers.

Objective 3.2: Provide for the spatial distribution of development that promotes an 
improved quality of life by facilitating a reduction of vehicular trips, vehicle 
miles traveled, and air pollution.

Objective1-1: Provide for the preservation of existing quality housing, and for the 
development of new housing to meet the diverse economic and physical 
needs of the existing residents and expected new residents in the Wilshire 
Community Plan Area to the year 2010.

Policy 1-1.1: Protect existing stable single family and low density residential 
neighborhoods from encroachment by higher density residential uses and 
other uses that are incompatible as to scale and character, or would 
otherwise diminish quality of life.

Objective 3.7: Provide for the stability and enhancement of multi-family residential 
neighborhoods and allow for growth in areas where there is sufficient public 
infrastructure and services, and the residents' quality of life can be 
maintained or improved.

Policy 3.2.1: Provide a pattern of development consisting of distinct districts, centers,
boulevards, and neighborhoods that are differentiated by their functional 
role, scale, and character. This shall be accomplished by considering 
factors such as the existing concentrations of use, community-oriented 
activity centers that currently or potentially service adjacent 
neighborhoods, and existing or potential public transit corridors and 
stations.

Policy 1-1.3: Provide for adequate Multiple Family residential development.

Policy 3.7.4 Improve the quality of new multi-family dwelling units based on the 
standards in Chapter 5 Urban Form and Neighborhood Design Chapter.

Policy 3.7.1 Accommodate the development of multi-family residential units in areas he 
community plans in accordance with Table 3-1 and Zoning Ordinance 
densities indicated in Table 3-3, with the density permitted for each parcel 
to be identified in the community plans.
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Policy 1-4.2: Ensure that new housing opportunities minimize displacement of residents.

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

Policy 2-1.3: Enhance the viability of existing neighborhood stores and businesses which 
support the needs of local residents and are compatible with the 
neighborhood.

Policy 1-4.1: Promote greater individual choice in type, quality, price and location of 
housing.

Policy 1-4.3: Encourage multiple family residential and mixed-use development in 
commercial zones.

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

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

Policy 1-3.1: Promote architectural compatibility and landscaping for new Multiple Family 
residential development to protect the character and scale of existing 
residential neighborhoods.

Policy 2-2.2: Encourage large mixed-use projects to incorporate facilities beneficial to the 
community such as libraries, child care facilities, community meeting rooms, 
senior centers, police sub-stations, and/or other appropriate human service 
facilities as part of the project.

Policy 2-1.1: New commercial uses should be in existing established commercial areas 
or shopping centers.

Objective 2-1: Preserve and strengthen viable commercial development and provide 
additional opportunities for new commercial development and services 
within existing commercial areas.

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

Goal 2: Encourage strong and competitive commercial sectors which promote
economic vitality and serve the needs of the Wilshire community through 
well-designed, safe and accessible areas, while preserving historic and 
cultural character.
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Objective 2-3: Enhance the visual appearance and appeal of commercial districts.

Site Plan Review Findings

The Wilshire Center Regional Commercial Center is approximately 100 acres in size. It 
includes a dense collection of high rise office buildings, large hotels, regional shopping 
complexes, churches, entertainment centers, and both high-rise and low-rise apartment 
buildings. The Regional Commercial Center includes Wilshire Boulevard in the eastern central 
portion of the Plan Area and is generally bounded by 3rd Street on the north, 8th Street on the 
south, Hoover Street on the east, and Wilton Place on the west.

The site is located along Wilshire Boulevard which is developed with a substantial number of 
mid-rise and high-rise buildings, generally with minimal setbacks or setbacks that increase 
the sidewalk width along the boulevard and some with ground floor shops and services. This 
highly urbanized section of Wilshire experiences considerable pedestrian activity and is 
supported by the Metro’s subway service. The site is located four blocks from Metro’s station 
stop at Wilshire and Western.

The subject property is located within the Wilshire Community Plan area which was updated 
by the City Council on September 19, 2001. The subject site is within the Wilshire Center 
Regional Commercial Center and designed Regional Center Commercial by the Community 
Plan Map.

5. The project is in substantial conformance with the purposes, intent and provisions of 
the General Plan, applicable community plan, and any applicable specific plan.

The project and the adjustment will result in the production of new housing opportunities. It 
will help meet the needs of the City, while ensuring a range of different housing types that will 
address the particular needs of the city’s households and increase the availability of housing 
within the city by providing greater individual choice in housing type, quality, price and location 
and the opportunity for homeownership. The adjustment will ensure that the project will be 
compatible with the surrounding uses and the context of the site and its physical 
characteristics. The granting of the adjustment will allow for a project that is designed to be 
compatible in scale and enhances the character of the built environment in the surrounding 
neighborhood, which includes multiple high-rise buildings. With the approval of the associated 
Case No. VTT-74412 the project will be in substantial conformance with the purpose, intent 
and provisions of the General Plan, the applicable community plan and any applicable specific 
plan.

The subject site is also within a Mixed-Use Boulevard and the Community Plan encourages 
cohesive commercial development integrated with housing with the intent to provide housing 
in close proximity to jobs and services, to reduce vehicular trips, traffic congestion and air

Policy 2-3.1: Improve streetscape identity and character through appropriate controls of 
signs, landscaping, and streetscape improvements; and require that new 
development be compatible with the scale of adjacent neighborhoods.

Policy 2-2.3: Encourage the incorporation of retail, restaurant, and other neighborhood 
serving uses in the first-floor street frontage of structures, including mixed 
use projects located in Neighborhood Districts.
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pollution, to provide rental housing, and to stimulate vibrancy and activity in pedestrian- 
oriented areas.

The Community Plan identifies opportunities for mixed-use developments such as the 
proposed Project in the Wilshire Center to encourage pedestrian activity, reduce traffic 
circulation and congestion, and invigorate commercial areas. In addition, the Project meets to 
Community Plan’s planning goals and objectives by providing variety of housing options, 
improving the function, design and economic vitality of commercial areas with new commercial 
uses that will complement the existing office use, maximizing development opportunities 
around the Metro station, and enhancing the community’s job-producing economic base.

The Project would include 1,294 vehicle parking spaces in total which meets the parking 
requirements set forth by the LAMC after taking by-right reductions for bicycle parking. 
Vehicular access for the commercial components of the Project, including the existing office 
uses, would be from Kingsley Drive via one driveway located near the existing building. 
Residential access would be providing by two driveways on the southern portion of the Site, 
one located on Kingsley Drive and the other along Harvard Boulevard. The driveways would 
provide two-way ingress and egress vehicular access to the Project Site. Further, there would 
be no vehicular access off of Wilshire or 7th Street.

Pedestrian access within and around the Site would be enhanced via streetscape and 
landscaping improvements along the Site’s street frontages. Furthermore, in compliance with 
the LAMC, approximately 297 bicycle parking spaces would be provided, including 29 short­
term spaces, dispersed along Harvard.

Pedestrian access to the ground-floor neighborhood-serving commercial spaces would be 
provided from Harvard Boulevard,7th Street, and Kingsley Drive. Project residents would 
access the Project Site from a residential lobby located on 7th Street and Kingsley Drive.

6. That any residential project provides recreational and service amenities in order to 
improve habitability for the residents and minimize impacts on neighboring 
properties.

The proposed Vesting Zone Change from C4-2 and PB-1 to [Q]C4-2 would create a unified 
zone on the subject site consistent with the Regional Commercial Center designation and 
would facilitate the development of a transit-oriented, high-density mixed-use development 
with 760 residential units and commercial uses located near the Metro station at Wilshire and 
Western. The new residential and commercial uses would complement the existing office 
building on the subject site and create a synergistic, well-balanced mix of uses.

The Project would provide a variety of open space and recreational amenities. Amenities on 
the ground level would include lobbies, large resident amenity spaces along 7th Street and 
Harvard Boulevard with transparent glass, and bicycle parking and workspace areas. A 
proposed 6,531 square foot resident fitness center is located on the second level overlooking 
the corner of Harvard and 7th Street. A podium deck is proposed on the fourth level between 
the two buildings with seating areas and landscaping. Rooftop residential amenities would 
include a roof deck on each building with pool, seating areas, barbeque grills, and club room. 
In addition, the Project would provide 36,100 square feet of private open space with residential 
balconies. In total, approximately 78,800 square feet of open space would be provided, which 
would meet the open space requirements set forth by the LAMC.
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Environmental Findings

Therefore, the proposed project provides recreational and service amenities to improve 
habitability for the residents and minimize impacts on neighboring properties.

The Deputy Advisory Agency adopted the Project’s MND on February 26, 2024, in connection 
with the approval of the Project’s Vesting Tentative Tract Map (VTTM No. 74412). No appeal 
was filed on the MND or VTTM. A Notice of Determination was filed on March 14, 2024.

The City Planning Commission now finds, based on its independent judgment, and after 
consideration of the whole of the administrative record, the Project was assessed in Mitigated 
Negative Declaration, No. ENV-2016-3413-MND, adopted on February 26, 2024; and 
pursuant to CEQA Guidelines, Sections 15162 and 15164, no subsequent EIR, negative 
declaration, or addendum is required for approval of the Project.

7. The Department of City Planning issued Mitigated Negative Declaration No. ENV-2016-3413- 
MND (MnD) on December 11, 2019, and an Erratum to the MND dated October 16, 2020 
(The MND and Erratum are collectively referred to as the MND). The Department found that 
potential negative impacts relating to Air Quality and Noise could occur from the Project’s 
implementation. However, through implementation of mitigation measures MM-1 and MM-2 
(both regarding construction air quality) and MM-3 through MM-8 (regarding construction 
noise), these impacts will be reduced to a less than significant level.

The CEQA transportation analysis in the published MND was based on a Traffic Impact 
Assessment (TIA) prepared by Fehr & Peers, dated January 2017 which was approved by 
LADOT in a letter dated March 2, 2017. At the time, the TIA impact analysis was based on 
Level of Service (LOS) methodology which identified significant traffic impacts at four 
signalized intersections. Following publication of the MND, Fehr & Peers conducted a 
supplemental TIA in accordance with the City’s new Transportation Analysis Guidelines (TAG) 
adopted in July 2019 and updated in July 2020 which requires vehicle miles traveled (VMT) 
as the primary CEQA metric rather than intersection level LOS. The City’s new TAG also 
requires additional analyses of project consistency with City transportation plans and policies 
as part of the CEQA process. The TAG also requires analyses of certain transportation issues 
that it deems as Non-CEQA analysis. Fehr & Peers supplemental TIA concluded that the 
Project VMT was below the significance thresholds. LADOT concurred in their letter dated 
September 24, 2020, and thus the Project has no CEQA transportation impacts. As such, 
LADOT concluded that traffic mitigation measures were no longer required to mitigate CEQA 
impacts but were still required to be implemented under the Non-CEQA LOS analysis. The 
Project’s environmental consultant, CAJA, prepared and submitted an Errata to the City on 
October 16, 2020, which reclassified the requirements for the TDM plan and signal equipment 
upgrades from mitigation measures under previous LOS methodology to project design 
features (PDF’s) under current TAG methodology for the Project’s Non-CEQA analysis. 
Subsequently, due to the continued passage of time, Fehr & Peers prepared an updated Non- 
CEQA analysis based on new intersection counts and LOS for the study intersections and 
concluded that the Project is not projected to cause or substantially contribute to unacceptable 
queuing at any study intersections. As such the signal equipment upgrades were no longer 
required under the TAG Non-CEQA analysis. The Transportation Demand Management Plan 
would still be required as a project design feature (PDF). LADOT issued a letter on May 21, 
2023, that concurred with Fehr & Peers updated Non-CEQA analysis. On October 2, 2023, 
CAJA submitted a technical memorandum to the City.
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15162 findings

As noted above, the Deputy Advisory Agency adopted the Project’s MND on February 26, 
2024, in connection with the approval of the Project’s Vesting Tentative Tract Map (VTTM No. 
74412). Since that time, there have been no substantial changes with respect to the 
circumstances under which the Project is being undertaken. Specifically, there have been no 
changes to the zoning, land use, environmental, or public health and safety regulations that 
are applicable to the Project Site. Similarly, there have not been any changes to the existing 
conditions of the Project Site. Because the circumstances under which the Project would be 
undertaken have remained exactly the same since the Deputy Advisory Agency’s adoption of 
the MND, there can be no new environmental effects, or any increase in the severity of 
previously identified potentially significant effects. As a result, no revisions are required to the 
previous MND, and no subsequent environmental analysis is required pursuant to CEQA 
Guidelines Section 15162.

The Project’s construction air quality and construction noise impacts were determined to be 
less than significant with implementation of the adopted mitigation measures (MM-1 through 
MM-8) as set forth in the adopted MND. As noted above, the Deputy Advisory Agency

The entitlement approval being considered is recommendation of a Vesting Zone and Height 
District Change from C4-2 and PB-1 to [Q]C4-2 and approval of Site Plan Review for the 
construction of a mixed-use development for 760 residential units and ground floor 
commercial space. The Project’s entitlement requests were fully considered and analyzed in 
the Project’s previously adopted MND, which concluded that with required mitigation 
measures regarding Air Quality and Noise, no significant environmental impacts would result 
from implementation of the Project.

Since the adoption of the Project MND on February 26, 2024, no changes have been made 
to the uses, density, intensity, height, or design of the Project. Therefore, because no 
changes, substantial or otherwise, have been proposed for the Project or its associated 
entitlement requests, there can be no corresponding new or different environmental effects. 
As a result, no revisions are required to the previous MND, and no subsequent environmental 
analysis is required pursuant to CEQA Guidelines Section 15162.

(A) The project will have one or more significant effects not discussed in the previous EIR or 
negative declaration;

(1) No substantial changes are proposed in the project which will require major revisions of 
the previous EIR or negative declaration due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified 
significant effects;

(3) No new information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the previous EIR was 
certified as complete or the Negative Declaration was adopted, shows any of the following:

(2) No substantial changes occur with respect to the circumstances under which the project 
is undertaken which will require major revisions of the previous EIR or Negative Declaration 
due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects; or
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(B) Significant effects previously examined will be substantially more severe than shown in 
the previous EIR;

In connection with the adopted MND, no mitigation measures were found to be infeasible. 
Moreover, as described in detail above, since the adoption of the MND, no new potential 
environmental impacts have been identified that would require new mitigation measures. 
Accordingly, no further environmental analysis of the Project is required.

In connection with the adopted MND, eight mitigation measures pertaining to construction air 
quality and construction noise were identified and required as Project conditions of approval. 
As described in detail above, since the adoption of the MND, no new or different potential 
environmental impacts have been identified, and accordingly, no new or different mitigation 
measures are required. Therefore, no further environmental analysis of the Project is 
required.

adopted the Project’s MND on February 26, 2024, in connection with the approval of the 
Project’s Vesting Tentative Tract Map (VTTM No. 74412). Since that time, there have been 
no substantial changes with respect to the circumstances under which the Project is being 
undertaken. Specifically, there have been no changes to the zoning, land use, environmental, 
or public health and safety regulations that are applicable to the Project Site. Similarly, there 
have not been any changes to the existing conditions of the Project Site. As a result, no 
revisions are required to the previous MND, and no subsequent environmental analysis is 
required pursuant to CEQA Guidelines Section 15162.

8. Flood Insurance. The National Flood Insurance Program rate maps, which are a part of the 
Flood Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is located outside 
of a flood zone.

The adopted MND properly concluded that, with mitigation, regarding construction air quality 
and construction noise, the Project would not have any significant environmental effects. As 
there have been no substantial changes with respect to the circumstances under which the 
Project is being undertaken, no further environmental analysis of the Project is required.

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, but the 
project proponents decline to adopt the mitigation measure or alternative; or

(D) Mitigation measures or alternatives which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation measure or 
alternative.
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