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REVISED CONDITIONS OF APPROVAL 
(AS AMENDED BY THE PLANNING AND LAND USE COMMITTEE AT ITS 

MEETING ON DECEMBER 5, 2023) 
 
Pursuant to Sections 11.5.11(e), 12.24 and 16.05 of the Los Angeles Municipal Code, the following 
conditions are hereby imposed upon the use of the subject property: 
 
A. Development Conditions 
 

1. Site Development. The use and development of the subject property shall be in substantial 
conformance with the site plan labeled Exhibit “A” dated July 14, 2023.  Prior to the issuance 
of building permits, detailed development plans including a site plan illustrating elevations, 
facades, and architectural treatment, and a landscape/irrigation plan shall be submitted for 
review and approval by the Department of City Planning. The plans shall comply with 
provisions of the Municipal Code, the subject conditions, and the intent of the subject permit 
authorization. Minor deviations may be allowed in order to comply with the provisions of the 
Municipal Code, the project conditions, or the project permit authorization. 

 
2. Developer’s Incentives. 

 
a. Open Space. 
 

i. The total required open space required pursuant to LAMC Section 12.21 G may be 
reduced by a maximum of twenty (20) percent provided that: 

 
(1) The landscape plan shall indicate landscape points for the project equivalent to 

10% more than otherwise required by LAMC 12.40 and Landscape Ordinance 
Guidelines “O”; and 

 
(2) Except as modified herein, the landscape plan shall comply with the applicable 

regulations of LAMC Section 12.21 G. 
 
b. Rear Yard Setback.  

 
i. A minimum 16-foot rear yard setback is required in lieu of the 20-foot rear yard 

setback otherwise required. 
 

3. Parking.  
 

a. Commercial vehicular parking shall be provided pursuant to LAMC Section 12.21 A.4.  
 
b. The project shall provide unbundled parking leases for residential units. Residential 

tenants shall have the option to lease parking spaces separately from the residential 
dwelling units or commercial tenant space, or to opt out of leasing parking spaces.   
 

c. 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. 
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4. Sustainability.  
 
a. 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 for each building, the applicant shall 
install a minimum of 21,786 square feet of solar panels on the rooftop. 

 
5. 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. 
 

6. Art Mural. The project shall provide art murals on the ground floor façade of the south 
elevation along 8th Street, as shown on Sheet A3.01 of Exhibit “A” and an art mural on the 
west elevation along Hobart Boulevard, as shown on Sheet A3.02 of Exhibit “A.” Prior to the 
issuance of building permits, the project shall receive approval from the Department of 
Cultural Affairs for the proposed art murals. Any art mural installed on the building façade 
shall be in compliance with all applicable City regulations, pursuant to LAMC Section 14.4.20 
and 22.119 of the Los Angeles Administrative Code, subject to the approval from the 
Department of Cultural Affairs. 
 

7. Pedestrian Oriented Landscaping. As illustrated in Sheets A3.01 and A3.02 of Exhibit “A”, 
vertical landscaping screens shall be planted along the east, west, and north elevations as 
shown in Landscape Sheet LP-01. The Landscape Plan and final plans shall be revised to 
note all plant species for the vertical landscaping and submitted to Central Project Planning 
staff for substantial conformance review with “Exhibit A”. Species and location of the vines 
may be revised to the satisfaction of Central Project Planning staff. As illustrated in Sheets 
A2.02 and LP-01 of Exhibit “A”, pedestrian amenities along 8th Street, Hobart Boulevard and 
Harvard Boulevard shall be provided as landscape planters, trees, and outdoor seating. 
 

8. Pedestrian Corner. An outdoor pedestrian area shall be located at the ground floor corner 
intersection of Harvard Boulevard and 8th Street and it shall be improved with art sculptures, 
planters, trees, and outdoor seating as shown in Sheet A2.02 and Landscape Sheet LP-01 
of “Exhibit A”. The façades along Harvard Boulevard, Hobart Boulevard and 8th Street shall 
be consistent with “Exhibit A” and shall provide inset windows with landscape planters, as 
well as vertical landscaping.  The Landscape Plan and final plans shall be revised to note all 
plant species for the vertical landscaping and submitted to Central Project Planning staff for 
substantial conformance review with “Exhibit A”. 
 

9. Construction.  
 
a. The project contractor shall use power construction equipment with state-of-the-art noise 

shielding and muffling devices. On-site power generators shall either be plug-in electric 
or solar powered.  
 

b. Notwithstanding the provisions of LAMC Section 14.4.17, no signs shall be permitted on 
construction fencing except for those signs required by the Department of Building and 
Safety or other Department, Bureau, or Agency.  

 
10. Lighting.  
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a. Outdoor lighting shall be designed and installed with shielding, such that the light source 

cannot be seen from adjacent residential properties, the public right-of-way, nor from 
above. 
 

b. Pedestrian lights shall be installed within the public rights-of-way directly adjacent to the 
Project Site subject to the review, determination, and approval by the Bureau of Street 
Lighting that it is feasible to accommodate the pedestrian lights in addition to the required 
street lights. Pedestrian lights shall not be required if the Bureau of Street Lighting 
determines that the pedestrian lights would not be incompliance with the minimum 
distance requirements from other infrastructure located within the public rights-of-way. 

 
11. Street Trees.  

 
Pre-Construction 
 

12. Erect tree protection zone fencing as shown in the Arborist Report dated August 9, 2021.  
 

i. No construction activity, heavy equipment access, or materials storage should 
take place within the tree protection zones during construction without the 
direct supervision and approval of a certified arborist.  
 

ii. Fencing should be sturdy, in ground, at least four feet in height, and brightly 
colored. 
 

13. After receiving approval from the City, remove the trees marked for removal. 
 

14. Prune Tree 4 and Trees 6-12 for clearance over the work area. All pruning should be 
performed by a crew directly supervised by a Certified Arborist. Only the minimum amount of 
living foliage necessary to establish clearance over the work area should be removed. 

 
15. Spray Trees 13-23 with a jet of water to wash off the accumulated spider webs and dust. 

 
During Construction 
 

16. Inform all construction personnel of the intention to preserve the trees. This includes 
contractors and their respective subcontractors as well.  
 

17. If any changes are made to the plans resulting in any excavation or equipment access within 
the dripline of any protected tree, the project arborist should be informed. Additional 
protection measures may need to be discussed.  
 

18. Throughout the construction period, a certified arborist should make periodic site visits to 
ensure the tree protection plan is being followed.  
 

19. No construction activity should take place within the tree protection fencing. This includes 
construction worker access, materials storage, and equipment access.  
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20. If any tree is injured during construction, the project arborist should be informed within 24 
hours so it may be evaluated and treated as soon as possible. All excavation within 5 feet of 
the drip line of any tree intended for preservation should be directly supervised by a Certified 
Arborist. If roots larger than 1 inch in diameter are encountered, the arborist should determine 
whether they may be retained or may be severed. Significant roots to be retained should be 
wrapped in foam before the new sidewalk concrete is poured.  
 

21. The new sidewalk should be sloped to avoid cutting significant roots of the street trees. 
  

22. If during any part of the construction phase there is a significant amount of particulates in the 
air (from cutting materials or any other activity), a shop vacuum or equivalent should be used 
during the cutting or other activity to reduce the amount of particulates that are deposited on 
the foliage. If despite a good faith effort to reduce particulates, a layer is still deposited on the 
foliage, wash it off with a jet of water at the end of each construction day where particulates 
are deposited.  
 

23. During the painting phase, if spray-application of paint is used within proximity of any tree, 
cover the windward side of the trunk and scaffold branches of the tree with plastic at the 
beginning of each painting day to avoid paint drifting onto the tree. Remove the plastic at the 
end of each day to allow for air circulation.  
 

24. Retain the tree protection zone fencing until construction activity has been completed or until 
the landscape installation phase begins. Even when landscapers are permitted near the 
trees, make sure they are aware of the intention to preserve the tree and the roots if any 
digging is performed for irrigation lines or plant installation. 
 
Post-Construction Care  
 

25. Retain the leaf drop around the root zone of the subject trees where practical. The best 
ground cover for a tree is its own leaf mulch. Leaf mulch will continue to reduce soil 
evaporation and mitigate soil temperature changes. If leaf drop is not practical for use, apply 
a layer of coarse mulch 2-4 inches thick around the base of the protected trees intended for 
preservation.  
 

26. The subject trees may be monitored by a certified arborist for development of disease, decay, 
or other symptoms of stress due to construction activity. Deadwood may be removed as it 
appears, and as much live wood as possible should be retained on the trees, provided that it 
doesn’t come into conflict with the infrastructure. 

 
B. Environmental Conditions 
 

27. Implementation. The Mitigation Monitoring and Reporting Program (MMRP), attached as 
Exhibit “C.2” and part of the case file, shall be enforced throughout all phases of the project. 
The Applicant shall be responsible for implementing each Project Design Features (PDF) and 
Mitigation Measures (MM) and shall be obligated to provide certification, as identified below, 
to the appropriate monitoring and enforcement agencies that each PDF and MM has been 
implemented. The Applicant shall maintain records demonstrating compliance with each PDF 
and MM. Such records shall be made available to the City upon request. 
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28. Prior to issuance of building permits, the applicant shall submit the Council Action and 
updated Letter of Determination confirming that the Sustainable Communities Environmental 
Assessment has been adopted by City Council as required per PRC 21155.  

 
29. Condition Monitor (Construction). During the construction phase and prior to the issuance 

of building permits, the Applicant shall retain an independent Construction Monitor (either via 
the City or through a third-party consultant, the election of which is in the sole discretion of 
the Applicant), approved by the City of Los Angeles Department of City Planning which 
approval shall not be reasonably withheld, who shall be responsible for monitoring 
implementation of project design features and condition measures during construction 
activities consistent with the monitoring phase and frequency set forth in this CRP. The 
Construction Monitor shall also prepare documentation of the Applicant’s compliance with the 
project design features and condition measures during construction every 90 days in a form 
satisfactory to the Department of City Planning. The documentation must be signed by the 
Applicant and Construction Monitor and be included as part of the Applicant’s Compliance 
Report. The Construction Monitor shall be obligated to report to the Enforcement Agency any 
non-compliance with condition measures and project design features within two businesses 
days if the Applicant does not correct the non-compliance within a reasonable time of written 
notification to the Applicant by the monitor or if the noncompliance is repeated. Such non-
compliance shall be appropriately addressed by the Enforcement Agency. 

30. Tribal Cultural Resource Inadvertent Discovery. In the event that objects or artifacts that 
may be tribal cultural resources are encountered during the course of any ground disturbance 
activities (excavating, digging, trenching, plowing, drilling, tunneling, quarrying, grading, 
leveling, removing peat, clearing, driving posts, augering, backfilling, blasting, stripping 
topsoil or a similar activity), all such activities shall temporarily cease on the project site until 
the potential tribal cultural resources are properly assessed and addressed pursuant to the 
process set forth below: 
 
(1) Upon a discovery of a potential tribal cultural resource, the Applicant shall immediately 

stop all ground disturbance activities and contact the following: (1) all California Native 
American tribes that have informed the City they are traditionally and culturally affiliated 
with the geographic area of the proposed project; (2) and the Department of City Planning 
at (213) 978-1202.  

 
(2) If the City determines, pursuant to Public Resources Code Section 21074 (a)(2), that the 

object or artifact appears to be tribal cultural resource, the City shall provide any effected 
tribe a reasonable period of time, not less than 14 days, to conduct a site visit and make 
recommendations to the Applicant and the City regarding the monitoring of future ground 
disturbance activities, as well as the treatment and disposition of any discovered tribal 
cultural resources.  

 
(3) The Applicant shall implement the tribe’s recommendations if a qualified archaeologist 

and by a culturally affiliated tribal monitor, both retained by the City and paid for by the 
Applicant, reasonably concludes that the tribe’s recommendations are reasonable and 
feasible.  

 
(4) The Applicant shall submit a tribal cultural resource monitoring plan to the City that 

includes all recommendations from the City and any effected tribes that have been 
reviewed and determined by the qualified archaeologist and by a culturally affiliated tribal 
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monitor to be reasonable and feasible. The Applicant shall not be allowed to recommence 
ground disturbance activities until this plan is approved by the City.  

 
(5) If the Applicant does not accept a particular recommendation determined to be 

reasonable and feasible by the qualified archaeologist or by a culturally affiliated tribal 
monitor, the Applicant may request mediation by a mediator agreed to by the Applicant 
and the City who has the requisite professional qualifications and experience to mediate 
such a dispute. The Applicant shall pay any costs associated with the mediation.  

 
(6) The Applicant may recommence ground disturbance activities outside of a specified 

radius of the discovery site, so long as this radius has been reviewed by the qualified 
archaeologist and by a culturally affiliated tribal monitor and determined to be reasonable 
and appropriate.  

 
(7) Copies of any subsequent prehistoric archaeological study, tribal cultural resources study 

or report, detailing the nature of any significant tribal cultural resources, remedial actions 
taken, and disposition of any significant tribal cultural resources shall be submitted to the 
South Central Coastal Information Center (SCCIC) at California State University, 
Fullerton. 

 
C. Administrative Conditions  

 
31. 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. 

 
32. Code Compliance.  All area, height and use regulations of the zone classification of the 

subject property shall be complied with, except wherein these conditions explicitly allow 
otherwise. 

 
33. 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. 

 
34. 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. 

 
35. 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. 
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36. 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. 

 
37. 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. 

 
38. 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 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 entitlement, the environmental review of the entitlement, 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 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. 

 
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 
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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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REVISED FINDINGS  
(AS AMENDED BY THE PLANNING AND LAND USE COMMITTEE  

AT ITS MEETING ON DECEMBER 5, 2023) 
 

General Plan/Charter Findings 
 
1. General Plan Land Use Designation. The project site is located within the Wilshire 

Community Plan, which was adopted by the City Council on September 19, 2001. The 
project site is irregularly-shaped, and comprised of eleven lots consisting of approximately 
1.45 acres or 63,197 gross square feet of lot area and is located at the end of the block on 
the northeast corner of Hobart Boulevard and West 8th Street. The site occupies several 
parcels on the north side of West 8th Street, between Hobart Boulevard to the west and 
Harvard Boulevard to the east. The Community Plan designates the site with a land use 
designation of Neighborhood Office Commercial which lists C2 and P Zones as the 
corresponding zones.  

 
As recommended, the amendment would re-designate the project site to the Regional 
Commercial land use designation, which lists the following corresponding zones: CR, C1.5, 
C2, C4, P, PB, RAS3, RAS4, R3, R4 and R5. Footnote No. 6 of the Community Plan 
indicates that the corresponding Height District for the Regional Center Commercial land 
use designation is Height District 2. A Zone Change is also requested to change all PB lots 
to C2. The Regional Center Commercial land use designation allows for the construction of 
commercial, parking, and high-density multi-family residential uses. The area contains a 
variety of high intensity urban activities in a compact built environment that includes 
commercial, residential, cultural, recreational, and hotel uses. These diverse uses support 
balanced community development and create increased interest for a variety of visitors who 
come to the area. The recommended change to the Zone and Height District to (T)(Q)C2-
2D for the site would be consistent with the adoption of the recommended Plan Amendment 
and would be in substantial conformance with the purpose, intent, and provisions of the 
General Plan as it is reflected within the Wilshire Community Plan. Therefore, the proposed 
mixed-use project is appropriate for this area. 
 

2. Charter Finding – City Charter Finding 556 and 558 (General Plan Amendment)  
 

The proposed General Plan Amendment complies with Sections 556 and 558 in that the 
plan amendment is consistent with numerous goals, policies and objectives of the Citywide 
General Plan Framework and the Wilshire Community Plan to provide adequate housing for 
all economic, age and ethnic segments of the community, to locate higher residential 
densities and encourage mixed-use development near transit stations, and to develop 
mixed-use projects along major boulevards. 
 
The General Plan Amendment would increase density and FAR on the site fronting a Mixed-
Use Boulevard as identified in the General Plan Framework, encouraging growth within the 
Wilshire Center Regional Commercial area. The site is adjacent to the Wilshire Center 
Regional Commercial area, which is an area of the City with its own significant social, 
economic and physical identity. The site is in proximity to both the Wilshire Center Regional 
Commercial area and the Koreatown Regional Commercial Center, according to the 
Wilshire Community Plan, which is a cultural meeting place and nucleus of Korean American 
businesses, restaurants, and shops in addition to a wide range of community serving 
commercial uses and large shopping centers. The General Plan Amendment of the site to 
Regional Commercial Center will contribute to the social, economic and physical 
significance of both Commercial Centers within the Wilshire Community Plan. 
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There have been numerous transit investments in the vicinity over the past three decades, 
and the proposed General Plan Amendment will allow targeted growth for this transit 
infrastructure. The site is located in one of the City’s most developed communities with 
multiple transit options within one-half mile of the site. Los Angeles Metro Bus Route 66 runs 
along 8th Street with stops roughly every 2 to 3 blocks. North/south bus routes run on Irolo 
Street to the east (Route 206) and Western Avenue to the west (Bus Route 207). The 
LADOT DASH Wilshire Center/Koreatown clockwise and counterclockwise routes also runs 
on Western Avenue. Metro’s Rail Service can be accessed from either the Wilshire/Western 
Station or the Wilshire/Normandie Station, both roughly 0.3 miles from the project site 
providing access to the Purple Line, and Bus Routes 720 and 20 both run on Wilshire 
Boulevard. Further from the site, Bus Route 18 is available on 6th Street, and Route 28 on 
Olympic Boulevard. Granting the general plan amendment would provide the future 
residents, employees, and patrons of the project access and convenience to a variety of 
modes of transportation. 
  
The Framework Element defines Regional Centers as areas intended to provide a significant 
number of jobs and many non-work destinations and function safely during both day and 
nighttime hours. The proposed mixed-use project with 251 residential dwelling units, 46,000 
square feet of commercial area and 15,500 square feet of office uses will provide a 
significant number of housing and jobs within approximately one-half mile of a variety of 
modes of public transit. The project will also improve pedestrian safety, comfort, and well-
being of the neighborhood. 

 
Granting the general plan amendment would allow the redevelopment of an under-utilized 
site to a Regional Center Commercial Land Use designated site. Regional Centers are 
intended to contain a diversity of uses such as corporate and professional offices, retail 
commercial malls, government buildings, major health facilities, major entertainment and 
cultural facilities and supporting service and the development of sites and structures 
integrating housing with commercial uses is encouraged. The proposed mixed-use project 
will provide more much needed housing and attract visitors and tourists to the corporate and 
professional offices as well as entertainment. The proposed commercial restaurant uses will 
further support worker and residents and attract visitors to the Wilshire area with additional 
dining options. 

 
3. General Plan Text. The Wilshire Community Plan text includes the following relevant 

provisions, objectives and policies: 
 
Residential Policies and Objectives: 
 

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 routes. 
 

Policy 1-2.1: Encourage higher density residential uses near major public 
transportation centers. 
 
Policy 1.4-3: Encourage multiple family residential and mixed-use 
development in commercial zones. 

 
Commercial Policies and Objectives: 
 

Objective 2-1: Preserve and strengthen viable commercial development and 
provide additional opportunities for new commercial development and services 
within existing commercial areas. 
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Policy 2-1.1: New commercial uses should be located in existing 
established commercial areas or shopping centers. 
 
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. 

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

Policy 2-2.1: Encourage pedestrian-oriented design in designated areas 
and in new development. 
 
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 is an eight-story mixed-use project over two-levels of subterranean parking 
levels. The development will include 251 dwelling units and approximately 61,500 square 
feet of commercial/retain space located on 8th Street between Hobart Boulevard and 
Harvard Boulevard, two blocks south of Wilshire Boulevard. The Project provides residential 
units near existing jobs and services. The proposed project will be located within proximity 
to an existing Metro subway station and just south of a major transportation corridor that 
provides substantial public transit opportunities and facilities. 
 
The project proposes a re-designation from Neighborhood Commercial to Regional Center 
Commercial, which currently includes a dense collection of high-rise office buildings, large 
hotels, regional shopping complexes, churches, entertainment centers, both high-rise and 
low-rise apartment buildings. The Regional Center Commercial land use designation allows 
for the construction of commercial, parking, and high- density multi-family residential uses. 
The area contains a variety of high-intensity urban activities in a compact built environment 
that includes commercial, residential, cultural, recreational, and hotel uses. Accordingly, this 
Regional Center Commercial area is a proper location for the proposed mixed-use 
development, because it is a focal point of regional interests, commercial stores, cultural 
facilities and offices. Therefore, the proposed mixed-use project is appropriate for this area. 
 
The Wilshire Community Plan encourages mixed-use developments in regional and 
community commercial centers. The Wilshire Community Plan Objective 2-1 encourages 
the City to preserve and strengthen viable commercial development and provide additional 
opportunities for new commercial development and services within existing commercial 
areas. The area contains a variety of high-intensity urban activities in a compact built 
environment that includes commercial, residential, cultural, recreational, and hotel uses. 
These diverse uses support balanced community development and create increased 
interest for a variety of visitors who come to the area. 
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4. Framework Element.  The Framework Element for the General Plan (Framework Element) 

was adopted by the City of Los Angeles in December 1996 and re-adopted in August 2001.  
The Framework Element provides guidance regarding policy issues for the entire City of Los 
Angeles, including the project site. The Framework Element also sets forth a Citywide 
comprehensive long-range growth strategy and defines Citywide polices regarding such 
issues as land use, housing, urban form, neighborhood design, open space, economic 
development, transportation, infrastructure, and public services.  The Framework Element 
includes the following provisions, objectives and policies relevant to the request:  
 
Land Use  
 
GOAL 3C: Multi-family neighborhoods that enhance the quality of life for the City's existing 

and future residents. 
Objective 3.7:  Provide for the stability and enhancement of multi-family residential 

neighborhoods and allow for growth in areas where there is sufficient 
public infrastructure and services and the residents' quality of life can 
be maintained or improved. 

Economic Development 
 
GOAL 7G: A range of housing opportunities in the City. 
 

Objective 7.9:  Ensure that the available range of housing opportunities is sufficient, 
in terms of location, concentration, type, size, price/rent range, 
access to local services and access to transportation, to 
accommodate future population growth and to enable a reasonable 
portion of the City's work force to both live and work in the City. 

 
Policy 7.9.1:  Promote the provision of affordable housing through means which 

require minimal subsidy levels and which, therefore, are less 
detrimental to the City's fiscal structure. 

 
The project will incorporate measures to reduce impacts for the surrounding community, 
such as providing more housing, open space, and employment opportunities for the area. 
The character of the area includes a mix of commercial uses, as well as high density 
residential uses, and the Project’s recommended density and height will be compatible with 
adjacent land uses. 
 

5. Housing Element. The Housing Element of the General Plan contains the following relevant 
goals, objectives, and policies: 

 
GOAL 1: A City where housing production results in an ample supply of housing to create 
more equitable and affordable options that meet existing and projected needs. 
 

Objective 1.1:  Forecast and plan for existing and projected housing needs over time 
with the intention of furthering Citywide Housing Priorities. 

 
Policy 1.1.2:  Plan for appropriate land use designations and density to 

accommodate an ample supply of housing units by type, cost, and 
size within the City to meet housing needs, according to Citywide 
Housing Priorities and the City’s General Plan. 

 
Objective 1.2:  Facilitate the production of housing, especially projects that include 

Affordable Housing and/or meet Citywide Housing Priorities 
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Policy 1.2.1:  Expand rental and for-sale housing for people of all income levels. 
Prioritize housing developments that result in a net gain of 
Affordable Housing and serve those with the greatest needs. 

 
GOAL 3: A City in which housing creates healthy, livable, sustainable, and resilient 
communities that improve the lives of all Angelenos. 

 
Policy 3.1.7:  Promote complete neighborhoods by planning for housing that 

includes open space, and other amenities. 
 

Objective 3.2:   Promote environmentally sustainable buildings and land use patterns 
that support a mix of uses, housing for various income levels and 
provide access to jobs, amenities, services and transportation options. 

 
Policy 3.2.1: Promote the integration of housing with other compatible land uses 

at both the building and neighborhood level.  
 
Policy 3.2.2: Promote new multi-family housing, particularly Affordable and 

mixed-income housing, in areas near transit, jobs and Higher 
Opportunity Areas, in order to facilitate a better jobs-housing 
balance, help shorten commutes, and reduce greenhouse gas 
emissions. 

 
The Project will provide an increase in the number of housing units in an urban setting along 
with a restaurant use, open court and commercial retail uses accessible from the street. 
This project will activate the street by generating pedestrian activity during and after normal 
commercial business hours. The development will replace currently under-utilized 
commercial uses with a building that improves the quality of the public realm with a 
pedestrian-scale design in an urban setting. At the street level the Proposed Project 
proposes a combination of landscaping and will include a small park area, open to the public 
which will all enhance the public realm. 
 
The project’s location is well served by a large variety of transit options. The site is located 
near a major transit corridor, Wilshire Boulevard, which is served by Metro bus lines and 
DASH routes. The site is also less than a half mile from the Western Metro subway station 
along Wilshire Boulevard. Its proximity to local and rapid public transit routes will facilitate a 
reduction of vehicle trips and vehicle miles traveled, thus helping to mitigate traffic 
congestion, air pollution, and urban sprawl. Also, the Project will provide for the development 
of land use patterns that emphasize bicycle access and use. The proposed project will 
include bike racks for the commercial uses and secured bicycle storage for the residential 
tenants. 
 

6. Mobility Element. The Mobility Element of the General Plan is not likely to be affected by 
the recommended action herein. The proposed project, with the requested General Plan 
Amendment and Vesting Zone Change, proposes to construct a new mixed-use building 
consisting of 251 residential dwelling units and 61,500 square feet of commercial floor area. 
8th Street is a designated Avenue II with a dedicated to a width of 86 feet at the project site’s 
street frontage, and is improved with sidewalks, curb and gutter, and street trees. Harvard 
Boulevard is a designated Collector Street with a half right of way of 30 feet and is fully 
improved with sidewalks, curb and gutter, and street trees. Hobart Boulevard is a Local 
Street improved with sidewalk, curb, gutter and street trees. The project will be required to 
dedicate and improve the public right-of-way to the satisfaction of the Bureau of Engineering. 
The Project is conditioned to provide a 3-foot dedication and sidewalk improvements along 
8th Street and Harvard Boulevard, and the construction of a 12-foot sidewalk on Hobart 
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Boulevard. In addition, the Mobility Element encourages “the adoption of low and zero 
emission fuel sources, new mobility technologies, and supporting infrastructure” (Policy 5.4). 
The Project has been conditioned to comply with Building Code requirements for EV parking 
spaces. 

 
7. The Sewerage Facilities Element of the General Plan will not be affected by the 

recommended action. While the sewer system might be able to accommodate the total flows 
for the proposed project, further detailed gauging and evaluation may be needed as part of 
the permit process to identify a specific sewer connection point. If the public sewer has 
insufficient capacity, then the developer will be required to build sewer lines to a point in the 
sewer system with sufficient capacity. A final approval for sewer capacity and connection 
permit will be made at that time. Ultimately, this sewage flow will be conveyed to the 
Hyperion Treatment Plant, which has sufficient capacity for the project.  

 
8. Health and Wellness Element and Air Quality Element. Policy 5.1 and 5.7 of the Plan for 

a Healthy LA, the Health and Wellness Element, and Policy 4.2.3 of the Air Quality Element 
are policy initiatives related to the reduction of air pollution and greenhouse gases. As 
conditioned herein, the Project would be required to provide parking spaces which would be 
equipped for the immediate installation and use of EV Charging Stations, as well as for 
future use. The Project has also been conditioned to install solar panels to an operating 
photovoltaic system. The installation and operation of the solar panels would help to reduce 
the site’s dependence on fossil fuels and carbon generating public utility electrical power. 
Taken together, the conditions would provide for the public welfare and public necessity by 
reducing the level of pollution or greenhouse gas emissions to the benefit of the 
neighborhood and the City. As conditioned, the Project would be consistent with the 
aforementioned policies, as well as Policy 5.1.2 of the Air Quality Element, by ensuring that 
future developments are compatible with alternative fuel vehicles and shift to non-polluting 
sources of energy. The solar and EV conditions are also good zoning practices because 
they provide a convenient service amenity to the occupants or visitors who use electric 
vehicles and utilize electricity on site for other functions. As such, the Project provides 
service amenities to improve habitability for future residents of the Project and to minimize 
impacts on neighboring properties. 
 

9. Wilshire Center/Koreatown Redevelopment Project  
 

The following Wilshire Center/Koreatown Redevelopment Project land use goals are 
consistent with the proposed restricted affordable housing development:  
 
Goal 3: Promote the economic, social, educational and cultural and physical wellbeing 
through the revitalization of the residential, commercial and industrial areas.  
 
Goal 4: Promote the livability of the Project Area as a cohesive and sustainable 
neighborhood.  
 
Goal 5: Encourage the development of housing in a wide range of types, prices, rent levels 
and ownership options.  
 
Goal 6: Enhance the safety and security of residents, businesses, employees and visitors  

 
Goal 7: Promote and encourage artists, crafts people and entertainers to live and work within 
the Project Area.  
 
Goal 11: Provide additional open space and recreational activities and facilities.  
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The redevelopment of the site with a new 8-story mixed-use project with affordable housing 
would promote community revitalization. The goals of the Redevelopment Plan are met with 
a project that would provide green space, live/work housing, 46,000 square feet of 
commercial area, and 15,500 square feet of office area. The project would provide 20,700 
square feet of usable open space with amenities for the residents, workers and visitors 
within the project area. The immediate vicinity is currently improved with commercial and 
residential uses that are compatible with the proposed project. The project would also be 
developed with more uses and architectural design features than what is currently existing 
and is therefore consistent and compatible with the goals of the Wilshire Center/Koreatown 
Redevelopment Project. 

 
Entitlement Findings 
 
10. Vesting Zone Change and Height District Change Findings. 
 

a. Pursuant to Section 12.32 C of the Municipal Code, and based on these findings, 
the recommended action is deemed consistent with public necessity, 
convenience, general welfare and good zoning practice.  
 
The Project Site has a Neighborhood Office Commercial General Land Use Designation 
of the Wilshire Community Plan area. As described by the Community Plan, the Plan 
aims to encourage well planned and enlarged mixed use developments in designated 
Commercial areas which have the potential to benefit from pedestrian-oriented 
development. 
 
Public Necessity, Convenience, and General Welfare 
 
The zone change will facilitate a Project that will provide more housing opportunity, a 
public necessity, for the City’s residents. The zone change will also promote public 
convenience and general welfare by targeting growth in an already urbanized, transit 
rich corridor. The site is located in one of the City’s most developed communities with 
multiple transit options within one-half mile of the site. Los Angeles Metro bus route 66 
runs along 8th Street with stops roughly every 2 to 3 blocks. North/south bus routes run 
on Irolo Street to the east (route 206) and Western Avenue to the west (bus route 207). 
The LADOT DASH Wilshire Center/Koreatown clockwise and counterclockwise routes 
also run on Western Avenue. Metro’s rail service can be accessed from either the 
Wilshire/Western station or the Wilshire/Normandie station, both roughly 0.3 miles from 
the project site providing access to the Purple Line, and bus routes 720 and 20 both run 
on Wilshire Boulevard. Further from the site, bus route 18 is available on 6th Street, and 
route 28 on Olympic Boulevard. Granting the Zone and Height District Change to the 
(T)(Q)C2-2D Zone would allow the residents, employees, and patrons of the project to 
access and convenience to a variety of modes of transportation. 

 
Good Zoning Practice 

 
As recommended, the Zone Change and Height District Change would permit the 
development of the site with a use that is compatible with the surrounding area and 
would support the goals, objectives, and policies of the General Plan, as discussed in 
Finding Nos. 3 through 8. The zone change is in keeping with good zoning practice as 
it is consistent with the site’s designation as being within a Mixed-Use Boulevard 
according to the General Plan Framework Figure 3-1, titled “Long Range Land Use 
Diagram – Metro.”  
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b. Pursuant to Section 12.32 G (“T” and “Q” Classification) and Q (Vesting Zone 
Change) of the Municipal Code Findings.  
 
The current action, as recommended, has been made contingent upon compliance with 
new “T” and “Q” conditions of approval imposed herein for the proposed project. As 
recommended, the Zone Change has been placed in temporary “T” and “Q” 
Classification in order to ensure consistency with the amendment to the land use 
designation from Neighborhood Office Commercial to Regional Center Commercial. 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 that limit the scale and scope of future development on the site are also 
necessary to protect the best interests of 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. 
 

c. Pursuant to Section 12.32 G (D Limitations) and Q (Vesting Zone Change) of the 
Municipal Code “D” Limitation Findings. The Council shall find that any or all the 
limitations are necessary: (1)   to protect the best interests of and assure a 
development more compatible with the surrounding property or neighborhood, 
and (2) to secure an appropriate development in harmony with the objectives of 
the General Plan, or (3)   to prevent or mitigate potentially adverse environmental 
effects of the Height District establishment or change. 
 
The recommended FAR would be consistent with the anticipated development of 
Regional Centers as described within the Framework Element. The proposed setbacks, 
as well as building design, would make the buildings compatible with the surrounding 
area and would be consistent with the corresponding Height Districts of the 
recommended Regional Center Commercial Land Use Designation. As recommended, 
the “D” Limitation would limit the development of the site to a 4.64:1 FAR and a maximum 
height of 88’-6”, ensuring that the future development would maintain compatibility with 
the surrounding area and any future development. As discussed in Finding No. 2 through 
8, the “D” Limitation would secure an appropriate development in harmony with the 
objectives of the General Plan. 

 
11. Conditional Use Findings 

 
a. The project will NOT enhance the built environment in the surrounding 

neighborhood or will perform a function or provide a service that is essential or 
beneficial to the community, city or region. 
 
The Project is a mixed-use development which substantially conforms to the Wilshire 
Community Plan and the General Plan, as established under Site Plan Review Finding 
12 below. The Project referenced in the finding above pertains to the request for a Main 
Conditional Use Permit for the onsite sale and dispensing of a full line of alcoholic 
beverages for three (3) proposed new restaurants on the ground floor of the proposed 
mixed-use development. The tenant spaces are shown on Sheet A2.02 of the Exhibit A. 
The restaurants contain approximately 4,600 square feet; 2,490.3 square feet and 
4,686.7 square feet for a combined total of 11,777 square feet. Tenant operators have 
not been identified at this time.  
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At its meeting on December 5, 2023, the Planning and Land Use Committee denied the 
request for the Main Conditional Use Permit for three establishments, as there was not 
enough evidence in the record that the operators for the establishments would operate 
responsibly. Given the number of alcohol licenses within the Koreatown neighborhood, 
it would be beneficial to the community to review each application for alcohol individually. 
The community would be better served by the requests for alcohol service being 
considered through three separate Condition Use - Beverage Applications in lieu of a 
Main Conditional Use Permit for the same, when additional information and details about 
the type of operation and activities that will happen at each establishment are available. 
Therefore, the Main Conditional Use Permit request is denied.  
 
In lieu of granting authorizations for three full line licenses, the outright approval of the 
Main Conditional Use Permit is not beneficial for the neighborhood and each Conditional 
Use permit request will need to be reviewed on a tenant-by-tenant basis.  
 

b. 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 Project is a mixed-use development that is compatible with and will not adversely 
affect adjacent properties and surrounding neighborhood, as established under Site 
Plan Review Findings 12.b. and 12.c. below. The Project referenced in this finding 
pertains to the request for a Main Conditional Use Permit for the onsite sale and 
dispensing of a full line of alcoholic beverages for three (3) proposed new restaurants 
on the ground floor of the proposed mixed-use development. The tenant spaces are 
shown on Sheet A2.02 of the Exhibit A. The restaurants contain approximately 4,600 
square feet; 2,490.3 square feet and 4,686.7 square feet for a combined total of 11,777 
square feet. Tenant operators have not been identified at this time.  

 
At its meeting on December 5, 2023, the Planning and Land Use Committee denied the 
request for the Main Conditional Use Permit for three establishments, as there was not 
enough evidence in the record that the operators for the establishments would operate 
responsibly. Given the number of alcohol licenses within the Koreatown neighborhood, 
it would be beneficial to the community to review each application for alcohol individually. 
The community would be better served by the requests for alcohol service being 
considered through three separate Condition Use - Beverage Applications in lieu of a 
Main Conditional Use Permit for the same, when additional information and details about 
the type of operation and activities that will happen at each establishment are available. 
Therefore, the Main Conditional Use Permit request is denied, and this finding no longer 
applies to the Main Conditional Use Permit request.   

 
c. The project substantially conforms with the purpose, intent and provisions of 

the General Plan, the applicable community plan, and any specific plan. 
 
As previously mentioned, the Project is a mixed-use development which substantially 
conforms to the Wilshire Community Plan and the General Plan, as established under 
Site Plan Review Finding 12.a. below. The Project referenced in this finding pertains to 
the request for a Main Conditional Use Permit for the onsite sale and dispensing of a full 
line of alcoholic beverages for three (3) proposed onsite restaurants. Tenant operators 
have not been identified at this time.  
 
The subject site has a land use designation of Neighborhood Office Commercial with 
the corresponding zones C1, C1.5, C2, C4, P, CR, RAS3 and RAS4 in the Wilshire 
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Community Plan. The site’s proposed zoning is (T)(Q)C2-2 and the site is not located 
within any Specific Plan areas but is located in the Los Angeles State Enterprise Zone, 
Transit Priority Area and the Wilshire Center/Koreatown Redevelopment Project Area. 
 
At its meeting on December 5, 2023, the Planning and Land Use Committee denied the 
request for the Main Conditional Use Permit for three establishments, as there was not 
enough evidence in the record that the operators for the establishments would operate 
responsibly. Given the number of alcohol licenses within the Koreatown neighborhood, 
it would be beneficial to the community to review each application for alcohol individually. 
The community would be better served by the requests for alcohol service being 
considered through three separate Condition Use - Beverage Applications in lieu of a 
Main Conditional Use Permit for the same, when additional information and details about 
the type of operation and activities that will happen at each establishment are available. 
Therefore, the Main Conditional Use Permit request is denied, and this finding no longer 
applies to the Main Conditional Use Permit request.   
 

d. The proposed use WILL adversely affect the welfare of the pertinent community. 
 
As previously stated, the Project is a mixed-use development which substantially 
conforms to the Wilshire Community Plan and the General Plan, as established under 
Site Plan Review Finding 12.a. below. The proposed use referenced in this finding 
pertains to the request for a Main Conditional Use Permit for the onsite sale and 
dispensing of a full line of alcoholic beverages for three (3) proposed onsite restaurants. 
Tenant operators have not been identified at this time.  
 
At its meeting on December 5, 2023, the Planning and Land Use Committee denied the 
request for the Main Conditional Use Permit for three establishments, as there was not 
enough evidence in the record that the operators for the establishments would operate 
responsibly. Given the number of alcohol licenses within the Koreatown neighborhood, 
it would be beneficial to the community to review each application for alcohol individually. 
The community would be better served by the requests for alcohol service being 
considered through three separate Condition Use - Beverage Applications in lieu of a 
Main Conditional Use Permit for the same, when additional information and details about 
the type of operation and activities that will happen at each establishment are available. 
Therefore, the Main Conditional Use Permit request is denied, and this finding no longer 
applies to the Main Conditional Use Permit request.   
 

e. The granting of the application will not result in an undue concentration of 
premises for the sale or dispensing for consideration of alcoholic beverages. 
 
As mentioned previously, the Project is a mixed-use development which substantially 
conforms to the Wilshire Community Plan and the General Plan, as established under 
Site Plan Review Finding 12.a. below. The Project referenced in this finding pertains to 
the request for a Main Conditional Use Permit for the onsite sale and dispensing of a full 
line of alcoholic beverages for three (3) proposed onsite restaurants. Tenant operators 
have not been identified at this time.  
 
At its meeting on December 5, 2023, the Planning and Land Use Committee denied the 
request for the Main Conditional Use Permit for three establishments, as there was not 
enough evidence in the record that the operators for the establishments would operate 
responsibly. Given the number of alcohol licenses within the Koreatown neighborhood, 
it would be beneficial to the community to review each application for alcohol individually. 
The community would be better served by the requests for alcohol service being 
considered through three separate Condition Use - Beverage Applications in lieu of a 
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Main Conditional Use Permit for the same, when additional information and details about 
the type of operation and activities that will happen at each establishment are available. 
Therefore, the Main Conditional Use Permit request is denied, and this finding no longer 
applies to the Main Conditional Use Permit request.   

 
f. That the proposed use will not detrimentally affect nearby residentially zoned 

communities in the area of the City involved, after giving consideration to the 
distance of the proposed use from residential buildings, churches, schools, 
hospitals, public playgrounds and other similar uses, and other establishments 
dispensing, for sale or other consideration, alcoholic beverages, including beer 
and wine. 
 
As stated previously, the Project is a mixed-use development which substantially 
conforms to the Wilshire Community Plan and the General Plan, as established under 
Site Plan Review Finding 12.a. below. The proposed use referenced in this finding 
pertains to the request for a Main Conditional Use Permit for the onsite sale and 
dispensing of a full line of alcoholic beverages for three (3) proposed onsite restaurants. 
Tenant operators have not been identified at this time. 
 
At its meeting on December 5, 2023, the Planning and Land Use Committee denied the 
request for the Main Conditional Use Permit for three establishments, as there was not 
enough evidence in the record that the operators for the establishments would operate 
responsibly. Given the number of alcohol licenses within the Koreatown neighborhood, 
it would be beneficial to the community to review each application for alcohol individually. 
The community would be better served by the requests for alcohol service being 
considered through three separate Condition Use - Beverage Applications in lieu of a 
Main Conditional Use Permit for the same, when additional information and details about 
the type of operation and activities that will happen at each establishment are available. 
Therefore, the Main Conditional Use Permit request is denied, and this finding no longer 
applies to the Main Conditional Use Permit request.   

 
12. Site Plan Review Findings. 

 
a. 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 proposed project involves the demolition of the existing buildings and the 
construction, use, and maintenance of a new eight-story mixed-use building with 251 
residential units and 61,500 square feet of commercial floor area. The requested 
entitlement includes a General Plan Amendment from Neighborhood Office Commercial 
to Regional Center Commercial and a zone change from C2-1 and PB-1 to (T)(Q)C2-2. 
The General Plan Amendment and Zone Change are consistent with the overall goals, 
objectives, policies programs of the Framework of the General Plan and the Wilshire 
Community Plan. The Framework Element and the Community Plan designates and 
encourages mixed use development along this portion of West 8th Street. As designated 
by the Community Plan, the project site is located within the boundaries of the Wilshire 
Center Regional Center Commercial and is located within Koreatown. 

 
The project is consistent with the objectives of the Community Plan in that it will 
strengthen viable commercial development in the area. In conjunction with the plan 
amendment, the project will help to establish and secure a Regional Center “pocket” 
anchor along the southern boundaries of Wilshire Center and Koreatown. The 
development will serve as a mechanism to help create and encourage new development 
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and provide additional employment opportunities along an underdeveloped commercial 
corridor. 

 
 The Community Plan contains the following text: 
   

 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. 

 
As part of the proposed project, the existing buildings which were constructed between 
1909 and 1925 will be demolished. The project will construct a new eight-story mixed-
use project that has been redesigned to create a pedestrian friendly environment 
through the separation of vehicular and pedestrian access points and the incorporation 
of a ground floor outdoor open space as part of the proposed project. Currently there is 
minimal landscaping on the site and within the public rights-of-way. The project will 
preserve the street trees along West 8th Street, as well as utilize landscaping as a 
screening mechanism along 8th Street and Harvard Boulevard. In addition, landscaped 
green screens will be installed along the property line abutting the apartment buildings 
to the north and additional landscaping will be provided along the 2nd story roof. The 
retail spaces along 8th Street propose outdoor seating areas, which will enhance the 
pedestrian experience along 8th Street. As proposed, the project will be in substantial 
conformance with the provisions of the General Plan and the Wilshire Community Plan. 
The project is not in any specific plan area. 

  
b. The project consists of an arrangement of buildings and structures (including 

height, bulk and setbacks), off-street parking facilities, loading areas, lighting, 
landscaping, trash collection, and other such pertinent improvements, that is or 
will be compatible with existing and future development on adjacent properties 
and neighboring properties. 

 
Building Arrangement (height, bulk and setbacks) 
 
The proposed project involves the demolition of the existing buildings and the 
construction, use and maintenance of a new eight-story, mixed-use development 
consisting of 251 apartment units and 61,500 square feet of commercial space that is 
proposed for retail uses and office use. The project will unify ten independently 
developed lots with one development, which will eliminate the need for multiple driveway 
aprons, and will create a pedestrian friendly environment along West 8th Street. The 
project has been designed to carefully consider the circulation of pedestrians and 
vehicles, by focusing pedestrian access along West 8th Street and vehicular access 
along Harvard Boulevard. The proposed driveways entrance is along Harvard Boulevard 
and vehicle egress exits onto Hobart, where existing driveway aprons currently exist. 
The driveway will provide access to the subterranean parking levels and to the ride share 
drop off/pick up Pedestrian access to the commercial areas and office will be located 
along West 8th Street and the corner of 8th and Harvard Boulevard. The project proposes 
two residential lobby entrances, one located on Harvard Boulevard and the other on 
Hobart Boulevard. The vehicular driveway will be improved to meet new standards and 
is located along Harvard Boulevard, generally where there is currently an existing 
driveway. 
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The project proposes an 88’-6” tall eight-story building, as measured from grade to the 
top of the parapet. The building observes a zero-foot along West 8th Street, Harvard 
Boulevard, and Hobart Boulevard and a 16-foot rear yard setback along the site’s 
northern property line. A row of trees is proposed on the second floor along the northern 
property line to serve as a landscaping barrier. In order to promote a pedestrian-friendly 
environment and façade articulation, the project proposes varying setbacks along the 
commercial ground floor of 8th Street, Harvard Boulevard, and Hobart Boulevard to allow 
for outdoor seating areas. 

 
The proposed project will consist of a development that is complementary to the 
neighborhood and is consistent with many of the Urban Design Policies for individual 
projects in the Wilshire Community Plan that are intended to ensure that new projects 
are compatible with existing and future development on neighboring properties. The 
project proposes to place art murals on ground floor elevations at the corner of 8th Street 
and Harvard Boulevard and the western elevation along Hobart Boulevard to create an 
enhanced pedestrian environment. The project has been conditioned to obtain approval 
from the Department of Cultural Affairs for the proposed murals prior to the issuance of 
building permits. 

 
Off-Street Parking Facilities and Loading Areas 

 
The project proposes to provide 284 automobile parking spaces, which would be located 
within two subterranean levels, along with short- and long-term bicycle parking. An off-
street loading area is provided internally for the commercial uses that abut the driveway 
entrance along Harvard Boulevard. 
 
Lighting 
 
The proposed plans do not indicate a lighting plan; however, Condition No. 10 of the 
Conditions of Approval would ensure that the installation of lights would not result in a 
substantial amount of light that would adversely affect the day or night time views in the 
project vicinity. 
 
Landscaping 

 
Of the 10,300 square feet common open space provided, the project is required to 
provide a minimum of 25-percent or 2,575 square feet of landscaped common open 
space area pursuant to LAMC 12.21.G.2.(a)(3). The project proposes 9,308 square feet 
of landscaping and will provide 63 trees containing a 24” minimum box size. The project 
proposes 608 square feet of landscaping on the street and 1,472 square feet of 
landscaping on the ground floor in the form of parkways, planter boxes and planter walls. 
Several greenscreen trellis panels are proposed on all of the ground floor facades as 
shown on elevation sheets A3.01 and A3.02 of “Exhibit A”. The second floor proposes 
3,802 square feet of landscaping that includes a wall of trees proposed along the 
northern property line, trees proposed in the common open space area, and planters 
along West 8th street facade. The fourth floor will provide 3,426 square feet of 
landscaping, a wall of vines that will cascade along the West 8th street façade and an L-
shape line of trees and planters that will surround the outdoor open space area.  

 
Trash Collection 

 
The project proposes a recycling area and residential and commercial trash areas within 
the ground floor of the rear of building that is accessible from the internal driveway. The 
recycling area and a residential trash area abuts the residential lobby near Hobart 
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Boulevard and the commercial trash area abuts the commercial elevator and 
commercial space located along Harvard Boulevard.  

 
Sustainability 
 
The Project has been conditioned to meet the building code standards for the installation 
of wiring for current and future installation of electric vehicle charging stations, as well 
as the installation of an operational photovoltaic system (solar) that would offset the 
electrical demand of the EV chargers and other on-site electrical uses. The electric 
vehicle charging spaces and solar panels will improve habitability for residents and 
neighboring properties by reducing the level of greenhouse gas emissions and fuel 
consumption from the project site, in spite of increased parking capacity, through 
encouraging the use of low or zero emission vehicles.   

 
c. Any residential project provides recreational and service amenities to improve 

habitability for its residents and minimize impacts on neighboring properties. 
 
The project proposes several active and passive recreational areas appropriate for 
residents of varied age range, lifestyle, and interests. The variety of recreational 
amenities would include a pool, jacuzzi with fire pit locations and outdoor seating, private 
party area for family events, a game room, screen room and a fitness center. A business 
center is also available for those tenants who wish to utilize the facility. The ground level 
will house the residential lobby and several commercial/retail units, three restaurants, a 
promenade area and a 2,339 square-foot open space area which will be open to the 
public for their enjoyment and relaxation. The second floor will provide creative office 
spaces, commercial, a large communal area and 18 Live-Work units with loft levels 
expanded into the third level floor plan area. These recreational and service amenities 
will improve habitability for residents. 

 
Environmental Findings 
 
13. Environmental Finding. A Sustainable Communities Environmental Assessment (SCEA) 

dated November 2022, Case No. ENV-2019-2568-SCEA, and Mitigation Monitoring 
Program have been prepared for the Project, pursuant to Public Resources Code (PRC) 
Section 21155.2. The SCEA determined that the imposition of mitigation measures would 
mitigate any potential impacts under the following impact categories: Cultural Resources 
(archeological resources), Geology and Soils (paleontological resources), Noise 
(construction noise), and Tribal Cultural Resources (tribal archeological resources). 
 
The Project is a Transit Priority Project pursuant to Public Resources Code (PRC) Section 
21155: 
 

(a) The Project is consistent with the general use designation, density, building 
intensity, and applicable policies specified in the project area in the current SCAG 
RTP/SCS. 
 
(b) The Project contains at least 50 percent residential use, based on total building 
square footage, and if the project contains between, 26 percent and 50 percent 
non-residential uses, a floor area ratio of not less than 0.75; 
 
(c) The Project provides a minimum net density of at least 20 dwelling units per 
acre; 
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(d) The Project is within one-half mile of a major transit stop or high-quality transit 
corridor included in a regional transportation plan, consistent with PRC Section 
21155(b). 

 
The Transit Priority Project has incorporated all feasible mitigation measures, performance 
standards or criteria set forth in the 2020-2045 RTP/SCS PEIR.  
 
An initial study has been prepared and circulated in compliance with PRC Section 
21155.2(b). On April 14, 2023, the City Council adopted the SCEA dated November 2022 
and MMRP, pursuant to PRC Section 21155.2(b)(6). All potentially significant or significant 
effects required to be identified in the initial study have been identified and analyzed. With 
respect to each significant effect on the environment required to be identified in the initial 
study, either of the following apply: 
 

(a) Changes or alterations have been required in or incorporated into the project 
that avoid or mitigate the significant effects to a level of insignificance. 
 
(b) Those changes or alterations are within the responsibility and jurisdiction of 
another public agency and have been, or can and should be, adopted by that other 
agency. 

 
14. 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 
in Zone X, areas of minimal flooding. Currently, there are no flood zone compliance 
requirements for construction in these zones. 
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