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At its meeting on December 19,2013, the following action was taken by the City Planning Commission:

1. Denied the appeal.
2. Sustained the Determination of the Director of Planning in approving a Density Bonus Incentive, Site Plan

Review and Community Design Overlay Plan Approval, with revised Findings, for the new construction of a six-
story, 75-feet in height, mixed-use building comprised 01 81 dwelling units and 7,435 square feet of
retail/commercial over two subterranean parking levels with 118 parking spaces.

3. Adopted the attached Conditions of Approval.
4. Adopted the attached Findings.
5. Adopted Mitigated Negative Declaration No. ENV·2012-2837-MND.

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

This action was taken by the following vote:
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If you seek judicial reviewof any decision of the City pursuant to CaliforniaCodeof Civil ProcedureSection1094.5,thepetitionfor
writ of mandate pursuant to that section must be filed no later than the 90th day following the date on which the City'sdecision
becaine final pursuantto California Code of Civil ProcedureSection1094.6. There may be other time limitswhichalsoaffectyour
ability to seek Judicialreview.

Attachments: Modified Conditions of Approval. Findings
City Planner: Naomi Guth
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CONDITIONS OF APPROVAL

Density Bonus, Site Plan Review and Community Design Overlay Plan Approval
Conditions

1. Site Development. Except as modified herein, the project shall be in substantial
conformance with the plans and materials submitted by the Applicant, stamped "Exhibit A,"
and attached to the subject case file. No change to the plans will be made without prior
review by the Department of City Planning, Plan Implementation Division, and written
approval by the Director of Planning. Each change shall be identified and justified in writing.
Minor deviations may be allowed in order to comply with the provisions of the Municipal
Code or the project conditions.

2. Automobile Parking - Retail/Commercial. Vehicle parking shall be provided as required
by LAMC Section 12.21 A4. Based upon the proposed 7,435 square feet of
retail/commercial space, 30 parking spaces shall be provided for the retail/commercial
component of the project.

3. Automobile Parking -- Residential. Vehicle parking shall be provided consistent with
LAMC 12.22 A.25, Parking Option 1, which permits one on-site parking space for each
residential unit with one or fewer bedrooms; two on-site parking spaces for each residential
unit with two to three bedrooms; and two-and-one-half parking spaces for each residential
unit with four or more bedrooms. Based upon the number and type of dwelling units
proposed, 88 parking spaces shall be provided.

4. Adjustment of Parking. In the event that the number of Restricted Affordable Units should
change, or the composition of such units should change (i.e. the number of bedrooms, or
the number of units made available to Senior Citizens and/or Disabled Persons), and no
other Condition of Approval is affected, then no modification of this determination shall be
necessary, and the number of parking spaces shall be re-calculated by the Department of
Building and Safety based upon the ratios set forth above.

5. Floor Area Ratio (FAR). The project qualifies for a 3:1 Floor Area Ratio in lieu of the
normally required 1.5:1 Floor Area ratio, and shall therefore be limited to a total floor area
ratio of 3:1 or 67,500 square feet as defined by Section 12.03 and 12.21.1 A

6. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of the Los Angeles Housing Department (LAHO) to make 11%
(seven dwelling units) available to Very Low Income Households, at a rent or sale
determined to be affordable to such households by LAHD for a period of 30 years.
Enforcement of the terms of said covenant shall be the responsibility of LAHD. The applicant
will present a copy of the recorded covenant to the Planning Department for inclusion in this
file.

7. The project shall comply with the Guidelines for the Affordable Housing Incentives Program
adopted by the City Planning Commission and with any monitoring requirements established
by the LAHD.
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8. Ground Floor Exterior Lighting. At the rear facade adjacent to the alley, individual wall-
mounted light fixtures, with the light oriented downward, shall be installed along the facade
such that the facade and pedestrian pathways are lit. Additional light fixtures on the fagsde
or within the driveways shall be installed such that the driveways and vehicles are easily
seen by pedestrians and the pedestrians are easily seen by vehicle operators.

9. Window Security Grilles. The project shall not install exterior security grilles, permanently
affixed security bars, or roll-down grilles that conceal storefront windows.

10. Parking Structure. The project shall install spandrel panels and/or other features that are
equally effective that will minimize headlight glare at ramps and driveways within the parking
structure. The project shall install textured surfaces throughout the garage floor and ramps
that will minimize tire squeal.

11. Street Trees. The project shall install street trees within the public right-of-way along
Wilshire Boulevard per the standards and requirements of the Urban Forestry Dlvlsion,
Bureau of Street Services, Department of Public Works.

12. Landscape Plans. The project shall install landscaping at the rear facade, adjacent to the
alley. Landscape plans shall depict the location and type of plant material as well as the

. irrigation plan for landscaping at the rear facade, including plantings at the northwest corner
as well as shrubs or vines to soften blank walls.

Environmental Mitigation Conditions

13. Aesthetics (Light) Outdoor lighting shall be designed and installed with shielding, such that
the light source cannot be seen from adjacent residential properties or the public right-of-
way.

14. Aesthetics (Glare) The exterior of the proposed structure shall be constructed of materials
such as, but not limited to, high-performance and/or non-reflective tinted glass (no mirror-like
tints or films) and pre-cast concrete or fabricated wall surfaces to minimize glare and
reflected heat.

15. Air Pollution (Demolition, Grading, and Construction Activities)
a. All unpaved demolition and construction areas shall be wetted at least twice daily during

excavation and construction, and temporary dust covers shall be used to reduce dust
emissions and meet SCAQMD District Rule 403. Wetting could reduce fugitive dust by
as much as 50 percent.

b. The construction area shall be kept sufficiently dampened to control dust caused by
grading and hauling, and at all times provide reasonable control of dust caused by wind.

c. All clearing, earth moving, or excavation activities shall be discontinued during periods of
high winds (I.e., greater than 15 mph), so as to prevent excessive amounts of dust.

d. All dirt/soil loads shall be secured by trimming, watering or other appropriate means to
prevent spillage and dust.

e. All dirt/soil materials transported off-site shall be either sufficiently watered or securely
covered to prevent excessive amount of dust.

f. General contractors shall maintain and operate construction equipment so as to
minimize exhaust emissions.

g. Trucks having no current hauling activity shall not idle but be turned off.
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16. Cultural Resources (Archaeological) If any archaeological materials are encountered
during the course of project development, all further development activity shall halt and:
a. The services of an archaeologist shall then be secured by contacting the South Central

Coastal Information Center (657-278-5395) located at California State University
Fullerton, or a member of the Society of Professional Archaeologist (SOPA) or a SOPA-
qualified archaeologist, who shall assess the discovered material(s) and prepare a
survey, study or report evaluating the impact.

b. The archaeologist's survey, study or report shall contain a recommendation(s), if
necessary, for the preservation, conservation, or relocation of the resource. The
applicant shall comply with the recommendations of the evaluating archaeologist, as
contained in the survey, study or report.

c. Project development activities may resume once copies of the archaeological survey,
study or report are submitted to: SCCIC Department of Anthropology, McCarthy Hall
477, CSU Fullerton, BOO North State College Boulevard, Fullerton, CA 92834.

d. Prior to the issuance of any building permit, the applicant shall submit a letter to the case
file indicating what, if any, archaeological reports have been submitted, or a statement
indicating that no material was discovered.

e. A covenant and agreement binding the applicant to this condition shall be recorded prior
to issuance of a grading permit.

17. Cultural Resources (Paleontological) If any paleontological materials are encountered
during the course of project development, all further development activities shall halt and:
a. The services of a paleontologist shall then be secured by contacting the Center for

Public Paleontology - USC, UCLA, California State University Los Angeles, California
State University Long Beach, or the Los Angeles County Natural History Museum - who
shall assess the discovered material(s) and prepare a survey, study or report evaluating
the impact.

b. The paleontologist's survey, study or report shall contain a recommendation(s), if
necessary, for the preservation, conservation, or relocation of the resource.

c. The applicant shall comply with the recommendations of the evaluating paleontologist,
as contained in the survey, study or report.

d. Project development activities may resume once copies of the paleontological survey,
study or report are submitted to the Los Angeles County Natural History Museum.

e. Prior to the issuance of any building permit, the applicant shall submit a letter to the case
file indicating what, if any, paleontological reports have been submitted, or a statement
indicating that no material was discovered.

f. A covenant and agreement binding the applicant to this condition shall be recorded prior
to issuance of a grading permit.

18. Cultural Resources (Human Remains) In the event that human remains are discovered
during excavation activities, the following procedure shall be observed:
a. Stop immediately and contact the County Coroner: 1104 N. Mission Road, Los Angeles,

CA 90033. 323-343-0512 (8 a.m. to 5 p.m. Monday through Friday) or 323-343-0714
(After Hours, Saturday. Sunday, and Holidays)

b. The coroner has two working days to examine human remains after being notified by the
responsible person. If the remains are Native American, the Coroner has 24 hours to
notify the Native American Heritage Commission.

c. The Native American Heritage Commission will immediately notify the person it believes
to be the most likely descendent of the deceased Native American.
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d. The most likely descendent has 48 hours to make recommendations to the owner, or
representative, for the treatment or disposition, with proper dignity, of the human
remains and grave goods.

e. If the descendent does not make recommendations within 48 hours the owner shall
reinter the remains in an area of the property secure from further disturbance, or;

f. If the owner does not accept the descendant's recommendations, the owner or the
descendent may request mediation by the Native American Heritage Commission.

Discuss and confer means the meaningful and timely discussion careful consideration of the
views of each party.

19. Seismic The design and construction of the project shall conform to the California Building
Code seismic standards as approved by the Department of Building and Safety.

20. Erosion/Grading/Short-Term Construction Impacts
a. The applicant shall provide a staked signage at the site with a minimum of 3-inch

lettering containing contact 'Information for the Senior Street Use Inspector (Department
of Public Works), the Senior Grading Inspector (LADBS) and the hauling or general
contractor.

b. Chapter IX, Division 70 of the Los Angeles Municipal Code addresses grading,
excavations, and fills. All grading activities require grading permits from the Department
of Building and Safety. Additional provisions are required for grading activities within
Hillside areas. The application of BMPs includes but is not limited to the following
mitigation measures:
i. Excavation and grading activities shall be scheduled during dry weather periods. If

grading occurs during the rainy season (October 15 through April 1), diversion dikes
shall be constructed to Channel runoff around the site. Channels shall be lined with
grass or roughened pavement to reduce runoff velocity.

ii. Stockpiles, excavated, and exposed soil shall be covered with secured tarps, plastic
sheeting, erosion control fabrics, or treated with a biD-degradable soil stabilizer.

21. Green House Gas Emissions
a. Install a demand (tankless or instantaneous) water heater system sufficient to serve the

anticipated needs of the dwelling(s).
b. Only low- and non-VOC-containing paints, sealants, adhesives, and solvents shall be

utilized in the construction of the project.

22. Explosion/Release (Existing Toxic/Hazardous Construction Materials)
a. (Asbestos) Prior to the issuance of any permit for the demolition or alteration of the

existing struclure(s), the applicant shall provide a letter to the Department of Building
and Safety from a qualified asbestos abatement consultant indicating that no Asbestos-
Containing Materials (ACM) are present in the building. If ACMs are found to be present,
it will need to be abated in compliance with the South Coast Air Quality Management
District's Rule 1403 as well as all other applicable State and Federal rules and
regulations.

b. (Lead Paint) Prior to issuance of any permit for the demolition or alteration of the
existing structure(s), a lead-based paint survey shall be performed to the written
satisfaction of the Department of Building and Safety. Should lead-based paint materials
be identified, standard handling and disposal practices shall be implemented pursuant to
OSHA regulations.



DIR-2012-2836-DB-SPR-CDO-1 A c-s

c. (Polychlorinated Biphenyl - Commercial and Industrial Buildings) Prior to issuance
of a demolition permit, a polychlorinated biphenyl (PCB) abatement contractor shall
conduct a survey of the project site to identify and assist with compliance with applicable
state and federal rules and regulation governing PCB removal and disposal.

23. Increased Noise Levels (Demolition, Grading, and Construction Activities)
a. The project shall comply with the City of Los Angeles Noise Ordinance No. 144,331 and

161,574, and any subsequent ordinances, which prohibit the emission or creation of
noise beyond certain levels at adjacent uses unless technically infeasible.

b. Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm
Monday through Friday, and 8:00am to 6:00 prn on Saturday.

c. Demolition and construction activities shall be scheduled so as to avoid operating
several pieces of equipment simultaneously, which causes high noise levels.

d. The project contractor shall use power construction equipment with state-of-the-art noise
shielding and muffling devices.

24. Public Services (Fire) The following recommendations of the Fire Department relative to
fire safety shall be incorporated into the building plans, which include the submittal of a plot
plan for approval by the Fire Department either prior to the recordation of a final map or the
approval of a building permit. The plot plan shall include the following minimum design
features: fire lanes, where required, shall be a minimum of 20 feet in width; all structures
must be within 300 feet of an approved fire hydrant, and entrances to any dwelling unit or
guest room shall not be more than 150 feet in distance in horizontal travel from the edge of
the roadway of an improved street or approved fire lane.

25. Public Services (Police - Demolition/Construction Sites) Fences shall be constructed
around the site to minimize trespassing, vandalism, short-cut attractions and attractive
nuisances.

26. Public Services (Police) The plans shall incorporate the design guidelines relative to
security, semi-public and private spaces, which may include but not be limited to access
control to building, secured parking facilities, walls/fences with key systems, well-illuminated
public and semi-public space designed with a minimum of dead space to eliminate areas of
concealment, location of toilet facilities or building entrances in high-foot traffic areas, and
provision of security guard patrol throughout the project site if needed. Please refer to
"Design Out Crime Guidelines: Crime Prevention Through Environmental Design", published
by the Los Angeles Police Department. Contact the Community Relations Division, located
at 100 W. 1st Street, #250, Los Angeles, CA 90012; (213) 486-6000. These measures shall
be approved by the Police Department prior to the issuance of building pemnits.

27. Public Services (Schools) The applicant shall pay school fees to the Los Angeles Unified
School District to offset the impact of additional student enrollment at schools serving the
project area.

28. Construction Damage Bond
a. A cash bond or security ("Bond") shall be posted in accordance with terms,

specifications, and conditions to the satisfaction of the Bureau of Engineering and shall
remain in full force and effect to guarantee that any damage incurred to the roadway
adjacent to the property, which may result from any construction activity on the site, is
properly repaired by the applicant.
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b. Prior to the issuance of a Certificate of Occupancy, any damage incurred to the roadway
adjacent to the property, which may result from any construction activity on the site, shall
be properly repaired by the applicant to the satisfaction of the Bureau of Engineering.
The applicant is hereby advised to obtain all necessary permits to facilitate this
construction/repair.

29. Recreation (Increased Demand For Parks Or Recreational Facilities) (Apartments)
Pursuant to Section 21.10 of the Los Angeles Municipal Code, the applicant shall pay the
Dwelling Unit Construction Tax for construction of apartment buildings.

30. Increased Vehicle TripslCongestion Implementing measurers) detailed in said
Department's communication to the Planning Department dated October 16, 2012 and
attached shall be complied with. Such report and mitigation measurers) are incorporated
herein by reference.

31. Increased Vehicle Trips/Congestion (West Side Traffic Fee) The applicant shall pay a
trip fee, as required by the Department of Transportation (DOT). to a DOT fund for financing
regional and local transportation improvements.

32. Utilities (Local Water Supplies - Landscaping)
a. The project shall comply with Ordinance No. 170,978 (Water Management Ordinance).

which imposes numerous water conservation measures in landscape, installation. and
maintenance (e.g, use drip irrigation and soak hoses in lieu of sprinklers to lower the
amount of water lost to evaporation and overspray, set automatic sprinkler systems to
irrigate during the early morning or evening hours to minimize water loss due to
evaporation, and water less in the cooler months and during the rainy season).

b. In addition to the requirements of the Landscape Ordinance, the landscape plan shall
incorporate the following:
i. Weather-based irrigation controller with rain shutoff
ii. Matched precipitation (flow) rates for sprinkler heads
iii. Drip/microspray/subsurface irrigation where appropriate
iv. Minimum irrigation system distribution uniformity of 75 percent
v. Proper hydro-zoning, turf minimization and use of native/drought tolerant plan

materials
vi. Use of landscape contouring to minimize precipitation runoff

vii. A separate water meter (or submeter), flow sensor. and master valve shutoff shall be
installed for existing and expanded irrigated landscape areas totaling 5.000 sf. and
greater.

33. Utilities (Local Water Supplies - All New Construction)
a. If conditions dictate. the Department of Water and Power may postpone new water

connections for this project until water supply capacity is adequate.
b. Install high-efficiency toilets (maximum 1.28 gpf), including dual-flush water closets. and

high-efficiency urinals (maximum 0.5 gpf). including no-flush or waterless urinals. in all
restrooms as appropriate.

c. Install restroom faucets with a maximum flow rate of 1.5 gallons per minute.
d. A separate water meter (or submeter), flow sensor. and master valve shutoff shall be

installed for all landscape irrigation uses.
e. Single-pass cooling equipment shall be strictly prohibited from use. Prohibition of such

equipment shall be indicated on the building plans and incorporated into tenant lease



01R-2012-2836-DB-SPR-CDO-1 A C-7

agreements. (Single-pass cooling refers to the use of potable water to extract heat from
process equipment, e.g. vacuum pump, ice machines, by passing the water through
equipment and discharging the heated water to the sanitary wastewater system.)

34. Utilities (Local Water Supplies - New Residential)
a. Install no more than one showerhead per shower stall, having a flow rate no greater than

2.0 gallons per minute.
b. Install and utilize only high-efficiency clothes washers (water factor of 6.0 or less) in the

project, if proposed to be provided in either individual units and/or in a common laundry
room(s). If such appliance is to be furnished by a tenant, this requirement shall be
incorporated into the lease agreement, and the applicant shall be responsible for
ensuring compliance.

c. Install and utilize only high-efficiency Energy Star-rated dishwashers in the project, if
proposed to be provided. If such appliance is to be furnished by a tenant, this
requirement shall be incorporated into the lease agreement, and the applicant shall be
responsible for ensuring compliance.

35. Utilities (Solid Waste Recycling)
a. (Operational) 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.

b. (Construction/Demolition) 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.

c. (Construction/Demolition) To facilitate on-site 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 the contents recycled accordingly as a part of the project's repular solid waste
disposal program.

36. Utilities (Solid Waste Disposal) All waste shall be disposed of properly.
a. 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.

b. Non recyclable materials/wastes shall be taken to an appropriate landfill.
c. Toxic wastes must be discarded at a licensed regulated disposal site.

Administrative Conditions

37. Final Plans. Prior to the issuance of any building permits for the project by the Department
of Building and Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building and Safety for final review and
approval by the Department of City Planning. All plans that are awaiting issuance of a
building permit by the Department of Building and Safety shall be stamped by Department of
City Planning staff "Final Plans'. A copy of the Final Plans, supplied by the applicant, shall
be retained in the subject case file.
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38. Notations on Plans. Plans submitted to the Department of Building and Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet, and shall include any modifications or notations
required herein.

39. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification
of consultations, review of approval, plans, etc., as may be required by the subject
conditions, shall be provided to the Department of City Planning prior to clearance of any
building permits, for placement in the subject file.

40. Code Compliance. Use, area, height, and yard regulations of the zone classification of the
subject property shall be com plied with, except where granted conditions differ herein.

41. Department of Building and Safety. The granting of this determination by the Director of
Planning does not in any way indicate full compliance with applicable provisions of the Los
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to
plans made subsequent to this determination by a Department of Building and Safety Plan
Check Engineer that affect any part of the exterior design or appearance of the project as
approved by the Director, and which are deemed necessary by the Department of Building
and Safety for Building Code compliance, shall require a referral of the revised plans back to
the Department of City Planning for additional review and sign-off prior to the issuance of
any permit in connection with those plans.

42. Enforcement. Compliance with these conditions and the intent of these conditions shall be
to the satisfaction of the Department of City Planning.

43. Indemnification. The applicant shall defend, indemnify and hold harmless the City, its
agents, officers, or employees from any claim, action, or proceeding against the City or its
agents, officers, or employees relating to or to attack, set aside, void or annul this approval
which action 'IS brought within the applicable limitation period. The City shall promptly notify
the applicant of any claim, action, or proceeding and the City shall cooperate fully in the
defense. If the City fails to promptly notify the applicant of any claim action or proceeding,
or if the City fails to cooperate fully in the defense, the applicant shall not thereafter be
responsible to defend, indemnify, or hold harmless the City.
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FINDINGS

The proposed project, known as Picasso Brentwood, involves the construction of a new, six-
story, 75 feet in height mixed-use building, comprised of 81 dwelling units, 7,435 square feet of
retail/commercial use, and 118 parking spaces within a portion of the mezzanine level and two
subterranean parking levels which are accessed from the rear alley. The subject site,
comprised of three lots totaling 22,500 square feet, is zoned [Q]C4-1 L-CDO which allows 60
dwelling units by-right as well as retail/commercial uses. In conformance with Section 12.22 A
25 (Density Bonus provisions) of the Los Angeles Municipal Code (LAMe), the proposed
project involves a density bonus of 35% over the allowable 60 units (l.e., an additional 21
dwelling units) in exchange for setting aside seven dwelling units for Low Income households
for a period of 30 years. In conjunction with the density bonus, the proposed project will provide
at least 88 parking spaces for the residential component of the project, a reduction in required
parking as permitted by the LAMC density bonus provisions under Parking Option 1. The
proposed project provides 30 parking spaces for the commercial component, as required by
the parking provisions of the LAMC.

In setting aside seven Very Low Income units (11% of the allowable 60 dwelling units), the
proposed project qualifies for an incentive allowing for an increase in the Floor Area Ratio (FAR)
from 1.5.1 to an FAR not exceeding 3:1, The project meets the following criteria for a FAR of
3:1 :

a. The property is in a commercial zone in Height District 1L
b. The Housing Development Project includes the number of Restricted Affordable

Units sufficient to qualify for a 35% Density Bonus
c. Fifty percent more of the commercially zoned parcel is located in or within 1,500

feet of a Rapid-Red Line Bus Transit Stop.
d. The project fronts on Wilshire Boulevard a Major Highway as defined by the

General Plan.

The project site is located on the north side of Wilshire Boulevard between Westgate Avenue
and Bundy Drive, at 12029-12035 Wilshire Boulevard. The project site is located within the West
Wilshire Boulevard Community Design Overlay (COO) plan area; therefore, the proposed
project requires CDO Plan Approval. There are currently three, single-story, 15 feet in height
commercial buildings on the project site which will be demolished. As there are no existing
dwelling units, the new construction of 81 dwelling units comprises an increase of more than 50
dwelling units on the project site; therefore, the proposed project requires Site Plan Review.

Density Bonus Affordable Housing Incentives Compliance Findings

1. The project complies with the following criteria required by Section 12.22.A 25 (e)
(2) of the LAMe for Housing Development Projects requesting on-menu incentives:

a. The far;ade of any portion of a building that abuts a street shall be articulated with a
change of material or a break in plane, so that the fagade is not a fla! surface.

As depicted in Exhibit A, the Wilshire Boulevard facade is comprised of a variety of
materials. At the ground floor, each end of the facade has a vertical element in
decorative masonry that extends above the ground floor and mezzanine level. Within
these outer vertical elements, there are three shorter vertical elements that are
comprised of two tones of tile applied in an alternating pattern of horizontal bands
and two of which delineate both edges of the ground floor space and the third is in
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between the retail space and residential entrance, distinguishing the two ground floor
uses. The ground floor storefronts and entrances have floor-to-ceiling glazing. In
addition to floor-to-ceiling glazing at balconies and windows, the upper floors
incorporate areas with medium dash and with smooth exterior plaster finishes, wood
screens and wood balcony railings, and a ventilated facade system of solid
composite panels both in a horizontal band at the angled underside of the roof and in
a vertical band at the location of the stairs adjacent to residential lobby at each floor.

The balconies fronting Wilshire Boulevard at the first through fourth floors protrude
beyond the facade plane at angle, where the west edge of a balcony has the
greatest depth and the front edge is at an angle that meets the building facade at a
balcony's east edge. Thus, the balconies provide an interesting break in the plane of
the facade. At the ground level, a metal canopy extends across the top of the retail
storefronts and residential entrance Which provides a break in the fac;ade plane. In
addition, the residential entrance and retail entrances are recessed.

b. AI! buildings must be oriented to the street by providing entrances, windows
architectural features end/or balconies on the front and along any street facing
elevation.

As depicted 'InExhibit A, the proposed building is oriented toward Wilshire Boulevard
and incorporates strong pedestrian-friendly elements. The ground floor provides
floor-to-ceiling glazing at storefront windows and at the storefront and residential
entrances. Balconies fronting Wilshire Boulevard are incorporated at each of the five
upper residential levels.

c. The Housing Development Project shall not involve a contributing structure in a
designated Historic Preservation Overlay Zone (HPOZ) and shall not involve a
structure that is a City of Los Angeles designated Historic-Cultural Monument (HCM).

The proposed project is not located within a designated Historic Preservation
Overlay Zone, nor does it involve a property that is designated as a City Historic-
Cultural Monument.

d. The Housing Development Project shall not be located on a substandard street in a
Hillside Area or in a Very High Fire Hazard Severity Zone as established in Section
57.25.01 of the LAMC.

The proposed project is not located in a Hillside Area, nor is it located in a Very High
Fire Hazard Severity Zone.

2. Pursuant to Section 12.22 A.2S(c) of the LAMe, the Director shall approve a Density
Bonus and requested Incentive{s) unless the Director finds that:

a. The Incentive is not required in order to provide for affordable housing costs as
defined in California Health and Safety Code Section 50052.5, or Section 50053 for
rents for the affordable units.

The incentives are necessary to provide for affordable housing costs per State law, per the
following analysis of the proposed project:

Capitalization Rate and Financial Feasibility
A capitalization rate (or "cap rate") is the ratio of the net operating income produced by an
asset to its capital cost, that is, net operating income divided by cost. It is the rate of return
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on a real estate investment property based on the expected income that the property will
generate, and is used to estimate the investor's return on his or her investment. Net
Operating Income (NOI) is the incorne a property produces after operating expenses are
paid (gross expected income less operating costs). NOI is the "bottom line" of a real estate
project; it is what is left over for profit. Incorne includes rental incorne and income from the
retail portion of the project, after accounting for vacancies. Capital costs include
acquisition costs, which are the costs of obtaining land and existing buildings, as well as
irnprovement costs, which include the costs of demolishing unwanted structures,
irnproving existing structures, and constructing new structures.

Because the cap rate is derived using the NOI, a higher or lower net operating income can
influence the cap rate. In scenario one (without FAR incentive) the cap rate of 5.29% is
based on the NOI of $964,070 divided by the acquisition and development costs of
$18,218,815. In scenario two (with FAR incentive) the cap rate of 7.62% is based on the
NOI of $1,837,565 divided by the acquisition and development costs of $24,118,073.

The proforma analysis states that without the increased FAR incentive, the capitalization
rate ("cap rate") is 5.29% and the project is therefore not financially feasible. With the
increased FAR, the cap rate is 7.62% and the project is financially feasible. The higher the
cap rate is, the greater the return for each dollar of cost. Thus, with a cap rate of 5.29%,
there is $1.00 of income for each $18.90 of cost (100% divided by 5.29%). With a cap rate
of 7.62%, there is $1.00 of income for each $13.10 of cost (100% divided by 7.62%). Thus,
lower cap rates do not appeal to investors, making it more difficult to finance a project.

Staff reviewed several published industry resources to survey cap rates both in the local
market and nationally. According to some real estate experts, investors are wary of low
cap rates in primary markets, such as Los Angeles (Multifamily Executive magazine, April
2013). Cap rates have been low in the Los Angeles area over the past couple of years,
and in Mid-2013 cap rates for apartrnents in Los Angeles were approximately 5.53% ("Cap
Rate Calculations Today," September-October 2013, Commercial Investment Real Estate
Magazine, CCIM Institute). According to the U.S. Multifamily Forecast Report (Cassidy
Turley/Commercial Real Estate Services, Summer 2013), the average cap rate for Los
Angeles year to date was 5.4 percent, about the same as the national average cap rate of
5.3 percent. The Apartment Research Market Report (Marcus & Millichap, Fourth Quarter
2013) indicates that average cap rates were in the high-5 percent range during the past 12
months for Los Angeles County.

According to the CBRE Cap Rate Survey, for the first half of 2013, the stabilized cap rates
for rnulti-housing infili/urban in the Los Angeles market ranged frorn 3.25 percent for Class
A construction to 6.0 percent for Class C construction. The forecast trends for the Los
Angeles market in the 2nd half of 2013 indicate that cap rates are likely to remain flat. A
desirable cap rate is generally within the range of 7 to 10 percent, depending on the
specific details of a project. It is also important to note that cap rates are affected by
several factors, including interest rates, market fundamentals, economic performance and
investor demand.

Floor Area Ratio and Average Unit Size
The average size of the 81 units is nearly double if the FAR is increased to 3:1 (637
square feet versus 330 square feet, per the applicant's proforma analysis). Staff analysis
of FAR and average unit size reaches the same conclusion. Namely, an increase in FAR
is necessary to accommodate 81 units at an average size corn parable to the average unit
size for 60 units at the otherwise allowable 1.5:1 FAR. Under the [QJC4-1L-CDO zone, a
maximum of 60 units can be built at an FAR of 1.5:1. As illustrated in the table below, staff
concludes that an FAR of 1.9:1 will allow for the construction of 81 units at a similar
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average size to that of the allowable 60 units at the lower FAR. An FAR of 3:1 allows for
81 units at an average size that is more than two thirds than that of the allowable 60 units
at a 1,5:1 FAR.

FAR Allowable Commercial Residential Average Unit ! Average Unit!
FloorArea Portion Portion' Size I size

At 60 units At 81 units
1.5:1 22,500 x 1.5 7,435 s.f. , 26,315s.f. 26,315/60 - 26,315/81 e

, "33,750 s.f. I 439s,!, 325sJ,
1.9:1 ! :2,500 x 1,917,435 s.f. i 35,3155.1. ' NIA 35,315181 =

I - 42,750 s.f. I 436 s.t.
3:1 22,500x 3 . 7,435 s.l. 60,065s.f. I NIA 60,065181 =

"67,500 s.f. 742 sJ.,.IncludescommonIndooramenity spaces

Floor Area Ratio, Cost and Operating Income
Per the proforma analysis, the acquisition cost and other soft costs (entitlements, permits,
design and other) are nearly the same regardless of the total square footage of the project;
that is, $10,422,650 in the smaller structure versus $10,895,528 in the larger structure,
However, these costs are spread over a greater square footage in the larger structure,
resulting in a lower cost per square foot. Construction costs of the larger structure are
nearly double that of the smaller structure, but with the construction costs spread over a
greater total square footage, the cost per square foot is less than that of the smaller
structure, On the income side, rental income is spread over a greater square footage in
the larger structure and the rent per square foot is less than that of the smaller structure.

! 1,5:1 FAR I 3:1 FAR I

i Acquisition& soft costs $339/s1 $1821sf

I Constructioncosts $254lsf $2211sf

Rental Income $3.71/sf $3.28/sf

Rental income from the seven Very Low Income units will be the same in both 1,5:1 and
3: 1 FAR structures. Very Low Income is a household income that is 50 percent or less of
the area median household income, Rents are set at one-third of the monthly income of
such a household (the rent level that is deemed affordable per Federal and State
regulations), and the number of bedrooms of a unit assume a specific household size and
corresponding household income. Assuming that the mix of units by number of bedrooms
is the same in both scenarios, the mix of seven Very Low Income units will represent the
same total rental income in both, Rental income of the 74 units will vary according to the
market. The applicant's proforma analysis shows that the gross annual rental income of
the 3: 1 FAR project is approximately 1,75 times greater than that of the smaller structure.

I il

l
. . 1.5:1FAR 31 FAR

, Total Gross Rental Income ! $1,367,088, $2,356,902

Gross Rental Income per Unit S16,878/unit S29,0981unit

The applicant's proforma analysis thus shows that smaller units each carry a greater share
of the costs, yet the income per unit is less, The lower income does not adequately cover
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costs in order for the project to be financially feasible. This is illustrated by a cap rate of
5.29% for a project at 1.5:1 FAR. To accommodate a mixed-use building with 7,435
square feet of commercial space and 81 units, with an average unit size comparable to
that allowed per the zone and with a cap rate that provides for financial feasibility, an FAR
of 3: 1 is needed.

No Need for Other Incentives or Concessions
Staff analyzed the requested 3:1 FAR in relation to a six-story building and a three-story
building on the 22,500-square-foot subject lot. A Six-story building is included because the
zone allows this height (equivalent to approximately 75 feet). A three-story building is
included because the structure adjacent to the appellant's property on the east is three
stories. As illustrated in the table below, a 3:1 FAR cannot be built within three stories
because this encompasses the entire lot and does not allow the space needed to meet
other development standards, such as open space and yard requirements. However, a
six-story building at a 3:1 FAR encompasses one-half the site, wherein the development
standards can be met, as depicted in Exhibit A of the Director's Determination. Although a
three-story building at a 1.5: 1 FAR similarly encompasses one-half the site, this FAR does
not allow for comparable unit sizes, as illustrated in the table above. With the zone
allowing for 75 feet in height (six stories), relief from other development standards is not
necessary.

FAR I Allowable Floor 6 Stories 3 Stories
IArea

33,75016 = 33,75013 = I

1.5:1 33,750 s.l. I 5,625s.Uftoor I 11,250s.f.lfloor
% of lot I y, of lot

42,75016 = 42,75013 -
1.9:1 42,750 s.f. 7,125s.f.lfloor 14,250s.f.lfloor

I 1/3 of lot 2/3 of lot

I I
67,50016 = 67,50013 -

3:1
I

67,500 11,250s.Ufloor 22,500 s.Ufloor i
I Y,of lot I Entire lot I

b. The Incentive will have a Specific Adverse Impact upon public health and safety or
the physical environment or on any real property that is listed in the California
Register of Historical Resources and for which there is no feasible method to
satisfactorily mitigate or avoid the Specific Adverse Impact without rendering the
development unaffordable to Very Low, Low and Moderate Income households.
Inconsistency with the zoning ordinance or general plan land use deSignation shall
not constitute a specific, adverse impact upon the public health or safety.

The Incentive will not have a Specific Adverse Impact.

The proposed project and potential impacts were analyzed in accordance with the City's
Environmental Quality Act Guidelines and the City's LA CEQA Thresholds Guide. These
two documents establish standards and thresholds of significant impact, and provide the
data for determining whether or not the impacts of a proposed project reach or exceed
thresholds. Analysis of the proposed project involved the preparation of a Mitigated
Negative Declaration (MND) (ENV-2D12-2837 -MND), and it was determined that the
proposed project may have an impact on the following environmental factors: aesthetics;
air quality; cultural resources; geology and soils; green house gas emissions; hazards and
hazardous materials; noise; public services; recreation; transportation/traffic; and, utilities
and service systems. Mitigation measures will reduce impacts to less than significant, and
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are imposed as conditions of approval in the Director's Determination (Environmental
Mitigation Conditions 13 through 36). Therefore, there is no substantial evidence that the
proposed project will have a Specific Adverse Impact on the physical environment, on
public health and safety, and/or on property listed in the California Register of Historical
Resources.

Site Plan Review Compliance Findings

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

The proposed project is within the Brentwood-Pacific Palisades Community Plan and
within the West Wilshire Boulevard Community Design Overlay District (COO), with a land
use desiqnation of Community Commercial and corresponding zoning of fQjC4-1 L-CDO.
The proposed project substantially conforms to the objectives, policies and programs of
the Community Plan regarding residential development, commercial development, mixed-
use development, transportation, non-motorized transportation, and urban design.

Community Plan Goal 1: A safe, secure and high quality residential environment for all
economic, age and ethnic segments of the community.
The project site is located on Wilshire Boulevard, a designated mass transportation
corridor and a pedestrian-oriented COO, and is within 1,500 feet of a mass transit stop,
thus fulfilling Objective 1-2 and corresponding policies to locate new housing, higher
density residential development and mixed use development near transit corridors, in
commercial zones and near services and facilities. The proposed project fulfills Objective
1-5 and corresponding policies to provide housing for ali persons, in a variety of locations
while minimizing displacement of residents. In particular, the proposed mixed-use project
is within a pedestrian-oriented district and a transit corridor, and provides 81 new dwelling
units, 11 percent of which will be reserved for and affordable to lower income households,
while not displacing residents.

Community Plan Goal 2: A strong and competitive commercial sector which best serves
the need ofthe community through maximum etilciency and accessibility while preserving
the unique character ofthe community.
The proposed mixed-use project is comprised of approximately 67,500 square feet of floor
area, of which 7,435 square feet is retail (11 percent) located on the ground floor fronting
Wilshire Boulevard. Parking for the proposed project is accessed from the alley at the rear
of the building. The proposed six-story building blends with the mix of building heights
along Wilshire Boulevard which range from one to three stories within the same block as
the subject site and up to 15 stories or more along blocks to the immediate east and west.
Properties to the north, adjacent to the rear alley, are developed with multi-family
structures of three stories or more. In conformance with Objective 2-1 and corresponding
policies, the proposed project strengthens the existing commercial area by introducing
more commercial activity, adding dwelling units while not displacing commercial uses,
incorporating strong pedestrian-orientation with floor-to-ceiling glazing at the ground level
retail spaces, and having a high quality, distinctive character that is compatible with
existing development. In conformance with and as encouraged by Objective 2-3 and
corresponding policies, the proposed project further enhances pedestrian activity along the
Wilshire Boulevard transit corridor through pedestrian-oriented design of the commercial
spaces (as described above), parking that is accessed from the rear alley and is not visible
from the front facade, and its location within an existing commercial area of a transit
corridor. In conformance with Objective 2-4 and corresponding policies, the proposed
project enhances the appearance of the commercial, pedestrian-oriented area through
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dedication of two feet of additional sidewalk area and the installation of street trees where
none currently exist.

Community Plan Goal 13: A system of freeways, highways and streets that provides a
circulation system which supports existing approved and planned land uses while
maintaining a desired level of service at all intersections.
The subject site is located on the north side of Wilshire Boulevard between Westgate
Avenue on the east and Bundy Drive on the west. This section of Wilshire Boulevard is
designated as a Major Class II roadway, requiring a 12-foot wide sidewalk/parkway, and is
also designated a Primary Transit Priority Arterial Street, with peak hour parking
restrictions, possible installation of a bus-only curb lane and future installation of a bicycle
Jane per the 2010 Bicycle Plan. In conformance with Objective 13-1 and corresponding
policies, the proposed project supports the function of Wilshire Boulevard as a major,
multi-modal transportation corridor with improved level of service by providing vehicle
access from the rear alley which avoids traffic interruptions and vehicle queuing on
Wilshire Boulevard. In addition, the proposed project includes 26 bicycle parking spaces
for the residential tenants.

Community Plan Urban Design Goals: These design policies and standards are to ensure
that residential and commercial projects and public spaces and rights-or-way incorporate
specific elements of good design. The intent is to promote a stable and pleasant
environment. In commercial corridors, the emphasis is on the provision and maintenance
of the visual continuity of streetscape and the creation of an environment that encourages
pedestrian and economic activity.
In conformance with the urban design policies of the Community Plan, the proposed
project promotes good design while encouraging pedestrian and economic activity. The
residential component of the proposed project includes an entrance from Wilshire
Boulevard and landscaped open space for residents. The project design incorporates a
variety of materials and architectural elements which provide articulation and visual
interest. Parking, within subterranean levels and a portion of the mezzanine level, is well-
integrated into the building, with access provided at the rear alley which avoids traffic flow
interruptions and pedestrian-vehicle conflicts. Exterior ground floor lighting is provided
within the canopy at the Wilshire Blvd. facade, At the alley, individual wall-mounted fixtures
oriented downward provide some light along the facade: however, lighting within each
driveway is not depicted. Condition 8 and environmental mitigation condition 13 ensure
installation of exterior lighting that supports the safety of pedestrians and vehicles and that
is directed away from adjacent residential uses. No other exterior light fixtures are
proposed. Light at each balcony will be within a can fixture in the ceiling and well-shielded
from adjacent uses.

Zoning
The proposed project conforms to the [QjC4-1 L-CDO zone of the subject site. Mixed-use
is allowed, including retail stores. A density of one unit per 400 square feet of lot area is
allowed; therefore, with a lot size of 22,500 square feet, 60 dwelling units are permitted.
The density bonus request, described above, increases the allowable number of dwelling
units to 81. Commercial and residential yard requirements are met, which include no yards
on the ground floor, and nine-foot side yards and a 20-1001rear yard at the upper floors. A
floor area ratio (FAR) of 1:5 is allowed. The density bonus request includes one incentive,
allowing an FAR of 3:1. As depicted in Exhibit A, the proposed project incorporates more
than the required 8,275 square feet of open space, including common and private open
space areas.



DIR-2012-2836-DB-SPR-CDO-1 A F-8

Community Design Overlay Districl
The proposed project substantially conforms to the West Wilshire Boulevard Community
Design Overlay District. A detailed discussion is below, "Community Design Overlay
Compliance Findings."

4. The project consists of an arrangement of buildings and structures (including
height, bulk and setbacks), off-street parking facilities, loading areas, lighting,
landscaping, trash collection, and other such pertinent improvements, that is or will
be compatible with existing and future development on adjacent properties and
neighboring properties.

The proposed six-story building blends with the mix of building heights along Wilshire
Boulevard which range from one to three stories within the same block as the subject site
and up to 15 stories or more along blocks to the immediate east and west. Similarly,
structures on the south side of Wilshire Boulevard vary in height. Notably, directly across
Wilshire Boulevard from the subject site, at 12026 Wilshire Boulevard, a five-story, multi-
family development was completed in 2010. Properties to the north, adjacent to the rear
alley, are developed with multi-family structures of three stories or more.

The building front facade is placed at the property line, consistent with the majority of
nearby properties and with the desired pedestrian orientation of Wilshire Boulevard.
Similar to nearby properties, vehicular access is provided at the rear alley for parking,
loading and trash collection which also contributes to the pedestrian orientation while
enhancing pedestrian safety.

The access path from the loading area to the retail spaces and residential units is indirect,
via stairs down to the P2 parking level, then traversing the parking area, entering a
doorway to a hallway that leads to the residential lobby at the ground floor and to the exit
to then enter the retail spaces at the storefronts. This could lead to conflicts with vehicles
in the parking area as well as conflicts between residential and retail tenants.

Set-backs at the upper residential levels reduce the impact of the height and mass on the
adjacent one-story buildings to the east and west. Per environmental mitigation condition
13, the exterior lighting along the canopy at the front facade and the individual wall-
mounted fixtures along the alley facade will not disturb or cast glare on neighboring
properties.

5. The residential project provides recreational and service amenities to improve
habitability for its residents and minimize impacts on neighboring properties.

The proposed project will provide all required open space within common areas as well as
within private balconies and patios. Common tenant amenities are located within the
mezzanine and first floor levels. An indoor gym will be located at the mezzanine level. As
depicted on the landscape plan in Exhibit A. the primary outdoor recreation area is within a
courtyard at the northwest corner of the first floor. Amenities within this courtyard include a
swimming pool and Jacuzzi with seating on all sides, fireplace, theater, and a bar counter
with a water feature. In addition, a sitting terrace is located at the southeast corner within
the side yard area. The first floor includes an indoor recreation room that is accessible
from the courtyard and from the internal hallway. A landscaped area adjacent to the
recreation room and at the center of the floor is an atrium that is open up to the roof, and
as such provides a light well for the second through fifth floors. With varied landscaping
from shrubs and ground cover to vines and trees, the first floor outdoor space enhances
the project's habitability for residents. All units have balconies, and the interior units at the
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first floor have patios fronting the courtyard with tall screening planting that provides
privacy.

In addition to providing retail spaces on site, the proposed project is also located in close
proximity to neighborhood services and amenities that are important to residents, such as
a grocery store, dry cleaners, beauty salons, cafes and restaurants.

6. The project substantially complies with the adopted Community Design Overlay
Guidelines and Standards.

Guidelines and Standards 6, g, 12, 17, 18, and 21 are not applicable to the proposed
project and therefore are not included below. The proposed project will include signage;
however, sign details are not a part of this entitlement request. Conformance with the
signage guidelines and standards will be considered under a subsequent request.

Guideline 1, Standard 1: Building Orientation
Guideline 1: Buildings should be sited to facilitate pedestrian access from Wilshire
Boulevard and between adjacent projects. Developments should not face inward but
rather toward Wilshire Boulevard to accomplish appropriate street orientation.

Standard 1: All Buildings shall have a ground floor and the primary ground floor
building entrances shall be oriented towards Wilshire Boulevard. All Projects shall
provide an open and unlocked pedestrian entrance open to the public at the front of
the building during business hours for each business that fronts on Wilshire Boulevard,
even when rear public entrances are provided.

As depicted in Exhibit A, the retail and residential spaces have ground floor entrances
fronting Wilshire Blvd. These entrances are the primary pedestrian entrances. Therefore,
the proposed project conforms to this Standard.

Guideline 2. Standard 2: Building Setback/Pedestrian-Orientation - Low- and Mid-Rise
Guideline 2: Create pedestrian-orientation by siting new buildings on the front lot line
or close to it.

Standard 2: The exterior wall of any new construction or addition of floor area shall be
located not more than five (5) feel from any lot line adjoining Wilshire Boulevard,
except that building setbacks from the front lot line may exceed five feet when used for
landscaping, plazas, courtyards, outdoor dining, seating, kiosks, and/or paseos.

As depicted in Exhibit A, the building's front facade is placed at the sidewalk edge, the
effective lot line given the required two-foot dedication. Therefore, the proposed project
conforms to this Standard.

Guideline 3, Standard 3: Open Space
Guideline 3: Outdoor open spaces, to the greatest extent possible, should be oriented
towards Wilshire Boulevard. All open spaces are expected to be well-defined, integral
components of the site design. Building site landscaping can present an attractive
ground plane to pedestrians while screening building bases, service areas, parking
structures, and surface parking lots. Landscaping should be arranged to highlight
building entries, soften building masses, provide scale to site development, and define
lot edges. Planters are an effective means to provide landscape where parkways do
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not exist and add variety and visual interest to the streetscape. Locations can be
chosen to complement buildings or enhance storefront design.

Standard 3: All areas of a site not occupied by buildings, driveways, parking areas, or
pedestrian amenities shall be landscaped at site entrances, along walkways, and
adjacent to buildings and parking lots. Landscaping consisting of small trees, planter
boxes or tubs of flowers shall be provided, where feasible. Plants shall not obstruct the
pedestrian right-of-way nor create inappropriate visual or physical barriers for vehicles
or pedestrians. High-rise buildings shall be improved with landscaped entryways
including trees and shrubs and flowering ground cover.

The proposed structure encompasses the full width and length of the site. The design
does not include open areas or walkways at the ground floor. However, landscaping will
be provided along the alley frontage, including a small open area at the northwest corner
which will be planted with ground cover and a tree. Condition 12 will ensure that landscape
plans include landscaping at the alley facade, including plantings at the northwest corner.
Therefore, as conditioned herein, the proposed project conforms to this Standard.

Guideline 4, Standard 4: Circulation
Guideline: Retail and community-oriented uses should be located to aI/ow easy access
by pedestrians. Vehicle access and loading areas should be well-defined and located
where there will be minimal physical or visual impact on pedestrians and on the flow of
traffic, or adjacent uses.

Standard: Retail and community-oriented uses shall be located to aI/ow easy access
by pedestrians and to minimize pedestrian and vehicular conflict. Parking lots and
parking structures shall be designed to provide a safe pedestrian circulation system
between parked vehicles and the building. Walkways for pedestrian access shall be
provided between parking areas and the Project. Vehicular entrances shall be located
off of a side street or an alley, where feasible, in order to minimize pedestrian and
vehicular conflicts. Loading areas shall be located on the rear or side entrance of the
structures for minimum visibility and where there will be minimal negative impact on
pedestrians and the flow of traffic. Pedestrian "drop off" areas located at the street
shalf not impede foot traffic or sidewalks.

The primary pedestrian entrances for the retail and residential spaces are located on the
ground floor fronting the sidewalk along Wilshire Blvd. There will be no driveways from
Wilshire Blvd. Vehicular access is provided at the rear alley for parking, loading and trash
collection. Pedestrian access from the parking levels into the building is through an interior
hallway that leads to the residential lobby at each floor.

Guideline 6, Standard 5: Articulation
Guideline 5: Buildings should not be characterized by large unbroken solid masses.
The visual monotony of a large building can be reduced by breaking it down into
smaller, human scale components to provide variation and visual interest. Horizontal
and vertical articulation of buildings by use of varied materials, textures or colors, trim
areas around door, windows, and roof lines, arcades, canopies, and awnings also
provide architectural relief. Large unbroken surfaces should be avoided by breaks in
the street wall and dividing wide storefronts into structural bays.

Storefront bays create articulation in low-rise buildings and are the building blocks of a
pedestrian-oriented street. A storafront bay is that area enclosed by the storefront
cornice above, piers on the side, and the sidewalk at the bottom. Sometimes
storefronts are placed entirely within one storefront bay, usually in older structures.
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More modern buildings have a greater width to height ratio, and may include several
storefront bays to maintain the existing and unifying rhythm of the street wall.
Recessed storefront bays add visual interest to the street wall, frame display windows,
and create an inviting shopping environment.

Standard 5: All Projects shail provide horizontal architectural treatments and/ or facade
articulations such as cornices, friezes, balconies, awnings, pedestrian amenities, or
other features for the first thirty (30) feet of building height. If the Project includes forty
(40) or more feet of building frontage, then vertical architectural treatments and/ or
facade articulations such as columns, pilasters, indentations, storefront bays, windows,
landscaping, or other features shall ba provided at least every twenty five (25) feet on
center. The minimum depth of the vertical break shall be at least two feet.

As depicted in Exhibit A, the subject site extends for 150 feet along Wilshire Blvd. The
Wilshire Blvd. facade has a high degree of articulation, incorporating a variety of
architectural treatments, materials and colors.

At the ground floor, each end of the facade has several feet of gray, decorative masonry.
Between these edges, the retail storefronts and residential entrance are bounded by
column elements comprised of two tones of brown tile that are applied in an alternating
pattern of horizontal bands. A gray metal canopy extends the full length of the retail space
and residential entrance. Both the retail and residential entrances are recessed. At the
upper residential floors, vertical elements are comprised of plaster with different
treatments, wood and glass materials in various colors, including gray, white and orange
earth tones. Balconies with wood railings are distinct features, protruding from the facade
plane at an angle. These balconies provide an interesting break in the facade plane. At the
top floor, the underside of the roof that extends over the balconies is angled, further
adding articulation. Therefore, the proposed project conforms to this Standard.

Guideline 7, Standard 7: Entry Treatment
Guideline 7: The entrance /0 a building has an important relationship to the street and
is one of the most important parts of the building facade. All buildings should have
dominant entryways which reinforce the character of the building, add visual interest,
break the monotony of flat surfaces, add a vertical element to break up the facade of
the building and create an inviting entrance.

Standard 7: Front door entryways shall have emphasis such as a recess from the
building facade, architectural Ireatments, distinctive materials or lighting, entryway
awnings, or attractive signage. Building entries shall be Hluminated at night.

As depicted on Exhibit A, the primary pedestrian entrances along the Wilshire Blvd. facade
are clearly identified by their recessed entries. In addition, the three vertical elements of
alternating brown tones add emphasis with one at each end of the ground floor and one
between the residential entrance and retail spaces. Lighting will be within the metal
canopy that extends the length of the ground floor. Signage, to be considered under a
subsequent request, is proposed above each entrance, with retail signs mounted on the
canopy and the residential entry sign mounted on the wall, thereby adding distinction
between the retail and residential spaces. Therefore, the proposed project conforms to this
Standard.
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Guideline 8, Standard 8: Window Security Grilles
Guideline 8: Building security is important in any building, Security grills etten obscure
storefront windows and create a negative ambience that detracts from the positive
pedestrian environment. Alternatives should be used.

Standard 8: Exterior security grilles or permanently affixed security bars, or roll-down
grilles that conceal storefront windows shaJi be prohibited. Stores shall use alternatives
such as interior security systems or vandal proof glazing which is resistant to impact.

Security systems are not depicted in Exhibit A Condition 9 ensures that retail spaces will
use interior security systems or vandal proof glazing. With this condition, the proposed
project conforms to this Standard.

Guideline 10. Standard 10: Mechanical Equipment Screening and Trash Containers
Guideline 10: Rooftop mechanical equipment should be screened or enclosed by
materials architecturally integrated with the building. Trash containers should be
located at the rear where they are not visible to the public.

Standard 10: Equipment shall be enclosed or screened through use of building
parapets, masonry walls or other architectural treatments. All exterior mechanical
equipment, including HVAC equipment, satellite dishes, cellular antennas, should not
be visible from public rights-of-way. Trash storage bins shall be located within a gated,
covered enclosure constructed of materials identical to the exterior wall meteriets of
the building and screened with landscaping, so as not to be viewed from public right-of
way. No mechanical equipment (e.g., air conditioners) shall be permitted in window or
door openings.

As depicted on Exhibit A, the roof parapet wall of the proposed project will be 18 inches in
height, thus effectively screening any rooftop mechanical equipment, as seen from the
public right-of-way. Trash and recycling containers will be placed within the parking area at
the rear, fronting the ailey and fully enclosed with a metal roll-down gate. Therefore, the
proposed project conforms to this Standard.

Guideline 11, Standard 11: Exterior Surface Materials - Low-Rise and Mid-Rise
Guideline 11: The texture of the facade of buildings should be complementary with
other buildings in the surrounding area. Large expanses of the same building material
detract from the aesthetics of a building. Use of varied and complementary building
material reduces the mass of a building, and creates visual interest. The use of three
materials should be adequate.

Standard 11: The exterior facade of low-and mid-rise buildings shall incorporate no
more than three complementary building materials, including but not limited to glass,
tile, stucco or stone. The base of a building (the first two (2) to five (5) feet above the
sidewalk) shall be differentiated from the rest of the building facade with treatments
such as change in material and/ or color.

As depicted on Exhibit A, the proposed facade incorporates a variety of materials. Vertical
elements are comprised of smooth exterior plaster, medium dash exterior plaster,
decorative masonry, tile, wood, solid composite panels and glass. Horizontal elements and
accents include the metal canopy, balconies with wood railings, and top floor balconies
with glass railings. The first two to five feet of the ground floor is not differentiated from the
rest of the ground floor facade. Rather, the ground floor retail space and residential entry
comprise a base element for the building which is distinguished from the rest of the
buHding by the metal canopy and the tiled vertical elements. The plaster, masonry and tile
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comprise one genre of exterior surface. The wood elements soften while providing a
contrast that complements these materials as well as the glass and metal materials,
Therefore, the proposed project conforms to this Standard,

Guideline 13. Standard 13: Color
Guideline 13: Color is integral to the aesthetics of a building and affects the visual
appearance, scale and proporiion of a building, Color schemes should be selected in
relation to the overall design intent of the building and should be Simple, harmonious
and complement adjacent structures. A maximum of three colors should be adequate
for the building facade, Accent colors, where used, for architectural detailing, trim,
storefront, window sashes, doors and frames should be coordinated, Colors should be
coordinated with all the elements of the facade such as signs, awnings, and
storefronts, Color shades should be used to facilitate blending with surrounding
properties and unifying the development.

Standard 13: Bright or intense colors and stark colors such as white or black shall not
be utilized for large areas, Bright colors on architectural detailing, trim, window
sashes, doors and frames, or awnings may be used if they are compatible with the
color scheme of the building.

As depicted on Exhibit A, the proposed facade incorporates a variety of colors. Some
vertical elements are orange and brown earth tones while others are grays and whites,
Horizontal elements are gray and brown earth tones, Each of the colors is applied in broad
areas, and the juxtaposition of the colors is a contemporary design that is complementary
while making the colors vivid, Therefore, the proposed project conforms to this Standard,

Guideline 14, Standard 14: Ground Floor Lighting
Guideline 14: Lighting should be incorporated into the design not only to accentuate
architectural features, but to provide a safe environment for pedestrian activity.
Outdoor lighting in front of buildings provides a continuous secure stretch for
pedestrians at nighttime.

Standard 14: Lighting shall be low- voltage and shielded to prevent glare to adjacent
properties. Intense lighting which is used solely for adveriising purposes shall not be
used. Building facades should be highlighted through "up" lights or accent lights
placed on the iecede.

As depicted on Exhibit A, exterior ground floor lighting will be placed along the Wilshire
Blvd, facade and the rear tacade at the alley, At the Wilshire Blvd, facade. lighting is
mounted within each section of the metal canopy, The lighting will shine downward
through the metal mesh of the canopy, minimizing glare and softening the lighting, This will
create a pleasant, inviting facade as well as a safe environment for pedestrians and
building tenants, At the alley, individual wall-mounted fixtures oriented downward provide
some light along the facade: however, lighting within each driveway is not depicted,
Condition 8 and environmental mitigation condition 13 ensure installation of exterior
lighting that supports the safety of pedestrians and vehicles and is directed away from
adjacent residential uses, Therefore, as conditioned herein, the proposed project conforms
to this Standard,

Guideline 15, Standard 15: Awninas and Canopies
Guideline 15: Awnings and canopies provide an aesthetic and functional role in
storefront design. They provide architectural interest, offer visual relief, add depth to
building facades, as well as shelter and shade, As an aesthetic consideration, awnings
can provide variation to simple storefront designs, establish a horizontal rhythm
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between structures where none exists, and add color to the storefront. There ara
several types of awnings and canopies ranging from canvas to structural space
frames. Although they share similar roles, the difference between awnings and
canopies is in materials and construction Awnings are usually made of cloth and are
framed by wood or metal. Canopies are permanently affixed to buildings, are flat and
constructed of solid materials.

Standard 15: Awnings shall not be placed higher than the lower two floors. The size,
scale and color shall be compatible witt: rest of the building and shall be designed as
an integral part ofthe building architecture. Awnings and canopies shall be constructed
of high quality, substantial materials which must be durable and fade resistant, and be
maintained in good condition and replaced periodically.

As depicted on Exhibit A, a gray, metal canopy extends across the front facade over the
retail space and residential entrance. The gray color and modern design are well
integrated as part of the overall contemporary facade, Made of steel and metal, the
canopy will be durable. Therefore, the proposed project conforms to this Standard.

Guideline 16, Standard 16: Parking Structures
Guideline 16: Parking should be placed as much as possible underground. Parking
structures should be integrated into or at least be visually compatible with other
structures in the Project. If the parking structure faces Wilshire Boulevard, it must
relata to the principal structure in materials, color, and other elements. Openings in the
parking structure facades should resemble openings of the principal structure and
comply With Guideline and Standard 5 regarding articulation. Parking structures should
also receive landscape treatment to eliminate any conditions of the structure that might
inhibit attractive views and should comply with the landscaping and screening
requirements contained in the Landscape Section.

Standard 16: The design of parking structure shall be compatible with the main
building through a consistency in building materials, color, design or pattern, so that
the two structures appear as a unified whole. Automobiles shall be screened from the
public view, as seen from a public street or alley. Wherever a parking structure abuts,
or is directly across an alley or public street from any residential zone or residential
use, the wall facing such residential use or zone shall conform to the following
standards:
a. Solid decorative walls or decorative baffles to block light and deflect noise shall be

installed along the sides of the structure which adjoins residential zones or uses.
b. Solid spandrel panels a minimum of 3-feet-6-inches in height shall be installed al

the ramps ofthe structure to minimize headlight glare.
c. Garage floors and ramps shall be constructed with textured surfaces to minimize

tire squeal.

As depicted in Exhibit A, parking is provided within two subterranean levels and one
above-ground mezzanine level. The parking is accessed from the alley. All vehicles will be
screened from view from the alley by the solid facade wall at the above ground mezzanine
level. Comprised of plaster in gray colors, the facade design is consistent and well
integrated with the overall building design. Condition 10 will ensure installation of features,
such as spandrel panels, that will minimize headlight glare at ramps and driveways.
Condition 10 will also ensure that the garage floors and ramps have textured surfaces to
minimize tire squeal. Therefore, as conditioned herein, the proposed project conforms to
this Standard.
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Guideline 19. Standard 19: Through Pedestrian Access
Guideline 19: Pedestrian access between parking areas and project uses should be
open and direct. Pedestrian walkways should be illuminated for comfort and security
and landscaped. Narrow back door entrances through service areas, kitchens or long
hallways are not appropriate.

Standard 19: Wherever a project has a street frontage of five hundred (500) feet or
greater, and parking is located to the rear of the building, through-pedestrian access or
a through-arcade shall be provided from the rear of the building to the front property
line or the building. Clearly defined pedestrian walkways shall be provided to connect
building entrances to parking areas.

As depicted in Exhibit A, the proposed project has 150 feet of street frontage and
pedestrian access from the parking levels to the residential and retail uses will be inside
the building via a hallway leading to the residential lobbies and ground floor entrance.
Additional access may also be created into the rear of the retail spaces. Therefore, the
proposed project conforms to this Standard.

Guideline 20, Standard 20: Street Trees
Guideline 20: Trees should be utilized to define a street, add character and scale to
adjacent buildings and create a pleasant environment and interest along the street for
pedestrians. When shade trees are utilized, they can help lower the temperature,
provide a measure of protection for pedestrians, help buffer traffic noise, and filter
pollution.

Standard 20: Trees shall be planted in the adjacent public right-or-way at a ratio of one
tree for every thirty (30) feet of lot frontage or to the satisfaction of the Street Tree
Division, Bureau of Street Services, Department of Public Works.

As depicted in Exhibit A, there are no street trees along the Wilshire Blvd. frontage of the
subject site. The proposed project includes installation of street trees. Condition 11
ensures installation of street trees per the standards and requirements of the Urban
Forestry Division, Bureau of Street Services, Department of Public Works. Therefore, as
conditioned herein, the proposed project conforms to this Standard.

Guideline 22, Standard 22: Landscaping for Parking Structures
Guideline 22: Parking structures should also receive landscape treatment to eliminate
any conditions of the structure that might inhibit attractive views. Landscaping which is
well integrated with the building design enhances the aesthetic appearance of parking
garages, provides a buffer to screen the use and to shield neighboring uses from any
adverse external effects of the use, soften glare from vehicles, and to filter noise. It
also presents a pleasing, safe and secure environment for pedestrians on the street.

Standard 22: Parking structures shall be visually screened from frontage streats and
adjoining uses by a landscape buffer conSisting of trees, planters and vegetation
around their perimeters. The landscaped area shall contain one 24-inch box tree
minimum trunk diameter of two (2) inches and a height of ten (10) feet at the time of
planting, and shall be planted at a ratio of one for every twenty (20) lineal feet. The
landscaped setback shall contain clinging vines or similar vegetation capable of
covering or screening the length of the wall up to a height of at least nine feet along a
street frontage. Planter boxes associated with the screening shall not be used to add
to the height of the structure. An automatic irrigation system shall be installed within
the landscaped area.
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As depicted in Exhibit A, landscaping is proposed at the alley facade of the parking area,
Most of this facace is taken up by the two driveways and the loading and trash container
area, A small open area at the northwest corner will be planted with ground cover and a
tree, Condition 12 will ensure that landscape plans include landscaping at the alley facade.
including plantings at the northwest corner, Therefore, as conditioned herein, the proposed
project conforms to this Standard,

7. The structures, site plan and landscaping are harmonious in scale and design with
existing development and any cultural, scenic or environmental resources adjacent
to the site and the vicinity.

The proposed project involves the construction of a new, six-story, 75 feet in height mixed-
use building, comprised of 81 dwelling units, 7,435 square feet of retaillcommercial use,
and 118 parking spaces within a portion of the mezzanine level and two subterranean
parking levels which are accessed from the rear alley, Although this will replace the
existing three one-story buildings, the height and massing of the proposed structure blend
with the mix of building heights surrounding the subject site which range from one to five
stories (as described above, in Site Plan Review Finding 4), The front facade with retail
spaces and the residential entrance is oriented toward Wilshire Blvd. and placed at the
sidewalk edge, consistent with the other structures along the subject block, A canopy that
extends the length of the retail spaces breaks up the massing of the structure and creates
a human scale.

The existing sidewalk width at the Wilshire Blvd, frontage is 12 feet, and with the required
two-foot dedication, the sidewalk width will be 14 feet. There are no existing street trees
and the proposed project will include planting street trees. The wider sidewalk and street
trees will enhance the pedestrian experience regarding aesthetics as well as safety,

There are no known cultural, scenic or environment resources adjacent to the site or within
the vicinity. Therefore, the proposed project will have no impact on such resources,

The high quality, contemporary and distinctive architectural style includes a mix of
materials and architectural features, This contemporary design is consistent with the
current trend along this part of Wilshire Blvd. where other structures have been renovated
as well as new structures introduced with contemporary designs,

ENVRIONMENTAL FINDING

A Mitigated Negative Declaration (MND), ENV-2012-2837-MND, was prepared for the proposed
project. A public notice was published in the Los Angeles Times and the MND was made
available for comment from March 21, 2013 through April 10, 2013,

At the request of the applicant, further review and analysis was completed regarding the
project's impact on the City's wastewater treatment capacity (specifically, item e, under XVII.
Utilities and Service Systems, of the Initial Study checklist), The analysis of this item in the MND
clearly indicates that the proposed project with 81 dwelling units is estimated to generate 117
gallons of wastewater per day per unit which is well below the City's capacity threshold of 412
gallons per day per unit. In addition, the analysis indicates that the project site is not within a
Sewer Capacity Threshold Area, The analysis indicates that no immediate impact is anticipated,
yet identifies a potential impact in the near future, Upon further analysis, it is determined that
future impacts are likely to be less than Significant given that the proposed project's estimated
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impact is so far below the City's threshold. Therefore, Mitigation Measure XVII-80 is not required
and is not included in the environmental mitigation conditions herein.

On the basis of the whole of the record before the lead agency including any comments
received, the lead agency finds that, with imposition of the mitigation measures described in the
MND and as amended per the above (and incorporated into the Conditions of Approval herein),
there is no substantial evidence that the proposed project wil1have a significant effect on the
environment. The Mitigated Negative Declaration reflects the lead agency's independent
judgment and analysis. The records upon which this decision is based are with the
Environmental Review Section of the Planning Department in Room 750, 200 North Spring
Street.


