EXECUTIVE OFFICES
DEPARTMENT OF C[ ] Y OF LOS ANGELES 200 N. SPRING STREET, ROOM 525

CITY PLANNING CALIFORNIA Los ANGELES, CA 90012-4801

CITY PLANNING COMMISSION — VINCENT P. BERTONI, AICP
s DIRECTOR

(213) 978-1271
LISA M. WEBBER, AICP
DEPUTY DIRECTOR
(213) 978-1274

DAVID H. J. AMBROZ
PRESIDENT

RENEE DAKE WILSON
VICE-PRESIDENT

ROBERT L. AHN

CAROLINE CHOE JAN ZATORSKI
RICHARD KATZ e DEPUTY DIRECTOR
JOHN W. MACK (213) 978-1273
SAMANTHA MILLMAN ERIC GARCETTI
VERONICA PADILLA MAYOR KEVIN KELLER

DANA M. PERLMAN DEPUTY DIRECTOR

(213)978-1211

JAMES K. WILLIAMS
COMMISSION EXECUTIVE ASSISTANT II FAX: (213) 978-1275
(213) 978-1300

INFORMATION
http://planning.lacity.org

INITTAL STUDY
CENTRAL CITY NORTH COMMUNITY PLAN AREA

668 S. Alameda Street Project
Case Number: ENV-2016-3576-EIR

Project Location: 668 S. Alameda Street; 1516-1570 Industrial Street; and 675 Mill Street, Los
Angeles, CA 90021

Council District: 14 — Jose Huizar

Project Description: AVA Arts District, LP (the Applicant) proposes to develop a mixed-use
live/work and commercial project (Project) generally located at 668 S. Alameda Street on an
approximately 3.75-acre site southeast of the intersection of S. Alameda Street and
Industrial Street (Project Site).

The Project would demolish the existing Showa Marine & Cold Storage facility and surface
parking and develop a mixed-use Project consisting of 475 live/work units and approximately
49,594 sf of ground level commercial use. The Project would result in a total of
approximately 565,695 sf of developed floor area with an FAR of 3.48:1. The Project would
include one building atop a two-story podium, for a total of seven stories and a maximum
building height of 85 feet. Commercial uses would include commercial/arts and production
space, a grocery store, and restaurant uses fronting Industrial Street. The grocery store
would also front S. Alameda Street. The live/work component would be located above the
commercial uses on Levels 2 through 7. The Project would include open space and
recreational amenities. Open space amenities would include two plazas fronting Industrial
Street and two intersecting paseos on the ground level providing a public connection between
Industrial Street and Mill Street that would be publicly accessible during business hours.
The Project would also provide public art/facade treatments, such as murals on several walls
within the Project Site. Parking would be provided within a three level parking structure
with two levels below grade and one level at grade. The access point into the shared parking
structure for the commercial and live/work uses would be available from Industrial Street,
with delivery truck, service, and emergency vehicle access available to enter from Mill Street
and exit onto S. Alameda Street via an access road that traverses the southern Project Site
boundary.
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The Project is anticipated to begin construction in 2018 and would be completed in 2022.
Construction is expected to take place in a single phase.

The Applicant is requesting a General Plan Amendment; Vesting Zone Change; Height
District Change; Master Conditional Use Permit; Site Plan Review; Density Bonus
Compliance Review for including an affordable housing component and utilizing on-menu
density bonus incentive to reduce open space requirement by 20 percent and an off-menu
density bonus incentive to provide relief from LAMC 12.21.A.5.c and permit 24 percent (114
spaces) of the number of primary parking spaces for each live/work unit (475 spaces) to be
designed as compact spaces; approval of Vesting Tentative Tract Map No. 74537 to merge
the existing lots and re-subdivide into one master lot and three airspace lots for live/work and
commercial condominiums; Deviation for Advisory Agency Policy No. 2000-1 to permit
parking at a ratio of 1.53 parking spaces per live/work unit; Demolition permits; Haul Route
approval; grading, excavation, foundation, and associated building permits; Original Art
Mural approval for the murals proposed on several walls within the Project Site; and other
approvals as needed.

Applicant: Prepared by: On Behalf of:
AVA Arts District, L.P. ESA PCR City of Los Angeles
11111 Santa Monica Boulevard 2121 Alton Parkway, Suite 100 Department of City Planning
Suite 850 Irvine, CA 92606 Major Projects Section
Los Angeles, CA 90025
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Floor Plan - Level 1
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Attachment A — Project Description

3. Proposed Land Use and Zoning

Development of the Project would require a General Plan Amendment, Vesting Zone Change,
and Height District Change and other entitlements and approvals listed in Section F, Anticipated
Project Approvals. The General Plan Amendment would change the current land use designation
from Heavy Manufacturing/Industrial to Regional Center Commercial, which would permit the
mix of commercial and live/work uses and would be consistent with other Regional Center
Commercial designations along the Alameda corridor. The Vesting Zone Change would change
the current zoning designation from M3 to C2, which would allow for the proposed range of
commercial/arts and production uses. Pursuant to LAMC 12.22.A.18(a), developments that
combine residential and commercial uses that are located in a C zone in a Regional Center land
use designation are permitted at an R5 residential density of 200 du per acre.

The Height District Change from Height District No. 1 to Height District No. 2 would permit an
increased FAR, from 1.5:1 to 6:1, although the proposed FAR is only 3.48:1. In addition, the
Project would incorporate many of the development standards identified in the Hybrid Industrial
Ordinance (Ordinance No. 184099) to ensure compatibility with the surrounding industrial, arts
production, residential, and commercial uses. Such standards include: building height, the
provision of pedestrian paseos and plazas, public art facades, residential gallery space; limitation
to building mass; building to property line; buffering from heavy industrial uses; facade
transparency; roof treatment; parking location; and signage.

4. Design and Architecture

The Project design introduces courtyards, paseos, varied rooflines, compatible building materials,
and a retail storefront that encourages pedestrian activity. The building features an architectural
style that is designed to be compatible with the surrounding industrial, commercial, and
residential uses. The Project would serve as a creative base camp that would attract a wide
spectrum of creators and artists and provide arts and production space and resident gallery space.
The building design draws on the utilitarian nature of building materials to blend with the existing
warehouse and industrial buildings found throughout this particular neighborhood of the Arts
District. The Project’s conceptual approach is characterized as “Buildings on a Building,”
respecting the long-standing tradition of commandeering industrial building rooftops for new
development, and the adaptability of expansive warehouse and factories found throughout the
neighborhood. Board Formed Concrete and Fiber Cement Paneling reinforce the Podium portion
of the Project and provide a solid platform for lighter white and black metal panel clad upper
buildings that are terraced with setbacks from adjacent streets. The Project presents an
assemblage versus a single, monolithic building while simultaneously anchoring itself in the Arts
District through a sensitive approach to fenestration and massing. A conceptual rendering of the
Project from Industrial Street is depicted on Figure A-7, Conceptual Rendering of Project from
Industrial Street.
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	b)  Result in the loss of availability of a locally-important mineral resource recovery site delineated on a local general plan, specific plan or other land use plan?

	XII.  Noise
	a)  Exposure of persons to, or generation of, noise levels in excess of standards established in the local general plan or noise ordinance, or applicable standards of other agencies?
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	a)  Induce substantial population growth in an area, either directly (for example, by proposing new homes and businesses) or indirectly (for example, through extension of roads or other infrastructure)?
	b)  Displace substantial numbers of existing housing, necessitating the construction of replacement housing elsewhere?
	c)  Displace substantial numbers of people, necessitating the construction of replacement housing elsewhere?

	XIV.  Public Services
	a)  Fire protection?
	b)  Police protection?
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	XV.  Recreation
	a)  Would the project Increase the use of existing neighborhood and regional parks or other recreational facilities such that substantial physical deterioration of the facilities would occur or be accelerated?
	b)  Does the project include recreational facilities or require the construction or expansion of recreational facilities which might have an adverse physical effect on the environment?

	XVI.  Transportation/Traffic
	a)  Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness for the performance of the circulation system, taking into account all modes of transportation including mass transit and non-motorized travel and relevan...
	b)  Conflict with an applicable congestion management program, including, but not limited to, level of service standards and travel demand measures, or other standards established by the county congestion management agency for designated roads or high...
	c)  Result in a change in air traffic patterns, including either an increase in traffic levels or a change in location that results in substantial safety risks?
	d)  Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?
	e)  Result in inadequate emergency access?
	f)  Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of such facilities?

	XVII.  Utilities and Service Systems
	a)  Exceed wastewater treatment requirements of the applicable Regional Water Quality Control Board?
	b)  Require or result in the construction of new water or wastewater treatment facilities or expansion of existing facilities, the construction of which could cause significant environmental effects?
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	f)  Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid waste disposal needs?
	Construction Impacts
	Operational Impacts

	g)  Comply with federal, state, and local statutes and regulations related to solid waste?

	XVIII. Mandatory Findings of Significance
	a)  Does the project have the potential to degrade the quality of the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant ...
	b)  Does the project have impacts that are individually limited, but cumulatively considerable? (“Cumulatively considerable” means that the incremental effects of a project are considerable when viewed in connection with the effects of past projects, ...
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