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PROPOSED The project involves the demolition of an 807-space parking structure and the
PROJECT:

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. 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 three-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).



CPC-2016-3412-VZC-HD-ZAA-SPR Page 2

REQUESTED 1.
ACTIONS:

Pursuant to CEQA Guidelines Sections 15162 and 15164, in consideration of the whole of
the administrative record, that the project was assessed in Mitigated Negative Declaration,
No. ENV-2016-3413-MND, as adopted on February 26, 2024, (“Mitigated Negative
Declaration”), and no subsequent EIR, negative declaration, or addendum is required for
approval of the project.

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.32-Q, a Vesting Zone and
Height District change from C4-2 and PB-1 to (Q)C4-2;

Pursuant to LAMC Section 12.28, a Zoning Administrator's Adjustment to allow the
calculation of the project's buildable area to be based on gross lot area; and

Pursuant to LAMC Section 16.05, approval of Site Plan Review findings for a development
project which creates, or results in an increase of, more than 50 dwelling units for a total of
760 dwelling units.

RECOMMENDED ACTIONS:

1. Find, based on the independent judgement of the decision-maker, 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 15164, no
subsequent EIR, negative declaration, or addendum is required for approval of the project.

2. Recommend that the City Planning Commission recommend approval of Vesting Zone and Height
District change from C4-2 and PB-1 to (Q)C4-2.

3. Recommend that the City Planning Commission recommend approve a Zoning Administrator's
Adjustment to allow the calculation of the project’s buildable area to be based on gross lot area.

4. Recommend that the City Planning Commission approve a Site Plan Review for a development project
which creates or results in an increase of 50 or more dwelling units for a total of 760 dwelling units.

5. Adopt the attached Findings.

VINCENT P. BERTONI, AICP

Director of Planning

Heathor Blramera AReven Foldon

Heather Bleemers
Senior City Planner

Kevin Golden ¢
City Planner
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ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be several other
items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 272, City Hall, 200 North Spring
Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are given to the Commission for
consideration, the initial packets are sent to the week prior to the Commission’s meeting date. If you challenge these agenda items in
court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized herein, or in written
correspondence on these matters delivered to this agency at or prior to the public hearing. As a covered entity under Title Il of the
Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, will provide
reasonable accommodation to ensure equal access to these programs, services and activities. Sign language interpreters, assistive
listening devices, or other auxiliary aids and/or other services may be provided upon request. To ensure availability of services, please
make your request not later than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-
1299.
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PROJECT ANALYSIS

PROJECT SUMMARY

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.

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).

Figure 1: Rendering of the proposed project

"

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).
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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 3w 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 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 7 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 north side of Wilshire Boulevard near the Site includes the St.
Basil Catholic Church, surface parking lots, and the Wilshire Boulevard Temple.

Existing Project Site Conditions

The 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 of the building.

The Site is located within the planning boundary of the Wilshire Community Plan. Under the
Community Plan, the Project Site is designated for Regional Center Commercial uses. The
northern portion of Site that contains the commercial office building is zoned C4-2 and the balance
of the Site to the south is zoned PB-1. The City’s commercial zones permit a wide array of land
uses, such as retail stores, offices, restaurants, hotels, schools, parks, and theaters. The C4 zone
also permits any land use permitted in the R4 (Multiple Residential) zone, which includes one-
family dwellings, two-family dwellings, apartment houses, multiple dwellings, and home
occupations. Height District No. 2 within the C4 zone imposes no height limitation and a maximum
Floor Area Ratio (“FAR”) of 6:1. The PB zone permits public or private parking areas, and parking
structures. Construction of residential uses is not permitted within the existing PB-1 zone and
would require approval of Zone Change and Height District Change to C4-2, consistent with the
C4 zoning on the northern portion of the Site. The Site is also within the boundaries of the Wilshire
Center/Koreatown Redevelopment Project Area and the Los Angeles State Enterprise Zone.

Pursuant to the City’s interpretation of the LAMC, because the Project is seeking a Vesting
Tentative Tract Map (“VTTM”), its permitted FAR and density are calculated based on the Site’s
post-dedication lot area of 171,517 square feet, instead of its pre-dedication lot area of 174,260
square feet, which would be the lot area utilized for any project that did not include a proposed
subdivision. To accommodate the Project’s proposed floor area, the Applicant requests a Zoning
Administrator’s Adjustment to calculate the lot area based on the Site’s pre-dedication lot area.
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Project Characteristics

The ground floor of the building would include neighborhood-serving commercial retail and
restaurant uses along the Project edges at 7« and Harvard, 7w Street and Kingsley, mid-block
along Harvard, resident amenity spaces along 7+ and Harvard, pedestrian building entrances and
lobbies on 7t and Harvard, leasing offices, and long-term bicycle parking. automobile parking
spaces are also located on the ground level. The second level would include automobile parking
spaces, a resident gym, and a retail mezzanine space at the corner of 7t and Kingsley. The third
level includes automobile parking spaces. The residential towers, oriented along Harvard and 7,
start on the forth level separated by a residential amenity deck and continue to the 23w levels.
Each tower features a roof deck with pool and other resident amenities. The proposed residential
unit mix is diverse and is anticipated to include 133 studio units, 475 one-bedroom units, and 152
two-bedroom units of varying sizes and configurations.

Open Space and Recreational Amenities

The Project proposes to provide extensive open space and numerous recreational amenities. The
new buildings would include lobbies, leasing offices, residential amenity spaces, and long-term
bicycle parking storage dispersed on the ground floor. A proposed 6,531 square foot fithess center
is located on the second level along Harvard Boulevard. 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 79,800 square feet of open space would be provided,
which would meet the open space requirements set forth by the LAMC.

project application pre-dates Measure JJJ, which, in November of 2016, added provisions to

municipal code to require developers requesting certain entitlements for residential projects
to either provide affordable units or pay an in-lieu fee. If the project was not vested from, and
subject to Measure JJJ, the project would require 38 Extremely Low Income and 84 Very Low-
Income units (16% of total) since the zone change and plan amendment would allow a residential
use in the PB zone. Note though in reality, if the project was subject to Measure JJJ, a state
density bonus project would permit the residential use in the PB zone since the underlying land
use designation is Regional Center so it's unlikely the project would seek a zone change/plan
amendment now. Nevertheless, the applicant proposes to voluntarily provide 78 affordable units
with 38 Low Income and 38 Moderate Income (10% of total).

Access, Circulation and Parking

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 7w Street.

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

Pedestrian access within and around the Site would be enhanced via streetscape and
landscaping improvements along the Site’s street frontages. Furthermore, approximately 297


Heather Bleemers
This might be a good place to mention what the project would need to provide if it was subject to JJJ. You can ask Matt to write this up for you

Kevin Golden
Done.
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bicycle parking spaces would be provided, including 29 short-term spaces dispersed along
Harvard and 7t Street and 268 long-term spaces located within the ground floor parking level.

There are multiple public transportation opportunities in the vicinity of the Site. In particular, the
Metro Wilshire/Western Station is located four blocks from the Project. Additionally, the Los
Angeles Metropolitan Authority (MTA) and Los Angeles Department of Transportation (LADOT)
operate numerous bus lines with stops located in close proximity to the Project Site along Wilshire
Boulevard.

Streets and Circulation

Wilshire Boulevard, abutting the property to the north, is designated as an Avenue | dedicated to
a width of 100 feet, and is improved with asphalt roadway, curb, gutter, and concrete sidewalks.

Kingsley Drive, abutting the property to the east, is a Local Street — Standard with a road width of
60 feet, and is improved with asphalt roadway, curb, gutter, and concrete sidewalks.

7" Street, abutting the property to the south, is designated as an Avenue |l dedicated to a varying
width of 80 to 85 feet, and is improved with asphalt roadway, curb, gutter, and concrete sidewalks,
street trees.

Harvard Boulevard, abutting the property to the west, is designated as a Collector dedicated to a
width of 60 feet, and is improved with asphalt roadway, curb, gutter, and concrete sidewalks.

Relevant Cases on the Project Site

Case No. VTT-74412 — On February 26, 2024, the Deputy Advisory Agency adopted the Mitigated
Negative Declaration and approved a Vesting Tentative Tract Map request pursuant to Los
Angeles Municipal Code (LAMC) Sections 17.01 and 17.15, for the subdivision to create five (5)
lots (one (1) master ground lot and four (4) airspace lots) and for 760 residential condominiums,
with haul route approval for the removal of approximately 125,400 cubic yards of dirt and pursuant
to LAMC Section 17.03, an Adjustment to allow a 1.7% increase in the maximum allowable Floor
Area Ratio.

Other Relevant Cases Within 1,500 Feet of the Project Site

CPC-2016-341-VZC-ZAA-SPR — On May 11, 2017, the Los Angeles City Planning Commission
approved a Vesting Zone Change, a Zoning Administrator’'s Adjustment, and a Site Plan Review
for the demolition of existing structures and the construction, use, and maintenance of a new
513,732 square foot mixed use building consisting of a 14-story building along 6th Street and a
32-story building along Wilshire Boulevard with a total 428 residential dwelling units and 31,689
square feet of commercial space for a property located at 3545 West Wilshire Boulevard.

CPC-2016-3064-ZC-SPR-CU-CUB — On March 9, 2017, the Los Angeles City Planning
Commission adopted the Mitigated Negative Declaration and approved a Zone Change,
Conditional Uses for both the sale and dispensing of a full line of alcoholic beverages for on-site
consumption and a hotel within 500 feet of a R Zone, and a Site Plan Review for the construction,
use, and maintenance of a 110-room hotel with an 1,840 square foot ground floor restaurant for
the property located at 679 South Harvard Boulevard.

CPC-2016-3692-VZC-MCUP-SPR - On May 14, 2020, the Los Angeles City Planning
Commission adopted the Mitigated Negative Declaration and approved a Vesting Zone Change,
Main Conditional Use Permit for the sale and dispensing of a full line of alcoholic beverages for
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on-site consumption for two establishments, and a Site Plan Review for the demolition of the
existing structure and the construction, use, and maintenance of a 23-story mixed-use building
with a total of 640 apartment units and 10,738 square feet of commercial floor area for the property
located at 3440 West Wilshire Boulevard.

CPC-2016-4468-GPA-VZC-HD-CU-CUB-SPR —On July 17, 2020, the Los Angeles City Planning
Department issued a termination letter for this application and no formal action was taken for the
property located at 679 South Harvard Boulevard.

CPC-2019-2567-GPAJ-VZCJ-HD-CUB-SPR — On May 25, 2023, the Los Angeles City Planning
Commission adopted a Sustainable Communities Environmental Assessment and approved a
General Plan Amendment to re-designate the land use, a Vesting Zone Change and Height
District Change from C2-1 and PB-1 to (T)(Q)C2-2D, a Conditional Use Permit for the sale and
dispensing of a full line of alcoholic beverages for on-site consumption for three establishments,
and a Site Plan Review for the demolition of existing structures and construction, use, and
maintenance of a eight-story mixed-use building with a total of 251 dwelling units, 46,600 square
feet of commercial area, and 15,500 square feet of office area for the property located at 3751
West 6" Street.

FESSIONAL VOLUNTEER PROGRAM

The proposed project was reviewed by the Urban Design Studio’s Professional Volunteer
Program (PVP) on March 12, 2024.

Comments from PVP:

Pedestrian First:

- The building’s orientation along Harvard Boulevard rather than Kingsley Boulevard results
in parking structures on both sides of Kingsley, lacking active frontages, and potentially
compromising pedestrian safety and experience.

- Consider providing retail, residents’ amenity spaces, or townhouses along the edge of
Kingsley Boulevard that can engage with passers by and activate the ground floor of this
block.

- The first three floors of the parking structure are covered in curtain walls and currently
express minimal permeability or any consideration for pedestrians. Please update the
materials used to screen the podium.

- Itis unclear how pedestrian circulation from the existing building to the proposed buildings
works. Please provide enough detail on plans and elevations of existing building to
understand how they connect functionally.

- Clearly indicate pedestrian entryways and parking entrances and provide sidewalk-level
visualizations to better express how the former is emphasized and given prominence.

360 Degree Design:

- All the residential units are currently planned to overlook the top of the parking structure
with cars. For a project of this scale, there is potential to create a better view and provide
more open space on the roof by decking over the parking podium.

- The space above the parking structure along Kingsley Boulevard appears like a large void
spanning across an entire block. Consider adding additional residential amenities.

Climate-Adapted:
- Consider the provision of PV panels on the roof, since if the architectural or structural
plans weren’t submitted to LADBS prior to 2023 the project will need to provide solar
anyway.


Heather Bleemers
More a policy than a development project. 

Kevin Golden
ok

Heather Bleemers
No alcohol is being requested here

Kevin Golden
ok
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Applicant’'s Responses to PVP Comments

Pedestrian First

Comment: The building’s orientation along Harvard Boulevard rather than Kingsley Drive results
in parking structures on both sides of Kingsley, lacking active frontages, and potentially
compromising pedestrian safety and experience.

Response: The location, orientation, and massing of the two new towers was designed to
minimize shadow impacts on surrounding properties and to create a buffer from the existing
historic Travelers building on the site which will remain. The Project creates active street
frontages on all four sides by retaining the existing ground floor commercial uses along Wilshire
Boulevard, the main commercial frontage, new retail spaces at the corners of 7" Street and
Harvard Boulevard and 7'" Street and Kingsley Drive, and mid-block along Harvard Boulevard. In
addition, the Project includes street level resident pedestrian entrances and lobbies along 7"
Street and Harvard Boulevard and active ground level resident amenity spaces lining Harvard
Boulevard, 7" Street, and Kingsley Drive that is designed with storefront glass similar to
commercial storefronts. Only a small portion of the Kingsley Drive ground floor fagade includes
parking.

Comment: Consider providing retail, residents’ amenity spaces, or townhouses along the edge of
Kingsley Blvd that can engage with passerby and activate the ground floor of this block.

Response: In response to PVP, the Project design at street level along Kingsley Drive has been
modified to replace automobile parking with new resident tenant amenity spaces and bicycle
parking with direct entrances from the street which will help to further activate the street
experience (Refer to Sheet A10-01). Overall, Kingsley Drive is designed with ground floor active
uses with retail space at the intersection of 7™ and Kingsley, bicycle parking and resident amenity
spaces designed with storefront glass while the small portion of automobile parking at the ground
level is designed with curtain wall glazing and architectural integrated into the levels above.

Comment: The first three floors of the parking structure are covered in curtain walls and express
minimal permeability or any consideration for pedestrians. Please update the materials used to
screen the podium.

Response: The intent of the curtain wall screening along Kingsley is to minimize the visual impact
of parking along that fagade. In response to the PVP comment, glazing has been added along
the Harvard Boulevard building facade on the 2" and 3™ floors so that the parking levels appear
to be an active use that is more architectural integrated with the upper residential levels. In
addition, as noted above, the design at grade level along Kingsley has been modified to add
amenity space instead of parking and to create a direct entrance to the bicycle parking (Refer to
Sheet A10-01). As a result, storefront glass extends along 85% of this ground floor elevation and
activates the sidewalk for pedestrian activation and safety.

Comment: It is unclear how pedestrian circulation from the existing building to the proposed
buildings works. Please provide enough detail on plans and elevations of existing building to
understand how they connect functionally.

Response: In response to PVP’s comment, the plans have been revised to highlight the
pedestrian circulation and connections between the new towers and the existing Travelers
building to remain (Refer to Sheets A10-02, A20-01, A20-03, A20-04).
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Comment: Clearly indicate pedestrian entryways and parking entrances and provide sidewalk-
level visualizations to better express how the former are emphasized and given prominence.

Response: In response to PVP’s comment, the site plan has been revised to highlight the
numerous pedestrian, parking, and bicycle access points (Refer to SheetA01-01).

360° Design

Comment: All the residential units are currently planned to overlook the top of the parking structure
with cars. For a project of this scale, there is potential to create a better view and provide more
open space on the roof by decking over the parking podium.

Response: The top deck of parking is heavily amenitized and the parking is planted with rows of
trees. From the street level, only the tops of the trees will be visible. As the trees mature, the
foliage will conceal much of the parking from the views of residents in the new towers (Refer to
Sheet A10-04). The parking structure is too large to cover the entire area with amenities, even for
a Project of this size.

Comment: The space above the parking structure along Kingsley Drive appears like a large void
spanning across an entire block. Consider adding additional residential amenities.

Response: Same as above.

Comment: Clarify the apparent inconsistencies between plans and renderings, e.g. the white
canopy structures shown on the rooftop.

Response: The canopies are above the rooftop tenant amenity spaces and can be seen on the
site plan (Sheet A01-01). The canopies are also used to support photovoltaic panels.

Comment: Provide north arrows on all drawings, as a helpful convention to aid in orientation.
Response: In response to PVP’s comment, north arrows have been placed on all plans.

Comment: Provide perspective renderings from Kingsley Blvd. Current renderings are limited to
7th St/ South-West views.

Response: A new rendering looking north along Kingsley has been added to the package (Refer
to Sheet A70-05).

Climate-Adapted

Comment: Placement of new tower along Harvard rather than Kingsley also means that the open
space will remain shaded throughout the day, which doesn’t make sense in how sunlight will
impact the project and in trying to maximize the utility and enjoyment of the rooftop deck.

Response: Shadow studies used in the design shows that the design represents the optimal
position of the two new towers to avoid casting shadows the neighboring properties and affecting
their quality of life. In addition, shade is welcomed on warmer days in the summer and the rooftop
amenities allow for access to light and views.

Comment: Was there a logic or some EIR condition behind the massing, such as wanting the
shadow to fall on their own property or not to shade the PV panels on the structure to the east?
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Response: Shadow studies indicated that the current design represents the optimal position of
the two new towers to avoid casting shadows the neighboring properties. PV panels will be located
on the high roofs of the two new towers.

Comment: Why are they choosing this particular material to connect to Los Angeles as a place?
If it's just glass buildings on top of a glass-clad parking structure this project could be in any city.

Response: Glass curtain walls are not uncommon on Wilshire Boulevard which is developed with
server large office towers. Rather than present flat monolithic surfaces of glass, the design
incorporates a rhythmic pattern of projecting balconies at all residential units which creates a
dynamic texture of reflections and shadows, making a visually interesting appearance to the
surrounding neighborhood (Refer to Sheet A70-02). In addition, this provides future residents with
access to views, open space, fresh air, and light in lieu of solid walls.

Comment: Does the applicant have a sustainable method of sourcing the substantial amount of
glass material required for the facade?

Response: Financial realities mean the curtain wall will be built by one of the few firms large
enough to complete a Project of this size. We cannot dictate how they manufacture their product
or where they source their materials. We would like the glass to be as flat and clear as possible
to prevent any distortion to the view.

Comment: Consider the provision of PV panels on the roof, since if the architectural or structural
plans weren’t submitted to LADBS prior to 2023 the project will need to provide solar anyway.

Response: Code-required PV panels will be located on the roofs of the two new towers (Refer to
Sheet A01-01).

Hearing Officer Public Hearing

A public hearing was held on December 20, 2023. The meeting was attended by the applicant’s
team and members of the public. Approximately 12 people spoke in support of the project for
providing amenities, housing and construction jobs. One member of the public raised concerns
with regards to construction noise, and traffic during construction, and also asked what the time
length for construction is. In response, the applicant’s representative, Matt Dzurec, stated that
the City’s standard construction mitigation measures will mitigate any impacts during construction,
and that construction is slated to be for three years. He also stated that Fehr & Peers
supplemental Transportation Impact Analysis concluded that the Project Vehicle Miles Traveled
was below the significance threshold and that LADOT concurred in their letter dated September
24, 2020, and thus the project has no CEQA transportation impacts. A memo dated January 5,
2021 was originally submitted by the Los Angeles Department of Transportation (LADOT). A -
revised memo from the Department of Transportation was received July 30, 2021.

Additional Communications

At the time of the writing of the staff report, Planning has received three emails/letters from various
members of the public. One, in opposition of the project, citing the issues of gentrification, air
quality, construction noise, traffic during construction and parking. Two others requested to be
on the mailing list.

Environmental Impacts

Below is a summary of the project’'s CEQA timeline:
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On December 12, 2019, the City published a Mitigated Negative Declaration (MND) for a 20-
day public comment period ending on January 2, 2020.

On December 13, 2019, the City published a Sustainable Communities Environmental
Assessment (“SCEA”) for a 30-day public comment ending on January 13, 2020.

The CEQA transportation analysis in the published MND and SCEA were 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. Transportation Demand Management Plan and Signal
Equipment Upgrade mitigation measures were incorporated into the MND and SCEA to
reduce these intersection impacts to a less than significant level.

Following publication of the MND and SCEA, 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 the above 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.

The Advisory Agency adopted the MND and the Mitigation Monitoring Program (MMP) as part
of the approval of VTT-74412 under Case No. ENV-2016-3413-MND for the proposed project,
in compliance with CEQA. It found that potential negative impacts related to Air Quality and
Noise could occur due to implementation of the project; however, these impacts would be
reduced to less than significant levels with mitigation. The SCEA will no longer be considered
as the project’'s CEQA clearance and reliance on the adopted MND will continue.

CONCLUSION

Based on evaluation of the project and information submitted, input from the public, and the
proposed project’'s compliance with the Wilshire Community Plan, the Department of City
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Planning recommends that the City Planning Commission recommend approval of the Vesting
Zone and Height District Change, Zoning Administrator’'s Adjustment, and Site Plan Review.
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CONDITIONS FOR EFFECTUATING
TENTATIVE (T) CLASSIFICATION REMOVAL

Pursuant to Section 12.32 G of the Municipal Code, the (T) Tentative Classification shall be
removed by the recordation of a final parcel or tract map or by posting of guarantees through the
B-permit process of the City Engineer to secure the following without expense to the City of Los
Angeles, with copies of any approval or guarantees provided to the Department of City Planning
for attachment to the subject planning case file.

Dedications and Improvements. Prior to the issuance of any building permits, the following public
improvements and dedications for streets and other rights of way adjoining the subject property
shall be guaranteed to the satisfaction of the Bureau of Engineering, Department of
Transportation, Fire Department (and other responsible City, regional and federal government
agencies, as may be necessary). Dedications and improvements herein contained in these
conditions which are in excess of street improvements contained in either the Mobility Element
2035 or any future Community Plan amendment or revision may be reduced to meet those plans
with the concurrence of the Department of Transportation and the Bureau of Engineering.

1. Dedications and Improvements. Prior to the issuance of any building permits, the following
public improvements and dedications for streets and other rights of way adjoining the project
site shall be guaranteed to the satisfaction of the Bureau of Engineering, Department of
Transportation, Fire Department (and other responsible City, regional and federal government
agencies, as may be necessary). Dedications and improvements herein contained in these
conditions which are in excess of street improvements contained in either the Mobility Element
2035 or any future Community Plan amendment or revision may be reduced to meet those
plans with the concurrence of the Department of Transportation and the Bureau of
Engineering:

A. Dedications Required

1. That a 3-foot-wide strip of land be dedicated along 7" Street adjoining the tract to
complete a 43-foot wide half right-of-way in accordance with Avenue |l Standards
of LA Mobility Plans. Dedicate 20-foot radius property line return or 15-foot
property line cut corners at intersections with Kingsley Drive and Harvard
Boulevard.

2. That a 3-foot-wide strip of land be dedicated along Harvard Boulevard adjoining
the tract to complete a 33-foot wide half right-of-way in accordance with Collector
Street Standards of LA Mobility Plans. That the existing office building remain will
not allow for a standard cut corner at intersection with Wilshire Boulevard,
therefore a Certified Survey Plan be submitted showing variable width cut corner
for the final map process.

3. That the existing office building to remain will not allow for a standard cut corner at
intersection of Wilshire Boulevard and Kingsley Drive, therefore a Certified Survey
Plan be submitted showing variable width cut corner for the final map process.

4. That the applicant/subdivider make a request to the Central District Office of the
Bureau of Engineering to determine the capacity of existing sewers in this area.
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5. That the owners of the property records an agreement satisfactory to the City
Engineer stating that they will grant the necessary private easements for ingress
and egress purposes to serve proposed air space lots use upon the sale of the
respective lots and they will maintain the private easements free and clear of
obstructions and safe conditions for use at all times.

6. That a set of drawings for airspace lots be submitted to the City Engineer showing
the followings:

a. Plan view at different elevations

b. Isometric views

c. Elevation views

d. Section cut at all locations where air space lot boundaries change.

7. That the owners of the property record an agreement satisfactory to the City
Engineer stating that they will grant the necessary private easements for ingress
and egress purposes to serve proposed airspace lots to use upon the sale of the
respective lots and they will maintain the private easements free and clear of
obstructions and in safe conditions for use at all times.

8. That any fee deficit under Work Order No. EXT00707 expediting this project be
paid.

9. That no portion of the proposed development above or below grade shall encroach
within the existing or proposed right-of-ways unless a revised map has been
submitted for review and approval by the City Engineer.

B. Improvements Required

(1) Improve 7" Street being dedicated and adjoining the subdividsion by the
construction ofa new 15-foot-wide concrete sidewalk with tree wells, including any
necessary removal and reconstruction of existing improvements.

(2) Improve Harvard Boulevard being dedicated and adjoining the subdivision by the
construction and a new 13-foot-wide concrete sidewalk with tree wells, including
any necessary remobal and reconstruction of existing improvements.

(3) Improve all newly dedicated cut corners with additional concrete sidewalks.

Note: Approval from Board of Public Works may be necessary before removal of any
street trees in conjunction with the improvements in this tract map through Bureau of
Street Services Urban Forestry Division.

Satisfactory arrangements shall be made with the Los Angeles Department of Water
and Power, Power System, to pay for removal, relocation, replacement or adjustment
of power facilities due to this development.

The subdivider should consult the Department of Water and Power to obtain energy
saving design features which can be incorporated into the final building plans for the
subject development. As part of the Total Energy Management Program of the
Department of Water and Power, this no-cost consultation service will be provided to
the subdivider upon his request.
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2. Street Lighting. Prior to the recordation of the final map, Street lighting improvement plans
shall be submitted for review and the owner shall provide a good faith effort via a ballot process
for the formation or annexation of the property within the boundary of the development into a
Street Lighting Maintenance Assessment.

3. Recreation and Parks. Per Section 12.33 of the Los Angeles Municipal Code, the applicant
shall dedicate land for park or recreational purposes or pay the applicable Quimby fees for
the construction of condominiums, or Recreation and Park fees for construction of apartment
buildings.
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QUALIFIED (Q) CONDITIONS

Pursuant to LAMC Section 12.32 G, the following limitations are hereby imposed upon the use of
the project site, subject to the “Q” Qualified Classification:

1. Site Plan. The use and development of the property shall be in substantial conformance
with the plot plan submitted with the application and marked Exhibit "A", dated February
13, 2024, except as may be revised as a result of this action.

2. Use. The use and area regulations for the new development on-site shall be developed
for the uses as permitted in the C4 Zone as defined in LAMC Section 12.16, except as
modified by the conditions in CPC-2016-3412-VZC-HD-ZAA-SPR or any subsequent
action. The site may be developed with commercial and residential uses allowed and in
accordance with the density and all other development standards of the C4 and R4 zones.
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“D” Development Limitations

Pursuant to Section 12.32-G of the Municipal Code, the following limitations are hereby
imposed upon the use of the subject property, subject to the “D” Development Limitations.

1. Height. The height of the proposed project shall not exceed 268.5 feet and 23 stories.
Certain exceptions may apply for roof structures and elevator shafts, pursuant to LAMC
Section 12.21.1, and to the satisfaction of the Department of Building and Safety.

2. Floor Area. The total new floor area permitted on the project site shall not exceed 660,040
square feet. Combined with the commercial office building to remain, the total floor area
on the site shall not exceed 1,045,560 square feet.

3. Floor Area Ratio (FAR). The proposed project shall not exceed a floor area ratio of 6:1.
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CONDITIONS OF APPROVAL

Pursuant to Sections 16.05, 12.28, and 12.24 of the LAMC, the following conditions are hereby
imposed upon the use of the project site:

Development Conditions

1

5

Site Development. The use and development of the property shall be in substantial
conformance with the plot plan submitted with the application and marked Exhibit "A",
dated February 13, 2024, except as may be revised as a result of this action.

Use. The Project shall be limited to two 23-story, maximum 268.5-foot-high mixed-use
buildings with 760 dwelling units and 6,359 square feet of commercial space with a total
floor area of 660,040 square feet.

king. Automobile parking shall be provided consistent with the LAMC and/or

embly Bill (AB) 2097. A greater number than the minimum required may be provided
at the applicant’s discretion. In the event that the number of On-Site Restricted
Affordable Units should increase, or the composition of such units should change, then
no modification of this determination shall be necessary, and the number of vehicle
parking spaces shall be re-calculated consistent with LAMC Section 12.22 A.25.

Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and electric
vehicle charging stations (EVCS) shall comply with the regulations outlined in Sections
99.04.106 and 99.05.106 of Article 9, Chapter IX of the LAMC.

cle Parking. On-site bicycle parking shall be provided in accordance with LAMC
tions 12.21 A.16(a)(1)(i) and 12.21 A.16(a)(2).

Site Plan Review Conditions

6.

Circulation. The applicant shall submit a parking and driveway plan to the Los Angeles
Department of Transportation (LADOT) for approval. The project shall minimize the
number of curb cuts on the subject property, to the satisfaction of LADOT.

Pedestrian access. Pedestrian access shall be provided along Harvard Boulevard, 7™
Street, and Kingsley Drive.

Sustainability.

a. Solar - The project shall comply with the Los Angeles Municipal Green Building
Code, Section 99.05.211, to the satisfaction of the Department of Building and
Safety.

b. Prior to the issuance of the Certificate of Occupancy, the applicant shall install
solar panels on fifteen percent of the rooftop space and comply with the Los
Angeles Municipal Green Building Code, Section 99.05.211, to the satisfaction of
the Department of Building and Safety.

9. Landscaping. All open areas not used for buildings, driveways, parking areas, or

recreational facilities or walks shall be attractively landscaped and maintained in
accordance with a landscape development plan and an automatic irrigation plan, prepared
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10.

11.

12.

13.

14.

15.

16.

by a licensed Landscape Architect and to the satisfaction of the decision maker.

Trees. Except as additionally conditioned herein, a submitted landscape plan shall be
reviewed to be in substantial conformance with Exhibit “A.” Proposed trees shall have a
minimum trunk diameter of two inches and a height of eight feet at the time of planting.

Mechanical Equipment. All mechanical equipment on the roof shall be screened from
view. The transformer, if located in the front yard, shall be screened with landscaping
and/or materials consistent with the building fagade on all exposed sides (those not
adjacent to a building wall) and shall be consistent with LADWP access requirements.

Signage. On-site signs shall be limited to the maximum allowable under the Los Angeles
Municipal Code and shall be in substantial conformance with those shown in Exhibit A,
which shall be of an identifying nature only, shall not be of a flashing or animated type,
and shall be arranged and located so as not to be a distraction to adjacent residential
zones or uses.

Exterior or Roof Structures. Any structures on the roof, such as air conditioning units
and other mechanical equipment, shall be fully screened (with such screening material
incorporated in the design of the project) from view from any abutting properties and set
back as far as possible from residential property lines and sound proofed.

Lighting door lighting shall be designed and installed with shielding, such that the light
source c t be seen from adjacent residential properties, the public right-of-way, nor
from above.

Building Materials. A variety of high-quality exterior building materials, consistent with
the approved Exhibit “A” plans, shall be used. Substitutes of an equal quality shall be
permitted to the satisfaction of the Department of City Planning.

Trash Collection and Deliveries (Vehicle Loading and Unloading). Trash pick-up,
compacting, loading and unloading and receiving deliveries shall be limited to 7:00 a.m.
to 6:00 p.m. Monday through Friday and 10:00 a.m. to 4:00 p.m. on Saturday. No trash
collection or deliveries shall occur on Sunday. All deliveries shall occur so as not to be
visible from adjacent residential properties.

@ironmental Conditions — Mitigation Measures

Air Quality

MM-1.

MM-2.

All off-road construction equipment greater than 50 hp shall meet U.S. EPA Tier 4
emission standards, where available, to reduce NOx, PM10, and PM2.5 emissions at the
project site. In addition, all construction equipment shall be outfitted with Best Available
Control Technology devices certified by CARB. Any emissions control device used by the
contractor shall achieve emissions reductions that are no less than what could be
achieved by a Level 3 diesel emissions control strategy for a similarly sized engine as
defined by CARB regulations. At the time of mobilization of each applicable unit of
equipment, a copy of each unit’s certified tier specification, BACT documentation, and
CARB or SCAQMD operating permit shall be provided.

To minimize fugitive dust emissions from material movement and from haul trips with an
empty load, import and export of soils during the grading phases shall be phased such
that a round trip haul truck will include export and import of soils.
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Noise

MM-3

MM-4

MM-5

MM-6

MM-7

MM-8

18.

19.

20.

21.

. All powered construction equipment shall be equipped with exhaust mufflers or other
suitable noise reduction devices capable of achieving a sound attenuation of at least 3
dBA.

. All construction areas for staging and warming-up equipment shall be located as far as
feasible from Emmaus Village Church and 7™ Street Residences.

. Portable noise sheds for smaller, noisy equipment such as air compressors, dewatering
pumps, and generators shall be provided as feasible.

. Temporary sound barriers capable of achieving a sound attenuation of at least 10 dBA
shall be erected to obstruct line of sight noise travel from the project site to Emmaus
Village Church and 7" Street Residences.

. When operating along 7" Street, concrete pumping trucks and concrete mixing trucks shall
be shielded by temporary sound barriers to obstruct line of sight noise travel between
these vehicles and 7" Street Residences. These barriers shall be capable of attenuating
noises from concrete pumping activities by at least 10 dBA. Additionally, these vehicles
shall maintain a distance of no less than 65 feet from residences along 7" Street while
operating simultaneously in tandem.

. When operating along Harvard Boulevard, concrete pumping trucks and concrete mixing
trucks shall be shielded by temporary sound barriers to obstruct line of sight noise travel
between these vehicles and Emmaus Village Church. These barriers shall be capable of
attenuating noises from concrete pumping activities by at least 10 dBA. Additionally, these
vehicles shall maintain a distance of no less than 65 feet from Emmaus Village Church
while operating simultaneously in tandem.

Administrative Conditions

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

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

Notations on Plans. Plans submitted to the Department of Building and Safety for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet and shall include any modifications or notations
required herein.

Final Plans. Prior to the issuance of any building permits for the project by the Department
of Building and Safety, the applicant shall submit all final construction plans that are
awaiting issuance of a building permit by the Department of Building and Safety for final
review and approval by the Department of City Planning. All plans that are awaiting



CPC-2016-3412-VZC-HD-ZAA-SPR C-4

22.

23.

24.

25.

26.

27.

issuance of a building permit by the Department of Building and Safety shall be stamped
by Department of City Planning staff “Final Plans”. A copy of the Final Plans, supplied by
the applicant, shall be retained in the subject case file.

Code Compliance. All area, height and use regulations of the zone classification of the
project site shall be complied with, except wherein these conditions explicitly allow
otherwise.

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

Corrective Conditions. The authorized use shall be conducted at all times with due
regard for the character of the surrounding district, and the right is reserved to the City
Planning Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code,
to impose additional corrective conditions, if, in the Commission’s or Director’s opinion,
such conditions are proven necessary for the protection of persons in the neighborhood
or occupants of adjacent property.

Definition. Any agencies, public officials or legislation referenced in these conditions shall
mean those agencies, public offices, legislation or their successors, designees or
amendment to any legislation.

Enforcement. Compliance with these conditions and the intent of these conditions shall
be to the satisfaction of the Department of City Planning and any designated agency, or
the agency’s successor and in accordance with any stated laws or regulations, or any
amendments thereto.

Expedited Processing Section. Prior to the clearance of any conditions, the applicant
shall show proof that all fees have been paid to the Department of City Planning, Expedited
Processing Section.

Indemnification and Reimbursement of Litigation Costs.
Applicant shall do all of the following:

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

b. Reimburse the City for any and all costs incurred in defense of an action related to
or arising out of, in whole or in part, the City’s processing and approval of the
entitlement, including but not limited to payment of
all court costs and attorney’s fees, costs of any judgments or awards against the
City (including an award of attorney’s fees), damages, and/or settlement costs.
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C. Submit an initial deposit for the City’s litigation costs to the City within 10 days’
notice of the City tendering defense to the Applicant and requesting a deposit. The
initial deposit shall be in an amount set by the City Attorney’s Office, in its sole
discretion, based on the nature and scope of action, but in no event shall the initial
deposit be less than $50,000. The City’s failure to notice or collect the deposit does
not relieve the Applicant from responsibility to reimburse the City pursuant to the
requirement in paragraph (ii).

d. Submit supplemental deposits upon notice by the City. Supplemental deposits may
be required in an increased amount from the initial deposit if found necessary by
the City to protect the City’s interests. The City’s failure to notice or collect the
deposit does not relieve the Applicant from responsibility to reimburse the City
pursuant to the requirement in paragraph (ii).

e. If the City determines it necessary to protect the City’s interest, execute an
indemnity and reimbursement agreement with the City under terms consistent with
the requirements of this condition.

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

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

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions include
actions, as defined herein, alleging failure to comply with any federal, state or local
law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the
City or the obligations of the Applicant otherwise created by this condition.
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2

FINDINGS

Ol

1e Change, Height District Change, and “T” “Q” and “D” Classification Findings

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.

Public Necessity

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.

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 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.

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.

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
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
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project will create temporary construction jobs, and permanent jobs will be created during
operation of the proposed residential and commercial space.

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.

Convenience

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 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.

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’s retail uses along Harvard, 7+ 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 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
Transit (Route 481), and one Big Blue Bus (Route R7) bus routes provide service within 74
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
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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.

General Welfare

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.

Good Zoning Practice

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.

Tentative “T” Qualified “Q” and D Classifications

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.

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 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.

Zoning Administrator Adjustment Findings

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:

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 thoseregulations.

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.

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.

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 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 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 7 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 7 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
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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.

The Project strengthens the street wall along Harvard, 7w, 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.

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 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.

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 7t Street. Furthermore, in compliance with the LAMC,
approximately 297 bicycle parking spaces would be provided, including 29 short-term spacesi.

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.

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.

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,
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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.

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:

Goal 3A:

Objective 3.1:

Policy 3.1.4:

Policy 3.1.5:

Objective 3.2:

Policy 3.2.1:

Objective 3.7:

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.

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

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.

Identify areas on the Long-Range Land Use Diagram and in the community
plans sufficient for the development of a diversity of uses that serve the
needs of existing and future residents (housing, employment, retail,
entertainment, cultural/institutional, educational, health, services,
recreation, and similar uses), provide job opportunities, and support visitors
and tourism.

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.

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.

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.
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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.

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.

The request is consistent with the following objective of the Wilshire Community Plan:

Goal 1: Provide a safe, secure, and high-quality residential environment for all
economic, age, and ethnic segments of the Wilshire community.

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.

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

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

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

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

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

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

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

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.

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.

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

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 2-2.3: 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.

Objective 2-3: Enhance the visual appearance and appeal of commercial districts.

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.

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.

Site Plan Review Findings
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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 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.

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 3+ 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 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
pollution, to provide rental housing, and to stimulate vibrancy and activity in pedestrian-
oriented areas.

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.

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

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.

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 Project would provide a variety of open space and recreational amenities. Amenities on
the ground level would include lobbies, large resident amenity spaces along 7w« 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 7w 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.

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

Environmental Findings

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
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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.

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.

15162 findings

(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;

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.

(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

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
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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.

(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:

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

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
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.

(B) Significant effects previously examined will be substantially more severe than shown in
the previous EIR;

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

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.

(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.

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
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measures are required. Therefore, no further environmental analysis of the Project is
required.

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.
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