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Los Angeles City Planning Commission

200 North Spring Street, Room 532, Los Angeles, California, 90012-4801, (213) 978-1300
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LETTER OF DETERMINATION

MAILING DATE: ‘]UN 29 2017

Case No.: CPC-2016-1080-GPA-ZC-HD-MCUP-ZV-SPR Council District: 14 - Huizar
CEQA: ENV-2016-1081-MND
Plan Area: Central City North

Project Site: 929 East 2nd Street;
939 East 2nd Street

Applicant: Paolo Carini, Art District 4, LLC
Representative: Noel Hyun & Jerry Neuman, Liner, LLP

At its meeting of June 8, 2017, the Los Angeles City Planning Commission took the actions below
in conjunction with the approval of the following project:

The proposed project involves a change of use and addition to an existing, approximately 39,148
square-foot, two-story warehouse building with one subterranean level into a seven-story,
approximately 131-foot high, 102,679 square-foot, mixed-use commercial development with a
food market/restaurant, cafe, coffee bar, retail space, artist studios, and a private membership
club providing space for offices, a screening room, retail, a gym, a pool, photo studios, events,
and a restaurant/lounge dispersed throughout the ground floor, second, third, fifth, sixth, and
seventh levels, resulting in an increase in floor area of 63,531 square feet. The total proposed
Floor Area Ratio (FAR) is 3.47 to 1. The project is providing automated parking to accommodate
241 vehicles and 40 bicycles contained within the existing basement level and new fourth level.

1. Found, pursuant to CEQA Guidelines Section 15074(b), after consideration of the whole
of the administrative record, including the Mitigated Negative Declaration, No. ENV-2016-
1081-MND (“Mitigated Negative Declaration"), and all comments received, with the
imposition of mitigation measures, there is no substantial evidence that the project will
have a significant effect on the environment; found, the Mitigated Negative Declaration
reflects the independent judgment and analysis of the City; found, the mitigation
measures have been made enforceable conditions on the project; and adopted the
Mitigated Negative Declaration and the Mitigation Monitoring Program prepared for the
Mitigated Negative Declaration;

2. Approved and recommended that the City Council and the Mayor adopt a General Plan
Amendment pursuant to City Charter Section 555 and Section 11.5.6 of the Los Angeles
Municipal Code (LAMC) to amend the Central City North Community Plan to re-designate
the subject property from Commercial Manufacturing to Regional Commercial;

3. Approved and recommended that the City Council adopt a Zone Change and Height
District Change, pursuant to City Charter Section 558 and LAMC Section 12.32F, from
CM-1-RIO to (T)(Q)C2-2-RIO;

4, Approved a Master Conditional Use Permit, pursuantto LAMC Section 12.24-W,1, for the
sale and dispensing of alcoholic beverages for three (3) uses, including:
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a. the off-site and on-site sale and consumption of a full line of alcoholic beverages
in connection with a food market/restaurant use;
the on-site sale and consumption of beer and wine in connection with a cafe use;

C. the on-site sale and consumption of a full line of alcoholic beverages in connection
with a private club use;
5. Approved a Zone Variance pursuant to LAMC Section 12.27:
a. to provide a reduced aisle width and backup distance of 19 feet, 8 inches, with

respect to the automobile parking drive aisle fronting the automated parking facility
loading pallets in lieu of the requirements set forth in LAMC Section 12.21-A,5;

b. to provide a reduced turning radius in connection with the egress turn onto the
alley in lieu of the requirements set forth in LAMC Section 12.21-A.5;

C. to permit a reduced end stall width increase of two (2) feet in lieu of the three (3)
feet otherwise required under LAMC Section 12.21-A,5(b);

d. to permit an automated bicycle valet for short-term and long-term bicycle parking
in lieu of the location and siting requirements set forth in LAMC Section 12.21-
A,16(e);

6 Approved a Site Plan Review, pursuantto LAMC Section 16.05, fora development which
creates, or results in an increase of 50,000 gross square feet or more of non-residential
floor area;

7. Adopted the attached Conditions of Approval as modified by the Commission; and

8 Adopted the attached Findings.

The vote proceeded as follows:

Moved: Choe
Second: Dake Wilson
Ayes Ambroz, Katz, Mack, Millman, Mitchell, Padilla-Campos
Nays: Perlman
Vote: 8.1
r

lames K( Williams, Commission Executive Assistant II
.0s Angeles City Planning Commission

Fiscal Impact Statement: There is no General Fund impact as administrative costs are recovered through
fees.

Effective Date/Appeals: The decision of the Los Angeles City Planning Commission is final and not
appealable as it relates to the General Plan Amendment, Height District and Zone Changes. The decision
of the Los Angeles City Planning Commission regarding the Conditional Use, Zone Variance and Site Plan
Review is further appealable to the Los Angeles City Council within 15 days after the mailing date of this
determination letter. Any appeal not filed within the 15-day period shall not be considered by the Council.
All appeals shall be filed on forms provided at the Planning Department’'s Development Service Centers
located at: 201 North Figueroa Street, Fourth Floor, Los Angeles; 6262 Van Nuys Boulevard, Suite 251,
Van Nuys; or 1828 Sawtelle Boulevard, West Los Angeles.

FINAL APPEAL DATE: \]Ul— 14 2017

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the
90th day following the date on which the City's decision became final pursuant to California Code of
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Attachments: Maps, Ordinance, Modified Conditions of Approval, Findings, Resolution

(o Nicholas Hendricks, Senior City Planner
Jenna Monterrosa, City Planner
Courtney Shum, City Planning Associate



ORDINANCE NO.

An ordinance amending Section 12.04 of the Los Angeles Municipal Code by
amending the zoning map.

THE PEOPLE OF THE CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS:

Section 1. Section 12.04 of the Los Angeles Municipal Code is hereby amended
by changing the zone and zone boundaries shown upon a portion of the zone map
attached thereto and made a part of Article 2, Chapter 1 of the Los Angeles Municipal
Code, so that such portion of the zoning map shall be as follows:
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RECOMMENDED ACTIONS:

1)

2)

3)

4)

S)

6)

7

8)

9)

10)

Found, based on its independent judgment, after consideration of the entire administrative record, that the
project was environmentally assessed under Case No. ENV-2016-1081-MND;

Adopted the Mitigation Monitoring Program for ENV-2016-1081-MND;

Recommended that the City Council and the Mayor approve a General Plan Amendment to amend the
Central City North Community Plan to re-designate the subject property from Commercial Manufacturing
to Regional Commercial,

Recommended that the City Council approve a Zone Change and Height District Change from CM-1-RIO
to (T)(Q)C2-2-RIO;

Approved a Master Conditional Use Permit for the sale and dispensing of alcoholic beverages for three
(3) uses, including:

a. the off-site and on-site sale and consumption of a full line of alcoholic beverages in connection
with a food market/restaurant use;

b. the on-site sale and consumption of beer and wine in connection with a café use; and

c. the on-site sale and consumption of a full line of alcoholic beverages in connection with a private
club use;

Approved a Zone Variance:

a. to provide a reduced aisle width and backup distance of 19 feet, 8 inches, with respect to the
automobile parking drive aisle fronting the automated parking facility loading pallets in lieu of the
requirements set forth in LAMC Section 12.21-A,5;

b. to provide a reduced turning radius in connection with the egress turn onto the alley in lieu of the
requirements set forth in LAMC Section 12.21-A,5;

c. to permit a reduced end stall width increase of two (2) feet in lieu of the three (3) feet otherwise
required under LAMC Section 12.21-A,5(b); and

d. to permit an automated bicycle valet for short-term and long-term bicycle parking in lieu of the location
and siting requirements set forth in LAMC Section 12.21-A,16(e); and

Approved a Site Plan Review for a development which creates, or results in an increase of 50,000 gross
square feet or more of non-residential floor area.

Adopted the attached Findings;

Advised the applicant that, pursuant to California State Public Resources Code Section 21081.6, the City
shall monitor or require evidence that mitigation conditions are implemented and maintained throughout
the life of the project and the City may require any necessary fees to cover the cost of such monitoring;
and

Advise the applicant that pursuant to State Fish and Game Code Section 711.4, a Fish and Game Fee
and/or Certificate of Game Exemption is now required to be submitted to the County Clerk prior to or
concurrent with the Environmental Notice of Determination (NOD) filing.
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CONDITIONS FOR EFFECTUATING (T)
TENTATIVE 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, 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).

Responsibilities/Guarantees.

1.  As part of early consultation, plan review, and/or project permit review, the
applicant/developer shall contact the responsible agencies to ensure that any necessary
dedications and improvements are specifically acknowledged by the applicant/developer.

2. Bureau of Engineering. Prior to the issuance of sign-offs for final site plan approval and/or
project permits by the Department of City Planning, the applicant/developer shall provide
written verification to the Department of City Planning from the responsible agency
acknowledging the agency’s consultation with the applicant/developer. The required
dedications and improvements may necessitate redesign of the project. Any changes to the
project design required by a public agency shall be documented in writing and submitted for
review by the Department of City Planning.

a. Street Dedications:

i. That a 3-foot wide strip of land be dedicated along 2nd Street adjoining the
subdivision where there no existing structures to complete a 33-foot wide half right-
of-way dedication in accordance with Collector Street Standards of LA Mobility
Plan.

b. Street Improvements:

i. Improve 2™ Street portion being dedicated and adjoining the tract by the
construction of an additional concrete sidewalk to complete a full-width concrete
sidewalk with tree wells including any necessary removal and reconstruction of the
existing improvements satisfactory to the City Engineer.

i. Improve the alley adjoining the tract by repairing any bad order portion of the alley
satisfactory to the City Engineer.

3. Urban Forestry. Plant street trees and remove an existing trees within dedicated streets or
proposed dedicated streets as required by the Urban Forestry Division of the Bureau of
Street Services. All street tree plantings shall be brought up to current standards. When the
City has previously been paid for tree plantings, the subdivider or contractor shall notify the
Urban Forestry Division (213-847-3077) upon completion of construction to expedite tree
planting.
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Note: All protected tree removals must be approved by the Board of Public Works. Contact
Urban Forestry Division at: 213-847-3077

4. Bureau of Street Lighting. Construct new street lights: three (3) on Vignes Street and two
(2) on 2™ Street.

Notice
o If conditions dictate, connections to the public sewer system may be postponed until
adequate capacity is available.
e Certificates of Occupancy for the subject property will not be issued by the City until the
construction of all the public improvements (streets, sewers, storm drains, etc.) as required
herein, are completed to the satisfaction of the City Engineer.
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(Q) QUALIFIED CONDITIONS

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 “Q” Qualified classification.

1. Use. The use and area regulations of the development shall be developed for uses as
permitted in the C2 Zone as defined in LAMC Section 12.14, except as modified by the
conditions herein or subsequent action.

2. Site Development. The use and development of the property shall be in substantial
conformance with the plans submitted with the application and marked Exhibit “A”, stamp-
dated May 19, 2017, except as may be revised as a result of this action.

3. Floor Area. The total floor area shall not exceed 102,679 square feet (approximately 3.47
to 1 Floor Area Ratio) of commercial development, as shown on Exhibit “A”, stamped-dated
May 19, 2017.

4. Height. The building shall not exceed a height of 131 feet.
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CONDITIONS OF APPROVAL
As modified by the City Planning Commission on June 8, 2017.

The following conditions are hereby imposed upon the use of the subject property:

Entitlement Conditions

1.

Site Development. The use and development of the property shall be in substantial
conformance with the plans submitted with the application and marked Exhibit “A”, stamp-
dated May 19, 2017, except as may be revised as a result of this action.

Floor Area. The total floor area shall not exceed 102,679 square feet of commercial
development, as shown on Exhibit “A”, stamped-dated May 19, 2017.

Height. The building shall not exceed a height of 131 feet.
Parking.

a. Electric Vehicle Parking. Of the total parking provided, five percent of spaces shall
be dedicated for electric vehicles and provide charging stations. In addition, twenty
percent of spaces shall be pre-wired for the future installation of electric charging
stations. When the application of the five or twenty percent results in a fractional space,
round up to the next whole number.

b. Valet Parking. Valet parking shall be required to obtain all applicable licenses and/or
permits from the Department of Transportation and the Los Angeles Police
Department. Proof of licenses and/or permits shall be submitted to the Department of
City Planning. Valet parking shall be available during all hours of business operation
and for at least one-half hour following the close of business.

c. Automobile parking provided in excess of the requirements of the Los Angeles
Municipal Code shall be open to the public during business hours.

Solar Ready Buildings.

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

b. A minimum of 2,085 square feet of the roof area, as shown on Exhibit A, shall be
reserved for the installation of solar panels. The solar panels shall be installed prior to
the issuance of a certificate of occupancy.

Mechanical Equipment. All mechanical equipment shall be fully screened from view of any
abutting properties and the public right-of-way.

Trash/Storage. All trash collecting and storage areas shall be located on-site and not visible
from the public right-of-way.

a. Trash receptacles shall be enclosed and/or covered at all times.

b.  Trash/recycling containers shall be locked when not in use.
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10.

11.

12.

13.

14.

15.

River Implementation Overlay (LA-RIO). Prior to the issuance of building permits, the
applicant shall obtain approval of a LA-RIO Administrative Clearance from the Department
of City Planning.

Construction. The project 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.

Community Liaison. During hours of occupancy, the project shall designate a community
liaison responsible for responding to any concerns regarding amplified noise during
operations. Signage shall be posted on the site with the phone number and contact
information of the liaison. The phone shall be staffed by a live person.

Outdoor Terraces. Outdoor terraces shall be enclosed with a six- to eight-foot tall perimeter
wall of transparent material and shall include landscaping (i.e., shrubbery or trees) to
minimize noise levels at off-site locations to the maximum extent feasible.

Bicycle Parking. The project shall provide short-term bicycle parking storage to
accommodate a minimum of 10 bicycle parking spaces within the public right-of-way, ground
floor courtyard along 2™ Street, or valet/lobby area along Vignes Street. These spaces shalll
be in addition to the amount of Code-required bicycle parking provided through the
automated parking system.

Railroad Spurs. Any area outside of an interior footprint shall restore and integrate the
existing railroad spur along the western edge of the property into the outdoor courtyard.

Above Grade Parking. Garage lights shall not be seen from the street.

Steel Framing. The project shall maintain the steel framing structure along the building
facade, as shown in the renderings stamp-dated May 19, 2017 and included in Exhibit “A”.

Conditional Use for the Sale and Dispensing of Off-Site and On-Site Alcoholic Beverages

16.

17.

18.

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 Zoning Administrator to impose
additional corrective Conditions, if, in the Administrator's opinion, such Conditions are
proven necessary for the protection of persons in the neighborhood or occupants of adjacent
property.

All graffiti on the site shall be removed or painted over to match the color of the surface to
which it is applied within 24 hours of its occurrence.

Each individual venue shall be subject to an Approval of Plans determination pursuant to
Section 12.24-M of the Los Angeles Municipal Code in order to implement and utilize the
Conditional Use authorization granted herein as follows;

a. The off-site and on-site sale and consumption of a full line of alcoholic beverages in
connection with a food market/restaurant use;

b.  The on-site sale and consumption of beer and wine in connection with a café use;

c. The on-site sale and consumption of a full line of alcoholic beverages in connection
with a private club use;
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19.

20.

21.

22.

23.

24.

25.

d. Beer and wine sales may be provided in lieu of a full line of alcoholic beverages at any
of the approved venues.

e. The purpose of the Approval of Plans determination is to review each proposed venue
in greater detail and to tailor site-specific conditions of approval for each of the
premises including but not limited to hours of operation, seating capacity, size,
security, live entertainment, the length of a term grant and/or any requirement for a
subsequent Approval of Plans application to evaluate compliance and effectiveness of
the conditions of approval.

f. A public hearing for any Approval of Plans request may be waived at the discretion of
the Chief Zoning Administrator.

Maximum cumulative square footage for all three (3) venues shall not exceed the following:
a.  For the three (3) venues with on-site sales — 80,933 square feet
b. Forthe one (1) venue with off-site sales — 6,054 square feet.

Live entertainment shall be permitted at the private club use. As applicable, a café and
entertainment permit shall be obtained from the Police Commission prior to the conduct of
any live entertainment.

Notwithstanding Exhibit A, this grant recognizes that there may be changes resulting from
identified tenants, which may result in larger or smaller venues than those identified in
Exhibit A, different locations and/or in a reduced number of venues than those originally
proposed. Such outcome is permitted provided that the other conditions noted herein,
specifically those related to maximum square footage, maximum seating, maximum number
of venues and maximum number of approved allocation of on-site and off-site sale venues
are not exceeded.

Any future change in the tenant/operator of any of the individually approved venues
conducting the sale of alcohol shall require the filing of an Approval of Plans to evaluate the
applicability of existing conditions and review any potential changes in the mode and
character of the development complex.

Prior to the utilization of this grant and the filing of an Approval of Plans for the first venue,
the applicant shall prepare a security plan which shall be submitted to the Police
Department’s Central Area’s Vice Section for review and approval. A copy of the security
plan approved by the Police Department shall be included with the application materials
submitted for an Approval of Plans. The security plan shall address security measures
applicable to all the venues as well as any measures specific to the individual venue
reviewed under each corresponding Approval of Plans.

Prior to the utilization of this grant, surveillance cameras shall be installed which cover all
common areas of the venues, including all high-risk areas, entrances and exits to each
tenant space, including cameras that provide a view of the street.

There shall be no use of the subject premises which involves Section 12.70 of the Los
Angeles Municipal Code uses (Adult Entertainment).
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26.

27.

28.

29.

30.

31.

32.

33.

All venue tenants shall be provided with a copy of these conditions which shall also be
referenced in any lease or contract and which shall be maintained and posted on the
premises and available upon request by any enforcement agency.

All employees shall also be made familiar with these conditions and any others which are
identified specifically in the corresponding Approval of Plans determination. Additionally, a
copy shall be provided to all employees who shall sign an acknowledgement form stating
that they have read and understood all of the ABC and conditional use permit conditions.
These conditions of approval shall be retained on the property at all times and shall be
produced immediately upon the request of the Zoning Administrator, Police Department, or
Department of Building and Safety.

The applicant, tenants and on-site managers shall comply with all applicable laws and
conditions of this action and any corresponding Approval of Plans determination and shall
properly manage the facility to discourage illegal and criminal activity on the subject property
and any accessory parking area over which they exercise control.

The applicant shall maintain on the premises and present upon request to the Police or other
enforcement agency, a copy of the Business Permit, Insurance Information, and valid
emergency contact phone number for any Valet Service utilized and for any Security
Company Service employed.

The applicant shall be responsible for maintaining the area adjacent to the premises over
his/her control free of litter.

The applicant and tenants shall monitor the areas under their control to prevent loitering of
persons around their venues.

The property owner/operator shall keep a log of complaints received, the date and time
received, and the disposition of the response. This shall be available for inspection by the
Department.

If at any time during the period of the grant, should documented evidence be submitted
showing continued violation(s) of any condition(s) of the grant, resulting in a disruption or
interference with the peaceful enjoyment of the adjoining and neighboring properties, the
Zoning Administrator will have the right to require the petitioner(s) to file for a plan approval
application together with the associated fees, to hold a public hearing for review the
petitioners compliance with and the effectiveness of the conditions of the grant. The
petitioner(s) shall submit a summary and supporting documentation of how compliance with
each condition of the grant has been attained.

Environmental Conditions — Project Design Features (PDF)

34.

PDF-AES-1. The ground floor plaza along 2" Street shall include attractive
landscaping. It shall be maintained in accordance with a landscape plan,
including an automatic irrigation plan, prepared by a licensed landscape
architect to the satisfaction of the decision maker.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Prior to occupancy; Post-occupancy

Monitoring Frequency: Once, at plan check; Ongoing during project
operation
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35. PDF-AES-2.

36. PDF-AES-3.

37. PDF-AES-4.

38. PDF-AES-5.

39. PDF-AES-6.

Action Indicating Compliance: Field inspection sign-off

Every building, structure, or portion thereof, shall be maintained in a safe
and sanitary condition and good repair, and free from graffiti, debris,
rubbish, garbage, trash, overgrown vegetation or other similar material,
pursuant to Municipal Code Section 91.8104.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Prior to occupancy; Post-occupancy
Monitoring Frequency: Ongoing, during project operation
Action Indicating Compliance: Field inspection sign-off

During construction of the Project, the exterior of buildings and fences
shall be free from graffiti when such graffiti is visible from a public street
or alley, pursuant to Municipal Code Section 91.8104.15.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing, during construction

Action Indicating Compliance: Field inspection sign-off; Compliance
certification report by Project contractor

Outdoor lighting shall be designed to shine downward and installed with
shielding and be directed onto the Project Site, so that the light source
does not directly illuminate any adjacent properties or the above night
skies.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Pre-construction; Construction

Action Indicating Compliance: Field inspection sign-off; Compliance
certification report by Project contractor

Automobiles parked within the stacked parking system would not be
permitted to have headlights turned on thereby eliminating the potential
for illumination on adjacent uses.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction; Post-occupancy

Monitoring Frequency: Ongoing, during project operation

Action Indicating Compliance: Field inspection sign-off; Compliance
certification report by Project contractor

The exterior of the proposed building shall be constructed of materials
such as high-performance low reflectivity glass and pre-cast concrete or
fabricated wall surfaces.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
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40. PDF-CULTA.

41. PDF-GHG-1.

42. PDF-HAZ-1.

Monitoring Phase: Construction

Monitoring Frequency: Once, at plan check; during project construction
Action Indicating Compliance: Approval of Building Permit; Written
compliance certification prior to issuance of Certificate of Occupancy

The Project shall incorporate design features that include preservation or
in-kind replacement of the Building’s windows, board-formed reinforced
concrete exterior, and decorative cornice and frieze, as well as restoration
of the original loading bay openings and primary (south and east)
elevations in compliance with the Secretary of the Interior's Standards for
Rehabilitation. The Project’s plan for restoration of the Building’s exterior
features shall be developed in conjunction with a qualified architectural
historian, historic architect, or historic preservation professional who
satisfies the Secretary of the Interior's Professional Qualifications
Standards for History, Architectural History, or Architecture, pursuant to
36 CFR 61.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning; Office of
Historic Resources; Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Once, at plan check; during project construction
Action Indicating Compliance: Compliance report by qualified
archaeological monitor

The Project shall incorporate the following GHG reduction measures:

1. The use of materials and finishes that emit low quantities of volatile
organic compounds, or VOCs;

2. The installation of modern heating, ventilation, and air conditioning
(HVAC) systems that utilize ozone-friendly refrigerants;

3. High-efficiency Energy Star® appliances;

4. Drought-resistant landscaping, stormwater retention, and the
incorporation of water conservation features (i.e., dual-flush toilets,
low-flow faucets); and

5. The provision of bicycle parking.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: During project construction

Action Indicating Compliance: Field inspection sign-off

If construction activities affect access to portions of the streets adjacent to
the Project Site, the Project would implement traffic control measures,
such as construction flagmen or installation of signage to maintain flow
and access in the vicinity of the Project.

Enforcement Agency: Los Angeles Department of Transportation
Monitoring Agency: Los Angeles Department of Transportation
Monitoring Phase: Construction

Monitoring Frequency: During project construction, if needed
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43. PDF-HAZ-2.

44. PDF-HYDRO-1.

45. PDF-HAZ-2.

46. PDF-LU-1.

Action Indicating Compliance: Compliance certification report
submitted by Project contractor

The Project would develop a Construction Traffic Management Plan, in
accordance with City Requirements, during Project construction, which
would include the designation of a haul route, to ensure that emergency
access is maintained during construction.

Enforcement Agency: Los Angeles Department of Transportation
Monitoring Agency: Los Angeles Department of Transportation
Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Once, at plan check; during project construction
Action Indicating Compliance: Approval of Construction Traffic
Management Plan from the Los Angeles Department of Transportation
prior to issuance of Building Permit (Pre-construction); compliance
certification report submitted by Project contractor (Construction)

The Project shall install a dry infiltration well system that would be
designed in accordance with City of Los Angeles Guidelines to pretreat
and infiltrate storm runoff before entering the storm drain system.

Enforcement Agency: Los Angeles Regional Water Quality Control
Board; Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Once, at plan check; once, during project
construction

Action Indicating Compliance: Field inspection sign-off, Compliance
certification report by project contractor and owner

The Project would develop a Construction Traffic Management Plan, in
accordance with City Requirements, during Project construction, which
would include the designation of a haul route, to ensure that emergency
access is maintained during construction.

Enforcement Agency: Los Angeles Department of Transportation
Monitoring Agency: Los Angeles Department of Transportation
Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Once, at plan check; during project construction
Action Indicating Compliance: Approval of Construction Traffic
Management Plan from the Los Angeles Department of Transportation
prior to issuance of Building Permit (Pre-construction); compliance
certification report submitted by Project contractor (Construction)

Of the total parking provided, five percent of spaces would be dedicated
for electric vehicles and provide charging stations. In addition, twenty
percent of spaces would be pre-wired for the future installation of electric
charging stations.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction
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47. PDF-NOISE-1.

48. PDF-NOISE-2.

49. PDF-NOISE-3.

50. PDF-NOISE-4.

Monitoring Frequency: Once, during project construction; during project
operation, if needed at some future time

Action Indicating Compliance: Field inspection sign-off within
compliance report

The Applicant shall designate a construction relations officer to serve as
a liaison with surrounding residents and property owners who is
responsible for responding to any concerns regarding construction noise
and vibration. The liaison’s telephone number(s) shall be prominently
displayed at the Project Site. Signs shall also be posted at the Project Site
that includes permitted construction days and hours.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during project construction

Action Indicating Compliance: Field inspection sign-off within
compliance report

All mechanical equipment used would be designed with appropriate noise
control devices, such as sound attenuators, acoustics louvers, or sound
screen/parapet walls to comply with noise limitation requirements
provided in Section 112.02 of the LAMC.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Pre-construction; ongoing during project
construction

Action Indicating Compliance: Field inspection sign-off within
compliance report

The proposed facility shall incorporate noise-attenuating features
(physical as well as operational) designed by a licensed acoustical sound
engineer to minimize operational sounds beyond the property line.
Measure shall include, but are not limited to, the use of wall and floor-
ceiling assemblies separating commercial tenant spaces and public
places that shall have a Sound Transmission Class (STC) value of at least
50, as determined in accordance with ASTM E90 and ASTM E413.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Pre-construction; ongoing during project
construction

Action Indicating Compliance: Field inspection sign-off within
compliance report

During construction, the contractor shall install and maintain at least two
continuously operational automated vibrational monitors on the on-site
historic building. The monitors must be capable of being programmed with
two predetermined vibratory velocities levels: a first-level alarm equivalent
to a level of 0.45 inches per second at the face of the building and a
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51. PDF-PS-1.
52. PDF-PS-2.
53. PDF-PS-3.

regulatory alarm level equivalent to a level of 0.5 inches per second at the
face of the building. The monitoring system must produce real-time
specific alarms (via text message and/or email to on-site personnel) when
velocities exceed either of the predetermined levels. In the event of a first-
level alarm, feasible steps to reduce vibratory levels shall be undertaken,
including but not limited to halting/staggering concurrent activities and
utilizing lower-vibratory techniques. In the event of an exceedance of the
regulatory level, work in the vicinity shall be halted and the on-site historic
building visually inspected for damage. Results of the inspection must be
logged. In the event damage occurs to historic finish materials due to
construction vibration, such materials shall be repaired in consultation with
a qualified preservation consultant, and if warranted, in a manner that
meets the Secretary of the Interior's Standards.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during project construction

Action Indicating Compliance: Field inspection sign-off within
compliance report

The Project would incorporate a security program to ensure the safety of
employees and site visitors. The design considers guidelines per the
“Design out Crime Guidelines: Crime Prevention Through Environmental
Design” published by the Los Angeles Police Department's Crime
Prevention Section (located at Parker Center, 150 N. Los Angeles Street,
Room 818, Los Angeles, (213) 485-3134. This measure would be
approved by the LAPD prior to issuance of building permits.

Enforcement Agency: Los Angeles Police Department

Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Pre-construction; Post-occupancy

Monitoring Frequency: Once, at plan check; during project construction;
during project operation, on an as needed basis

Action Indicating Compliance: Written approval by the Los Angeles
Police Department prior to issuance of building permits

Private security personnel would monitor vehicle and pedestrian access
to the construction areas and patrol the Project Site.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-occupancy

Monitoring Frequency: Ongoing during project construction

Action Indicating Compliance: Compliance certification report by
Project contractor

Construction fencing with gated and locked entry would be installed
around the perimeter of the construction site to minimize trespassing,
vandalism, short-cut attractions and attractive nuisances.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
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54. PDF-PS-4.
55. PDF-PS-5.
56. PDF-PS-6.
57. PDF-PS-T.
58. PDF-PS-8.

Monitoring Phase: Construction

Monitoring Frequency: Ongoing during project construction

Action Indicating Compliance: Compliance certification report by
Project contractor; Field inspection sign-off

Security measures would include controlled access to the private
membership club and retail areas to assist in crime prevention efforts and
to reduce the demand for police protection services.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-occupancy

Monitoring Frequency: Ongoing during project construction

Action Indicating Compliance: Compliance certification report by
Project contractor

The Project Site would be well-illuminated by security lighting in
entryways, public areas, and parking facilities.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Construction; Post-occupancy

Monitoring Frequency: Ongoing during project operation

Action Indicating Compliance: Compliance certification report by
Project contractor

Security would also include the provision of a 24-hour video surveillance
system at key locations and security staff stationed within the lobby of the
private membership club.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-occupancy

Monitoring Frequency: Ongoing during project operation

Action Indicating Compliance: Compliance certification report by
Project contractor

Valet staff would also be present to assist in parking vehicles and to
monitor site activity, and vehicles would be parked within a controlled-
access area not open to the public, visitors, or guests.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-occupancy

Monitoring Frequency: Ongoing during project operation

Action Indicating Compliance: Compliance certification report by
Project contractor

The Project proposes to provide closed-circulit television camera security
systems, onsite security guards posted at the proposed alcohol uses, an
alarm system installed as needed, pedestrian appropriate illumination at
entryways, alleys, etc., and controlled access into and out of the parking
garage.
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59. PDF-PS-9.

60. PDF-PS-10.

61.

PDF-TRAF-1.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-occupancy

Monitoring Frequency: Ongoing during project operation

Action Indicating Compliance: Compliance certification report by
Project contractor

All alcohol sales employees will receive STAR training in responsible
alcohol sales; age verification devices and prompts will be part of the Point
of Sale system to assist cashiers in prevention of sales to minors.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-occupancy

Monitoring Frequency: Ongoing during project operation

Action Indicating Compliance: Compliance certification report by
Project contractor

Potential effects on adjacent accessibility would be reduced with flagging
and traffic control personnel.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-occupancy

Monitoring Frequency: During project construction, as needed

Action Indicating Compliance: Compliance certification report by
Project contractor

The Applicant shall prepare a detailed Construction Traffic Management
Plan that shall include, but not be limited to, the following elements, as
appropriate:

e Advance, bilingual notification of adjacent property owners and
occupants of upcoming construction activities, including estimated
duration of construction and daily hours of construction.

e Prohibition of construction worker or equipment parking on adjacent
streets.

o Temporary pedestrian, bicycle, and vehicular traffic controls during
all construction activities adjacent to Vignes Street and E. 2" Street
to ensure traffic safety on public rights of way. These controls shall
include, but not be limited to, flag people trained in pedestrian and
bicycle safety at the Project Site’s Vignes Street and E. 2" Street
driveways.

o Temporary traffic control during all construction activities adjacent to
public rights-of-way to improve traffic flow on public roadways (e.g.,
flag men).

e Scheduling of construction activities to reduce the effect on traffic
flow on surrounding arterial streets.

o Potential sequencing of construction activity for the Project to reduce
the amount of construction-related traffic on arterial streets.

e Containment of construction activity within the Project Site
boundaries.
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62. PDF-USS-1.

63. PDF-USS-2.

e Prohibition on construction-related vehicles/equipment parking on
surrounding public streets.

e Safety precautions for pedestrians through such measures as
alternate routing and protection barriers shall be implemented.

e Scheduling of construction-related deliveries, haul trips, etc., so as to
occur outside the commuter peak hours.

o Applicant shall plan construction and construction staging as to
maintain pedestrian access on adjacent sidewalks throughout all
construction phases. This requires the applicant to maintain
adequate and safe pedestrian protection, including physical
separation (including utilization of barriers such as K-Rails or
scaffolding, etc.) from work space and vehicular traffic and overhead
protection, due to sidewalk closure or blockage, at all times.

o Temporary pedestrian facilities should be adjacent to the project site
and provide safe, accessible routes that replicate as nearly as
practical the most desirable characteristics of the existing facility.

e Covered walkways shall be provided where pedestrians are exposed
to potential injury from falling objects.

o Applicant shall keep sidewalk open during construction until only
when it is absolutely required to close or block sidewalk for
construction staging. Sidewalk shall be reopened as soon as
reasonably feasible taking construction and construction staging into
account.

Enforcement Agency: Los Angeles Department of Transportation
Monitoring Agency: Los Angeles Department of Transportation
Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Ongoing during project construction

Action Indicating Compliance: Approval of Construction Traffic
Management Plan from the Los Angeles Department of Transportation
prior to issuance of Building Permit (Pre-construction); compliance
certification report submitted by Project contractor (Construction)

Prior to the issuance of any demolition or construction permit, the applicant
shall provide a copy of the receipt or contract from a waste disposal
company providing services to the Project, specifying recycled waste
service(s), to the satisfaction of the Department of Building and Safety.
The demolition and construction contractor(s) shall only contract for waste
disposal services with a company that recycles demolition and/or
construction-related wastes.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Pre-construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Copy of receipt or contract prior to
issuance of demolition or construction permit

All waste shall be disposed of properly. Use appropriately labeled
recycling bins to recycle demolition and construction materials including:
solvents, water-based paints, vehicle fluids, broken asphalt and concrete,
bricks, metals, wood, and vegetation. Non-recyclable materials/wastes
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64. PDF-USS-3.

65. PDF-USS-4.

shall be taken to an appropriate landfill. Toxic wastes must be discarded
at a licensed regulated disposal site.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during project construction

Action Indicating Compliance: Field inspection sign-off

To facilitate onsite separation and recycling of demolition and
construction-related wastes, the contractor(s) shall provide temporary
waste separation bins on-site during demolition and construction. These
bins shall be emptied and recycled accordingly as a part of the Project's
regular solid waste disposal program.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during project construction

Action Indicating Compliance: Field inspection sign-off

Recycling bins shall be provided at appropriate locations to promote
recycling of paper, metal, glass, and other recyclable material. These bins
shall be emptied and recycled accordingly as a part of the Project's regular
solid waste disposal program.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-occupancy

Monitoring Frequency: Ongoing during project operation

Action Indicating Compliance: Compliance certification report by
Project contractor

Environmental Conditions — Mitigation Measures (MM)

66. MM-AES-1.

Exterior screening shall be installed to minimize the spill light from
luminaires within open structure buildings from reaching beyond the
Project Site. The screening shall also be installed so as to minimize the
views and potential glare of headlights of motor vehicles within the garage
from beyond the Project Site boundary. Screening measures may include,
but are not limited to, shielding attached to the luminaire, building, or site
structures.

Enforcement Agency: Los Angeles Department of Building and Safety
and Los Angeles Department of City Planning

Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Pre-construction

Monitoring Frequency: Once, at plan check; Once, at field inspection
prior to Certificate of Occupancy

Action Indicating Compliance: Approval of Lighting Plans prior to
issuance of applicable building permit (Pre-construction)
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67. MM-AIR-1.

68. MM-BIO-1a.

69. MM-BIO-1b.

The project shall limit daily application of architectural coatings applied on-
site to 170 gallons per day with an average of 50 grams VOC per liter of
coating, less water and less exempt compounds, or equivalent usage
resulting in similar or less VOC emissions. For example, stains, specialty
primers, and industrial maintenance coatings allowed by Rule 1113 that
contain VOCs at a level of 100 grams per liter of coating, less water and
less exempt compounds would be limited to 85 gallons per day on site.
Compliance with this measure would result in approximately 71 pounds of
VOC emissions per day, which would be less than the threshold of 75
pounds per day.

Enforcement Agency: Los Angeles Department of Building and Safety;
SCAQMD

Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Periodic field inspections during construction
Action Indicating Compliance: Field inspection sign-off

Any construction activities that occur during the nesting season (February
15 to August 31) shall require that all suitable habitat (i.e., street trees and
shrubs) be surveyed for the presence of nesting birds by a qualified
biologist, retained by the Applicant as approved by the City of Los Angeles
Building and Safety, before commencement of clearing and prior to
grading permit issuance. The survey shall be conducted within 72 hours
prior to the start of construction. A copy of the pre-construction survey
shall be submitted to the City of Los Angeles Building and Safety.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Once, prior to issuance of building permit; or, if
vegetation removal, building demolition or grading is initiated during the
nesting season, as determined by a qualified biologist

Action Indicating Compliance: If vegetation removal, building
demolition, or grading is initiated during the nesting season, submittal of a
survey report by a qualified biologist.

If the required pre-construction survey detects any active nests, an
appropriate buffer as determined by the biological monitor, shall be
delineated, flagged, and avoided until the qualified biological monitor has
verified that the young have fledged or the nest has otherwise become
inactive.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Once, prior to issuance of building permit; or, if
vegetation removal, building demolition or grading is initiated during the
nesting season, as determined by a qualified biologist

Action Indicating Compliance: If vegetation removal, building
demolition, or grading is initiated during the nesting season, submittal of a
survey report by a qualified biologist.
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70. MM-CULT-1.

71.

MM-CULT-2.

Prior to Project initiation, a recordation document prepared in accordance
with Historic American Buildings Survey (HABS) Level Il requirements
shall be completed for the existing Building. The recordation document
shall be prepared by a qualified architectural historian or historic
preservation professional who satisfies the Secretary of the Interior's
Professional Qualification Standards for Architectural History pursuant to
36 CFR 61. This document shall include a historical narrative on the
architectural and historical importance of the Building, the Building’s
construction history, history of occupancy and use, association with the
potential Los Angeles Industrial Historic District, and record the existing
appearance of the Building in professional large format photographs. The
Building’s exteriors, representative interior spaces, character-defining
features, as well as the property setting and contextual views shall be
documented. All documentation components shall be completed in
accordance with the Secretary of the Interior's Standards and Guidelines
for Architectural and Engineering Documentation (HABS standards).
Copies of the completed report shall be distributed to the South Central
Coastal Information Center at the California State University, Fullerton,
City of Los Angeles Office of Historic Resources, and the City of Los
Angeles Public Library Special Collections (Central Library).

Enforcement Agency: Los Angeles Department of City Planning, Office
of Historic Resources

Monitoring Agency: Los Angeles Department of City Planning, Office of
Historic Resources; Los Angeles Department of Building and Safety
Monitoring Phase: Pre-construction

Monitoring Frequency: Prior to issuance of building permit

Action Indicating Compliance: Compliance report by qualified
archaeological monitor

The Applicant shall retain a qualified archaeologist who meets the
Secretary of the Interior's Professional Qualifications Standards to
oversee an archaeological monitor who shall be present during
construction excavations such as demolition, clearing/grubbing, grading,
trenching, or any other construction excavation activity associated with the
Project. The frequency of monitoring shall be based on the rate of
excavation and grading activities, proximity to known archaeological
resources, the materials being excavated (younger alluvium vs. older
alluvium), and the depth of excavation, and if found, the abundance and
type of archaeological resources encountered. Full-time monitoring may
be reduced to part-time inspections, or ceased entirely, if determined
adequate by the archaeological monitor.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning; Los
Angeles Department of Building and Safety

Monitoring Phase: Construction

Monitoring Frequency: Ongoing during construction, per
recommendation of archaeologist

Action Indicating Compliance: Compliance report by qualified
archaeological monitor
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72. MM-CULT-3.

73. MM-CULT-4.

In the event that archaeological resources are unearthed, ground-
disturbing activities shall be halted or diverted away from the vicinity of the
find so that the find can be evaluated. An appropriate buffer area shall be
established around the find where construction activities shall not be
allowed to continue. Work shall be allowed to continue outside of the buffer
area. All archaeological resources unearthed by Project construction
activities shall be evaluated by a qualified archaeologist. The Applicant
shall coordinate with the archaeologist and the City to develop an
appropriate treatment plan for the resources if they are determined to be
potentially eligible for the California Register of Historical Resources or
potentially qualify as unique archaeological resources as defined in
§15064.5(a) and §21083.2(g) of the Public Resources Code, respectively.
If the archaeological resources are prehistoric or Native American in
origin, the Applicant shall consult with a representative from the Gabrielino
Tribe(s) to determine whether the resource qualifies as a tribal cultural
resource pursuant to §21074(a) of the Public Resources Code and to
determine appropriate treatment. If preservation in place or avoidance is
not feasible, treatment may include implementation of archaeological data
recovery excavations to remove the resource along with subsequent
laboratory processing and analysis of the artifacts. Any archaeological
material collected shall be curated at a public, non-profit institution with a
research interest in the materials, such as the Natural History Museum of
Los Angeles County or the Fowler Museum, if such an institution agrees
to accept the material. If no institution accepts the archaeological material,
they shall be donated to a local school or historical society in the area for
educational purposes.

Enforcement Agency: Los Angeles Department of City Planning, Office
of Historic Resources

Monitoring Agency: Los Angeles Department of City Planning, Office of
Historic Resources; Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: At the time of resource discovery, should it occur
Action Indicating Compliance: If archaeological resources are
unearthed, submittal of compliance certification report and treatment plan
by a qualified archaeological monitor

The archaeological monitor shall prepare a final report and appropriate
California Department of Parks and Recreation Site Forms at the
conclusion of archaeological monitoring. The report shall include a
description of resources unearthed, if any, treatment of the resources,
results of the artifact processing, analysis, and research, and evaluation
of the resources with respect to the California Register of Historical
Resources. The report and the Site Forms shall be submitted by the
Applicant to the City of Los Angeles, the South Central Coastal Information
Center, and representatives of other appropriate or concerned agencies
to signify the satisfactory completion of the Project and required mitigation
measures.

Enforcement Agency: Los Angeles Department of City Planning
Monitoring Agency: Los Angeles Department of City Planning
Monitoring Phase: Post-construction

Monitoring Frequency: Once upon completion of excavation
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74. MM-CULT-5.

75. MM-GEO-1.

Action Indicating Compliance: Compliance report by qualified
archaeological monitor

If human remains are encountered unexpectedly during implementation of
the project, State Health and Safety Code Section 7050.5 requires that no
further disturbance shall occur until the County Coroner has made the
necessary findings as to origin and disposition pursuant to PRC Section
5097.98. If the remains are determined to be of Native American descent,
the coroner has 24 hours to notify the Native American Heritage
Commission (NAHC). The NAHC shall then identify the person(s) thought
to be the Most Likely Descendent (MLD). The MLD may, with the
permission of the land owner, or his or her authorized representative,
inspect the site of the discovery of the Native American remains and may
recommend to the owner or the person responsible for the excavation
work means for treating or disposing, with appropriate dignity, the human
remains and any associated grave goods. The MLD shall complete their
inspection and make their recommendation within 48 hours of being
granted access by the land owner to inspect the discovery. The
recommendation may include the scientific removal and nondestructive
analysis of human remains and items associated with Native American
burials. Upon the discovery of the Native American remains, the
landowner shall ensure that the immediate vicinity, according to generally
accepted cultural or archaeological standards or practices, where the
Native American human remains are located, is not damaged or disturbed
by further development activity until the landowner has discussed and
conferred, as prescribed in this mitigation measure, with the MLD
regarding their recommendations, if applicable, taking into account the
possibility of multiple human remains. The landowner shall discuss and
confer with the descendants all reasonable options regarding the
descendants' preferences for treatment.

Whenever the NAHC is unable to identify a MLD, or the MLD identified
fails to make a recommendation, or the landowner or his or her authorized
representative rejects the recommendation of the descendants and the
mediation provided for in Subdivision (k) of Section 5097.94, if invoked,
fails to provide measures acceptable to the landowner, the landowner or
his or her authorized representative shall inter the human remains and
items associated with Native American human remains with appropriate
dignity on the property in a location not subject to further and future
subsurface disturbance.

Enforcement Agency: Los Angeles Department of City Planning; Los
Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: At the time of discovery, should it occur

Action Indicating Compliance: If human remains are encountered
unexpectedly, submittal of written evidence to the Los Angeles
Department of City Planning of compliance with State Health and Safety
Code Section 7050.0 and Public Resources Code Section 5097.98

All recommendations included in the Geotechnical Report prepared for the
Project (provided in Appendix D of this MND) shall be followed. In regards
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76. MM-NOISE-1.

77. MM-NOISE-2.

78. MM-NOISE-3.

to the foundation design, the existing foundations will need to be enlarged
or strengthened as a result of the proposed addition and renovation.
Where the existing footings will need to be enlarged, the new footings shall
be designed to match the depth of the existing footings and shall bear into
the underlying dense native soils. The proposed foundation plan shall be
reviewed and approved by the geotechnical engineer and be in
compliance with the City’s Building Code. In regards to the slabs on grade,
the concrete floor slabs should be a minimum of 5 inches in thickness.
They should be cast over undisturbed natural geologic materials or
property controlled fill materials. Any materials loosened or over-
excavated should be wasted from the site or properly compacted to 95
percent of the maximum dry density.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Post-construction; construction

Monitoring Frequency: Ongoing during construction

Action Indicating Compliance: Issuance of grading permits; Field
inspection sign-off; Geotechnical Engineers site visit reports as needed

Noise-generating equipment operated at the Project Site shall be
equipped with the most effective and technologically feasible noise control
devices, such as mufflers, lagging (enclosures for exhaust pipes), and/or
motor enclosures. All equipment shall be properly maintained to assure
that no additional noise, due to worn or improperly maintained parts, would
be generated.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during construction

Action Indicating Compliance: Field inspection sign-off within
compliance report

Construction and demolition activities shall be scheduled so as to avoid
operating several pieces of equipment simultaneously.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during demolition and construction
Action Indicating Compliance: Field inspection sign-off within
compliance report; compliance certification report submitted by Project
contractor

Temporary noise barriers (e.g., sound blankets) shall be used to block the
line-of-site between construction equipment and noise-sensitive receptors
(residences) during Project construction. Noise barriers shall be a
minimum of 20-feet tall along the west, and 10-feet tall along the south
and east boundaries, which are adjacent to residential uses.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
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79.

80.

81.

82.

MM-NOISE-4.

MM-NOISE-5.

MM-NOISE-6.

MM-PS-1.

Monitoring Phase: Construction

Monitoring Frequency: Ongoing during construction

Action Indicating Compliance: Field inspection sign-off within
compliance report

Amplified music from speakers located in the outdoor seating area at the
southwest corner of the project may not exceed 75 dBA during the daytime
or 63 dBA during the nighttime as measured at the southwestern property
line adjacent to the Garey Building. Measurements shall be taken using a
calibrated handheld or in-place noise monitor that meets the American
National Standard Institute (ANSI) S1.4 specification for sound level
meters or equivalent. Sound system or speaker volume settings should be
tested prior to the installation of permanent speakers or prior to the
beginning of an event for temporary speakers. The maximum allowed
sound system or speaker volume settings, based on the results of the
measurements, shall be labeled on the settings controls and on-site
personnel shall be required to comply with the maximum allowed volume
settings. Speakers shall not be directed towards the Garey Building and
shall be directed towards the interior of the Project Site.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during operation

Action Indicating Compliance: None — ongoing operational compliance
required

Heavy equipment shall not be used within 60 feet of the neighboring
residential structures. Heavy equipment is defined as equipment with an
engine size of 600 horsepower or greater and includes large dozers, large
excavators, and large loaders).

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during construction

Action Indicating Compliance: Field inspection sign-off within
compliance report

High vibratory construction equipment, such as use of a pile driver, shall
not be used.

Enforcement Agency: Los Angeles Department of Building and Safety
Monitoring Agency: Los Angeles Department of Building and Safety
Monitoring Phase: Construction

Monitoring Frequency: Ongoing during construction

Action Indicating Compliance: Field inspection sign-off within
compliance report

Prior to issuance of a building permit, the General Manager of the City of
Los Angeles, Department of Building and Safety, or designee, shall
ensure that the Applicant has paid all applicable school facility
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development fees in accordance with California Government Code
Section 65995.

Enforcement Agency: Los Angeles Department of Building and Safety;
Los Angeles Unified School District

Monitoring Agency: Los Angeles Department of Building and Safety; Los
Angeles Unified School District

Monitoring Phase: Pre-construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Receipt of payment from Los Angeles
Unified School District

Administrative Conditions

83.

84.

85.

86.

87.

88.

89.

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

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.

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.

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.

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.

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.
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90.

91.

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 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, 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.

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
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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.

CONDITIONS IDENTIFIED FOR CONSIDERATION BY THE STATE DEPARTMENT OF
ALCOHOLIC BEVERAGE CONTROL RELATIVE TO THE SALE AND DISTRIBUTION OF
ALCOHOLIC BEVERAGES

In approving the instant grant, the City Planning Commission has not imposed Conditions specific
to the sale or distribution of alcoholic beverages, even if such Conditions have been volunteered
or negotiated by the applicant, in that the City Planning Commission has no direct authority to
regulate or enforce Conditions assigned to alcohol sales or distribution. The City Planning
Commission has identified a set of Conditions related to alcohol sales and distribution for further
consideration by the State of California Department of Alcoholic Beverage Control (ABC). In
identifying these conditions, the City Planning Commission acknowledges the ABC as the
responsible agency for establishing and enforcing Conditions specific to alcohol sales and
distribution. The Conditions identified below are based on testimony and/or other evidence
established in the administrative record, and provide the ABC an opportunity to address the
specific conduct of alcohol sales and distribution in association with the Conditional Use granted
herein by the City Planning Commission.

o There shall be no exterior window signs of any kind or type promoting alcoholic products.

o The alcoholic beverage license for the restaurants shall not be exchanged for “public
premises” license unless approved through a new conditional use authorization. “Public
Premises” is defined as a premise maintained and operated for sale or service of alcoholic
beverages to the public for consumption on the premises, and in which food is not sold to
the public as a bona fide eating place.

o There shall be no advertising of any alcoholic beverages visible from the exterior of the
premises from the food and beverage areas within the museum, promoting or indicating
the availability of alcoholic beverages.

e Alcohol sales and dispensing for on-site consumption shall only be served by employees.

e The venue operator, owner and the venue personnel shall at all times maintain a policy of
not serving to obviously intoxicated patrons and shall take preventative measures to help
avert intoxication-related problems.

* No person under the age of 21 years shall sell or deliver alcoholic beverages.

o There shall not be a requirement to purchase a minimum number of drinks.

o There shall be no portable self-service bar(s) at either location. A wait person or bartender
shall conduct all alcoholic beverage service, which may be from a portable bar.

o No sale of alcohol shall be permitted at any self-service, automated check-out station
(checkout conducted primarily by the customer, with assistance by a store monitor) if such
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are available on the site. All sales of alcohol shall be conducted at a full-service checkout
station directly attended by a cashier/checkout clerk specifically assigned solely to that
station.
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FINDINGS

General Plan/Charter Findings

1.

General Plan Land Use Designation.

The project site is located within the Central City North Community Plan, which was last
updated by the City Council on December 15, 2000. The subject property is an irregularly-
shaped site, which is comprised of two parcels consisting of approximately 29,593 square
feet of net lot area. The Community Plan designates the site with a land use designation of
Commercial Manufacturing, with the following corresponding zones: CM and P. The site is
presently zoned CM-1-RIO and is thus consistent with the land use designation.

As proposed, the amendment would re-designate the project site from Commercial
Manufacturing to Regional Commercial, which lists the following corresponding zones: CR,
C1.5,C2, C4, RAS3, RAS4, R3, R4, and R5. The requested zone and height district change
to (T)(Q)C2-2-RIO for the project 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 Central City North
Community Plan.

General Plan Text. The development of the project represents the opportunity to achieve
the overarching goals of the Central City North Community Plan, which include improving
the function, design, and economic vitality of the commercial corridors and uses a
development opportunity site for needed job producing uses that will improve the economic
and physical condition of the Central City North area. The proposed development furthers
the following Community Plan goals, objectives and policies:

Goal 2: A strong and competitive commercial sector which best serves the needs of the
community through maximum efficiency and accessibility while preserving the
historic commercial and cultural character of the district.

Objective 2-1:  To conserve and strengthen viable commercial development in
the community and to provide additional opportunities for new
commercial development and services.

Policy 2-1.2:  Protect commercially planned/zoned areas
from encroachment by residential only
development.

Policy 2-1.4: Require that projects be designed and
developed to achieve a high level of quality,
distinctive character, and compatibility with
existing uses and development.

Objective 2-2: To attract uses which strengthen the economic base and
expand market opportunities for existing and new businesses.

Policy 2-2.2: New development needs to add to and enhance
the existing pedestrian street activity.

Objective 2-4: To enhance the appearance of commercial districts.
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Policy 2-4.1: Require that any proposed development be
designed to enhance and be compatible with
adjacent development.

Policy 2-4.2: Preserve community character, scale, and
architectural diversity.

Policy 2-4.4: Landscaped corridors should be created and
enhanced through the planting of street trees.

The project maintains and improves the existing building while maximizing the efficient use of the
site by bringing a mix of commercial spaces open to the public and a private club. By repurposing
the existing building and abandoned rail spur with additional space, the project will bring
commercial activity to an area that has seen a large influx of residential developments. The
proposed commercial areas open to the public include retail, a restaurant with market, and a
coffee shop will support the needs of local residents and strengthen the economic vitality of the
area. The project is designed to maximize the ground floor of the building with the aforementioned
commercial uses as well as a ground floor courtyard and improved streetscape adding to and
enhancing the pedestrian experience of the neighborhood. The private club on the upper levels
of the building will bring visitors to the area that will frequent surrounding businesses. The
entrance to the automated parking lot is accessed through an interior driveway creating an
openness of the frontage along Vignes Street and allowing for street trees to be planted along the
sidewalk. Though the project seeks a zone change and height district in order to achieve a floor
are ratio of 3.47, the uses proposed are consistent with the policies to reinforce commercial
development, grow the economic base, and improve aesthetics.

The project has been designed with high quality architectural elements and will maintain and
improve the facade with modern designs to create a distinctive commercial building that will
enhance the architectural diversity of this burgeoning commercial area. The project is compatible
with the adjacent building to the west, a five-story mixed-use residential and commercial
development and will enhance that development by creating a building of similar size with
commercial amenities to go along with the new residences.

Goal 5: A community with sufficient open space in balance with development.

Objective 5-1:  To preserve existing open space resources and where possible
develop new open space.

The project provides for approximately 15,703 square feet of open space when currently the site
provides for none. Sixty-five percent of the total open space will be landscaped and approximately
7,336 square feet will be open to the public. The retail pedestrian entry will be comprised of an
open courtyard along 2™ Street, which has been designed to act as an extension of the right-of-
way and will be amenity to the area.

Policy 2-4.4:  Encourage bicycle storage at new and existing
non-residential developments and public
places.

The project includes 40 bicycle spaces, when 34 are required. Of the provided bicycle parking,
20 are long term and 20 are short-term spaces. This, combined with the proximity to public transit
options, will limit create a bicycle and pedestrian-friendly commercial environment.
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3. 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 goals, objectives, and policies relevant to the instant request:

Goal 3A: 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
livable city.

Objective 3.4: Encourage new multi-family residential, retail commercial, and
office development in the City's neighborhood districts,
community, regional, and downtown centers as well as along
primary transit corridors/boulevards, while at the same time
conserving existing neighborhoods and related districts.

Policy 3.4.1:  Conserve existing stable residential
neighborhoods and lower-intensity commercial
districts and encourage the majority of new
commercial and mixed-use (integrated
commercial and residential) development to be
located (a) in a network of neighborhood
districts, community, regional, and downtown
centers, (b) in proximity to rail and bus transit
stations and corridors, and (c) along the City's
major boulevards, referred to as districts,
centers, and mixed-use boulevards, in
accordance with the Framework Long-Range
Land Use Diagram.

The project site is located 0.3 miles from the existing Little Tokyo/Arts District station of the
Metro Gold Line and 0.6 miles from Union Station, in an area served by public transit options.
Therefore, the project is located in an area suitable for commercial development at a higher
scale. Further, the project is designed to place an emphasis on the quality of the public
realm including the experience of pedestrians by improving the ground floor experience of
the site and providing areas open to the public. The project will also promote a pedestrian-
friendly environment with active commercial uses of a restaurant and market, coffee shop
and retail at street level as well as the proposed courtyard open space area. The
commercial spaces and open space available to the public are designed to ensure that
ground floor commercial uses will benefit from additional connectivity between the project
and the neighboring areas and that neighborhood-serving retail will bring convenience to
project residents and the community. The character of the area includes mixed-use
projects, commercial and retail uses and converted industrial spaces. Therefore, the
project's intensity and height will be compatible with the existing development and will not
create negative impacts to the adjacent commercial or residential areas. The Project
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includes bicycle parking (both long and short term), consistent with the LAMC and California
Green Building Code. As such, the project enables a more self-sufficient, pedestrian-
oriented lifestyle that will reduce unnecessary vehicle trips in the vicinity and thereby
enhance the general welfare. Therefore, the project encourages growth and increased land
use intensity in a rapidly growing neighborhood and is near transit nodes, to create a
pedestrian-oriented environment while promoting an enhanced urban experience and
provide for places of employment.

Goal 7B: A City with land appropriately and sufficiently designed to sustain a robust
commercial and industrial base.

Objective 7.2: Establish a balance of land uses that provides for commercial
and industrial development which meets the needs of local
residents, sustains economic growth, and assures maximum
feasible environmental quality.

Goal 7D: A City able to attract and maintain new land uses and businesses.

Objective 7.6: Maintain a viable retail base in the city to address changing
resident and business shopping needs.

The project proposes the construction of approximately 20,521 square feet of public retail,
985 square feet of private retail, and 8,463 square feet of restaurant and café uses. Further,
the project proposes a gym/spa, artist studios, photo studios, office, and event space,
among other uses. This balance of uses is designed to meet the needs of local residents,
attract visitors, and sustain the economic growth of the area. Specifically, the project
advances the above objectives by concentrating commercial uses in an existing transit and
commercial corridor in an area that has recently added a large supply of residential units
that would be served by increased job opportunities, retail, and amenities. The variety of
commercial uses of the project will create job opportunities for local residents. The members
of the private club will also take advantage of neighboring commercial spaces, providing
more business opportunities for existing businesses in the area.

4. The Mobility Element. The Mobility Element (Mobility Plan 2035) of the General Plan is not
likely to be affected by the recommended action herein. 2" Street and Vignes Street are
Collector Streets in the Mobility Element of the General Plan, each dedicated to a half right-
of-way width of 30 feet and improved with asphalt, roadway, concrete curb, gutters, and a
sidewalk. The alley adjoining the subject property to the north is dedicated to a width of 20
feet and improved with pavement. The project will be required to provide a three-foot
dedication of land where there are no existing structures to complete the right-of-way along
its entire frontage with 2" Street. Additionally, conditions to improve 2" Street and the
adjoining alley have been included in this approval. The project is also required to comply
with all requirements of the Bureau of Engineering, Department of Urban Forestry, and the
Bureau of Street Lighting in matters concerning the public right-of-way.

Furthermore, the project meets the following goals and objectives of Mobility Plan 2035:
Policy 2.3: Recognize walking as a component of every trip, and ensure high-quality
pedestrian access in all site planning and public right-of-way modifications to

provide a safe and comfortable walking environment.

Policy 2.10: Facilitate the provision of adequate on and off-street loading areas.
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The project’s design, including ground floor treatment will encourage pedestrian activity
within a highly active commercial district through pedestrian-friendly design. Furthermore,
the project is required to improve the portion of 2" Street being dedicated to add additional
concrete sidewalk to complete a full-width concrete sidewalk with tree wells.

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and
vehicular modes - including goods movement - as integral components of the
City’s transportation system.

Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by
providing greater proximity and access to jobs, destinations, and other
neighborhood services.

Policy 3.4: Provide all residents, workers and visitors with affordable, efficient,
convenient, and attractive transit services.

Policy 3.5: Support “first-mile, last-mile solutions” such as multi-modal transportation
services, organizations, and activities in the areas around transit stations and
major bus stops (transit stops) to maximize multi-modal connectivity and
access for transit riders.

Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle
parking facilities.

The project’'s proximity to the existing Little Tokyo/Arts District Station of the Metro Gold
Line, Union Station, and other transit connections will reduce vehicular trips to and from the
project, vehicle miles traveled, and improve air pollution; and its ground floor treatment will
encourage pedestrian activity within a highly active commercial district through pedestrian-
friendly design.

In addition, the project will provide Code required bicycle parking supporting “first-mile, last-
mile solutions”, enabling workers, visitors, and patrons of the commercial uses improved
access to the project.

Policy 5.4:  Continue to encourage the adoption of low and zero emission fuel sources,
new mobility technologies, and supporting infrastructure.

As conditioned, a minimum of twenty percent of the parking spaces will be installed with
electronic vehicle-ready conduits.

Lastly, the Department of Transportation submitted a Traffic Impact Assessment of the
proposed project dated June 2, 2016 that determined the impact of the trips generated from
the project will be less than significant.

5. 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.
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6. Charter Finding — City Charter Finding 555. The General Plan may be amended in its
entirety, by subject elements or parts of subject elements, or by geographic areas, provided
that the part or area involved has significant social, economic or physical identity.

The project site is located within the Arts District, a neighborhood originally planned and
zoned for industrial uses that is rapidly transforming to include new residential, commercial,
and mixed-use developments and converted industrial space. The project will adaptively
reuse the existing CCBA Building on the site and construct up to a seven-story addition for
a new mixed-use commercial development containing public commercial uses and a private
membership club intended to operate as a collaborative work and social space for artists
and the creative community. The proposed building will be seven stories and approximately
131 feet in height; it will contain 102,679 square feet of floor area at a FAR of 3.47 to 1.

While the proposed development would be taller and greater in mass than the immediately
surrounding buildings, the project would be similar in size, scope and scale to recently
completed and proposed projects in the general surrounding vicinity and the Arts District as
a whole, providing a significant physical identity with other structures in the immediate area
as described below. Other buildings that fit the same context include the five-story mixed-
use building abutting the project site to the west with a permitted FAR of 3.5 to 1 (the Garey
Building), the 4.5-story residential development at Alameda and 2" Street known as the
Savoy with a permitted FAR of 2.32 to 1, and the six-story One Santa Fe mixed-use
development approximately 440 feet east of the project site with a permitted FAR of 3 to 1.
Moreover, the proposed plan amendment to Regional Commercial and zone change to
(T)Y(Q)C2-2-RIO would make the project site consistent with the neighboring Garey Building
site, which is planned for Regional Commercial and zoned (T)(Q)C2-2D-RIO. As such, the
project would maintain the existing physical identity of the surrounding area.

The focus on the proposed private membership club to provide a social and work space for
artists aligns with the longstanding identity of the Arts District as a place for artists and
creative types to live, work, and congregate. As such, the project would maintain the existing
social identity of the surrounding area.

The project proposes to provide 27,125 square feet of commercial space open to the public
and 73,020 square feet of floor area for the private membership club. The increased
commercial activity in the area will allow for more employment opportunities, incentivize
local spending and activity, stimulate economic growth, create a pedestrian-friendly
shopping area and community, and increase convenience for local residents and workers
of the neighborhood. The revitalized site will attract the interest of residents, potential
investors, and businesses as the area continues to revitalize. As such, the project will
contribute to and strengthen the economic identity of the surrounding area.

7.  Charter Finding — City Charter Finding 556. \When approving any matter listed in Section
558, the City Planning Commission and the Council shall make findings showing that the
action is in substantial conformance with the purposes, intent and provisions of the General
Plan. If the Council does not adopt the City Planning Commission’s findings and
recommendations, the Council shall make its own findings.

The project site is located within the Central City North Community Plan, which is one of 35
community plans comprising the Land Use Element of the General Plan. The Community
Plan designates the project site with the Commercial Manufacturing land use designation,
which lists the following corresponding zones: CM and P. The site is presently zoned CM-
1-RIO and is thus consistent with the land use designation.
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As proposed, the amendment would re-designate the project site from Commercial
Manufacturing to Regional Commercial, which lists the following corresponding zones: CR,
C1.5,C2,C4, RAS3, RAS4, R3, R4, and R5. The requested zone and height district change
to (T)(Q)C2-2-RIO for the project site would be consistent with the adoption of the
recommended plan amendment. The development of the project represents an opportunity
to achieve the overarching goals of the Central City North Community Plan, which include
improving the function, design, and economic vitality of the commercial corridors and uses
a development opportunity site for needed job-producing uses that will improve the
economic and physical condition of the surrounding area. As such, the proposed
amendment would be in substantial conformance with the purpose, intent, and provisions of
the General Plan to strengthen the commercial and economic base of the Community Plan
area.

8. Charter Finding — City Charter Finding 558. The proposed Amendment to the Central City
North Community Plan will be in conformance with public necessity, convenience, general
welfare and good zoning practice.

The proposed amendment to the Central City North Community Plan would re-designate
the project site from Commercial Manufacturing to Regional Commercial. The amendment,
in conjunction with the requested zone change and height district change to (T)(Q)C2-2-
RIO, would allow for the change of use and addition to an existing warehouse building into
a seven-story, approximately 102,679 square-foot, commercial development with an FAR
of 3.47 to 1.

Public necessity, convenience and general welfare will be better served by adopting the
proposed General Plan Amendment and corresponding Zone and Height District Changes,
as they would allow the project to provide additional commercial floor area appropriate for
the site's location in an area that is vastly transforming with the development of new
residential, commercial, and hybrid industrial land uses. Further, the increased floor area
allows the project to better serve the needs of the community by conveniently offering a
variety of uses in close proximity to transit. The project includes a private club and is open
to the public on its ground and second floors, offering retail, a restaurant, and a coffee shop,
to activate the sidewalks and capture foot traffic from the nearby Metro Gold Line and offices.
The increased commercial activity in the area will allow more employment opportunities,
incentivize local spending and activity, stimulate economic growth, create a pedestrian-
friendly shopping area and community, and increase convenience for local residents and
workers of the neighborhood. The revitalized site will attract the interest of residents,
potential investors, and businesses as the area continues to revitalize. The additional floor
area is also in furtherance of good zoning practice because it will be a better use of the site
and will turn it into a focal point for community activity and interaction, improve the general
welfare of the community and the City, and improve design of the existing building while
bringing a suite of modern amenities and features.

The project is in conformity with public necessity, convenience, general welfare and good
zoning practice because it includes substantial infrastructure improvements and public and
common open space. For example, the project will invest in the public realm by including
new pedestrian amenities, improved streetscapes, and public open space. The project
would convert the existing warehouse building and former railroad spur, into an additional
five stories above ground and a basement level, while providing adequate parking spaces
to serve the proposed uses. Further, the project includes a courtyard open to the public at
street level and will include a number of trees on site. These investments in the ground floor
experience will promote pedestrian and bicycle linkages between the project, the regional
transit system, and the greater community.
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In addition to this, the proposed general plan amendment, zone change, and height district
change are considered good zoning practice as the site located directly to the west is
currently designated Regional Commercial and zoned (T)(Q)C2-2D-RIO. Thus, the requests
herein would create consistency within the surrounding area.

Entitlement Findings

9.

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

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 requested zone change and height district change to (T)(Q)C2-2-RIO would allow for
the change of use and addition to an existing warehouse building into a seven-story,
approximately 102,679 square-foot, commercial development with an FAR of 3.47 to 1.

Public necessity, convenience and general welfare will be better served by adopting the
proposed General Plan Amendment to Regional Commercial and corresponding Zone and
Height District Changes, as they would allow the project to provide additional commercial
floor area appropriate for the site's location in an area that is vastly transforming with the
development of new residential, commercial, and hybrid industrial land uses. Further, the
increased floor area allows the project to better serve the needs of the community by
conveniently offering a variety of uses in close proximity to transit. The project includes a
private club and is open to the public on its ground and second floors, offering retail, a
restaurant, and a coffee shop, to activate the sidewalks and capture foot traffic from the
nearby Metro Gold Line and offices. The increased commercial activity in the area will allow
more employment opportunities, incentivize local spending and activity, stimulate economic
growth, create a pedestrian-friendly shopping area and community, and increase
convenience for local residents and workers of the neighborhood. The revitalized site will
attract the interest of residents, potential investors, and businesses as the area continues
to revitalize. The additional floor area is also in furtherance of good zoning practice because
it will be a better use of the site and will turn it into a focal point for community activity and
interaction, improve the general welfare of the community and the City, and improve design
of the existing building while bringing a suite of modern amenities and features.

The project is in conformity with public necessity, convenience, general welfare and good
zoning practice because it includes substantial infrastructure improvements and public and
common open space. For example, the project will invest in the public realm by including
new pedestrian amenities, improved streetscapes, and public open space. The project
would convert the existing warehouse building and former railroad spur, into an additional
five stories above ground and a basement level, while providing adequate parking spaces
to serve the proposed uses. Further, the project includes a courtyard open to the public at
street level and will include a number of trees on site. These investments in the ground floor
experience will promote pedestrian and bicycle linkages between the project, the regional
transit system, and the greater community.

In addition to this, the proposed general plan amendment, zone change, and height district
change are considered good zoning practice as the site located directly to the west is
currently designated Regional Commercial and zoned (T)(Q)C2-2D-RIO. Thus, the requests
herein would create consistency within the surrounding area.

Per LAMC Section 12.32-G,1 and 2, the current action, as recommended, has been made
contingent upon compliance with new “T” and “Q” conditions of approval imposed herein for
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10.

the proposed project. 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 limits 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

Conditional Use Findings.

a. The project will 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.

LAMC Section 12.24-W,1 allows a Conditional Use Permit to be granted for the sale and
dispensing of alcoholic beverages. The applicant is requesting a Master Conditional Use
Permit for the sale and dispensing of alcoholic beverages in connection with the
proposed 6,054 square-foot food market/restaurant, 1,859 square-foot café, and 73,020
square-foot private club. The private club will also offer live entertainment. Each use
proposes the sale of alcoholic beverages as follows:

o Food Market/Restaurant — Full line of alcoholic beverages for off-site and on-site
sales and consumption

e (Café — Beer and wine for on-site sales and consumption

e Private Club — Full line of alcoholic beverages for on-site sales and consumption

The project is rehabilitating an existing building and providing additional commercial
space that will service the demands of the surrounding area. Furthermore, as the
Community Plan encourages the development of substantial, community-serving
commercial projects, the proposed project will include a diverse range of such
commercial uses, including a publicly accessible food market/restaurant and café and a
private club containing a dining area, lounge, and bar.

The project will provide a service that is beneficial to the region by providing food service
and amenities to private club members and the public alongside alcoholic beverage
options and live entertainment in a neighborhood that is rapidly changing from a
commercial industrial area to accommodating residential, commercial, and hybrid
industrial uses. The service of alcoholic beverages in food establishments has become
accepted as a desirable and expected use that is meant to complement food service.
Since alcoholic beverage service is a common and expected amenity with meal service
for many patrons, the grant for alcohol sales will be desirable to the public convenience
and welfare. The project will provide increased opportunities for quality food and may
serve as a central meeting point for the neighborhood.

The sale of alcoholic beverages, whether full-line or beer and wine, is anticipated to be
an ancillary use to the tenant uses. As proposed and conditioned herein, the project
would enhance the built environment in the surrounding neighborhood and would
provide a service that would be beneficial to the community.
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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 subject property is an approximately 29,593 net square-foot site on the northwest
corner of 2" Street and Vignes Street in the Central City North Community Plan. The
Community Plan designates the site with a land use designation of Commercial
Manufacturing with a corresponding zone of CM-1-RIO The requested plan amendment
and corresponding zone and height district change would re-designate the project site
from Commercial Manufacturing and (T)(Q)C2-2-RIO zoning. The project site is located
in a fully developed, urbanized environment.

The surrounding urban environment is predominantly mixed-use developments and
converted industrial spaces. The project site is bound on the north by a service alley and
then a two-story commercial building currently occupied by Environmental Contracting
Corporation. Properties immediately to the east of the project site across Vignes Street
include a two-story commercial building and a three-story, 17-unit live-work building
known as the Vignes Arts Building. Property to the south across 2" Street is developed
with a commercial building ranging from two stories (along the 2" Street street frontage)
to four stories (toward the rear) in height and providing creative office (currently occupied
by R204 Design) and restaurant (Americano, Cerveteca) uses. Property immediately
west of the project site is improved with a five-story mixed-use development providing
320 apartment units and 15,290 square feet of retail and restaurant space known as the
Garey Building.

The applicant seeks the on-site sale of a full line of alcoholic beverages in conjunction
with the proposed development. The project has been designed in a manner to enhance
the public realm and improve the aesthetics and safety of the surrounding area. The
inclusion of alcohol uses will allow for added vibrancy within the project, which is
appropriate for a mixed-use transit-oriented project.

Approval of the proposed conditional use permit for the sale of alcoholic beverages and
for the project will not adversely affect the community's welfare. The establishments
serving alcohol will be carefully controlled and monitored, while being compatible with
immediately surrounding uses which are mixed-use commercial buildings and retail. The
proposed project will provide a place for residents and visitors to eat, drink, socialize,
and shop; as such, the sale of alcoholic beverages is a normal part of restaurant
operation and an expected amenity.

Additionally, the conditions recommended herein will ensure that the establishment will
not adversely affect or further degrade the surrounding neighborhood, or the public
health, welfare, and safety. The project is not located directly adjacent to any properties
that could be degraded by the grant of alcohol uses. In the event that there is live
entertainment, the project has been conditioned to limit the level of amplified music along
the terrace areas abutting the adjacent residential use to the west. Valet parking has
been conditioned to be open during all hours of business operation and for at least one-
half hour following the close of business to ensure that patrons will have adequate time
to retrieve their vehicles after businesses close for the evening. Additionally, any
automobile parking provided in excess of the requirements of the LAMC are required to
be open to the public during business hours to prevent the additional parking spaces
from being designated exclusively for private club patrons.
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Approval of the conditional use will contribute to the success and vitality of the
commercial development and help to reinvigorate the site and vicinity. Since the alcohol
sales will be incidental to food service and event space, permitting alcohol sales on the
site will not be detrimental to the development of the community.

Thus, as conditioned, 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.

c. The project substantially conforms with the purpose, intent and provisions of the
General Plan, the applicable community plan, and any applicable specific plan.

The Central City North Community Plan designates the site with a land use designation
of Commercial Manufacturing, with the following corresponding zones: CM and P. The
site is presently zoned CM-1-RIO and is thus consistent with the land use designation.
As proposed, the requested plan amendment would re-designate the project site from
Commercial Manufacturing to Regional Commercial, which lists the following
corresponding zones: CR, C1.5, C2, C4, RAS3, RAS4, R3, R4, and R5. The requested
zone and height district change to (T)(Q)C2-2-RIO for the project site would be
consistent with the adoption of the recommended plan amendment. In conjunction with
the requested Master Conditional Use Permit for the sale of alcoholic beverages, the
project would be in substantial conformance with the following policies of the General
Plan as it is reflected within the Central City North Community Plan:

Goal 2: A strong and competitive commercial sector which best serves the
needs of the community through maximum efficiency and accessibility
while preserving the historic commercial and cultural character of the
district.

Objective 2-1:  To conserve and strengthen viable commercial development in
the community and to provide additional opportunities for new
commercial development and services.

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

Objective 2-2: To attract uses which strengthen the economic base and
expand market opportunities for existing and new businesses.

Objective 2-4: To enhance the appearance of commercial districts.

Policy 2-4.1: Require that any proposed development be
designed to enhance and be compatible with
adjacent development.

The request to serve and sell alcohol at the site will be consistent with these objectives
and policies through the creation of a mix of retail, restaurant with market, café and
private club uses that would attract a variety of consumers and tenants, actively
promoting the area as a key economic center of the community. The proposed project's
mix of commercial uses will bring even more pedestrian activity to the area. Alcohol
service incidental to food sales is a common amenity in many sit-down restaurants in
the neighborhood. Further, it is a common feature to have a retail store with off-site
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alcohol sales and a market within a restaurant to promote consumer convenience. The
availability of alcohol for on-site consumption provides another option for a wide range
of activities on site and as an option for leisure to cultivate community activity and to
create an enjoyable experience for area residents. Overall, the project supports bringing
commercial activity to an area with large new residential developments, creates a
pedestrian-friendly environment, and promotes the welfare and economic well-being of
the local residents.

The Central City North Community Plan is silent with regards to alcohol sales. In such
cases, the City Planning Commission must interpret the intent of the Plan. The Los
Angeles Municipal Code authorizes the City Planning Commission to grant the
requested conditional use in the zones corresponding to the Plan land use designation.
The proposed project is a permitted use by the requested Plan land use category and
zone in the Central City North Community Plan. The conditional authorization for the
sale of alcoholic beverages is allowed through the approval of the City Planning
Commission subject to certain findings. The required findings in support of the Central
City North Community Plan have been made herein. Given the numerous conditions of
approval, and the fact that the sale of alcohol is conditioned to be incidental to food
service, the proposed use can be deemed to be in harmony with the General Plan.

d. Additional required findings for the sale of alcoholic beverages:

i. The proposed use will not adversely affect the welfare of the pertinent
community.

The surrounding urban environment is predominantly mixed-use developments and
converted industrial spaces. The project site is bound on the north by a service alley
and then a two-story commercial building currently occupied by Environmental
Contracting Corporation. Properties immediately to the east of the project site
across Vignes Street include a two-story commercial building and a three-story, 17-
unit live-work building known as the Vignes Arts Building. Property to the south
across 2" Street is developed with a commercial building ranging from two stories
(along the 2" Street street frontage) to four stories (toward the rear) in height and
providing creative office (currently occupied by R204 Design) and restaurant
(Americano, Cerveteca) uses. Property immediately west of the project site is
improved with a five-story mixed-use development providing 320 apartment units
and 15,290 square feet of retail and restaurant space known as the Garey Building.

The area surrounding the site is a mix of commercial and residential buildings. The
request for on-site alcohol sales will be compatible with the surrounding uses,
providing a place for residents, visitors, and shoppers to eat, drink, socialize, and
shop. The request for off-site alcohol sales will create convenience for nearby
residents. This all contributes to the continued vitality of the neighborhood.
Alcoholic beverage service is an expected amenity for many patrons and approval
of this grant would increase the available options for desirable dining and social
experiences for patrons. The establishments will also benefit the City through the
generation of additional sales tax revenue, fees, and employment opportunities.

Diversity amongst uses is common in the immediate surrounding area, and while
there are residential dwelling units and other sensitive uses located in close
proximity to the subject site, the establishments open to the public serving alcoholic
beverages will be part of a controlled and monitored development. The private club
will be only accessible to members and their guests and will have security features
in place.
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In addition, numerous conditions have been imposed to integrate the use into the
community as well as protect community members from adverse potential impacts.
Additional conditions have been recommended for consideration by the California
Department of Alcoholic Beverage Control that regulate the sale of alcoholic
beverages to prevent adverse impacts to the neighborhood. Other conditions
imposed will maintain the order and ensure cleanliness of the project and its
surroundings. Therefore, the granting of the request will not adversely impact the
welfare of the pertinent community.

The granting of the application will not result in an undue concentration of
premises for the sale or dispensing for consideration of alcoholic beverages,
including beer and wine, in the area of the City involved, giving consideration
to applicable State laws and to the California Department of Alcoholic
Beverage Control’s guidelines for undue concentration; and also giving
consideration to the number of proximity of these establishments within a
one thousand foot radius of the site, the crime rate in the area (especially
those crimes involving public drunkenness, the illegal sale or use of
narcotics, drugs or alcohol, disturbing the peace and disorderly conduct),
and whether revocation or nuisance proceedings have been initiated for any
use in the area.

The proposed commercial development will consist of 102,679 square feet of retail,
restaurants, and private membership club uses. The applicant seeks a Master
Conditional Use Permit for the site in order to provide the ability to serve alcoholic
beverages for on-site consumption at a restaurant, café, and private club and off-
site sales at a market within the restaurant.

According to the California State Department of Alcoholic Beverage Control
licensing criteria, three licenses (two on-site and one off-site) are allocated to the
subject Census Tract No. 2060.31, which had a population of 2,957 of August 2016.
There are currently 47 licenses within this census tract, including 34 on-site, 12 off-
site, and one instructional tasting alcohol license.

Overconcentration can be undue when the addition of a license will negatively
impact a neighborhood. Over concentration is not undue when the approval of a
license does not negatively impact an area, but rather such a license benefits the
public welfare and convenience. While this may appear as an overconcentration of
licenses, ABC does not consider the expectation that restaurants with alcohol
service are an expected amenity as part of the commercial developments
containing restaurants.

Statistics from the Los Angeles Police Department reveal that in Crime Reporting
District No. 1309, which has jurisdiction over the subject property, a total of 398
crimes were reported in 2015 compared to the citywide average of approximately
181 crimes and the high crime reporting district average of approximately 217
crimes for the same period. Part 1 Crimes for the reporting district included: Rape
(3), Robbery (16), Aggravated Assault (31), Burglary (14), Auto Theft (49), and
Larceny (122). Part 2 Crimes for the reporting district include: Other Assaults (2),
Receive Stolen Property (3), Weapons Violations (2), Prostitution (2), Sex Offenses
(2), Narcotics/Drug Violations (15), Liquor Laws (1), Drunkenness (3), Disorderly
Conduct (10), DWI Related (44), Traffic Violations (16), and Other Violations (59).
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11.

While the site is also located in a census tract where the crime rate is substantially
higher than the citywide average, no evidence was submitted for the record by the
LAPD or adjacent residents indicating or suggesting any link between the subject
site and the neighborhood's crime rate. In correspondence with Planning staff,
LAPD confirmed that they have no opposition to the proposed project. Further, there
is no specifically established link between the above information and the property,
since the statistics cover an entire district and do not pertain particularly to the
subject site. The incorporation of conditions relative to the specific operation of the
establishment was deemed necessary in order to mitigate any possible adverse
impact on the welfare of the surrounding area. The public safety measures to
mitigate potential nuisance activities have been incorporated into the grant to
assure better oversight. Thus, as conditioned, it is not anticipated that the sale of
alcoholic beverages for on-site and off-site consumption on the premises would
adversely affect the community welfare.

iii. 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.

The following sensitive uses are located within 1,000 feet of the subject site:

¢ Nishi Hong Wanji Buddhist Temple 815 East 1% Street

e Zenshuji Soto Mission 123 South Hewitt Street
e Japanese Catholic center 222 South Hewitt Street
¢ Residential Dwelling Units

While there are residential dwelling units and other sensitive uses located in close
proximity to the project site, the project will provide adequate security measures to
discourage loitering, theft, vandalism and other nuisances. The project proposes to
provide CCTV camera security systems, on-site security guards posted at the
proposed alcohol uses, an alarm system installed as needed, pedestrian
appropriate illumination at entryways, alleys, etc., and controlled access into and
out of the parking garage. All sales employees will receive STAR training in
responsible alcohol sales; age verification devices and prompts will be part of the
Point of Sale system to assist cashiers in prevention of sales to minors.

Furthermore, the proposed use will not detrimentally affect nearby residential
properties and other sensitive uses because the urban environment mostly contains
mixed-use buildings with residents that both expect and desire more commercial
developments. While the sale of alcoholic beverages is important to the restaurants
or retailers that will be located within the proposed project's tenant spaces, their
sale and service will be incidental to primary operations and, as such, no detrimental
effects should be expected from the proposed project.

Zone Variance Findings.
In order for a variance to be granted, all five of the legally mandated findings delineated in

City Charter Section 562 must be made in the affirmative. Following (highlighted) is a
delineation of the findings and the application of the relevant facts of the case to same:
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a. That the strict application of the provisions of the zoning ordinance would result
in practical difficulties or unnecessary hardships inconsistent with the general
purposes and intent of the zoning regulations.

The project proposes to adapt and add onto an existing warehouse building to construct
a 102,679 square-foot commercial development. As part of the adaptive reuse of the
existing building, the project will be restoring the fagade and maintaining the interior
columns. The project will provide automated parking to accommodate 241 automobiles
and 40 bicycles contained within the existing basement level and new fourth level of the
proposed structure. Vehicular access to the site is off of Vignes Street: patrons will enter
the site via the southerly driveway and leave their cars or bicycles at the valet drop-off
area. Upon arrival, a valet attendant will deposit the vehicles onto the automated parking
lift toward the northerly end of the site abutting the alley. The attendant will also retrieve
the vehicles from the mechanical lift when each patron is ready to depart.

Pursuant to LAMC Section 12.27, the applicant is seeking a Zone Variance to provide a
reduced aisle width and backup distance of 19 feet, 8 inches with respect to the
automobile parking aisle fronting the automated parking facility loading pallets, a
reduced turning radius in connection with the egress turn onto the alley, a reduced end
stall width increase of two feet in lieu of the three feet otherwise required by the Municipal
Code, and to permit an automated bicycle parking valet for short-term and long-term
bicycle parking in lieu of the location and siting requirements set forth in the LAMC.

The variance is necessary because the proposed project adapts and adds onto an
existing two-story warehouse building constructed in 1926. The Historic Resources
Assessment Analysis prepared for the proposed project found that the addition to the
building has the potential to result in adverse impacts related to scale and massing, but
with the incorporation of a project design feature to rehabilitate and preserve the existing
structure plus a mitigation measure that requires the building to be documented and
photographed as it stands today, impacts would be reduced. As such, it is necessary to
retain the existing building. The maintenance of the existing building denies adequate
parking without the variance, as compliance would require demolition of the existing
building, which would amount to a significant hardship and practical difficulties.
Retention of the existing structure precludes new construction that can strictly comply
with the code as column widths and other structural elements inhibit the necessary
space required for vehicular circulation and parking.

Backup distances and egress and ingress distances in relation to the parking component
of the project and the adjacent alley cannot be met without fully demolishing the existing
structure. Additionally, the existing building footprint prevents the project from providing
an additional three feet of end stall width for the westernmost automated parking loading
pallet; instead that space will provide two feet.

The general purposes and intent of the zoning regulations is to ensure safe and sufficient
parking. The proposed parking facilities are consistent with this intent as professional
valet services of cars into a fully automated parking system ensure that the cars will not
be damaged and will not impede on foot traffic in the area.

Further, the footprint of the existing structure provides insufficient space to allow for the
specifically required bicycle parking space location and site requirements. The project is
consistent with the general purposes and intent of Section 12.21(a)(16) as a more
secure and convenient bike valet system will be employed providing ample bicycle
parking.
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As such, the strict application of the provisions of the zoning ordinance would result in
practical difficulties or unnecessary hardships inconsistent with the general purposes
and intent of the zoning regulations.

b. There are special circumstances applicable to the subject property such as size,
shape, topography, location or surroundings that do not apply generally to other
property in the same zone and vicinity.

Unlike other properties in the vicinity, this project seeks to maintain and add onto an
existing structure that is built up to the street frontage. The Historic Resources
Assessment Analysis prepared for the proposed project found that the addition to the
building has the potential to result in adverse impacts related to scale and massing, but
with the incorporation of a project design feature to rehabilitate and preserve the existing
structure plus a mitigation measure that requires the building to be documented and
photographed as it stands today, impacts would be reduced. As such, it is necessary to
retain the existing building. Maintaining the existing building creates a special
circumstance which more recent developments in the vicinity have not encountered
since the existing site plan must be adapted to accommodate modern needs.

The shortened backup distances and ingress and egress distances proposed and
reduced end stall width are specific to the project as the shape and size of the existing
building present specific challenges to providing parking. Structural elements of the
existing building cannot be removed to allow for the required backup, ingress, and
egress distances and end stall width while maintaining the integrity of the building.

The layout of the existing building on the property is specific to this project and creates
special circumstances which other properties in the area do not encounter. Specifically,
the existing building which covers almost the entire area of the lot and the proposed
addition create limited available area to allow for the required location of bicycle parking.
The addition of bicycle valet parking in conjunction with the mechanical parking lift
alleviates the need for bicycle parking location and siting requirements.

As such, there are special circumstances applicable to the subject property that do not
apply generally to other property in the immediate vicinity.

c. Such variance is necessary for the preservation and enjoyment of a substantial
property right or use generally possessed by other property in the same zone and
vicinity but which, because of such special circumstances and practical
difficulties or unnecessary hardships, is denied the property in question.

The project seeks to supply adequate car and bicycle parking for employees, visitors,
and patrons of the proposed site. The variances requested allow for adequate car and
bicycle parking on the site. The maintenance of the existing building denies adequate
parking without the variance, as compliance would require demolition of the existing
building, which would amount to a significant hardship.

The Central City North area includes a number of older buildings which were built with
limited or no parking on-site. Such uses, as they adapt or redevelop, have been granted
variances related to parking. In fact, four variances were approved on properties located
within 1,000 feet of the project site for reduced or off-site parking in existing buildings
undergoing adaptive reuse or seeking conditional use approval for the sale of alcoholic
beverages, indicating a recognition that there are difficulties in providing on-site parking
in existing buildings within the parameters of today’s code requirements for parking. The
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requests are illustrative of other variance approvals that have established certain
substantial property rights or uses generally possessed by other property.

As such, the requested variance is necessary for the preservation and enjoyment of a
substantial property right or use generally possessed by other property in the same zone
and vicinity but which, because of such special circumstances and practical difficulties
or unnecessary hardships, is denied the property in question.

d. The granting of such variance will not be materially detrimental to the public
welfare or injurious to the property or improvements in the same zone or vicinity
in which the property is located.

Granting of the proposed reduction of backup, ingress, and egress distances and end
stall width would not be materially detrimental to the public welfare or injurious to the
properties in the vicinity of the project because adequate and safe car parking will still
be provided. Professional valet services will load and unload cars into and out of the
automated parking system which will mitigate any potential harms that the decreased
distances would create.

Granting of the proposed bicycle valet system will be beneficial to the public welfare as
more convenient and safe bicycle parking will be provided than what is normally
required. The project includes 40 bicycle spaces, when only 34 are required. Further,
the parking of bicycles indoors will be a benefit to neighboring properties as the
sidewalks will be clear of bicycles impeding pedestrian traffic.

e. The granting of the variance will not adversely affect any element of the General
Plan.

The Central City North Community Plan designates the site with a land use designation
of Commercial Manufacturing, with the following corresponding zones: CM and P. The
site is presently zoned CM-1-RIO and is thus consistent with the land use designation.
As proposed, the requested plan amendment would re-designate the project site from
Commercial Manufacturing to Regional Commercial, which lists the following
corresponding zones: CR, C1.5, C2, C4, RAS3, RAS4, R3, R4, and R5. The requested
zone and height district change to (T)(Q)C2-2-RIO for the project site would be
consistent with the adoption of the recommended plan amendment. In conjunction with
the requested variance for vehicular circulation and parking, the project would be in
substantial conformance with the General Plan as it is reflected within the Central City
North Community Plan.

The basic use of the property for commercial purposes remains consistent with the
requested Regional Commercial land use designation and (T)(Q)C2-2-RIO zone. The
variance requests do not change the primary use and are instead vital components
necessary to provide for a wholly functioning project.

Granting of the proposed reduction of backup, ingress, and egress distances would not
adversely affect any element of the General Plan, as a sufficient and safe parking
structure is provided for in the proposed project. The advanced nature of the automated
parking and the proposed use of professional valets to accept and return the cars show
the proposed project’s desire to provide adequate and safe parking.

Granting of the proposed bicycle valet system would not adversely affect any element
of the General Plan as sufficient bicycle parking will be provided on site. The increased
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safety and convenience of the valet system will further the elements of the General Plan
that promote the use of bicycle use.

As such, the granting of the variance will not adversely affect any element of the General
Plan.

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 Central City North Community Plan designates the site with a land use designation
of Commercial Manufacturing, with the following corresponding zones: CM and P. The
site is presently zoned CM-1-RIO and is thus consistent with the land use designation.
As proposed, the requested plan amendment would re-designate the project site from
Commercial Manufacturing to Regional Commercial, which lists the following
corresponding zones: CR, C1.5, C2, C4, RAS3, RAS4, R3, R4, and R5. The requested
zone and height district change to (T)(Q)C2-2-RIO for the project site would be
consistent with the adoption of the recommended plan amendment. The commercial
uses proposed as part of the requested development, including retail, restaurant, and
office space, are all permitted in the C2 Zone. In conjunction with the requests herein,
the project would be in substantial conformance with the General Plan as it is reflected
within the Central City North Community Plan.

The development of the project area represents the opportunity to achieve the
overarching goals of the Community Plan which include improving the function, design,
and economic vitality of the commercial corridors and uses a development opportunity
site for needed job producing uses that will improve the economic and physical condition
of the Central City North area. The proposed development furthers the following
Community Plan goals, objectives and policies:

Goal 2: A strong and competitive commercial sector which best serves the needs
of the community through maximum efficiency and accessibility while
preserving the historic commercial and cultural character of the district.

Objective 2-1:  To conserve and strengthen viable commercial development in
the community and to provide additional opportunities for new
commercial development and services.

Policy 2-1.2:  Protect commercially planned/zoned areas
from encroachment by residential only
development.

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

Policy 2-1.4: Require that projects be designed and
developed to achieve a high level of quality,
distinctive character, and compatibility with
existing uses and development.
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Objective 2-2: To attract uses which strengthen the economic base and
expand market opportunities for existing and new businesses.

Policy 2-2.2: New development needs to add to and enhance
the existing pedestrian street activity.

Objective 2-4: To enhance the appearance of commercial districts.

Policy 2-4.1: Require that any proposed development be
designed to enhance and be compatible with
adjacent development.

Policy 2-4.2: Preserve community character, scale, and
architectural diversity.

Policy 2-4.4: Landscaped corridors should be created and
enhanced through the planting of street trees.

The project maintains and improves the existing building while maximizing the efficient
use of the site by bringing a mix of commercial spaces open to the public and a private
club. By repurposing the existing building and abandoned rail spur with additional
space, the project will bring commercial activity to an area that has seen a large influx
of residential developments. The proposed commercial areas open to the public include
retail, a restaurant with market, and a coffee shop will support the needs of local
residents and strengthen the economic vitality of the area. The project is designed to
maximize the ground floor of the building with the aforementioned commercial uses as
well as a ground floor courtyard and improved streetscape adding to and enhancing the
pedestrian experience of the neighborhood. The private club on the upper levels of the
building will bring visitors to the area that will frequent surrounding businesses. The
entrance to the automated parking lot is accessed through an interior driveway creating
an openness of the frontage along Vignes Street and allowing for street trees to be
planted along the sidewalk. Though the project seeks a zone change and height district
in order to achieve a floor are ratio of 3.47, the uses proposed are consistent with the
policies to reinforce commercial development, grow the economic base, and improve
aesthetics.

The project has been designed with high quality architectural elements and will maintain
and improve the facade with modern designs to create a distinctive commercial building
that will enhance the architectural diversity of this burgeoning commercial area. The
project is compatible with the adjacent building to the west, a five-story mixed-use
residential and commercial development and will enhance that development by creating
a building of similar size with commercial amenities to go along with the new residences.

Goal 5: A community with sufficient open space in balance with development.

Objective 5-1:  To preserve existing open space resources and where possible
develop new open space.

The project provides for approximately 15,703 square feet of open space when currently
the site provides for none. Of the new open space, approximately 7,336 square feet will
be open to the public and 65 percent will be landscaped. The retail pedestrian entry will
be comprised of an open courtyard along 2" Street, which has been designed to act as
an extension of the right-of-way and will be amenity to the area.
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Policy 2-4.4:  Encourage bicycle storage at new and existing
non-residential developments and public
places.

The project includes 40 bicycle spaces, when 34 are required. Of the bicycle parking,
20 are long term and 20 are short term spaces. This combined with the proximity to
public transit options will limit create a bicycle and pedestrian-friendly commercial
environment.

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 in neighboring
properties.

The arrangement of the proposed development is consistent and compatible with
existing and future development in neighboring properties. The subject site is located
within the Central City North Community Plan Area and Arts District neighborhood. The
surrounding urban environment is predominantly mixed-use developments and
converted industrial spaces. The project site is bound on the north by a service alley and
then a two-story commercial building currently occupied by Environmental Contracting
Corporation. Properties immediately to the east of the project site across Vignes Street
include a two-story commercial building and a three-story, 17-unit live-work building
known as the Vignes Arts Building. Property to the south across 2" Street is developed
with a commercial building ranging from two stories (along the 2" Street street frontage)
to four stories (toward the rear) in height and providing creative office (currently occupied
by R204 Design) and restaurant (Americano, Cerveteca) uses. Property immediately
west of the project site is improved with a five-story mixed-use development providing
320 apartment units and 15,290 square feet of retail and restaurant space known as the
Garey Building.

The following project elements were designed in a manner that is compatible with both
existing and future development of the surrounding area:

Height/Massing

The proposed building will be seven stories and approximately 131 feet in height. With
the requested zone and height district change to (T)(Q)C2-2-RIO, the project is
permitted to be built with unlimited height and stories, but is limited to an FAR of 6 to 1.
The total proposed FAR for the building is 3.47 to 1, consistent with surrounding
development. While the building is taller than most of the existing buildings in the
immediate area, other buildings that fit the same context include the five-story mixed-
use building abutting the project site to the west with a permitted FAR of 3.5 to 1 (the
Garey Building), the 4.5-story residential development at Alameda and 2™ Street known
as the Savoy with a permitted FAR of 2.32 to 1, and the six-story One Santa Fe mixed-
use development approximately 440 feet east of the project site with a permitted FAR of
3 to 1. To reduce the massing of the proposed addition, the building has been setback
approximately 14 feet from 2" Street and 17 feet from Vignes Street at the third floor.
Additionally, the ground floor courtyard open space area along 2™ Street will provide
additional building relief.

Building Materials
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The project employs a distinguishable and attractive building design by utilizing a variety
of building materials and distinctive architectural features to add visual interest and to
convey the commercial uses of the building. The existing building’s facade will be
restored. The addition will include glass materials and a large metal unifying frame to
recall some of the Arts District’s original industrial elements. Smaller vertical elements
infill this framework, evoking an industrial feel to the building addition that complements
the existing CCBA Building below.

Setbacks

The setbacks applicable to the project are established under LAMC Section 12.14, which
has no setback requirements for the requested C2 Zone. The existing building is built to
the property line and the project will continue to maintain up to a zero-foot setback
around the property at the ground floor. The building addition will be setback an
additional minimum of 14 feet from 2" Street and minimum of 17 feet from Vignes Street
at the third floor. Floors 4 through 7 will be stepped back approximately 18 feet from
both 2"¢ and Vignes Streets. Therefore, the proposed setbacks for the project are
consistent with the requirements of the LAMC.

Parking & Loading Areas

The project employs an automated parking system whereby valet drivers load cars into
lifts that bring the cars into the basement and fourth level with alley loading that
seamlessly brings vehicles into and out of their parking spaces without human
intervention and without disturbing the flow of pedestrians or visitors to the project. The
vehicular entry has been designed to accommodate the existing loading bays from the
prior use of the site. An approximately 1,600 square foot loading dock will be provided
in the northwest corner of the site along the abutting alley and will not impede the public
right-of-way.

Lighting & Building Signage

Lighting and signage will be provided per LAMC requirements. The project utilizes
pedestrian lighting to encourage and extend safe pedestrian activities into the evening.
Lighting would be shielded downward and/or away from adjacent uses, including lighting
for outdoor terraces. The use of pole-mounted lighting or floodlights is not anticipated,
according to the applicant. Project lighting would also include visible interior light
emanating from the ground-level commercial uses, architectural lighting to highlight
architectural features of the retained portions of the existing building, and decorative
lighting within the pedestrian plazas and seating areas. Additionally, the project is
conditioned to require outdoor lighting to shine downward, be installed with shielding,
and be directed onto the project site, so that the light source does not directly illuminate
any adjacent properties or the above night skies. The automated parking system does
not require vehicles or their headlights to be operating, thereby eliminating the potential
for illumination on adjacent uses.

According to the applicant, visual clutter is reduced by placing signs so as not to obscure
architectural elements or interfere with building design. Project site signage would
include building address identification, commercial retail, wayfinding, and security
markings. The private membership club would be identified by a small wall sign either
close to the main entry door at the valet parking or on the outer wall of the private
membership club. Signage for the retail uses and third floor café would be minimal, if
included at all. Commercial signage would minimize glare from fixtures to compliment
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architectural features and reduce the potential for light spillover, and no off-site signage
is proposed.

Landscaping

Open space and landscaping opportunities are utilized on the site in open areas not
used for circulation, building, driveways, and parking. The project will also provide
landscaping in a ground floor public space and on terraces on higher levels and will add
additional street trees to create a pleasant view and provide adequate shade for
pedestrians and transit riders. Though not a requirement for commercial developments
under the LAMC, the project adds approximately 15,703 sf of open space (7,336 square
feet will be open to the public) of which 65 percent is landscaped.

Trash Collection

All trash and recycling areas are conditioned to be enclosed and not visible to the public.
Trash collection will take place off of the alley abutting the project site to the north.

As described above, 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 will be
compatible with existing and future development on adjacent and neighboring
properties.

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

The proposed project is an entirely commercial use. The project is not a residential
project and will not create a demand for recreation and service amenities on neighboring
properties.

Environmental Findings

13.

Environmental Finding. A Mitigated Negative Declaration (MND), along with mitigation
measures and a Mitigation Monitoring Program (ENV-2016-1081-MND), were prepared for
the proposed project. The MND was circulated for public review on February 16, 2017
through March 8, 2017. During the review period, the Department of City Planning received
20 comment letters, including 19 from nearby residents and one from the Los Angeles
Conservancy. Following the close of the MND comment period, five additional letters were
received, including correspondence from four concerned residents and one letter of support
from the Historic Cultural Neighborhood Council. The issues raised are summarized and
responded to below.

Parking

Comments were received regarding potential impacts related to parking. Members of the
public were concerned that the project would eliminate the already limited supply of street
parking in the area. The proposed project will provide 241 parking spaces on-site, which
would be 36 spaces more than the maximum 205 spaces required by the LAMC. Parking
will be available to the public as part of the project, so though the project will result in a loss
of nine street parking spaces, there will be a net gain in parking for the neighborhood as a
result of the proposed development. Accordingly, there will be more parking available as a
result of the project than there is currently.
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Traffic During Construction and Operations

Members of the public expressed concerns about the project’s potential traffic impacts
during construction and operations. A traffic study was prepared, approved by the Los
Angeles Department of Transportation ("LADOT"), and included as part of the project’s
environmental clearance. The traffic study takes into account impacts caused by both
construction and operations of the project, and analyzes present and future traffic conditions
at the 2019 anticipated buildout of the project. The project will add new vehicle trips beyond
what the current building on the site generates, but it will not result in significant impacts
under the applicable LADOT thresholds. The MND also determined that no significant
cumulative traffic impacts would be caused by the project, which takes into consideration
impacts from ongoing and future development projects in the area. To further reduce
potential impacts on traffic, the project includes the implementation of Project Design
Feature PDF-TRAF-1, which details requirements for a Construction Traffic Management
Plan to be adopted which would further reduce any potential temporary project-related
construction impacts to local access and ensure emergency access is maintained.

Additional concerns were expressed regarding impacts to local non-signalized intersections
that were not studied intersections within the traffic study, including the intersections of 2nd
Street and Vignes and 2nd Street and Santa Fe Avenue. The traffic study area and the
intersections studied were approved by LADOT. Non-signalized intersections are not
typically studied in traffic studies. Moreover, though the local non-signalized intersections
referenced in comments were not specifically analyzed, they are all inside the traffic study
area, through-traffic that would be caused by the project impacting these intersections was
studied and no significant traffic impacts were identified.

Safety and Hazards Related to Construction

Comments were received relating to safety issues during construction of the project. As
discussed in the MND, potential impacts from project-related hazards are less than
significant, and Project Design Features would be implemented to ensure that potential
short-term access impacts resulting from project construction would be less than significant.
These measures include implementation of traffic control measures, such as construction
flagmen or special signage, as well as the preparation of a Construction Management Plan,
which would include designation of a haul route and ensure that emergency access is
maintained during construction.

Air Quality and Dust

Comments were received expressing concerns about the project's potential air quality and
dust impacts during construction. Project-related air quality impacts were analyzed in the
MND and were found to be less than significant, as the project would comply with best
available dust control provisions, including compliance with South Coast Air Quality
Management District ("SCAQMD") Rule 403. Rule 403 requires the implementation of best
available control measures related to suppression of fugitive dust that must meet the
SCAQMD's fugitive dust control standards, including requirements to monitor wind speeds
and take additional protective measures if wind speeds exceed set thresholds.

The only potentially significant impact identified related to air quality impacts resulting from
the application of architectural coatings to the building during construction. The MND
concluded that such construction emissions would be temporary and reduced below
applicable significance thresholds with the inclusion of Mitigation Measure AIR-1, which
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limits the amount of daily application of architectural coatings. Overall, under the applicable
CEQA thresholds for air quality impacts at both the local and regional levels, the project's
impacts would be less than significant.

Noise

Concerns were expressed relating to the potential noise impacts caused by the project.
Noise impacts were analyzed in the MND, finding that project-related construction and
operation impacts will be less than significant with the incorporation of Project Design
Features PDF-NOISE-1, -2, -3, and Mitigation Measures NOISE-1 through NOISE-6. These
Project Design Features and Mitigation Measures are designed to decrease noise and
vibration impacts to surrounding sensitive receptors, including the residential buildings
closest to the project. Noise and vibration Mitigation Measures implemented include
requiring the use of sound attenuation equipment and best management practices, ongoing
monitoring of sound and noise impacts, limitations on hours of operating heavy construction
equipment, a prohibition on using heavy construction equipment within 60 feet of residential
structures, and providing a liaison for local residents to raise noise and vibration questions
and concerns with the project proponent, whose phone number will be posted on-site. The
project has been conditioned to limit the level of amplified music along the terrace areas
abutting the adjacent residential use to the west. As such, impacts relating to construction
and operational noise have been determined to be less than significant.

Views and Aesthetics

Comments were received regarding potential impacts on views and aesthetic impacts
caused by the project. As detailed in the MND, the project is considered an infill development
in an identified employment center within a transit priority area. As such, and in accordance
with California Senate Bill 743 ("SB 743"), which promotes urban infill and increased density
in proximity to transit, aesthetic and parking impacts of such projects shall not be considered
significant impacts on the environment under CEQA. Therefore, the discussion of aesthetics
in the MND is provided for disclosure and informational purposes only.

Under CEQA, the loss of a view from a private residence or vantage point is not considered
a potentially significant impact, but rather CEQA looks at the loss of views of scenic vistas
that are available at publicly accessible locations, such as streets, highways and parks. In
the MND, an evaluation of the project’s potential impact on scenic vistas and resources,
visual character/quality, and of light and shade is provided. The CEQA thresholds and
factors taken into consideration to determine the level of impact are also included, as are
project design features that would further reduce such impacts. All aesthetic impacts were
determined to be less than significant under this analysis.

Additionally, cars that are parked in the automated parking stalls will be turned off before
being hoisted by the hydraulic lifts into the parking lot. Accordingly, there will be no light or
glare impacts related to shining headlights while parked in the parking structure.

With respect to the blocking of sunlight, a shade/shadow evaluation was conducted for
informational purposes, which includes an evaluation of potential shading to the surrounding
residential uses or shade-sensitive uses. Shading of sensitive uses such as routinely usable
outdoor spaces associated with residential, recreational, or institutional land uses can be
considered a significant impact generally in the absence of SB 743 coverage because
sunlight is important to function and physical comfort. Shadows cast during the Winter
Solstice, the shortest day of the year, represent the worst case shadows that could be cast
by the project. Based on the City of Los Angeles CEQA guidelines, the conclusion of the
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MND analysis is that shadows cast from the project were determined to be less than
significant under that standard, and the project would not significantly increase the shading
of surrounding nearby shadow-sensitive uses.

Mass and Scale of the Project

Comments were received in opposition to the mass and scale of the project. The project
proposes to rehabilitate and adaptively reuse the existing warehouse building on-site as a
mixed-use commercial development providing public commercial uses and a private club
that will operate as a collaborative work and social space for artists and the creative
community. The project will include five new levels atop the existing two-story structure and
a new, seven-story addition to the building along the westerly lot line adjacent to the west
facade of the existing building and in the location of the abandoned railroad spur. While the
proposed development would be taller and greater in mass than the immediately
surrounding buildings, the project would be similar in size, scope and scale to recently
completed and proposed projects in the general surrounding vicinity and the Arts District as
a whole. Moreover, the proposed zone change from CM-1-RIO to C2-2-RIO would make
the project site consistent with the neighboring Garey Building site, immediately adjacent to
the project site to the west on the same block. The mass and scale of the proposed project
is consistent with C2-2-RIO standards. To reduce the massing of the proposed addition, the
building has been setback approximately 14 feet from 2" Street and 17 feet from Vignes
Street at the third floor. Floors 4 through 7 will be stepped back approximately 18 feet from
both 2" and Vignes Streets. Additionally, the ground floor courtyard open space area along
2" Street will provide additional building relief.

Total Building Height and Parking Level Height

Comments were received expressing concern about the manner in which the size of the
project was depicted in the MND. In particular, commenters stated that the MND was
misleading in that the number of floors and the total height of the project seemed
inconsistent. In the Project Description of the MND, the description of the project's
automated parking indicates that Floor 4, where the primary parking system would be
located, would be approximately 32 feet tall. Pursuant to Department and Building Safety
standards, the above-grade automated parking system is counted as an installation within
a single story that does not include multiple levels of solid floors, and is therefore counted
as a single floor. The total height of the parking system of 32 feet and the total building
height of up to 131 feet for the proposed project was disclosed and analyzed in the MND.

Impacts to Historic Resources

Comments were received regarding the project's potential impacts to potential historic
resources. The project proposes the adaptive reuse of the former Challenge and Creamery
Butter Association Building (CCBA Building) and the construction of a five-level addition
atop the existing two-story structure. The CCBA Building has been identified as a potential
contributor to a potential historic district, as identified in the draft version of the Central City
North historic resources survey conducted by SurveyLA. The existence of the potential
historic district is analyzed in detail in the Historic Resources Assessment Report and
Environmental Impact Analysis (HRA Analysis) prepared for the project and included as an
appendices to the MND.

The MND concluded that the project would not result in significant impacts to any cultural
historic resources as the term is defined by CEQA. SurveyLA concluded that the CCBA
Building is a potential contributor to a potential historic district, but also that the CCBA
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Building itself is not eligible for listing as a historic resource at the local, state or federal
levels. The CCBA Building is ineligible for listing as a historic resource because it lacks the
integrity necessary to convey its historic associations. For example, the vehicle loading bays
have all been infilled with concrete blocks and aluminum frame windows. Multiple doors and
windows along the building’s primary elevation have been replaced. The original signage of
the Challenge Cream and Butter Association has been painted over or removed, and all
elements of the interior spaces related to the company’s use of the building have been
removed. The CCBA Building has thus lost the historic associations that might have allowed
it to be eligible for listing as a historic resource, and this is not including the fact that the
building has been used for the last 20-plus years as a live-work building with no apparent
emphasis on historic preservation.

CEQA provides protection to four categories of historical resources, none of which apply to
the CCBA Building. First, CEQA protects resources either listed in or determined to be
potentially eligible for listing in the California Register of Historical Resources by the State
Historic Resources Commission. The CCBA Building has not been so listed and has been
specifically determined to be ineligible for listing in the California Register. Second, CEQA
protects resources listed in local registers of historical resources or otherwise officially
designated by a local government agency as historic by ordinance or resolution of the
agency's governing body. The CCBA Building has not been determined to be a Historic
Cultural Monument by the City, does not fall within a City Historic Preservation Overlay
Zone, and has not otherwise been determined to be a historic resource by ordinance or
resolution of the Los Angeles City Council. Third, CEQA protects resources listed in local
surveys that have been approved by the State Office of Historic Preservation, among other
criteria. The SurveyLA survey for the Central City North Community Plan area has not been
finalized and published and has not been approved by the State Office of Historic
Preservation.

Where a resource does not meet any of the foregoing three categories, CEQA provides a
fourth category where a lead agency may nonetheless choose to exercise its discretion to
treat a resource as a historic resource where it can be determined by substantial evidence
that the resource at issue is historically significant or significant in the architectural,
engineering, scientific, economic, agricultural, educational, social, political, military, or
cultural annals of California. Due to the aforementioned elimination of the building's integrity
as a potential historic resource as a result of changes to the building that have occurred
since the identified historic era, the City does not find a sound basis to treat the CCBA
Building as a historic resource individually. As such, the City of Los Angeles, as the lead
agency, has chosen not to exercise that discretion in this case with respect to the CCBA
Building in the adoption of the Mitigated Negative Declaration in conjunction with the
approval of Vesting Tentative Tract No. 71422-CN. While the City did not elect to consider
the physical building individually historic, its status as a potential contributor to a potential
historic district still remains intact

The Historic Resources Assessment Analysis concluded that the project would not eliminate
the CCBA Building's status as a contributor to the potential historic district. According to
LAMC Section 12.20.3, features designated as contributing shall meet one or more of the
following criteria:

o Adds to the Historic architectural qualities or Historic associations for which a
property is significant because it was present during the period of significance,
and possesses Historic integrity reflecting its character at that time; or

e Owing to its unique location or singular physical characteristics, represents an
established feature of the neighborhood, community or city; or
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o Retaining the building, structure, Landscaping, or Natural Feature, would
contribute to the preservation and protection of the resource and its environment.

The project will preserve the existing CCBA Building, including a Project Design Feature
that calls for the preservation of the CCBA Building’s key character-defining features and
the restoration of additional features including the original loading bay openings and primary
elevations, in compliance with the Secretary of the Interior’'s Standards for Rehabilitation. It
also incorporates a Mitigation Measure that would require documentation of the CCBA
Building in accordance with the Historic American Buildings Survey. Moreover, the project's
rehabilitation of the CCBA Building would include structural improvements including seismic
retrofitting that, along with the other measures employed, would result in substantially
greater preservation of the building than would occur in the absence of the project.
Accordingly, the project will retain the historic architectural qualities and associations under
LAMC Section 12.20.3 for which the CCBA Project was determined to be a potential
contributor to the potential historic district by SurveyLA.

The project furthermore prominently features the CCBA Building. As provided in PDF-CULT-
1, although the project proposes a large addition to the CCBA Building’s roof and west
elevation, the new construction is setback along 2" and Vignes Streets to emphasize the
original scale and massing of the former industrial structure, preserving the streetscape
appearance of the CCBA Building.

While the Historic Resources Assessment Analysis found that the CCBA Building’s
contributor status would not be compromised as part of the proposed development, in the
event that the project did undermine the eligibility status of the CCBA Building as a potential
contributor to the potential district, it is worth noting, as stated in the MND, that upon project
completion, the potential historic district would still contain the same percentage of
contributing buildings. The immediate area surrounding the project site has already been
affected by infill development and contains a low concentration of district contributors (5 out
of 84). The project site is located on the outer edge of the potential district, directly adjacent
to a recently completed mixed-use project. Furthermore, the primary character-defining
features of the potential district, including improvements such as street grid, curb and gutter,
any remaining historic streetlights, sidewalks, parkways and street trees, and uniform
setbacks would be retained and/or restored under the project. The alteration and
rehabilitation of the building under the project would not result in any significant impacts
under CEQA to the potential district because it would not materially impair the significance
of the historical setting such that the proposed district and potentially eligible individual
resources in the district would be rendered ineligible for individual listing the National
Register, California Register, or as a City Monument. This conclusion is supported by the
implementation of MM-CULT-1, requiring recordation of the CCBA Building, and
implementation of PDF-CULT-1.

Open Space and Green Space

Comments were received expressing concerns about the green space and open space
related to the project. The project would provide public open space though the provision of
the 1,183 square-foot ground floor courtyard along 2nd Street, which would be open to the
public during regular retail hours and would include decorative hardscapes, ornamental
trees, landscaped planters, patio tables, and a green wall lined with plants. The third floor
will have 6,153 square feet of terrace with publicly accessible open space. There would be
a total of 7,336 square feet of public open space.
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The project would improve the streetscape fronting the project site by rehabilitating the
deteriorated condition of the existing sidewalks, installing three new street trees and
benches along 2" Street, relocating two of the seven existing street trees, and installing
benches along Vignes Street. A landscape plan incorporating the elements described above
would be implemented as part of the project. The project will thus create a substantial
increase in the amount of green space as compared to the current condition of the project
site, which provides no public space and no green space.

Project Entitlements

Members of the public expressed concerns relating to whether variances are being sought
to increase the size and scale of the project. There are several discretionary actions
requested for the project, including requests for a General Plan Amendment, a Zone Change
and Height District Change. These entitlements would permit the project to be developed at
a greater floor area ratio and height than what is currently permitted on the site." It would
also make the project consistent with the zoning standards applicable to the Garey Building,
located immediately adjacent to the project to the west. No variances are being sought with
respect to allowing for additional building height or floor area.

The variances sought for the project do not relate to the height or size of the building. Rather,
they have the purpose of: (1) providing a reduced aisle width and backup distance of 19
feet, 8 inches, with respect to the automobile parking drive aisle fronting the automated
parking facility loading pallets, in lieu of LAMC aisle width and backup requirements; (2)
permitting a reduced turning radius in connection with the egress turn onto the alley in lieu
of the turning radius requirements; (3) permitting an automated bicycle valet, for short term
and long term bicycle parking, in lieu of the location and siting requirements; and (4)
permitting a reduced end stall width increase of two feet in lieu of the three feet otherwise
required. Accordingly, the variances sought for the project relate only to allowing for the
continued use of the existing alley on the north side of the project site without reducing the
size of the existing CCBA Building, and allowing for the use of an automated bicycle parking
valet.

Additional comments were made that object to a 6 to1 FAR for the project. However, the
project is proposing to utilize an FAR of 3.47 to 1. While a 6 to 1 FAR is allowed under the
zoning sought for the project, the full floor area rights under the new zoning designation are
not being utilized. Furthermore, the MND analyzed the project based on the proposed FAR
of 3.47 to 1; requesting additional floor area beyond that amount would require additional
environmental review.

Notice Provided to Residents of 120 South Vignes Street

Comments were received regarding the notice for the Advisory Agency/Hearing Officer
hearing provided to the residents of 120 South Vignes Street, a residential building located
directly across Vignes Street from the project site also known as the Vignes Arts Building.
An original Notice of Public Hearing was posted and circulated to the public on February 16,
2017 for a public hearing scheduled on March 22, 2017. It was discovered that the notice
was not mailed to 17 residential units of the Vignes Arts Building when residents of that
building submitted comment letters to staff.

An investigation indicated the reason notices were not mailed to the Vignes Arts Building
residents is the units in that building do not appear on the Los Angeles County Assessor

" The current CM-1-RIO zoning of the project site permits a maximum FAR of 1.5 to 1 and unlimited height and
stories. The requested (T)(Q)C2-2-RIO zone permits a maximum FAR of 6 to 1 and unlimited height and stories.
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information from which the mailing list for the notices was generated. Upon the discovery,
the March 22, 2017 hearing was postponed, corrected mailing labels were generated, and
new hearing notices were mailed out to all prior recipients in addition to the Vignes Arts
Building residents for the rescheduled Advisory Agency/Hearing Officer hearing on April 19,
2017 to provide those residents with sufficient notice and opportunity to participate in the
public process with regard to the proposed project and requested entitlements.

Expedited Review and Construction Schedule

Comments were received indicating opposition to an "expedited" review and construction
process for the project. The City has engaged in environmental review and prepared a MND
in accordance with the requirements of CEQA. The City has also adhered to all applicable
notice and procedural requirements in the environmental review and entitlement process for
the project. Additionally, according to the applicant, the proposed construction schedule of
18 months is not an expedited schedule. Rather, it is a typical duration of construction for a
project of this size.

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 determined to be outside 500-year flood plain. Currently, there are no flood zone
compliance requirements for construction in these zones.



Case No. CPC-2016-1080-GPA-ZC-HD-MCUP-ZV-SPR Council District No. 14

RESOLUTION

WHEREAS, the subject project is located within the area covered by the Central City North
Community Plan, updated by the City Council on December 15, 2000; and

WHEREAS, the City Planning Commission recommended approval of a General Plan
Amendment from Commercial Manufacturing to Regional Commercial for the subject property
and recommended approval of a Zone Change and Height District Change from CM-1-RIO to
(T)(Q)C2-2-RIO; and

WHEREAS, the approved project is for the change of use and addition to an existing two-story
warehouse building into a seven-story, approximately 131-foot high, 102,679 square-foot
commercial development; and

WHEREAS, the City Planning Commission at its meeting on June 8, 2017 approved the General
Plan Amendment and recommended approval by the City Council of a General Plan Amendment
over the subject property; and

WHEREAS, pursuant to the provisions of the Los Angeles City Charter, the Mayor and City
Planning Commission have transmitted their recommendations; and

WHEREAS, the requested General Plan Amendment is consistent with the intent and purpose of
the adopted Central City North Community Plan to designate land use in an orderly and unified
manner; and

WHEREAS, the Regional Commercial land use designation and the (T)(Q)C2-2-RIO Zone and
Height District will allow the project as described above which is consistent with the Plan and
Zone; and

WHEREAS, the subject proposal has prepared a Mitigated Negative Declaration No. ENV-2016-
1081-MND in accordance with the City’s Guidelines for implementation of the California
Environmental Quality Act (CEQA);

NOW, THEREFORE, BE IT RESOLVED that the Central City North Community Plan be amended
as shown on the attached General Plan Amendment map.
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Data Sources: Department of City Planning & Bureau of Engineering



