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Central Los Angeles Area Planning Case No.: APCC-2019-6492-SPE
Commission CEQA No.: ENV-2009-599-EIR-ADD1
Related Cases: None
Date: May 12, 2020 Council No.: 1 — Cedillo
Time: 4:30 p.m.* Plan Area: Central City North
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[https://zoom.us/]. Zone: UI(CA)
The meeting’s telephone number and Applicant: Janice Sican,

access code access number will be
provided no later than 72 hours before the
meeting on the meeting agenda published
at
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Public Hearing: Required
Appeal Status: Appealable to City Council
Expiration Date: May 25, 2020

Multiple Approval: N/A

Representative:

1457 Main Property, LLC
Matt Dzurec,

Armbruster Goldsmith &

Delvac, LLP

PROJECT 1457 N. Main Street (1435-1465 N. Main Street; 114-116 W. Sotello Street)
LOCATION:

PROPOSED The Project involves the demolition of an existing two-story structure occupied by a food
PROJECT: processing facility and the construction, use, and maintenance of a 123,363 square-foot,

six-story mixed-use building with 244 live-work units (50,546 square feet “live” and 33,697
square feet “work”) and 9,829 square feet of additional commercial space. The Project
has a maximum height of 86.6 feet, with an average height of 60.8 feet and a Floor Area
Ratio (FAR) of 2.19:1 on a 56,454-square foot site (54,103 net square feet after street
dedications). The Project provides nine automobile parking spaces, ten motorcycle
parking spaces, and 150 bicycle parking spaces. A total of 13,736 square feet of open
space is proposed, including a front courtyard, a rear courtyard, and a roof deck. The
Project would set aside 1,780 square feet of residential floor area for Extremely-Low
Income households.

REQUESTED 1.
ACTION:

Pursuant to CEQA Guidelines Sections 15162 and 15164, in consideration of the
whole of the administrative record, that the project was assessed in the previously
certified Environmental Impact Report No. ENV-2009-599-EIR, certified on June 28,
2013, and adopt the Addendum dated March 26, 2020.
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2. Pursuant to Los Angeles Municipal Code Section 11.5.7 F, a Specific Plan Exception
(SPE) from the Limits Table in Chapter 2.1 E of the Cornfield Arroyo Seco Specific
Plan (CASP) to allow a maximum of 41 percent of the Project floor area to be
developed with residential multi-family uses, in lieu of the 15 percent maximum as
otherwise allowed in the Urban Innovation (Ul) Zone.

RECOMMENDED ACTIONS:

1. Find, based on the independent judgment of the decision-maker, after consideration of the whole of
the administrative record, the project was assessed in the previously certified Environmental Impact
Report No. ENV-2009-599-EIR, certified on June 28, 2013; and pursuant to CEQA Guidelines,
Sections 15162 and 15164 and the Addendum, dated March 26, 2020, that no major revisions to the
EIR are required and no subsequent EIR, or negative declaration is required for approval of the
project;

2. Approve a Specific Plan Exception from the Limits Table in Chapter 2.1 E of the Cornfield Arroyo
Seco Specific Plan (CASP) to allow a maximum of 41 percent of the Project floor area to be developed
with residential multi-family uses, in lieu of the 15 percent maximum as otherwise allowed in the
Urban Innovation (Ul) Zone;

3. Adopt the attached Conditions of Approval; and

4. Adopt the attached Findings.

VINCENT P. BERTONI, AICP
Director of Planning

Jang’4. Choi, AICP, Principal City Planner Debbie Lawrence, Senior City Planner

Nuri Cho, City Planner Michael Siﬁ,"City Planning Associate
(213) 978-1345

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be
several other items on the agenda. Requirements for submission of materials can be found on the Department of City
Planning website at https://planning.lacity.org/about/virtual-commission-instructions. If you challenge these agenda items
in court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized herein,
or in written correspondence on these matters delivered to this agency at or prior to the public hearing. As a covered entity
under Title Il of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability,
and upon request, will provide reasonable accommodation to ensure equal access to these programs, services and
activities. Sign language interpreters, assistive listening devices, or other auxiliary aids and/or other services may be
provided upon request. To ensure availability of services, please make your request not later than seven working days
prior to the meeting by calling the Commission Secretariat at (213) 978-1295.
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PROJECT ANALYSIS

Project Summary

The Project involves the demolition of an existing two-story structure occupied by a food
processing facility and the construction, use, and maintenance of a 123,363 square-foot, six-story
mixed-use building with 244 live-work units (50,546 square feet of residential “live” area and
33,697 square feet of “work” area) and 9,829 square feet of additional commercial space. The
Project has a maximum height of 86.6 feet, with an average height of 60.8 feet and a Floor Area
Ratio (FAR) of 2.19:1 on a 56,454-square foot site (54,103 net square feet after street
dedications). The Project provides nine automobile parking spaces, 10 motorcycle parking
spaces, and 150 bicycle parking spaces. A total of 13,736 square feet of open space is proposed,
including a front courtyard, a rear courtyard, and a roof deck. The Project would set aside 1,780
square feet of residential floor area for Extremely-Low Income households.

The Applicant is seeking a Specific Plan Exception to allow a maximum of 41 percent of the
Project’s floor area to be developed with residential multi-family uses, in lieu of the 15 percent
maximum as otherwise allowed in the Urban Innovation Zone. While the requested Specific Plan
Exception would result in the Project having a greater percentage of residential floor area than
permitted, the Project size does not exceed the overall Base FAR limit of 3:1 when viewed as a
whole, and the Project will comply with all other requirements of the Cornfield Arroyo Seco
Specific Plan.

Background

The Project Site is located within the Central City North Community Plan Area with a General
Plan Land Use Designation of Hybrid Industrial. The property is comprised of eight lots, which
together form a 56,454 square-foot rectangular shaped site (54,103 net square feet after street
dedications), with approximately 340 feet of frontage along North Main Street to the southeast
and approximately 180 feet of frontage along Sotello Street to the northeast. The site is located
approximately 700 feet from Los Angeles State Historic Park to the northwest, 1,100 feet from the
Los Angeles River to the southeast, and 0.3 miles from the Chinatown Metro L Line (Gold) station
to the southwest.

The Project Site is within the Cornfield Arroyo Seco Specific Plan (CASP) and is located within
the Urban Innovation (Ul) Zone, which is a zone unique to the CASP. The property is developed
with a two-story building occupied by a food processing facility that contains 25,709 square feet
of floor area and surface parking. There are no residential units on the Site.

Adjacent properties are zoned Ul or Urban Village (UV) and developed with a mix of production,
light industrial, and residential uses, including the following:

To the north: light industrial uses and music rehearsal studios

To the south, across Main Street: multi-family residential uses (William Mead Homes) and
an auto repair shop

To the east across Sotello Street: wholesale food and kitchen supplies distributor

To the west: film production rental facility with rooftop open space area

Streets and Circulation

North Main Street is an Avenue Il with a designated right-of-way width of 86 feet and
designated roadway width of 56 feet. The street is improved to a right-of-way width of 80 feet
and roadway width of 56 feet.
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Sotello Street is a Modified Local Street — Standard with a designated right-of-way width of 60
feet and a designated roadway width of 40 feet. The street is improved to a right-of-way width
of 52 feet and a roadway width of 38 feet.

Proposed Project and Uses

Table 1 below provides a summary of the Project’s proposed uses by area:

Table 1: Proposed Project Area by Use

Use Floor Area (sf) Percentage
Live-Work - Residential 50,546 41.0%
Extremely Low Income 1,780

Live-Work - Work Area? 33,697 27.3%
Common Floor Area 27,420 22.2%
Building Service 1,871 1.5%
Commercial 9,829 8.0%
Total 123,363 100.0%

@ The CASP excludes the “work” portion of live-work units when calculating permitted

residential floor area (CASP Section 2.1.E, Limits Table).

Source: The Architects Collective, October 1, 2019

The Project has a total floor area of 123,363 square feet, resulting in a FAR of 2.19:1 across the
56,454 square-foot site. The Project includes 50,546 square feet of residential floor area, which
amounts to approximately 41 percent of the total floor area of the Project. Note that under the
CASP, only the "live" portion of live-work dwelling units counts as residential floor area. The "work"
portion of the live-work units (33,697 square feet), along with building common and service areas
and the proposed 9,829 square feet of commercial uses, counts as non-residential floor area. In
total, 244 live-work dwelling units are proposed.

Project Design

The proposed Project has been designed consistent with the building form and urban design
provisions of the CASP. While the CASP does not regulate the maximum height of a building, the
average height of all structures on the Project Site cannot exceed 90 feet. The Project’s average
height of 60.8 feet is fully compliant with this requirement.

The ground level of the Project is defined by an open air courtyard and passage (front courtyard)
with pedestrian street access from Main Street, flanked on the east side by café and restaurant
spaces located at the corner of Main and Sotello Streets, with the building ground floor lobby,
1,061 square-foot art gallery, and 1,361 square-foot maker space on the west side. The remaining
portions of the ground floor includes 28 live-work units, an outdoor resident courtyard (rear
courtyard), bicycle parking storage, a vehicular driveway, and circular drop-off area accessed
from Sotello Street.

The second through sixth levels contain the remaining 216 live-work units, with 55 units on the
second level, 51 units on the third level, 51 units on the fourth level, 48 units on the fifth level, and
11 units on the partial sixth level, which also includes a 4,491 square-foot roof deck. A total of
13,736 square feet of open space is proposed, including a front courtyard, a rear courtyard, and
a roof deck. A total of 150 bicycle parking spaces are proposed consistent with the Bicycle Parking
Ordinance in the Municipal Code and the CASP’s requirements.
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No automobile parking spaces are required by the CASP; however, any vehicular parking spaces
that are provided must be concealed from the street. The Project includes nine automobile parking
spaces and 10 motorcycle parking spaces located at the rear of the site, which are screened from
view from adjacent properties and rights-of-way by landscaping.

Exterior architectural details include an art mural, perforated metal infill panels, and fiber cement
siding. The Project features a range of glazing types, including glass roll-up doors and steel frame
windows on the ground floor and vinyl framed windows on the upper floors. The Project will comply
with all building form, urban design, open space and landscaping, parking design, conservation,
and performance standards of the CASP. No deviations from those standards have been
requested. Plans and illustrations depicting the Project are available in the case file.

Issues

Residential Floor Area

As noted, the Project Site is located in the Ul Zone, which limits residential multi-family uses to
15 percent of the total floor area of the Project. Accordingly, the applicant is seeking a Specific
Plan Exception to allow 41 percent of the floor area of the Project to be developed with residential
floor area. Table 2 below summarizes the zoning regulations applicable to the Project Site:

Table 2: CASP Zoning Regulations for Project Site

Urban Innovation (Ul)
Zone
Base FAR (by-right) 3:1
Maximum Residential Floor Area 15%*
Maximum FAR 4:1
Affordable Housing Bonus 3.45:1°

@ This percentage may be exceeded through Affordable Housing
Bonus Option incentives.

b Strategy B of the Affordable Housing Bonus Option allows for an
increase in allowable FAR to 3.45:1. The residential portion of the
Project shall not exceed 0.9:1 FAR. Additional public benefits may
be provided up to the Maximum FAR.

Source: Cornfield Arroyo Seco Specific Plan, Pages 2-8 to 2-13

The Ul Zone allows for a Base FAR of 3:1 on the Project Site, of which no more than 15 percent
(for example, a .45:1 FAR for a project with an FAR of 3:1) may bevused as residential floor area.
A project’s FAR may be increased up to 3.45:1 through the use of the CASP’s Affordable Housing
Bonus Option (Strategy B); for a project that utilizes this incentive, the allowable residential portion
of the Project may be increased up to 0.9:1 FAR (approximately 26 percent of total floor area)
through the provision of floor area for covenanted affordable housing units. Additional non-
residential floor area rights can be obtained through the provision of community benefits, or the
transfer of floor area from other properties in the CASP, up to a Maximum FAR of 4:1.

The requested Specific Plan Exception would result in the Project having a greater percentage of
residential floor area than otherwise permitted: 41 percent rather than 15 percent. However, the
Project as a whole would not exceed the overall floor area limits of the Ul Zone. The Project’s
FAR of 2.19:1 is well below the Base FAR and the Maximum FAR allowed (3:1 and 4:1
respectively). As a result, the Project’s residential floor area is proportionally higher than that of a
larger project having the same amount of residential floor area but a higher overall FAR. Of note,
the Project’s proposed residential floor area (50,546 square feet, or 0.9:1 FAR) does not exceed
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the maximum allowable residential FAR of 0.9:1 if the Project were to utilize the Affordable
Housing Bonus Option.

Under the Affordable Housing Bonus Option (Strategy B), as set forth in CASP Chapter 2.1 G.1,
if an applicant agrees to reserve a portion of the residential units in a project for affordable
housing, then for each square foot of affordable housing constructed, the applicant will be granted
the right to construct a certain amount of additional residential floor area above the Base FAR for
the project. For Extremely Low Income units (i.e., units set aside for households earning 30
percent of Area Median Income or less), each square foot of affordable space equates to a bonus
of 18 square feet of additional market-rate space for a total bonus of 19 square feet. As noted,
the maximum FAR that can be achieved on the Project Site using the Affordable Housing Bonus
Option (Strategy B) is 3.45:1, with the residential portion subject to a 0.9:1 FAR.

However, the CASP’s Affordable Housing Bonus Option is only available to projects seeking
additional FAR beyond the Base FAR of 3:1. In this instance, the Project would develop 123,363
square feet of floor area, for a FAR of 2.19 to 1, and is therefore ineligible for the Affordable
Housing Bonus Option. As summarized in Table 3 below, if the CASP provision limiting residential
floor area to 15 percent were strictly applied, the Project’s maximum residential floor area would
be 18,505 square feet. Although the Project would not expressly pursue the Affordable Housing
Bonus Option, the Project as proposed nevertheless sets aside 1,780 square feet of Extremely
Low Income residential floor area, which, if Strategy B were pursued, would (at the 18-to-1 ratio
specified above) equate to a market-rate floor area bonus of 32,041 square feet, or equivalent to
the amount of additional residential floor area being requested through this Specific Plan
Exception.

Table 3: Residential Floor Area Allowed and Proposed for the Project

Use Residential Floor Percentage of
Area (s.f.) Total Floor Area
Allowed 18,505 15%
Additional Area Requested 32,041 26%
Total Proposed 50,546 41%
Extremely Low Income 1,780 ¢ --

@ The Applicant is volunteering to set aside 1,780 square feet of residential floor area
for Extremely Low Income households, which if Strategy B of the Affordable Housing
Bonus Option were pursued, would result in 32,041 square feet of bonus market-rate
residential floor area.

Table 4 below summarizes the maximum floor area and maximum residential floor area allowed
on the Project Site if the applicant were pursuing the Affordable Housing Bonus Option (Strategy
B), and the actual proposed floor area of the Project.
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Table 4: Maximum Floor Area Allowed and Proposed on the Project Site

Use Allowed on Project Site Proposed Project
(utilizing Affordable
Housing Bonus Option,
Strategy B)

Site Area (sf) 56,454 56,454
Maximum Floor Area (sf) @ 194,766 123,363
Maximum Residential Floor Area (sf) ? 50,809 50,546
Floor Area Ratio (FAR) 3.45:1 2.19:1
@ Maximum Floor Area in the Ul Zone, utilizing Strategy B, is Site Area multiplied by 3.45:1.

b Maximum Residential Floor Area in the Ul Zone, utilizing Strategy B, is Site Area multiplied by 0.9:1.

Source: Cornfield Arroyo Seco Specific Plan, Page 2-14; The Architects Collective, October 1, 2019

As illustrated in Table 4, the proposed Project is considerably below the maximum floor area,
residential floor area, and FAR allowed by the Specific Plan utilizing Strategy B of the Affordable
Housing Bonus Option. Whereas the CASP allows for up to 194,766 square feet of floor area on
the 56,454 square-foot site (using Strategy B), the Project would have 123,363 square feet of
floor area (63 percent of the maximum allowed). Whereas the CASP allows for 50,809 square
feet of residential floor area on the property (assuming Strategy B were pursued in full), the Project
would have 50,546 square feet of residential floor area. The Project's FAR of 2.19:1 is
considerably lower than the Maximum FAR of 3.45:1 allowed by the approved Specific Plan on
the Project site using Strategy B.

Because the proposed Project is smaller in floor area than the maximum allowed, the amount of
residential floor area proposed represents a larger percentage of the overall Project, compared
to a larger project with the same amount of residential floor area. However, the amount of
residential floor area proposed, in absolute terms, does not exceed the limits set forth in Strategy
B of the Affordable Housing Bonus Option. The Department of City Planning recommends
approval of the requested Specific Plan Exception as conditioned.

Relevant Cases

APCE-2018-5867-SPE — On July 10, 2019, the East Los Angeles Area Planning Commission
approved a Specific Plan Exception from the CASP to allow the averaging of permitted residential
floor area across the UV and Ul Zones on the Project site, in lieu of having each portion of the
site individually conform with the floor area limits of each respective zone (181 N. Avenue 21).

CPC-2009-598-CA-SP — On December 13, 2012, the City Planning Commission approved and
recommended that the City Council adopt the Cornfield Arroyo Seco Specific Plan (CASP)
amending the Central City North, Northeast Los Angeles, Silverlake/Echo Park/Elysian Valley
Community Plans as part of the General Plan of the City of Los Angeles. On June 28, 2013, the
Los Angeles City Council adopted the CASP and certified its Final Environmental Impact Report
(SCH No. 2009031002).

Conclusion

Based on the information submitted and the facts that support the mandatory findings for the
requested entitlements, the Department of City Planning recommends that the Central Los
Angeles Area Planning Commission approve the Project as recommended.
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CONDITIONS OF APPROVAL

Entitlement Conditions

1.

Site Development. The use and development of the subject property shall be in substantial
conformance with the attached plans labeled as Exhibit “A”, stamped, signed, and dated by
the Department of City Planning Staff, except as the Director of Planning may subsequently
approve modifications of the site plan.

Floor Area. The Project shall not exceed a maximum Floor Area Ratio (FAR) of 2.19:1 and
a total floor area of 123,363 square feet.

Live-Work Units. The total floor area contained within the live-work units shall not exceed
84,243 square feet, including residential floor area of no more than 50,546 square feet and
work area of no more than 33,697 square feet.

Affordable Units. No less than 1,780 square feet of residential floor area shall be reserved
as affordable units for Extremely Low Income Households earning 30 percent of Area
Median Income (AMI) or less. The “work” portion of the live-work units does not count as
residential floor area.

Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of the Los Angeles Housing and Community Investment
Department (HCIDLA) to make no less than 1,780 square feet of residential floor area
available to Extremely Low Income Households, for rental as determined to be affordable to
such households by HCIDLA for a period of 30 years. Enforcement of the terms of said
covenant shall be the responsibility of HCIDLA. The applicant will present a copy of the
recorded covenant to the Department of City Planning for inclusion in this file. The project
shall comply with any monitoring requirements established by the HCIDLA.

Commercial Floor Area. The Project shall provide a minimum of 9,829 square feet of
commercial floor area.

Cornfield Arroyo Seco Specific Plan (CASP) Administrative Clearance. Prior to
issuance of a demolition, grading, foundation, or building permit, the Applicant shall obtain
an Administrative Clearance from the Department of City Planning to demonstrate that the
Project complies with all of the CASP’s requirements, except as modified by these
conditions.

Administrative Conditions of Approval

8.

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, Central Project Planning Division. 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 “Plans Approved”. A copy of the Plans
Approved, supplied by the Applicant, shall be retained in the subject case file.

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.
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10.

11.

12.

13.

14.

15.

16.

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.

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

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.

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

Covenant. Prior to the issuance of any permits relative to this matter, a covenant
acknowledging and agreeing to comply with all the terms and conditions established herein
shall be recorded in the County Recorder's Office. The agreement (standard master
covenant and agreement for CP-6770) shall run with the land and shall be binding on any
subsequent owners, heirs or assigns. The agreement with the conditions attached must be
submitted to the Development Services Center for approval before being recorded. After
recordation, a certified copy bearing the Recorder's number and date shall be provided to
the Department of City Planning for attachment to the subject case file.

Expiration. In the event that this grant is not utilized within three years of its effective date
(the day following the last day that an appeal may be filed), the grant shall be considered
null and void. Issuance of a building permit, and the initiation of, and diligent continuation
of, construction activity shall constitute utilization for the purposes of this grant.

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

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

(i) Reimburse the City for any and all costs incurred in defense of an action related to or
arising out of, in whole or in part, the City’s processing and approval of the entitlement,
including but not limited to payment of all court costs and attorney’s fees, costs of any
judgments or awards against the City (including an award of attorney’s fees),
damages, and/or settlement costs.

(iil) Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice
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of the City tendering defense to the Applicant and requesting a deposit. The initial
deposit shall be in an amount set by the City Attorney’s Office, in its sole discretion,
based on the nature and scope of action, but in no event shall the initial deposit be
less than $50,000. The City’s failure to notice or collect the deposit does not relieve
the Applicant from responsibility to reimburse the City pursuant to the requirement in
paragraph (ii).

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

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

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

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

For purposes of this condition, the following definitions apply:

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

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

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

1.  The strict application of the regulations of the specific plan to the subject property
would result in practical difficulties or unnecessary hardships inconsistent with the
general purpose and intent of the specific plan.

The Project involves the construction, use, and maintenance of a 123,363 square-foot, six-
story building with 244 live-work units (50,546 square feet of residential “live” area and
33,697 square feet of “work” area) and 9,829 square feet of additional commercial space.’
The Project is subject to the Cornfield Arroyo Seco Specific Plan (CASP) and has a Floor
Area Ratio (FAR) of 2.19 to 1, which is below the Base FAR of 3:1 allowed on the Site. As
the Project Site’s Urban Innovation (Ul) zoning limits residential floor area to 15 percent of
the Project’s total floor area, the Applicant is seeking a Specific Plan Exception to allow 41
percent of the Project’s floor area to be developed with multi-family residential uses.?

Table 1 below summarizes the zoning regulations applicable to the Project Site:

Table 1: CASP Zoning Regulations for Project Site

Urban Innovation (Ul) Zone
Base FAR (by-right) 3:1
Maximum Residential Floor Area 15%°
Maximum FAR 4:1
Affordable Housing Bonus 3.45:1°

@ This percentage may be exceeded through Affordable Housing Bonus
Option incentives.

b Strategy B of the Affordable Housing Bonus Option allows for an
increase in allowable FAR to 3.45:1. The residential portion of the Project
shall not exceed 0.9:1 FAR. Additional public benefits may be provided up
to the Maximum FAR.

Source: Cornfield Arroyo Seco Specific Plan, Pages 2-8 to 2-13

As noted, the Ul Zone allows for a Base FAR of 3:1 on the Project Site, of which no more
than 15 percent (for example, a .45:1 FAR for a project with an FAR of 3:1) may be
residential floor area. A project’s FAR may be increased up to 3.45:1 through the use of
the CASP’s Affordable Housing Bonus Option (Strategy B); for a project that utilizes this
incentive, the allowable residential portion of the Project may be increased up to a
maximum of 0.9:1 FAR (approximately 26 percent of total floor area). Additional non-
residential floor area rights can be obtained through the provision of community benefits,
or the transfer of floor area from other properties in the CASP, up to a Maximum FAR of
4:1.

The requested Specific Plan Exception would result in the Project having a greater
percentage of residential floor area than otherwise permitted: 41 percent rather than 15
percent. However, the Project as a whole would not exceed the overall floor area limits of
the Ul Zone. The Project’'s FAR of 2.19:1 is well below the Base FAR and the Maximum
FAR allowed (3:1 and 4:1 respectively). As a result, the Project’s residential floor area is
proportionally higher than that of a larger project having the same amount of residential
floor area but a higher overall FAR. Of note, the Project’s proposed residential floor area

" The CASP excludes the “work” portion of live-work units when calculating residential floor area (Section 2.1.E,
Limits Table).
2 The 15 percent limit may be exceeded through use of the Affordable Housing Bonus Option.



APCC-2019-6492-SPE F-2

(50,546 square feet, or 0.9:1 FAR) does not exceed the maximum allowable residential
FAR of 0.9:1 if the Project were to utilize the Affordable Housing Bonus Option.

Under the Affordable Housing Bonus Option (Strategy B), as set forth in CASP Chapter
2.1 G.1, if an applicant agrees to reserve a portion of the residential units in a project for
affordable housing, then for each square foot of affordable housing constructed, the
applicant will be granted the right to construct additional residential floor area above the
Base FAR for the project. For Extremely Low Income units (i.e., units set aside for
households earning 30 percent of Area Median Income or less), each square foot of
affordable space equates to a bonus of 18 square feet of additional market-rate space for
a total bonus of 19 square feet. As noted, the maximum FAR that can be achieved on the
Project Site using the Affordable Housing Bonus Option is 3.45:1, with the residential
portion subject to a 0.9:1 FAR.

However, the CASP’s Affordable Housing Bonus Option is only available to projects
seeking additional FAR beyond the Base FAR of 3:1. In this instance, the Project would
develop 123,363 square feet of floor area, for a FAR of 2.19 to 1, and is therefore ineligible
for the Affordable Housing Bonus Option. As summarized in Table 2 below, if the CASP
provision limiting residential floor area to 15 percent were strictly applied, the Project’s
maximum residential floor area would be 18,505 square feet. Although the Project would
not expressly pursue the Affordable Housing Bonus Option, the Project as proposed
nevertheless sets aside 1,780 square feet of Extremely Low Income residential floor area,
which, if Strategy B were pursued, would (at the 18-to-1 ratio specified above) equate to
a market-rate floor area bonus of 32,041 square feet, or equivalent to the amount of
additional residential floor area being requested through this Specific Plan Exception.

Table 2: Residential Floor Area Allowed and Proposed for the Project

U Residential Floor Percentage of Total Project
se
Area (s.f.) Floor Area

Allowed 18,505 15%
Additional Area 32,041 26%
Requested
Total Proposed 50,546 41%

Extremely Low 1,780 2 -

Income
@ The Applicant’s Project proposes to set aside 1,780 square feet of residential floor area for
Extremely Low Income households, which if Strategy B of the Affordable Housing Bonus
Option were pursued, would result in 32,041 square feet of bonus market-rate residential floor
area (based on an 18-to-1 ratio as set forth by the incentive).

Table 3 below summarizes the maximum floor area and maximum residential floor area
allowed on the Project Site if the applicant were pursuing the Affordable Housing Bonus
Option (Strategy B), and the actual proposed floor area of the Project.
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Table 3: Maximum Floor Area Allowed and Proposed on the Project Site

Use Allowed on Project Site Proposed Project
(utilizing Affordable
Housing Bonus Option,
Strategy B)

Site Area (sf) 56,454 56,454

Maximum Floor 194,766 123,363

Area (sf)?

Maximum 50,809 50,546

Residential

Floor Area (sf) ?

Floor Area Ratio 3.45:1 2.19:1

(FAR)

@ Maximum Floor Area in the Ul Zone, utilizing Strategy B, is Site Area multiplied by 3.45:1.

b Maximum Residential Floor Area in the Ul Zone, utilizing Strategy B, is Site Area multiplied

by 0.9:1.
Source: Cornfield Arroyo Seco Specific Plan, Page 2-14; The Architects Collective, October 1,
2019

As illustrated in Table 3, the proposed Project is considerably below the maximum floor
area, residential floor area, and FAR allowed by the Specific Plan utilizing Strategy B of
the Affordable Housing Bonus Option. Whereas the CASP allows for up to 194,766 square
feet of floor area on the 56,454 square-foot site (using Strategy B), the Project would have
123,363 square feet of floor area (63 percent of the maximum allowed). Whereas the
CASP allows for 50,809 square feet of residential floor area on the property (assuming
Strategy B were pursued in full), the Project would have 50,546 square feet of residential
floor area. The Project’'s FAR of 2.19:1 is considerably lower than the Maximum FAR of
3.45:1 allowed by the approved Specific Plan on the Project site using Strategy B.

The request for the Specific Plan Exception can largely be attributed to the Project’s
comparatively small size (FAR of 2.19 to 1). The amount of residential floor area proposed
represents a much larger share of the Project’s overall area (41 percent), when compared
to a larger project having the same amount of residential floor area. Had the Applicant
proposed a larger project with a total FAR of 3.45 to 1, as allowed pursuant to the CASP’s
Affordable Housing Bonus Option (Strategy B), the percentage of proposed residential
floor area relative to the total area of the Project would be fully compliant with the Ul Zone,
and the requested Specific Plan Exception would not be required.

The strict application of the CASP would result in practical difficulties and unnecessary
hardship as it would require the Applicant to construct a much larger project (3.45:1 FAR
instead of 2.19:1 FAR) in order to be allowed the same 50,546 square feet of residential
floor area. The additional floor area required, which represents a 58 percent increase in
Project size, would be comprised of non-residential uses, such as light manufacturing,
retail, restaurants and bars, and commercial office. This sizable increase in floor area
would require adding several floors to the building and necessitate a change in building
type—from wood Type Il construction to steel or concrete Type | construction—resulting
in a substantial increase to the building’s overall height and massing.

However, increasing the Project’s overall height and massing is infeasible inasmuch as
the resulting building would conflict with a CASP standard that significantly limits a
building’s allowable shadow projection on any parks, open spaces, and/or rooftop areas
of abutting properties (Chapter 2.2 E.4):
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Building Form — Height

4. Buildings shall be designed to cast no more than 1.5 hours of a shadow
projection on any park, open space, and/or rooftop area of abutting properties
between 10:00 a.m. and 2:00 p.m. on December 21.

In this instance, the adjacent building to the west of the subject property is developed with
a film production rental facility with a rooftop open space area (“Depict Skyline Rooftop”).
The proposed Project has been designed to avoid casting any shadows exceeding 1.5
hours on this adjacent rooftop open space (See Sheet A0.02 of Exhibit “A”, Shadow
Analysis), through careful modulation of the building’s roofline and by limiting the overall
height of the building. Adding an additional story to the building would result in the Project
being out of compliance with this building form and height standard. As noted, strict
application of the CASP would require the Project to be considerably larger (3.45:1 FAR
instead of 2.19:1 FAR) and taller in order to be allowed the proposed amount of residential
floor area. These contradictory requirements—i.e., requiring additional height and floor
area while not casting a significant shadow over an abutting rooftop amenity area—
constitute a practical difficultly unique to the project site that is inconsistent with the general
purpose and intent of the Plan.

The general purpose and intent of the CASP is to “facilitate the development of mixed-use
and affordable housing projects” (CASP Chapter 2.1.A), while balancing the need for
commercial and industrial uses. To that end, the Project supports these goals by creating
244 new live-work units, which can be used for employment purposes, while also including
9,829 square feet of additional commercial space. Furthermore, while the Project is
ineligible to pursue the Affordable Housing Bonus Option (Strategy B) because its overall
floor area does not exceed the Base FAR of 3:1, the Project would nonetheless provide
1,780 square feet of residential floor area for Extremely Low Income households, which,
if Strategy B were pursued, would equate to a market-rate floor area bonus of 32,041
square feet, equivalent to the amount of additional residential floor area being requested
through this Specific Plan Exception.

Because the proposed Project is smaller in floor area than the maximum allowed, the
amount of residential floor area proposed represents a larger percentage of the overall
Project, compared to a larger project with the same amount of residential floor area.
However, the amount of residential floor area proposed, in absolute terms, does not
exceed the limits set forth in Strategy B of the Affordable Housing Bonus Option. The
Project proposes a balanced mix of residential floor area, work area, commercial uses,
and community spaces, consistent with the intent of the CASP, within a lower-scale Type
Il building. The strict application of the CASP’s residential floor area percentage limits
would prevent the Project from providing the proposed mix of housing options and land
uses, which is a practical difficulty inconsistent with the stated purpose and intent of the
Specific Plan to expand the range of housing types within the Plan area.

2. There are exceptional circumstances or conditions applicable to the subject
property or to the intended use or development of the subject property that do not
generally apply to other properties within the specific plan area.

There are exceptional circumstances applicable to the Project Site and proposed Project
that do not generally apply to other properties in the CASP. Specifically, the Site is located
on a block that, although zoned Ul, is located between two other blocks zoned Urban
Village (UV) to the immediate north and south of the Site. The UV Zone allows for a
substantially higher share of multi-family residential development, up to 90 percent of the
project, than does the Ul Zone. The Site is located within the only Ul-zoned block within
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the CASP that is effectively sandwiched between two UV-zoned blocks. Therefore, the
Project Site’s location between two blocks that permit predominantly residential
development is a characteristic that does not generally apply to other properties within the
Ul Zone. The Project’'s combination of live-work uses, commercial retail area, and
community-serving arts production space fulfils the Ul Zone’s objective of having a
balanced mix of uses, while also complementing the higher-density residential
development permitted in the adjacent UV Zones.

Furthermore, as noted in Finding No. 1, the Project Site is located adjacent to a rooftop
open space and amenity area (“Depict Skyline Rooftop”) on an abutting property. The
provisions of CASP Chapter 2.2 E.4 significantly limit the height and massing of buildings
in the CASP so as to not cast shadows on such rooftop areas. The Project Site’s adjacency
to a rooftop open space and amenity area constitutes a unique circumstance that does
not apply generally to other properties within the Specific Plan area.

3. The requested exception from the specific plan is necessary for the preservation
and enjoyment of a substantial property right or use generally possessed by other
property within the specific plan area in the same zone and vicinity but which,
because of such special circumstances and practical difficulties or unnecessary
hardships is denied to the property in question.

As discussed in Finding Nos. 1 and 2, the Project Site is uniquely located adjacent to an
existing rooftop amenity area. Pursuant to CASP Chapter 2.2 E .4, the building height and
massing of the Project is significantly restricted due to limitations on permissible shadow
projection on adjacent rooftop amenity areas. However, strict adherence to the CASP
would require the development of a considerably larger project, one which includes
additional light manufacturing, commercial office, or other non-residential uses, in order to
allow the same amount of residential floor area as proposed. Such a requirement would
require adding several floors to the building and necessitate a change in building type—
from wood Type Il construction to steel or concrete Type | construction—resulting in a
substantial increase to the building’s overall height and massing. This contradictory
requirement—requiring additional height and floor area, while not casting a significant
shadow over an abutting rooftop amenity area—constitutes a practical difficultly to the
project site that does not generally apply to other sites within the Plan.

Whereas other properties in the Ul Zone are generally not adjacent to a rooftop amenity
area and are therefore able to accommodate a larger and taller project, the overall size of
the proposed Project is limited, as is the amount of permitted residential floor area, due to
this unique site condition. The requested Specific Plan Exception would remedy this
disparity in privileges by allowing for the same residential floor area ratio (0.9 to 1 FAR)
as other potential Ul Zone projects which are not encumbered by the same site-specific
condition. Due to the unique circumstances of the Project and the Site, the Specific Plan
Exception would preserve the Applicant’s property rights to a level of parity with other Ul
zoned parcels.

4. The granting of the exception will not be detrimental to the public welfare and
injurious to property or improvements adjacent to or in the vicinity of the subject
property.

The Project involves the demolition of an existing two-story structure occupied by a food
processing facility and the construction, use, and maintenance of a 123,363 square-foot,
six-story mixed-use building with 244 live-work units (50,546 square feet of residential
“live” area and 33,697 square feet of “work” area) and 9,829 square feet of additional
commercial space. The Project has a maximum height of 77.3 feet, with an average height
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of 60.8 feet and a Floor Area Ratio (FAR) of 2.19:1 on a 56,454-square foot site (54,103
net square feet after street dedications). The Project provides nine automobile parking
spaces, 10 motorcycle parking spaces, and 150 bicycle parking spaces. A total of 13,736
square feet of open space is proposed, including a front courtyard, a rear courtyard, and
a roof deck. The Project would set aside 1,780 square feet of residential floor area for
Extremely-Low Income households.

The Applicant is seeking a Specific Plan Exception to allow a maximum of 41 percent of
the Project’s floor area to be developed with residential multi-family uses, in lieu of the 15
percent maximum as otherwise allowed in the Urban Innovation Zone. While the
requested Specific Plan Exception would result in the Project having a greater percentage
of residential floor area than permitted, the Project size does not exceed overall floor area
limits when viewed as a whole. All other aspects of the Project, including building form
and height, urban design, open space, parking, conservation, and performance standards,
shall remain fully consistent with the Specific Plan, as required by Condition No. 7.

No additional significant impacts would result from allowing an additional share of multi-
family residential floor area on the Project Site, compared to limiting multi-family residential
floor area to 15 percent of the Project. As discussed in Finding No. 1, the Project’s total
FAR is well below the maximum FAR allowed on the Site. The requested Specific Plan
Exception to allow an increased share of the Project’s floor area to be developed with
multi-family residential uses pertains to the relative allocation of uses within the Proposed
Project, and the amount of residential floor area proposed does not exceed the absolute
0.9 to 1 FAR residential floor area limit for the Ul Zone. The building scale and massing,
development intensity, and other physical characteristics of the Project would fully comply
with the applicable development standards for the Ul Zone. No other deviations from the
Specific Plan are requested.

As illustrated in Table 3 in Finding No. 1, the Project’s overall development intensity on
the site is well below the maximum allowed on the site. For these reasons, the granting of
the Specific Plan Exception will not be detrimental to the public welfare and injurious to
property or improvements adjacent to or in the vicinity of the subject property.

5. The granting of the exception will be consistent with the principles, intent and goals
of the specific plan and any applicable element of the general plan.

The General Plan sets forth goals, objectives, and programs that serve as the foundation
for all land use decisions. The City of Los Angeles’ General Plan consists of the
Framework Element; seven State-mandated Elements including Land Use, Mobility,
Housing, Conservation, Noise, Safety, and Open Space; and optional Elements including
Plan for a Healthy Los Angeles, Air Quality, and Service Systems. The Land Use Element
is comprised of 35 Community Plans that establish parameters for land use decisions
within those sub-areas of the City. The subject property is located within the Central City
North Community Plan, which designates the site for Hybrid Industrial land uses.

The Project Site is also located within the Cornfield Arroyo Seco Specific Plan (CASP),
which was adopted by City Council on June 28, 2013. The Project Site is located within
the Urban Innovation (Ul) Zone.

The granting of the requested Specific Plan Exception to allow a greater percentage of
multi-family residential floor area than would otherwise by permitted in the Ul Zone is
consistent with the following principles, intent and goals of the Central City North
Community Plan and the CASP.
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Central City North Community Plan

Objective 1-1: To provide for the preservation of existing housing and for the
development of new housing to meet the diverse economic and physical needs of
the existing residents and projected population of the Central City North Plan
area...

Objective 1-2: To locate new housing in a manner which reduces vehicular trips
and makes it accessible to services and facilities.

Objective 1-4: To promote and insure the provision of adequate housing for all
persons regardless of income, age, or ethnic background.

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

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

Consistent with Objective 1-1, the Project would provide for the development of new
housing within the Central City North Community Plan area that would meet the diverse
economic needs and physical needs of residents. Consistent with Objective 1-4 and Policy
1-4.1, the Project would develop live-work units of varying sizes, including 1,780 square
feet of residential floor area set aside for Extremely Low Income households. Consistent
with Objective 1-2, the Project would provide limited on-site vehicular parking, and the
new live-work units would be constructed within one-half mile of the Metro L Line (Gold)
Chinatown station, all of which would facilitate a transit- and pedestrian-oriented
development that would reduce vehicular trips and provide accessibility to services and
facilities. Consistent with Policy 1-4.2, the Project would not displace any existing
residents, as the Project Site does not currently contain any residential units.

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

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

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

Consistent with Objective 2-1 and Policy 2-1.3, the Proposed Project would develop live-
work units that provide a viable means of developing significant commercial floor area at
the Project Site, as well as 9,828 square feet of additional ground-floor commercial space.
In addition to providing viable commercial development, the influx of residents would help
support existing neighborhood stores and businesses to support the needs of local
residents and help provide a base for further neighborhood-serving commercial
development in the future. Consistent with Policy 2-1.4, the Project would have a CASP-
compliant design that contributes to and is compatible with the character of the
surrounding neighborhood.
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Objective 2-2: To attract uses which strengthen the economic base and expand market
opportunities for existing and new businesses.

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

Policy 2-2.3: Require that the first floor street frontage of structures, including
mixed use projects and parking structures located in pedestrian oriented districts,
incorporate commercial uses.

Consistent with Objective 2-2, the proposed live-work units would facilitate an influx of new
residents and businesses that would strengthen the economic base and expand market
opportunities in the Community Plan area. Consistent with Policy 2-2.2 and 2-2.3, the
pedestrian- and transit-oriented nature of the Project, which provides limited on-site parking,
as well as the proposed ground-floor, neighborhood-serving commercial uses, would
enhance pedestrian street activity.

Cornfield Arroyo Seco Specific Plan

The purposes and intents of the CASP are provided in Chapter 1.1 of the Specific Plan and
include the following:

2. Transform an underserved and neglected vehicular-oriented industrial and public
facility area into a cluster of mixed-use, pedestrian-oriented and aesthetically
pleasing neighborhoods.

7. Provide a range of housing types and price levels that offer a full range of choices,
including affordable housing opportunities, for people of diverse ages, ethnicities,
household sizes and incomes.

8. Provide shops and services for everyday needs, including groceries, day care,
cafes and restaurants, banks and drug stores, within an easy walk from home or
work.

10. Lessen dependence on automobiles, and thereby reduce vehicle emissions,
while enhancing the personal health of residents, employees and visitors.

11. Provide "eyes on the street” to create a safe and stable community and to
encourage interaction and identity.

As discussed above, the Proposed Project would redevelop an underutilized site into a
mixed-use, pedestrian- and transit-oriented development that would contribute to the
continuing development of the greater CASP area. The proposed live-work units of varying
sizes, including 1,780 square feet of residential floor area for Extremely Low Income
households, would provide a range of housing types for potential residents. In addition, the
proposed ground-floor commercial space would provide neighborhood-serving shops and
services that are accessible to residents of the Project as well as the growing population in
the surrounding community. The Project would be located half-mile from the Metro L Line
(Gold) Chinatown station and would include limited on-site parking, which would, along with
the proposed neighborhood-serving commercial space, reduce dependence on automobiles
and reduce vehicle emissions. The influx of new residents and commercial space would
help provide “eyes on the street” to contribute to a safe and stable community and
encourage pedestrian interactions and a sense of community identity.
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Environmental Findings

On June 28, 2013, the Los Angeles City Council certified the Final Environmental Impact
Report (SCH No. 2009031002) (EIR) and adopted the Statement of Overriding
Considerations for the Cornfield Arroyo Seco Specific Plan (CASP). The certified EIR
disclosed that implementation of the Specific Plan would result in significant and
unavoidable impacts associated with regard to transportation, air quality, noise, and
vibration. Other issues addressed in the EIR include biology, cultural resources, earth
resources, energy and greenhouse gas emissions, geology, hazards and hazardous
materials, hydrology, land use and planning, population and housing, public services and
recreation facilities, utilities, and visual resources. However, all of these impacts were
determined to be reduced to less-than-significant levels with implementation of mitigation
measures, which were adopted as regulations of the Specific Plan. As a program-level
document, the EIR analyzed any potential environmental impacts of projects that comply
with the CASP, thereby allowing for ministerial review.

Pursuant to CEQA Guidelines Sections 15162 and 15164, an Addendum to a previously
certified EIR is permitted for projects where there are no substantial changes in the project
or in circumstances surrounding the project, and where the project would not have new
significant impacts or more severe impacts than those previously disclosed in the previously
certified EIR. The Addendum to the EIR, dated March 26, 2020 and attached as Exhibit “C”,
provides the substantial evidence required by CEQA Guidelines Section 15164 to support
the finding that the Project will not result in additional significant impacts and that a
Subsequent EIR is not required.

Based on the independent judgment of the decision-maker, after consideration of the whole
of the administrative record, the project was assessed in the Cornfield Arroyo Seco Specific
Plan EIR, No. ENV-2009-599-EIR, SCH No. 2009031002, certified on June 28, 2013; and
pursuant to CEQA Guidelines 15162 and 15164, and the Addendum dated March 26, 2020,
no major revisions are required to the EIR and no subsequent EIR or negative declaration
is required for approval of the project.
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1. INTRODUCTION
1.1. Overview

On June 28, 2013, the Los Angeles City Council adopted the Cornfield Arroyo Seco Specific Plan
(“CASP”) and certified its Final Environmental Impact Report (SCH No. 2009031002) (“FEIR”). The
CASP involved substantial revisions to portions of the Central City North and Northeast Los Angeles
Community Plan areas, including new mixed-use zoning districts that expanded the range and intensities
of permitted uses. The FEIR identified the possible environmental impacts associated with implementing
the CASP through 2035. As a program-level document, the FEIR also analyzed any potential environmental
impacts of projects that comply with the CASP pursuant to the California Environmental Quality Act
(“CEQA?”), thereby allowing for ministerial review of future projects implementing the CASP.

The proposed project (Case No. APCC-2019-6492-SPE) (“Project”), which is the subject of this FEIR
Addendum (“Addendum”), involves the demolition of an existing, two-story food processing facility
building and the construction of a six-story mixed-use development with 244 live-work units,
approximately 9,829 square feet of additional commercial space, approximately 123,363 square feet of total
floor area, 13,736 square feet of open space, 19 vehicular parking spaces (nine automobile and 10
motorcycle), and 150 bicycle parking spaces. The Project has a maximum height of 86.6 feet with a Floor
Area Ratio (“FAR”) of approximately 2.19:1 on a 56,454-square foot site (54,103 net square feet after street
dedications) located within the boundaries of the CASP.

The Project site is within the Urban Innovation (“UI”’) zoning district, which is unique to the CASP. The
Ul zoning district permits a base FAR of 3.0 to 1 and limits multi-family residential uses to 15% of the
proposed floor area of a project before the application of any Floor Area Bonus permitted under the CASP
(CASP Chapter 2.1 E, “Limits Table™).

The Project proposes 50,546 square feet of residential floor area, amounting to approximately 41% of the
total floor area of the Project. Thus, the applicant is requesting a Specific Plan Exception to permit 41%
residential floor area in lieu of the 15% permitted under the Ul zone of the CASP. Note that under the
CASP, only the “live” portion of the residential live-work units counts as residential floor area (Foonotote
d. of the CASP Chapter 2.1 E, “Limits Table”). The “work™ portion of the residential live-work units
(33,697 sf), along with building common and service areas and the proposed 9,829 st of community serving
commercial uses, counts as nonresidential floor area.

All other aspects of the Project, including total building FAR, urban design, open space, conservation, and
performance standards, will fully comply with the CASP.

As discussed in the following analysis of this Addendum, no new significant environmental impacts or
more significant impacts than those previously disclosed in the previously certified EIR would result from
the Specific Plan Exception to permit the Project to have a greater relative share of residential floor area
than would otherwise be allowed in the Urban Innovation zone. The Project’s overall development intensity
on the site is well below the maximum allowed on the site, which was anticipated in the FEIR. As such, the
scope of the Project and its impacts have already been analyzed and disclosed in the certified FEIR for the
CASP, which contemplated a denser and more intensive development project than the Project.

APCC-2019-6492-SPE Page 2 of 15



Pursuant to CEQA Guidelines Sections 15162 and 15164, an Addendum to a previously certified
Environmental Impact Report (EIR) is permitted for projects where there are no substantial changes in the
project or in circumstances surrounding the project, and where the project would not have no new significant
impacts or more severe impacts than those previously disclosed in the previously certified EIR. This
Addendum provides the substantial evidence required by CEQA Guidelines Section 15164 to support the
finding that the Project will not result in additional significant impacts and that a Subsequent EIR is not
required.

1.2.  Purpose of EIR Addendum

This document is an Addendum to the certified FEIR for the CASP and has been prepared to fulfill the
requirements of CEQA. Specifically, Section 15164 of the CEQA Guidelines states:

(a) The lead agency or responsible agency shall prepare an addendum to a previously certified EIR if
some changes or additions are necessary but none of the conditions described in Section 15162
calling for preparation of a subsequent EIR have occurred.

(b) An addendum to an adopted negative declaration may be prepared if only minor technical changes
or additions are necessary or none of the conditions described in Section 15162 calling for the
preparation of a subsequent EIR or negative declaration have occurred.

(¢) An addendum need not be circulated for public review but can be included in or attached to the
final EIR or adopted negative declaration.

(d) The decision-making body shall consider the addendum with the final EIR or adopted negative
declaration prior to making a decision on the project.

(e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162
should be included in an addendum to an EIR, the lead agency's findings on the project, or
elsewhere in the record. The explanation must be supported by substantial evidence.

According to CEQA Guidelines Section 15162, once an EIR has been certified, a lead agency need not
prepare a Subsequent EIR unless, on the basis of substantial evidence in light of the whole record, one or
more of the following conditions occurs:

(1) Substantial changes are proposed in the project which will require major revisions of the previous
EIR or negative declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project is undertaken
which will require major revisions of the previous EIR or Negative Declaration due to the
involvement of new significant environmental effects or a substantial increase in the severity of
previously identified significant effects; or

(3) New information of substantial importance, which was not known and could not have been known
with the exercise of reasonable diligence at the time the previous EIR was certified as complete or
the Negative Declaration was adopted, shows any of the following:

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

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

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be
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feasible, and would substantially reduce one or more significant effects of the project, but
the project proponents decline to adopt the mitigation measure or alternative; or

(D) Mitigation measures or alternatives which are considerably different from those analyzed
in the previous EIR would substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt the mitigation measure or
alternative.

As detailed in this Addendum, the proposed Project would not fulfill any of the conditions outlined in
CEQA Guidelines Section 15162. This Addendum provides the substantial evidence required by CEQA
Guidelines Section 15164 to support the finding that a Subsequent EIR is not required and that an
Addendum to the certified FEIR is the appropriate environmental document. The Project would not result
in new significant environmental effects or a substantial increase in the severity of previously identified
significant effects.

1.3. Certified Final EIR

The Notice of Preparation (“NOP”) for the Cornfield Arroyo Seco Specific Plan EIR (SCH No.
2009031002) was received and circulated by the State Clearinghouse on March 3, 2009 through March 30,
2009. Due to a change in the Project Description that contemplated the development of a Redevelopment
Project Area for the Plan area, a second NOP was prepared and circulated November 3, 2010 through
December 15, 2010.

The Original Draft EIR (“DEIR”) was prepared and circulated for a period of 60 days, beginning on
September 22, 2011, and ending on November 21, 2011. In response to comments received during the
public comment period for the DEIR, the Lead Agency prepared and circulated, for a period of 45 days, a
Recirculated Portions DEIR (“RP-DEIR”) that replaced several portions of the Original DEIR. The
comment period for the RP-DEIR began on May 31, 2012 and ended on July 16, 2012. The Final EIR,
which responded to all of the comments received on the RP-DEIR, was prepared in August 2012. The Los
Angeles City Council certified the Final EIR and adopted the Statement of Overriding Considerations for
the Plan on June 28, 2013.

The certified EIR disclosed that implementation of the adopted Specific Plan would result in significant
and unavoidable impacts associated with regard to transportation, air quality, noise and vibration. Other
issues addressed in the EIR include biology, cultural resources, earth resources, energy and greenhouse gas
emissions, geology, hazards and hazardous materials, hydrology, land use and planning, population and
housing, public services and recreation facilities, utilities, and visual resources. However, all of these
impacts were determined to be reduced to less-than-significant levels with implementation of mitigation
measures.

2. PROJECT DESCRIPTION

2.1.  Project Location

The Project site is located at 1457 N. Main Street (1435-1465 N. Main Street, 114-116 W. Sotello Street),
Los Angeles, CA 90012, within the Central City North Community Plan Area. The property is comprised of
a single legal parcel forming a 56,454-square foot site (54,103 net square feet after street dedications),
bounded by North Main Street to the south; Sotello Street to the east; and production and light industrial uses
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to the north and west. The site is located approximately 0.25 miles from the Los Angeles River to the
southeast and 0.4 miles from the Arroyo Seco Parkway to the northwest.

The Project site is located within the Urban Innovation (UI) zoning district of the CASP. The site has a
General Plan Land Use Designation of Hybrid Industrial. The property is developed with a two-story
building occupied by a food processing facility that contains 25,709 square feet of floor area and surface
parking.

There are no residential units on the site. Adjacent properties are zoned Ul or Urban Village (UV) and
developed with a mix of production, light industrial, and residential uses, including the following:

To the north: light industrial uses and music rehearsal studios

To the south, across North Main Street: multi-family residential uses and an auto repair shop
To the east, across Sotello Street: wholesale food and kitchen supplies distributor

To the west: film production rental facility with rooftop open space area

2.2.  Adopted Specific Plan

The Cornfield Arroyo Seco Specific Plan guides the development of a 660-acre area approximately two
miles north of downtown Los Angeles that abuts the communities of Chinatown, Solano Canyon, Lincoln
Heights, and Cypress Park. Adopted in 2013, the CASP includes the following changes:

e Designation of new mixed-use zoning districts and the identification of the types and intensities of
uses permitted within these districts, as well as building height, massing, and fagade standards

e Establishment of permitted floor area ratios (FARSs)

Establishment of Bonus and Transfer of Floor Area Programs

e Designation of new open spaces and parks, and the establishment of open space requirements for
new developments

e Establishment of circulation and parking standards

Modification of street standards and street designation changes

e Establishment of resource conservation standards

The CASP’s mixed-use zoning districts are comprised of the following:

e Urban Village (UV): A compact, mixed-use, and transit-oriented community that will
accommodate residential and employment uses along with supportive community services such as
parks, corner stores, and other retail. Hotels are allowed.

e Urban Innovation (UI): A flex production area that will allow for employment activities in close
proximity to transit service and existing communities. Hotels are allowed, along with a limited
amount of multi-family residential uses.

e Urban Center (UC): Districts that capitalize upon the area’s proximity to fixed-rail and diverse land
uses by providing an intense blend of commercial, light industrial, and institutional opportunities
combined with active ground-floor commercial and retail area. Hotels are allowed, along with a
limited amount of multi-family residential uses.

e Greenway (GW): River-adjacent and park land areas that place an emphasis on balancing native
habitat and watershed restoration with public access.

The Project site is located within the UI Zone with a by-right Base FAR of 3:1 and a Maximum FAR of up
to 4:1 via bonus floor area incentives, which may be obtained by providing affordable housing and
community benefits (including publicly accessible open space, community facilities, and/or public
passageways). If Affordable Housing Bonus Strategy B were to be used, as discussed later in this
Addendum, the Project site would be eligible for a maximum FAR of up to 3.45:1.
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The UI Zone allows 15% of a project’s floor area to be residential (before incentives). The CASP does not
limit the number of residential dwelling units allowed. Table 2-1 provides a summary of the zoning
regulations for the Ul Zone:

Table 2-1: CASP Zoning Regulations for Project Site

Urban Innovation (UI) Zone
Base FAR (by-right) 3:1
Maximum FAR 4:1
Affordable Housing 3.45:1
Bonus Strategy B
Maximum Residential 15% ¢

4 May be exceeded through incentives (e.g., Affordable Housing Bonus).
Source: Cornfield Arroyo Seco Specific Plan, Pages 2-8 to 2-13

Aside from FAR, the CASP requires a 35-foot minimum building height on the Project site. It does not
regulate the maximum height of a building; however, the average height of all structures on the Project site
may not exceed 90 feet. The CASP requires one square foot of open space for every 16 square feet of
residential space, and one square foot of open space for every 48 square feet of non-residential space. The
maximum buildable lot coverage is 85 percent of site area.

No automobile parking spaces are required by the CASP, and any parking spaces that are provided must be
concealed from the street. Short-term and long-term bicycle parking is required consistent with the Bicycle
Parking Ordinance in the Los Angeles Municipal Code (LAMC).

2.3.  Proposed Project

The Project involves the demolition of an existing structure and the construction, use, and maintenance of
a 123,363-square foot, six-story mixed-use building with up to 244 live-work units and approximately 9,829
square feet of additional commercial space. The Project has a maximum height of 86.6 feet, with an average
height of 60.8 feet and a FAR of 2.19:1 on a 56,454-square foot site (54,103 net square feet after street
dedications). Table 2-2 provides a summary of building area by use:

Table 2-2: Proposed Project Area by Use

Use Area (sf) Percentage
Live-Work — Residential 50,546 41.0%
(Extremely Low Income) (1,780)
Live-Work — Work Area ¢ 33,697 27.3%
Common Floor Area 27,420 22.2%
Building Service 1,871 1.5%
Commercial 9,829 8.0%
Total 123,363 100.0%
% The CASP excludes the “work” portion of live-work units when calculating residential floor area.
Source: The Architects Collective, October 1, 2019
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The Project provides 19 vehicular parking spaces (nine automobile and 10 motorcycle). The ground level
of the Project is defined by an open air courtyard and passage (front courtyard) with pedestrian street access
from Main Street flanked on the east side by café and restaurant spaces located at the corner of Main and
Sotello, with the building ground floor lobby, and art gallery and maker space on the west side. The
remaining portions of the ground floor proposes 28 live-work units, an outdoor resident courtyard (rear
courtyard), bicycle parking storage, a vehicular driveway and circular drop off area accessed from Sotello
Street, and nine vehicular parking spaces. The second through sixth levels contain the remaining 216 live-
work units, with 55 on the second level, 51 units on the third level, 51 units on the fourth level, 48 units on
the fifth level, and 11 units on the partial sixth level, which also includes a 4,491 square foot roof deck.

A total of 13,736 square feet of open space is proposed, including a front courtyard, a rear courtyard, and a
roof deck. The Project is consistent with the CASP’s open space regulations, including the requirement that
one square foot of open space for every 16 square feet of residential area, and one square foot of open space
for every 48 square feet of non-residential area, is provided. The Project complies with the CASP’s
buildable lot coverage rule allowing no greater than 85 percent lot coverage. A total of 150 bicycle parking
spaces are proposed consistent with the Bicycle Parking Ordinance in the LAMC. The Project will comply
with all building form, urban design, open space and landscaping, parking design, conservation, and
performance standards of the CASP.

As noted, the Project site is located in the UI zoning district, which limits residential multi-family uses to
15% of the applicable floor area ratio (FAR) of the Proposed Project. Accordingly, the applicant is seeking
a Specific Plan Exception to permit approximately 41% of the floor area of the proposed Project to be
developed with residential floor area.

The requested Specific Plan Exception would result in a greater percentage of residential floor area on the
Project site than would otherwise be permitted, given the proposed total floor area of the Project. However,
allowing a greater percentage of multi-family residential floor area via the proposed live-work units would
still facilitate the development of a significant amount of commercial floor area at the Project site, while
not exceeding the overall development limit for residential floor area using an affordable housing floor area
bonus, as was contemplated in the FEIR.

Under the Affordable Housing Bonus Option, Strategy B as set forth in CASP Chapter 2.1 G.1., if an
applicant agrees to set aside a portion of the residential units in a project for affordable housing, then for
each square foot of affordable housing constructed, the applicant will be granted the right to construct
additional residential floor area above the base FAR for the project: for Extremely-Low Income units (i.e.,
units set aside for households earning 30% of AMI or less), each square foot of additional affordable space
equates to a bonus of 18 square feet of additional market-rate space. With respect to the Project Site, the
maximum FAR that can be achieved using Strategy B is 3.45 to 1, with the residential portion subject to a
0.90to 1 FAR.

Here, the proposed Project would develop 123,363 square feet of floor area, for a FAR of 2.19 to 1. If the
CASP provisions were strictly applied, the maximum permitted residential floor area ratio would therefore
be approximately 0.33 to 1, or approximately 18,505 square feet of residential floor area. Although the
proposed Project is not eligible to pursue Strategy B, the applicant nevertheless proposes to voluntarily
develop up to 1,780 square feet of Extremely-Low Income residential floor area, which, if Strategy B were
pursued, would (at the 18-to-1 ratio specified above) equate to a market-rate floor area bonus of 32,041
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square feet, or equivalent to the amount of additional residential floor area being requested through this
Specific Plan Exception.'

Consistent with the CASP definition of “Live-Work Unit” (CASP Chapter 1.1 C.), which provides that the
work area of a live-work unit may not exceed 40% of the floor area allocated to the unit, the proposed live-
work units would include up to 50,546 square feet of “live” space and up to 33,697 square feet of “work”
space. Therefore, the Proposed Project’s total residential FAR (= 50,546 / 56,454) would not exceed 0.90
to 1, and would equal the bonus residential floor area that would be permitted if the applicant were pursuing
Strategy B.

Table 2-3 summarizes the maximum floor area and maximum residential floor area allowed on the Project
site if the applicant were pursuing Strategy B, and the actual proposed floor area of the Project.

Table 2-3: Maximum Floor Area Allowed and Proposed on the Project Site

Use Allowed on Project Site Proposed Project
(utilizing Affordable Housing
Bonus Strategy B)
Site Area (sf) 56,454 56,454
Maximum Floor Area (sf) ¢ 194,766 123,363
Maximum Residential Floor Area (sf) ? 50,809 50,546
Floor Area Ratio (FAR) 3.45:1 2.19:1

“ Maximum Floor Area is Site Area multiplied by Maximum FAR using Strategy B (3.45:1).
bInclusive of the “work” area in live-work units. Maximum Residential Floor Area in the UI Zone outside of the River
Buffer Area, utilizing Affordable Housing Bonus Option Strategy B and live-work units, is Site Area multiplied by 0.9:1.

Source: Cornfield Arroyo Seco Specific Plan, Page 2-14,; The Architects Collective, October 1, 2019

As illustrated in Table 2-3, the proposed Project is considerably below the maximum floor area, residential
floor area, and FAR allowed by the Specific Plan utilizing Strategy B that was analyzed under the CASP
FEIR. Whereas the CASP allows for up to 194,766 square feet of floor area on the 56,454 square-foot site
(using Strategy B), the Project would have 123,363 square feet of floor area (63% of the maximum allowed).
Whereas the CASP allows for 50,809 square feet of residential floor area on the property (assuming
Strategy B were pursued in full, and inclusive of the area contained within live/work units), the Project
would have 50,546 square feet of residential floor area. The Project’s FAR of 2.19:1 is considerably lower
than the Maximum FAR of 3.45:1 allowed by the approved Specific Plan on the Project site using Strategy
B that was previously analyzed in the CASP FEIR.

All other aspects of the Project, including building form and height, urban design, open space, parking,
conservation, and performance standards, is anticipated to fully comply with the Specific Plan. Plans and
illustrations depicting the Project are available in the case file.

' The CASP’s Affordable Housing Bonus Option is only available to projects seeking additional FAR beyond the Base
FAR of 3:1. In this instance, the Project would develop 123,363 square feet of floor area, for a FAR of 2.19 to 1, and is
therefore ineligible for the Affordable Housing Bonus Option.
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3. IMPACT ANALYSIS

Section 15164 of the CEQA Guidelines states the lead agency shall prepare an addendum to a previously
certified EIR if some changes or additions are necessary but none of the conditions described in Section
15162 that call for preparation of a subsequent EIR (i.e., new significant environmental effects or a
substantial increase in the severity of previously identified significant effects) have occurred. This section
analyzes whether the averaging of permitted residential floor area on the Project Site would result in new
significant impacts, or a substantial increase in the severity of impacts, compared to what was analyzed in
the certified FEIR.

3.1.  Previously Identified Less Than Significant Impacts

The FEIR found that implementation of the CASP would result in less than significant impacts to the
following categories:

e Biology

e Cultural Resources

e Earth Resources

e Energy and Greenhouse Gas Emissions

e Geology

e Hazards and Hazardous Materials

e Hydrology

e Land Use and Planning

e Population and Housing

e Public Services and Recreation Facilities
Utilities

e Visual Resources

The proposed Project would not result in new significant environmental impacts to the above categories
because all significant features of the Project, including building scale, development intensity, overall uses,
design, and trips generated (see Section 3.2.1) are anticipated to be wholly consistent with the limits under
the Specific Plan as analyzed in the FEIR. The requested Specific Plan Exception to permit a greater
percentage of residential floor area than would otherwise be permitted in the Ul zone pertains solely to the
relative allocation of uses within the building—and does not affect the Project’s location, construction
activities involved (including demolition/site clearing, earth disturbance, vertical building construction, and
architectural coatings), building occupancy (including the total number of permitted live-work units),
landscaping, and compliance with regulatory measures, such as the Los Angeles Green Building Code, in
each case, compared to what is permitted under the Specific Plan analyzed by the FEIR. Furthermore, the
Project is subject to all applicable Mitigation Measures of the CASP.

The Project is consistent with the anticipated buildout of the CASP as analyzed in the FEIR. The FEIR
assumed that population would grow in the 660-acre Specific Plan area from 4,802 residents in 2003 to
31,855 residents by 2035. Table 3-1 summarizes the program assumptions used for the FEIR, which are
based on the development intensity and uses allowed in the CASP:
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Table 3-1: CASP FEIR Program Assumptions

Proposed No Project Current (2003)

Alterative (2035) “ | Alternative (2035)
Population 31,855 5,512 4,802
Jobs 10,546 7,940 6,791
Dwelling Units 8,776 1,635 1,266
Residential (square feet) 10,844,830 2,020,544 1,683,787
Retail (square feet) 508,425 312,961 297,173
Commercial/Office (square feet) 1,702,147 229,193 170,127
Light Industrial/R&D (square feet) 6,571,654 2,076,341 123,800
Institutional Uses (square feet) 200,000 136,180 123,800
Parks and Open Space (acres) 69 46 17
“The “Proposed Alternative” is the actual Specific Plan that was analyzed in the FEIR and ultimately adopted.
Source: Cornfield Arroyo Seco Specific Plan Draft EIR (September 2011).
https://planning.lacity.org/eir/Cornfield Arroyo/DEIR/Volume%20l/Ch02_CASP%20DEIR%20Project%20Description.pdf

The proposed Project involves the demolition of a two-story building occupied by a food processing facility
and the construction, use, and maintenance of a 123,363 square-foot, six-story, mixed-use building with up
to 244 live-work units and approximately 9,892 square feet of additional commercial space. The Project
would be one of the earliest projects to add dwelling units and guest rooms pursuant to the CASP, as there
have not been any new residential uses completed in the Specific Plan area since its adoption in 2013. The
addition of 244 live-work units is consistent with the anticipated buildout of the CASP as analyzed in the
FEIR, which assumed the increase of 7,510 dwelling units and 1,532,020 square feet of commercial floor
area to the Specific Plan area from 2003 to 2035.

The overall development intensity and uses of the Project are consistent with the Specific Plan analyzed in
the certified FEIR. As illustrated in Table 2-3, the proposed Project is considerably below the maximum
floor area and FAR allowed by the Specific Plan under Affordable Housing Bonus Strategy B. Whereas the
CASP allows for up to 194,766 square feet of floor area on the 56,454 square-foot site using Strategy B,
the Project would provide the requisite amount of Extremely-Low Income residential floor area but have
only 123,363 square feet of floor area (63% of the maximum allowed). Whereas the CASP allows for 50,809
square feet of residential floor area on the property (utilizing Strategy B and inclusive of the area contained
within live/work units), the Project would have 50,546 square feet of residential floor area. The Project’s
FAR 0f2.19:1 is considerably lower than the Maximum FAR of 3.45:1 allowed by the Specific Plan on the
Project site using Strategy B. As the scale of the Project is considerably smaller than that allowed by the
Specific Plan in total, the Project’s uses and intensity were all contemplated and analyzed in the certified
FEIR.

As noted, the requested Specific Plan Exception to permit a greater percentage of residential floor area than
would otherwise be permitted in the Ul zone pertains solely to the relative share of residential and non-
residential uses within the building and not the overall development intensity of the Project. Furthermore,
the Project is anticipated to comply with all regulations in the CASP that relate to the physical form of the
building, including height, massing, setbacks, lot coverage, and open space. The building scale,
development intensity, trips generated (see Section 3.2.1), overall uses, and therefore impacts of the
proposed unified Project would be no different from a project that expressly utilized Strategy B to the fullest
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extent permitted on the Project site. No other deviations from the Specific Plan are requested. The Project
is anticipated to comply with all other applicable regulations and Mitigation Measures in the CASP,
pertaining to Biology, Cultural Resources, Earth Resources, Geology, Hazards and Hazardous Materials,
Hydrology, Land Use and Planning, Population and Housing, Public Services and Recreation Facilities,
Utilities, and Visual Resources. With respect to Hazards and Hazardous Materials, in particular, the Project
would redevelop an existing industrial site into a mixed-use project that includes residential uses.
Compliance with the CASP Mitigation Measures, including Mitigation Measures 10.4 (Contaminated Soil
or Groundwater) and 10.5 (Existing Toxic/Hazardous Construction Materials), would ensure that the
Project would not significantly increase the Hazards and Hazardous Materials impacts identified in the
FEIR. As such, the proposed Project would not result in new significant environmental effects in the above
impact categories compared to what was identified in the FEIR.

3.2.  Previously Identified Significant Impacts

The FEIR found that implementation of the CASP would result in significant impacts to the following
categories:

e Transportation
e Air Quality
e Noise and Vibration

3.2.1 Transportation

The FEIR analyzed the potential transportation impacts of the full build-out of the CASP by 2035 and
proposed mitigation measures to reduce the significance of each impact. The FEIR found that the new land
uses and the resulting roadway capacity changes that would occur with implementation of the CASP would
cause significant changes at nine of the 43 study area intersections in the cumulative 2035 condition,
including six signalized study intersections outside the Plan area. While it was determined that those
impacts would be significant and unavoidable, transportation demand management (TDM) strategies were
nonetheless included as Mitigation Measures to reduce the transportation impacts of implementing the
CASP.

The requested Specific Plan Exception to permit a greater percentage of residential floor area than would
otherwise be permitted in the UI zone pertains solely to the relative share of residential and non-residential
uses within the building and not to the overall development intensity of the Project. As such, the Project
would not result in a substantial increase in the severity of previously identified significant effects to
transportation.

With respect to vehicular ingress/egress, the Project’s vehicular parking spaces are accessed from a
vehicular driveway and circular drop off area accessed from Sotello Street. The requested Specific Plan
Exception would not affect the design of the shared parking area or vehicular access to the Project, which
would comply with the standards of the CASP.

Further, the Los Angeles Department of Transportation (LADOT) has reviewed the transportation analysis
for the Project, prepared by Gibson Transportation Consulting, Inc. (GTC), dated February 6, 2020, and
attached hereto as Attachment A (the “Transportation Analysis”). GTC prepared an evaluation of the
potential vehicle miles traveled (VMT) impacts for the Project. The City recently adopted the TAG, which
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establishes the guidelines and methodology for assessing transportation impacts for development projects
based on the updated CEQA guidelines from the State of California (State) Governor’s Office of Planning
and Research (OPR) in its implementation of State Senate Bill 743 (Steinberg, 2013) (SB 743). SB 743
requires that a project’s potential CEQA transportation impacts be evaluated based on VMT rather than the
former level of service (LOS) requirement.

The VMT metric is intended to promote the reduction of greenhouse gas emissions, the development of
multimodal transportation networks, and a diversity of land uses. This encourages development that
shortens the distance between housing, jobs, and services, increases the availability of affordable housing
options in proximity to public transit, offers attractive non-vehicular transportation alternatives, provides
strong transportation demand management programs, and promotes walking and bicycling trips. As of July
1, 2020, LOS based metrics to evaluate automobile congestion will no longer be considered valid
methodologies for analyzing traffic impacts under CEQA.

The LADOT Transportation Assessment Guidelines (TAG) identifies a daily household VMT per capita
impact threshold of 6.0 and a daily work VMT per employee impact threshold of 7.6 for the Central Area
Planning Commission, in which the Project is located. After accounting for the transportation demand
management (TDM) program the Project is required to incorporate in order to comply with the CASP
(including reduced parking supply, unbundled parking, and provision of bicycle parking), GTC found that
the Project would result in 6,149 total daily VMT, or 5.6 household VMT per capita and zero work VMT
per employee. Therefore, based on the guidelines and methodologies outlined in the TAG, the
Transportation Analysis concluded that the Project would not result in a significant VMT impact. In a letter
dated March 18, 2020, LADOT concurs with the conclusion of the VMT analysis (letter attached to the
case file).

Therefore, the Project does not result in any new significant impacts to Transportation and Traffic or
substantial increase in the severity of previously identified significant effects to Transportation and Traffic
as compared to what was identified in the FEIR. The Project would continue to be required to comply with
Mitigation Measure 4.1 (Transportation Demand Management Strategies) to reduce Transportation and
Traffic impacts. The Statement of Overriding Considerations adopted by the City Council on June 28,2013
would continue to apply to the proposed Project.

For informational purposes, GTC also conducted a trip generation analysis of the Project, as part of the
Transportation Analysis. GTC compared the trip generation of the proposed Project with two hypothetical
CASP-compliant projects that would provide a sufficient amount of non-residential floor area to permit the

total amount of residential floor area proposed for the Project, assuming Strategy B were utilized in full.

The Transportation Analysis indicated that the Project would generate approximately 67 net new a.m. peak
hour trips and 90 net new p.m. peak hour trips. The analysis indicated that the Project’s trip generation is
below that of the two hypothetical projects that fully comply with CASP. Below (Table 3-2) is a comparison
of the potential site-generated traffic for the proposed Project and two projects providing the amount of
non-residential floor area necessary to comply with the CASP requirements in the UI zone. The proposed
Project would generate far fewer vehicle trips than would a CASP-compliant project.
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Table 3-2: Comparison of Project Trip Generation

Morning Peak Hour Afternoon Peak Hour
PEAK HOUR TRIP GENERATION ESTIMATES
In Qut Total In Out Total
Proposed Project [a] 20 a7 67 53 37 90
CASP Compliant Project - Corporate Headquarters [b] 54 50 104 54 67 121
CASP Compliant Project - University/College [b] 63 60 123 73 7 150

Motes:
[a] The proposed Project is less intensive than the CASP compliant projects in terms of trip generation as the number of trips would be less.
[b] To comply with the CASP using Floor Area Bonus Strategy B, the Project would require a total FAR of approximately 3.45:1, or 194,766 sf, including 144,220 sf of
nonresidential floor area. The Project includes only 123,363 sf of floor area (including 72,817 sf of nonresidential floor area) and, thus, in order to be CASP-compliant, the
Project would need to incorporate an additional 71,403 sf of a designated non-residential use (i.e., Corporate Headgquarters or University/College).

Source: Gibson Transportation Consulting, Inc., Transportation Analysis for the 1457 N. Main Street Project, February 6, 2020

3.2.2  Air Quality

The FEIR analyzed the potential air quality impacts of the full build-out of the CASP through 2035 and
proposed mitigation measures to reduce the significance of each impact. The FEIR found that
implementation of the CASP would result in the following significant unavoidable impact:

e The CASP would result in the total vehicular emissions of 0zone precursors exceeding the
SCAQMD quantitative thresholds.

The FEIR also found that implementation of the CASP could result in the following significant impacts,
which would be reduced to a level that is less than significant with Mitigation Measures:

e The CASP could result in an increased risk of cancer and other negative health effects due to
Toxic Air Contaminants in the vicinity of the freeways.

e The CASP could result in increased emissions of PM10, diesel particulate matter, and other
pollutants during construction which would exceed the SCAQMD threshold values.

Mitigation Measures 11.2 through 11.12, which relate to Health Risk Assessments, building orientation, air
filtration, construction emission controls, and construction equipment standards, were found to reduce these
two air quality impacts to a less than significant level.

The requested Specific Plan Exception to permit a greater percentage of residential floor area than would
otherwise be permitted in the Ul zone pertains solely to the relative share of residential and non-residential
uses within the building. It would not increase the overall development intensity of the Project and does
not relate to emissions, whether construction-based or operational. As indicated in the previous section, the
Project would generate significantly fewer vehicle trips compared to a project that fully complied with the
CASP utilizing Strategy B. As the Project would reduce trip generation compared to a CASP-complaint
project, total operational vehicular emissions would be lower than what was identified in the FEIR.

With respect to construction emissions and non-vehicular operational emissions, the building scale,
development intensity, overall uses, and therefore impacts of the proposed Project would be lower than a
project that provided the amount of additional non-residential floor area necessary to comply with the
CASP. The Project is anticipated to comply with all other applicable regulations of the Specific Plan and
would result in a smaller, less intense development than was anticipated and analyzed in the FEIR. Factors
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such as location, unit density, lot size, soil import and export, architectural coatings, demolition hauling,
grading, and paving, which may relate to air quality, are not affected by the relative allocation of residential
and non-residential floor area within a building.

As such, the Project would not result in a substantial increase in the severity of previously identified
significant effects to Air Quality compared to what was identified in the FEIR. The Project would continue
to be required to comply with Mitigation Measures 11.2 through 11.12 relating to Air Quality. The
Statement of Overriding Considerations adopted by the City Council on June 28, 2013 would continue to
apply to the Project.

3.2.3  Noise and Vibration

The FEIR analyzed the potential Noise and Vibration impacts of the full build-out of the CASP through
2035 and proposed mitigation measures to reduce the significance of each impact. The FEIR found that
implementation of the CASP would result in the following significant unavoidable impact:

e Changes to Land Use Districts that would result from the implementation of the Proposed
Alternative would allow the development of noise-sensitive land uses in some areas with existing
ambient noise levels in excess of Normally Acceptable, Conditionally Acceptable, or Clearly
Unacceptable noise levels according to the City of Los Angeles’ Guidelines for Noise Compatible
Land Use.

The FEIR also found that implementation of the CASP could result in the following significant impacts,
which would be reduced to a level that is less than significant with Mitigation Measures (Mitigation
Measures 12.2 through 12.4):

e The construction associated with implementation of the Proposed Alternative would result in short-
term construction noise and vibration.

e Onsite fixed noise sources associated with new development allowed by implementation of the
Proposed Alternative could expose noise-sensitive receptors to exterior noise levels that are
unacceptable.

e Changes to Land Use Districts that would result from the implementation of the Proposed
Alternative would allow the development of vibration sensitive land uses in close proximity to
existing sources of groundborne vibration.

The FEIR also found that implementation of the CASP would result in the following less than significant
impacts that would not require mitigation:

e The implementation of the Proposed Alternative may result in an increased frequency of light-rail
transit services through the Project Area, resulting in increased noise and vibration levels. This
potential impact is considered to be less than significant.

e The implementation of the Proposed Alternative would contribute to small increases in traffic noise
levels on Pasadena Avenue, North Broadway, and Main Street. This potential impact is considered
to be less than significant.

The requested Specific Plan Exception to permit a greater percentage of residential floor area than would
otherwise be permitted in the Ul zone pertains solely to the relative share of residential and non-residential
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uses within the building. It would not increase the overall development intensity of the Project beyond
what the CASP FEIR analyzed and therefore would not result in an increase in either construction or
operational noise and/or vibration impacts. Noise-generating activities, such as earth disturbance, soils
import and export, demolition hauling, grading, paving, hammering and welding, vehicular trips, and
HVAC equipment, are not affected by the relative allocation of residential and non-residential uses within
the building. The Project’s overall intensity of development and uses are consistent with the Specific Plan
analyzed by the FEIR.

As such, the Project would not result in a substantial increase in the severity of previously identified
significant effects to Noise and Vibration compared to what was identified in the FEIR. The Project would
continue to be required to comply with Mitigation Measures 12.2 through 12.4 relating to Noise and
Vibration. The Statement of Overriding Considerations adopted by the City Council on June 28, 2013 still
stands.

4. CONCLUSION

Section 15164 of the CEQA Guidelines states the lead agency shall prepare an addendum to a previously
certified EIR if some changes or additions are necessary but none of the conditions described in Section
15162 that call for preparation of a subsequent EIR (i.e., new significant environmental effects or a
substantial increase in the severity of previously identified significant effects) have occurred. As detailed
in the preceding analysis, this Addendum provides the substantial evidence to support the finding that the
Project would not have new significant impacts on the environment or more severe impacts than those
previously disclosed in the previously certified EIR.
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Attachment A

Transportation Analysis

(See attached)
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FORM GEN. 160A (Rev. 1/82) CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

1457 N. Main St
DOT Case No. CEN 20-49412

Date: March 18, 2020

To: Debbie Lawrence, Senior City Planner
Department of City Planning

From: Wes Pringle, Transportation Engineer
Department of Transportation

Subject: TRANSPORTATION ASSESSMENT FOR THE PROPOSED MIXED-USE
PROJECT AT 1457 NORTH MAIN STREET

The Department of Transportation (DOT) has reviewed the transportation assessment,
prepared by Gibson Transportation Consulting, dated February 6, 2020, for the proposed
mixed-use project located at 1457 North Main Street. The project is located within the
Cornfield Arroyo Seco Specific Plan (CASP). The assessment analyzed the project’s trip
generation and compliance with the CASP. DOT concurs with the conclusion of the
analysis that the project trip generation does not increase vehicle trips or change the
transportation impacts of the CASP analysis. The study also included an analysis of the
Vehicle Miles Traveled (VMT) metric that has been adopted as the impact standard for the
California Environmental Quality Act (CEQA). The results indicated that there would be no
VMT impact. Therefore, DOT will not require further transportation study for this project.

The project would construct 234 market-rate live-work units, 10 affordable housing units,
and 9,829 square-feet of retail use. An existing food processing facility would be removed.
The analysis indicated that the proposed project would generate approximately 1,309 net
daily trips (per DOT’s VMT Calculator), 67 a.m. peak hour trips, and 90 p.m. peak hour trips.
The analysis indicated that the project’s trip generation is below a comparative CASP-
compliant project. A comparison of the trips can be found in Attachment 1.

Please note this DOT assessment does not constitute approval of the driveway dimensions
and internal circulation schemes. Those require separate review and approval and should
be coordinated with DOT’s Citywide Planning Coordination Section (201 N. Figueroa Street,
5th Floor, Room 500, @ 213-482-7024).

If you have any questions, please call me at (213) 972-8482.

C: Taimour Tanavoli, Case Management Office, DOT
Sarah Drobis, Gibson Transportation Consultanting

s:\letters\CEN20-49412 1457 Main St CASP Memo



Attachment 1

TABLE 4
OVERVIEW AND SUMMARY COMPARISON
Morning Peak Hour Afternoon Peak Hour
PEAK HOUR TRIP GENERATION ESTIMATES

In Out Total In Out Total

Proposed Project [a] 20 47 67 53 37 90

CASP Compliant Project - Corporate Headquarters [b] 54 50 104 54 67 121
CASP Compliant Project - University/College [b] 63 60 123 73 77 150

Notes:
[a] The proposed Project is less intensive than the CASP compliant projects in terms of trip generation as the number of trips would be less.
[b] To comply with the CASP using Floor Area Bonus Strategy B, the Project would require a total FAR of approximately 3.45:1, or 194,766 sf, including 144,220 sf of
nonresidential floor area. The Project includes only 123,363 sf of floor area (including 72,817 sf of nonresidential floor area) and, thus, in order to be CASP-compliant, the
Project would need to incorporate an additional 71,403 sf of a designated non-residential use (i.e., Corporate Headquarters or University/College).
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MEMORANDUM
TO: Wes Pringle, Los Angeles Department of Transportation
CC: Patrick Chien and Andrew Ranallo, Universal Standard Housing

Dave Rand and Daniel Mandel, Armbruster Goldsmith & Delvac LLP

FROM: Sarah M. Drobis, P.E., and Lauren Mullarkey-Williams
DATE: February 6, 2020
RE: Transportation Analysis for the
1457 N. Main Street Project
Los Angeles, California Ref: J1773

Gibson Transportation Consulting, Inc. (GTC) prepared an analysis for the 1457 N. Main
Street Project (Project), which is in the Cornfield Arroyo Seco Specific Plan (CASP) (Los
Angeles Department of City Planning [LADCP], 2013) area of the City of Los Angeles,
California (City). As part of this assessment, GTC prepared a comparison of the trip
generation for the Project to the most conservative trip generation analyzed in the approved
Environmental Impact Report (EIR) for the CASP. Additionally, for informational purposes,
GTC prepared a supplemental evaluation of the potential vehicle miles traveled (VMT)
impacts for the Project. This analysis complies with the City’s latest guidelines for
compliance with the California Environmental Quality Act (CEQA) guidelines. This
memorandum summarizes our analysis.

PROJECT BACKGROUND

The Project proposes the development of a six story mixed-use building with 123,363
square feet (sf) of floor area with 234 market-rate live-work units, 10 affordable housing live-
work units, and 9,829 sf of community serving commercial uses. The live-work units are
comprised of 50,546 sf of residential area, 33,697 sf of work area, 27,420 sf of common
floor area, and 1,871 sf of building services area. The Project also includes 13,736 sf of
open space provided within two open air courtyards and a roof deck. The 25,709 sf existing
food processing facility would be removed to accommodate the Project.

The Project Site is located approximately 1.0 miles east of the Arroyo Seco Parkway (SR
110), which provides regional transportation connecting San Pedro and the Port of Los
Angeles with Downtown Los Angeles and Pasadena. The Project Site is served by Main
Street, a designated Avenue Il, and Sotello Street, a designated Modified Local Street —
Standard, in Mobility Plan 2035 — An Element of the General Plan (LADCP, January 2016).
The Project Site is also located within 0.5 miles of the Los Angeles County Metropolitan
Transportation Authority’s (Metro) Chinatown Station of the Metro Gold Line light rail, which
travels between Union Station in Downtown Los Angeles and Azusa in the San Gabriel
Valley at eight-minute intervals during peak hours on weekdays and 12 and 20-minute
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intervals, respectively, during off-peak hours and on weekends. The Project Site is also served
by numerous transit lines, with a bus stop on the corner of Main Street & Sotello Street that
serves Metro Line 76, as well as the Los Angeles Department of Transportation (LADOT)
Downtown Area Shuttle (DASH) Lincoln Heights/Chinatown Line. In addition, sidewalks provide
connectivity to signalized pedestrian crossings adjacent to the Project Site.

The Project Site is located within the Urban Innovation (Ul) zone in the CASP, which permits a
base floor area ratio (FAR) of 3.0 to 1.0 and limits multi-family residential uses, which includes
live-work units, to 15% of the proposed floor area of a project before the application of any Floor
Area Bonus permitted under the CASP (CASP Chapter 2.1 E).

The Project proposes 50,546 sf of multi-family live-work residential uses, amounting to
approximately 41% of the floor ratio of the Project. Thus, the Applicant is requesting a Specific
Plan Exception to permit 41% residential floor area in lieu of the 15% permitted under the Ul
zone of the CASP. Note that under the CASP, only the “live” portion of the residential live-work
units count as residential floor area. The “work” portion of the residential live-work units, along
with building common and service areas and the proposed 9,829 sf of community serving
commercial uses, counts as nonresidential floor area.

The EIR analyzed the potential transportation impacts of the full build-out of the CASP by 2035
and proposed mitigation measures to reduce the significance of each impact. The EIR found
that the implementation of the CASP would cause significant changes at several study area
intersections in the cumulative 2035 condition. As outlined in the EIR, those impacts were
determined to be significant and unavoidable. Nonetheless, transportation demand
management (TDM) strategies were included as mitigation measures (i.e., Mitigation Measure
4.1) to reduce the transportation impacts of implementing the CASP.

PROJECT TRIP GENERATION

GTC estimated the number of trips expected to be generated by the Project using the
Multifamily Housing (Mid-Rise) and Shopping Center rates published in Trip Generation, 10?
Edition (Institute of Transportation Engineers [ITE], 2017) and developments located in “General
Urban/Suburban” areas. Per Transportation Assessment Guidelines (LADOT, July 2019) (the
TAG), residential or mixed-use developments inside a Transit Priority Area that include
affordable housing units are eligible to use a City-specific trip generation rate based on vehicle
trip count data collected at affordable housing sites in the City in 2016.

The trip generation forecast reflects appropriate trip generation reductions to account for public
transit usage, trips shared between the different uses within the Project, and pass-by trips as
outlined below:

¢ Internal capture adjustments account for person trips made between distinct land uses
within a mixed-use development without using an off-site road system, based on the
National Cooperative Highway Research Program 8-51 Internal Capture Estimation Tool
(Transportation Research Board and National Research Council, 2011). Project trips can
potentially be adjusted for over 25% internal capture; however, a conservative 20%
internal capture adjustment was applied to the live-work apartments and ground-floor
commercial uses.
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o Per the TAG, the Project Site is located within 0.25 miles walking distance of the Metro
Line 76 and LADOT DASH Lincoln Heights/Chinatown bus stops; therefore, a 10%
transit reduction was applied to account for transit usage and walking visitor arrivals from
the surrounding neighborhoods and adjacent commercial developments.

o Pass-by adjustments account for Project trips made as an intermediate stop on the way
from an origin to a primary destination without route diversion. A pass-by trip adjustment
was applied to the retail uses, per the TAG’s pass-by rate for retail uses less than
50,000 sf.

As shown in Table 1, the Project would result in 67 (20 inbound and 47 outbound) net new

Project trips during the morning peak hour and 90 (53 inbound and 37 outbound) net new
Project trips during the afternoon peak hour.

Comparison to CASP-Compliant Project

As discussed above, the Ul zone of the CASP generally limits multi-family residential uses to
15% of the proposed floor area of the Project with a maximum base FAR of 3.0 to 1.0 (CASP
Chapter 2.1 E). For projects in the Ul zone that provide affordable housing in accordance with
Floor Area Bonus Strategy B (CASP Chapter 2.1 G.1.c-d.), total permitted by-right floor area is
up to 3.45 to 1.0 with a maximum residential FAR of up to 0.9 to 1.0. Given the amount of
residential floor area (market-rate and Extremely Low Income) proposed for the Project of
50,546 sf (or approximately 0.9 to 1.0 FAR), to comply with the CASP using Floor Area Bonus
Strategy B, the Project would require a total FAR of approximately 3.45 to 1.0, or 194,766 sf,
including 144,220 sf of nonresidential floor area. In fact, the Project includes only 123,363 sf of
floor area (including 72,817 sf of nonresidential floor area) and, thus, in order to be CASP-
compliant, the Project would need to incorporate an additional 71,403 sf of any of the following
non-residential uses: church, school, college, corporate headquarters, research and
development, hotel, publishing, motion picture, broadcasting, and/or other uses as shown in the
Ul zone of the CASP.

To assess the potential trip generation of a CASP-compliant project, GTC analyzed two
scenarios: an additional 71,403 sf of corporate headquarters uses and an additional 71,403 sf of
university/college uses. Of the potential non-residential uses, university/college uses have the
highest trip generation rates (i.e., produce the greatest number of trips) and, thus, can be
analyzed as a comparison to the most conservative CASP-compliant project.

Scenario A — Corporate Headquarters. As shown in Table 2, a CASP-compliant project with
an additional 71,403 sf of corporate headquarters uses would result in 104 (54 inbound and 50
outbound) net new project trips during the morning peak hour and 121 (54 inbound and 67
outbound) net new project trips during the afternoon peak hour.

Scenario B — University/College. As shown in Table 3 a CASP-compliant project with an
additional 71,403 sf of university/college uses would result in 123 (63 inbound and 60 outbound)
net new project trips during the morning peak hour and 150 (73 inbound and 77 outbound) net
new trips during the afternoon peak hour.
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Trip Generation Findings

As detailed above and shown in Table 4, the Project is anticipated to generate far fewer trips
than would a CASP-compliant project. Accordingly, the Project’s traffic impacts would be less
than those analyzed and identified in the approved EIR for the CASP. Therefore, the Project
does not result in any new significant traffic impacts or substantial increase in the severity of
previously identified significant effects to transportation and traffic as compared to what was
identified in the EIR. As a regulatory compliance obligation, the Project would continue to be
required to comply with CASP EIR Mitigation Measure 4.1 (Transportation Demand
Management Strategies) to reduce transportation and traffic impacts.

SUPPLEMENTAL VMT REVIEW

For informational purposes, GTC prepared a supplemental VMT review for the Project. The City
recently adopted the TAG, which establishes the guidelines and methodology for assessing
transportation impacts for development projects based on the updated CEQA guidelines from
the State of California (State) Governor’s Office of Planning and Research (OPR) in its
implementation of State Senate Bill 743 (Steinberg, 2013) (SB 743). SB 743 requires that a
project’s potential CEQA transportation impacts be evaluated based on VMT rather than the
former level of service (LOS) requirement.

The VMT metric is intended to promote the reduction of greenhouse gas emissions, the
development of multimodal transportation networks, and a diversity of land uses. This
encourages development that shortens the distance between housing, jobs, and services,
increases the availability of affordable housing options in proximity to public transit, offers
attractive non-vehicular transportation alternatives, provides strong transportation demand
management programs, and promotes walking and bicycling trips. As of July 1, 2020, LOS-
based metrics to evaluate automobile congestion will no longer be considered valid
methodologies for analyzing traffic impacts under CEQA.

VMT Impact Thresholds

OPR found that a VMT per capita or per employee that is 15% or more below that of existing
development is a reasonable and achievable threshold in determining significant transportation
impacts under CEQA. CEQA allows lead agencies to set or apply their own significance
thresholds.

The TAG identifies significance thresholds to apply to development projects when evaluating
potential VMT impacts consistent with the OPR’s CEQA guidance. Threshold T-2.1 (Causing
Substantial Vehicle Miles Traveled) of the TAG states that a residential project would result in a
significant VMT impact if it would generate household VMT per capita more than 15% below the
existing average household VMT per capita for the Area Planning Commission (APC) area in
which it is located. Similarly, an office project would result in a significant VMT impact if it would
generate work VMT per employee more than 15% below the existing average work VMT per
employee for the APC area in which it’s located.
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Residents contribute to household VMT while employees (including retail and restaurant
employees) contribute to work VMT. The TAG identifies a daily household VMT per capita
impact threshold of 6.0 and a daily work VMT per employee impact threshold of 7.6 for the
Central APC, in which the Project is located. Therefore, should the Project’s average household
VMT per capita be equal to or lower than 6.0 and average work VMT per employee be equal to
or lower than 7.6, the Project’s overall VMT impact would be less than significant.

It is important to note that these thresholds — and the VMT analysis to which the thresholds
apply — are based on specific types of one-way trips, including:

o Home-Based Work Production: trips to a workplace destination originating from a
residential use at the Project Site

e Home-Based Other Production: trips to a non-workplace destination (e.g., retail,
restaurant, etc.) originating from a residential use at the Project Site

o Home-Based Work Attraction: trips to a workplace destination at the Project Site
originating from a residential use

As detailed in City of Los Angeles VMT Calculator Documentation (LADOT and LADCP,
February 2019), the household VMT per capita threshold applies to home-based work
production and home-based other production trips, and the work VMT per employee threshold
applies to home-based work attraction trips, as the location and characteristics of residences
and workplaces are often the main drivers of VMT, as detailed in Appendix 1 of Technical
Advisory on Evaluating Transportation Impacts in CEQA (OPR, December 2018).

Per the TAG, small-scale or local-serving retail/restaurant components of larger mixed-use
development projects (i.e., less than 50,000 sf), as applicable to this Project, are assumed to
result in a less than significant work VMT impact.

Other types of trips generated by the Project including Non-Home-Based Other Production (trips
to a non-residential destination originating from a non-residential use at the Project Site), Home-
Based Other Attraction (trips to a non-workplace destination at the Project Site originating from
a residential use), and Non-Home-Based Other Attraction (trips to a non-residential destination
at the Project Site originating from a non-residential use), are not factored into the VMT per
capita and VMT per employee thresholds as those trips are typically localized and are assumed
to have a negligible effect on the VMT impact assessment. However, those trips are factored
into the calculation of total Project VMT for LADOT screening purposes when determining if
further VMT analysis for a project would be required.

VMT Analysis Methodology

LADOT developed City of Los Angeles VMT Calculator Version 1.2 (November 2019) (VMT
Calculator) to estimate project-specific daily household VMT per capita and daily work VMT per
employee for developments within City limits. The methodology in determining VMT based on
the VMT Calculator is consistent with the TAG.

The City developed Travel Behavior Zone (TBZ) categories to determine the magnitude of VMT
and vehicle trip reductions that could be achieved through TDM strategies. As detailed in City of



Mr. Wes Pringle
February 6, 2020
Page 6

Los Angeles VMT Calculator Documentation, the development of the TBZs considered the
population density, land use density, intersection density, and proximity to transit of each
Census tract in the City and are categorized as follows:

1. Suburban (Zone 1): Very low-density primarily centered around single-family homes
and minimally connected street network.

2. Suburban Center (Zone 2): Low-density developments with a mix of residential and
commercial uses with larger blocks and lower intersection density.

3. Compact Infill (Zone 3): Higher density neighborhoods that include multi-story
buildings and well-connected streets.

4. Urban (Zone 4): High-density neighborhoods characterized by multi-story buildings
with a dense road network.

The VMT Calculator determines a Project's TBZ based on the latitude and longitude of the
project address.

As detailed in City of Los Angeles VMT Calculator Documentation, the VMT Calculator accounts
for the interaction of land uses within a mixed-use development and considers the following
sociodemographic, land use, and built environment factors for the Project area:

The project’s jobs/housing balance
Land use density of the project
Transportation network connectivity
Availability of and proximity to transit
Proximity to retail and other destinations
Vehicle ownership rates

Household size

The VMT Calculator determines a Project's VMT based on trip length information from the City’s
Travel Demand Forecasting (TDF) Model. The TDF Model considers the traffic analysis zone
where the project is located to determine the trip length and trip type, which factor into the
calculation of the project’'s VMT.

As previously stated, the VMT thresholds identified in the TAG are based on household VMT
per capita and work VMT per employee. Thus, the VMT Calculator contains population
assumptions developed based on Census data for the City and employment assumptions
derived from multiple data sources, including 2072 Developer Fee Justification Study (Los
Angeles Unified School District, 2012), the San Diego Association of Governments Activity
Based Model, Trip Generation, 9" Edition (ITE, 2012), the US Department of Energy, and other
modeling resources. A summary of population and employment assumptions for various land
uses is provided in Table 1 of City of Los Angeles VMT Calculator Documentation.

Additionally, the VMT Calculator measures the reduction in VMT resulting from a project’s
incorporation of TDM strategies as regulatory compliance obligations, project design features, or
mitigation measures. The following seven categories of TDM strategies are included in the VMT
Calculator:
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Parking

Transit

Education and Encouragement
Commute Trip Reductions
Shared Mobility

Bicycle Infrastructure
Neighborhood Enhancement

Noakwdd =~

TDM strategies within each of these categories have been empirically demonstrated to reduce
trip-making or mode choice in such a way as to reduce VMT, as documented in Quantifying
Greenhouse Gas Mitigation Measures (California Air Pollution Control Officers Association,
2010).

PROJECT VMT ANALYSIS

The VMT Calculator was used to evaluate Project VMT and compare it to the VMT impact
criteria. The VMT Calculator was set up with the Project’s land uses and their respective sizes
as the primary input. Based on the Project’s proposed land uses and location, the following
assumptions were identified in the VMT Calculator:

Total Population: 559

Total Employees: 20

APC: Central

TBZ: Compact Infill

Maximum VMT Reduction: 40%

The VMT analysis results based on the VMT Calculator are summarized in Table 5. Detailed
output from the VMT Calculator is provided in the Attachment.

It should be noted that as part of the Project’s regulatory compliance obligations, measures
would be implemented to reduce the number of single occupancy vehicle trips to the Project
Site. In addition, as required by the CASP, the Project would develop a TDM program to
increase transportation efficiency. For the purposes of this analysis, the following regulatory
compliance obligations were accounted for in the VMT evaluation of the Project:

o Reduced parking supply, as the VMT Calculator defaults to Los Angeles Municipal Code
requirements without consideration of additional parking reduction mechanisms (i.e.,
Bicycle Parking Ordinance, reduced parking requirements in the CASP and Enterprise
Zone areas, etc.)

¢ Unbundled parking, as part of the CASP-required TDM program

e Bicycle parking supply in accordance with the Los Angeles Municipal Code
As shown in Table 5, after accounting for the required TDM strategies listed above, the VMT
Calculator estimates that the Project would generate 3,120 total household VMT. Thus, based

on the population and employee assumptions above, the Project would generate an average
household VMT per capita of 5.6. The household VMT per capita would fall below the
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significance threshold for the Central APC (6.0 household VMT per capita). Therefore, the
Project would not result in a significant VMT impact, and no mitigation measures would be
required.

SUMMARY

The Project is anticipated to generate far fewer trips than a CASP-compliant project, which was
evaluated as part of the approved EIR for the CASP. The Project’s traffic impacts would be less
than those analyzed and identified in the approved EIR for the CASP. Therefore, the Project
does not result in any new significant traffic impacts or substantial increase in the severity of
previously identified significant effects to transportation and traffic as compared to what was
identified in the EIR. Consistent with the CASP, the Project would continue to be required to
comply with Mitigation Measure 4.1 (Transportation Demand Management Strategies) to reduce
transportation and traffic impacts. Further, for informational purposes, the Project would not
result in a significant VMT impact based on the guidelines and methodologies outlined in the
TAG. No further improvement measures are required.



TABLE 1

PROPOSED PROJECT

PEAK HOUR TRIP GENERATION ESTIMATES

PEAK HOUR TRIP GENERATION RATES |[a]

ITE Land Morning Peak Hour Afternoon Peak Hour
Land Use U Rate
se In out Total In out Total
Multifamily Mid-Rise 221 per du 26% 74% 0.36 61% 39% 0.44
Affordable Family [b] per du 37% 63% 0.49 56% 44% 0.35
Shopping Center 820 per ksf 62% 38% 0.94 48% 52% 3.81
PEAK HOUR TRIP GENERATION ESTIMATES |[c]
ITE Land Morning Peak Hour Afternoon Peak Hour
Land Use U Size
se In Out Total In Out Total
Proposed Project
Residential 221 234 du 22 62 84 63 40 103
Internal Capture-in Adjustment - 20% [d] -4 -13 -17 -13 -8 -21
Transit/Walk-in Adjustment - 10% [e] -2 -5 -7 -5 -3 -8
Affordable Housing [b] 10 du 2 3 5 2 2 4
Internal Capture-in Adjustment - 20% [d] 0 -1 -1 0 -1 -1
Transit/Walk-in Adjustment - 10% [e] 0 0 0 0 0 0
Retail 820 9.829 ksf 6 3 9 18 19 37
Internal Capture-in Adjustment - 20% [d] -1 -1 -2 -4 -4 -7
Transit/Walk-in Adjustment - 10% [e] -1 0 -1 -1 -2 -3
Pass-By Trip Adjustment - 50% [f] -2 -1 -3 -7 -7 -14
TOTAL - NET NEW PROJECT TRIPS 20 a7 67 53 37 90

Notes:
ksf: 1,000 square feet
du: dwelling unit

[a] Trip generation rates are from Trip Generation, 10th Edition (Institute of Transportation Engineers, 2017) and are based on developments located in "General

Urban/Suburban" area, unless otherwise noted.

[b] Per LADOT's TAG, residential or mixed-use developments inside a Transit Priority Area which include Affordable Housing Units are eligible to use a City specific trip
generation rate based on vehicle trip count data collected at affordable housing sites in the City of Los Angeles in 2016.
[c] Per LADOT's VMT Calculator, the proposed Project results in 1,309 daily vehicle trips.

[d] Internal capture adjustments account for person trips made between distinct land uses within a mixed-use development without using an off-site road system, based

on the National Cooperative Highway Research Program 8-51 Internal Capture Estimation Tool (Transportation Research Board and National Research Council, 2011). Project
trips can potentially be adjusted for over 25% internal capture; however, a conservative 20% internal capture adjustment was applied to the live-work apartments and ground

floor commercial uses.

[e] Per LADOT's TAG, the Project Site is located within 1/4-mile walking distance of Metro 76 and LADOT DASH Lincoln Heights/Chinatown bus stopsl therefore a 10%
transit reduction is applied to account for transit usage and walking visitor arrivals from the surrounding neighborhoods and adjacent commercial developments.
[f] Pass-by adjustments account for Project trips made as an intermediate stop on the way from an origin to a primary trip destination without route diversion. Per LADOT's
TAG, retail uses of less than 50,000 sf are subject to a 50% pass-by trip discount rate.




TABLE 2
PEAK HOUR TRIP GENERATION ESTIMATES
CASP COMPLIANT PROJECT - CORPORATE HEADQUARTERS

PEAK HOUR TRIP GENERATION RATES |[a]

ITE Land Morning Peak Hour Afternoon Peak Hour
Land Use U Rate
se In out Total In out Total
Multifamily Mid-Rise 221 per du 26% 74% 0.36 61% 39% 0.44
Affordable Family [b] per du 37% 63% 0.49 56% 44% 0.35
Shopping Center 820 per ksf 62% 38% 0.94 48% 52% 3.81
Corporate Headqaurters Building 714 per ksf 95% 5% 0.72 3% 97% 0.60
PEAK HOUR TRIP GENERATION ESTIMATES |[c]
ITE Land Morning Peak Hour Afternoon Peak Hour
Land Use U Size
se In out Total In out Total
Proposed Project
Residential 221 234 du 22 62 84 63 40 103
Internal Capture-in Adjustment - 20% [d] -4 -13 -17 -13 -8 -21
Transit/Walk-in Adjustment - 10% [e] -2 -5 -7 -5 -3 -8
Affordable Housing [b] 10 du 2 3 5 2 2 4
Internal Capture-in Adjustment - 20% [d] 0 -1 -1 0 -1 -1
Transit/Walk-in Adjustment - 10% [e] 0 0 0 0 0 0
Retail 820 9.829 ksf 6 3 9 18 19 37
Internal Capture-in Adjustment - 20% [d] -1 -1 -2 -4 -4 -7
Transit/Walk-in Adjustment - 10% [e] -1 0 -1 -1 -2 -3
Pass-By Trip Adjustment - 50% [f] -2 -1 -3 -7 -7 -14
Corporate Headquarters [g] 714 71.403 ksf 48 3 51 1 42 43
Internal Capture-in Adjustment - 20% [d] -10 -1 -10 0 -8 -9
Transit/Walk-in Adjustment - 10% [e] -4 0 -4 0 -3 -3
TOTAL - NET NEW PROJECT TRIPS 54 50 104 54 67 121

Notes:
ksf: 1,000 square feet
du: dwelling unit
[a] Trip generation rates are from Trip Generation, 10th Edition (Institute of Transportation Engineers, 2017) and are based on developments located in "General
Urban/Suburban” area, unless otherwise noted.
[b] Per LADOT's TAG, residential or mixed-use developments inside a Transit Priority Area which include Affordable Housing Units are eligible to use a City specific trip
generation rate based on vehicle trip count data collected at affordable housing sites in the City of Los Angeles in 2016.
[c] Per LADOT's VMT Calculator, the proposed Project results in 1,862 daily vehicle trips.
[d] Internal capture adjustments account for person trips made between distinct land uses within a mixed-use development without using an off-site road system, based

on the National Cooperative Highway Research Program 8-51 Internal Capture Estimation Tool (Transportation Research Board and National Research Council, 2011). Project
trips can potentially be adjusted for over 25% internal capture; however, a conservative 20% internal capture adjustment was applied to the live-work apartments and ground

floor commercial uses.

[e] Per LADOT's TAG, the Project Site is located within 1/4-mile walking distance of Metro 76 and LADOT DASH Lincoln Heights/Chinatown bus stopsl therefore a 10%
transit reduction is applied to account for transit usage and walking visitor arrivals from the surrounding neighborhoods and adjacent commercial developments.

[f] Pass-by adjustments account for Project trips made as an intermediate stop on the way from an origin to a primary trip destination without route diversion. Per LADOT's
TAG, retail uses of less than 50,000 sf are subject to a 50% pass-by trip discount rate.

[g] To comply with the CASP using Floor Area Bonus Strategy B, the Project would require a total FAR of approximately 3.45:1, or 194,766 sf, including 144,220 sf of
nonresidential floor area. The Project includes only 123,363 sf of floor area (including 72,817 sf of nonresidential floor area) and, thus, in order to be CASP-compliant, the
Project would need to incorporate an additional 71,403 sf of a designated non-residential use (i.e., Corporate Headquarters).




TABLE 3

PEAK HOUR TRIP GENERATION ESTIMATES

CASP COMPLIANT PROJECT - UNIVERSITY/COLLEGE

PEAK HOUR TRIP GENERATION RATES |[a]

ITE Land

Morning Peak Hour

Afternoon Peak Hour

Land Use U Rate
se In out Total In out Total
Multifamily Mid-Rise 221 per du 26% 74% 0.36 61% 39% 0.44
Affordable Family [b] per du 37% 63% 0.49 56% 44% 0.35
Shopping Center 820 per ksf 62% 38% 0.94 48% 52% 3.81
University/College 550 per ksf 7% 23% 1.09 32% 68% 1.17
PEAK HOUR TRIP GENERATION ESTIMATES |[c]
ITE Land Morning Peak Hour Afternoon Peak Hour
Land Use U Size
se In out Total In out Total
Proposed Project
Residential 221 234 du 22 62 84 63 40 103
Internal Capture-in Adjustment - 20% [d] -4 -13 -17 -13 -8 -21
Transit/Walk-in Adjustment - 10% [e] -2 -5 -7 -5 -3 -8
Affordable Housing [b] 10 du 2 3 5 2 2 4
Internal Capture-in Adjustment - 20% [d] 0 -1 -1 0 -1 -1
Transit/Walk-in Adjustment - 10% [e] 0 0 0 0 0 0
Retail 820 9.829 ksf 6 3 9 18 19 37
Internal Capture-in Adjustment - 20% [d] -1 -1 -2 -4 -4 -7
Transit/Walk-in Adjustment - 10% [e] -1 0 -1 -1 -2 -3
Pass-By Trip Adjustment - 50% [f] -2 -1 -3 -7 -7 -14
University/College [g] 550 71.403 ksf 60 18 78 27 57 84
Internal Capture-in Adjustment - 20% [d] -12 -4 -16 -5 -11 -17
Transit/Walk-in Adjustment - 10% [e] -5 -1 -6 -2 -5 -7
TOTAL - NET NEW PROJECT TRIPS 63 60 123 73 77 150

Notes:
ksf: 1,000 square feet
du: dwelling unit

[a] Trip generation rates are from Trip Generation, 10th Edition (Institute of Transportation Engineers, 2017) and are based on developments located in "General

Urban/Suburban” area, unless otherwise noted.

[b] Per LADOT's TAG, residential or mixed-use developments inside a Transit Priority Area which include Affordable Housing Units are eligible to use a City specific trip

generation rate based on vehicle trip count data collected at affordable housing sites in the City of Los Angeles in 2016.
[c] LADOT's VMT Calculator does not allow for University/College uses per sf; thus, the number of daily vehicle trips for the proposed Project is not available at this time.
[d] Internal capture adjustments account for person trips made between distinct land uses within a mixed-use development without using an off-site road system, based
on the National Cooperative Highway Research Program 8-51 Internal Capture Estimation Tool (Transportation Research Board and National Research Council, 2011). Project
trips can potentially be adjusted for over 25% internal capture; however, a conservative 20% internal capture adjustment was applied to the live-work apartments and ground

floor commercial uses.

[e] Per LADOT's TAG, the Project Site is located within 1/4-mile walking distance of Metro 76 and LADOT DASH Lincoln Heights/Chinatown bus stopsl therefore a 10%
transit reduction is applied to account for transit usage and walking visitor arrivals from the surrounding neighborhoods and adjacent commercial developments.

[f] Pass-by adjustments account for Project trips made as an intermediate stop on the way from an origin to a primary trip destination without route diversion. Per LADOT's
TAG, retail uses of less than 50,000 sf are subject to a 50% pass-by trip discount rate.
[g] To comply with the CASP using Floor Area Bonus Strategy B, the Project would require a total FAR of approximately 3.45:1, or 194,766 sf, including 144,220 sf of
nonresidential floor area. The Project includes only 123,363 sf of floor area (including 72,817 sf of nonresidential floor area) and, thus, in order to be CASP-compliant, the
Project would need to incorporate an additional 71,403 sf of a designated non-residential use (i.e., University/College).




TABLE 4
OVERVIEW AND SUMMARY COMPARISON

Morning Peak Hour Afternoon Peak Hour
PEAK HOUR TRIP GENERATION ESTIMATES
In Out Total In Out Total
Proposed Project [a] 20 47 67 53 37 920
CASP Compliant Project - Corporate Headquarters [b] 54 50 104 54 67 121
CASP Compliant Project - University/College [b] 63 60 123 73 77 150

Notes:

[a] The proposed Project is less intensive than the CASP compliant projects in terms of trip generation as the number of trips would be less.

[b] To comply with the CASP using Floor Area Bonus Strategy B, the Project would require a total FAR of approximately 3.45:1, or 194,766 sf, including 144,220 sf of
nonresidential floor area. The Project includes only 123,363 sf of floor area (including 72,817 sf of nonresidential floor area) and, thus, in order to be CASP-compliant, the
Project would need to incorporate an additional 71,403 sf of a designated non-residential use (i.e., Corporate Headquarters or University/College).



TABLE 5
VMT EVALUATION SUMMARY

Project Information

Area Planning Commission

Project Description Total Population [a] Total Employees [b] (APC)

Travel Behavior Zone (TBZ) [c] Maximum VMT Reduction [d]

234 live-work units
10 affordable units 559 20 Central Compact Infill 40%
9,829 sf retail/commercial

VMT Evaluation

Household VMT [e] Work VMT [f]
Scenario TDM Strategies Daily VMT VMT per Capita|  Percent  |VMT Threshold| Significicant VMT per Percent  |VMT Threshold| Significicant
[a] Reduction [h] [i] VMT Impact Employee [g] | Reduction [h] il VMT Impact
Reduce Parking Supply (k)
with TDM
Strategies/Project Unbundle Parking (1) 6,149 5.6 -36% 6.0 NO N/A - 7.6 -
Design Features [j]
Include Bike Parking Per LAMC

Notes
[a] Total population estimate is based on a population factor of 2.25 persons/unit for multi-family households and 3.14 persons/unit for affordable housing - family households. The population factor is based on Census data for the City of Los Angeles.
[b] Total employment estimate is based on the following employment factor:
General Retail: 2.0 /1,000 sf
The employement factors are based on employee data from the Los Angeles Unified School District, 2012 SANDAG Activity Based Model, ITE trip generation rates, US Department of Energy, and other modeling resources.
[c] A "Compact Infill" TBZ is characterized in City of Los Angeles VMT Calculator Documentation (LADOT and LADCP, February 2019) as higher density neighborhoods that include multi-story buildings and well connected streets.
[d] The maximum allowable VMT reduction is based on the Project's designated TBZ as determined fromTransportation Demand Management Strategies in LA VMT Calculator (LADOT, August 2018) and Quantifying Greenhouse Gas Mitigation Measures
(California Air Pollution Control Officers Association (CAPCOA), 2010).
[e] Household VMT per Capita is based on the "home-based work production" and "home-based other production trip types.
[fl Work VMT per Employee is based on the "home-based work attraction" trip types. Per LADOT's TAG, small-scale or local-serving retail/restaurant components of larger mixed-use development projects (i.e., less than 50,000 sf) are assumed to result in a
less than significant work VMT impact.
[g] The total Household VMT per Capita and total Work VMT per Employee are calculated in the VMT Calculator tool and exported as part of Report 4 - MXD.
[h] The percent reduction is calculated in the VMT Calculator tool to indicate the combined effect of all TDM measures. This is exported as part of Report 3 - TDM Outputs.
[i] Per TAG Table 2.2-1, development projects will have potential impacts if the projects generate Household VMT per Capita or Work VMT per Employee exceeding the VMT Impact Criteria of 15% below the existing average VMT for the APC area in which the
project is located.
[i] These TDM strategies are compliant with the Cornfield Arroyo Seco Specific Plan (CASP) (LADCP, 2013).
[K] The TDM strategy Reduce Parking Supply assumes a city code parking provision of 278 spaces and an actual parking provision of 19 spaces.
[ The TDM strategy Unbundle Parking assumes a maximum monthly parking cost of $220.
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CITY OF LOS ANGELES VMT CALCULATOR Version 1.2

Project Screening Criteria: Is this project required to conduct a vehicle miles traveled analysis?

Project Information

Project: J1773 - 1457 Main Street

Scenario:
Address:

1457 N NORTH MAIN ST, 90012
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If the project is replacing an existing number
of residential units with a smaller number of
residential units, is the proposed project
located within one-half mile of a fixed-rail or
fixed-guideway transit station?

® Yes ® No

Existing Land Use

Value Unit

Industrial | Light Industrial 25.709 ksf

Industrial | Light Industrial 25.709 ksf

M Click here to add a single custom land use type (will be included in the above list)

Proposed Project Land Use
Value  Unit
Office | General Office ksf +

Housing | Multi-Family
Retail | General Retail
Housing | Affordable Housing - Family

M Click here to add a single custom land use type (will be included in the above list)

Project and Analysis Overview
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Project Screening Summary

Proposed
Project

Existing
Land Use

135 1,309

Daily Vehicle Trips Daily Vehicle Trips

1,023 8,358

Daily VMT Daily VMT
Tier 1 Screening Criteria

Project will have less residential units compared
to existing residential units & is within one-half []
mile of a fixed-rail station.

Tier 2 Screening Criteria

1,174

The net increase in daily trips < 250 trips i
Net Daily Trips

7,335

The net increase in daily VMT < 0
Net Daily VMT

The proposed project consists of only retail  9.829
land uses < 50,000 square feet total. kst

The proposed project is required to perform
VMT analysis.

O___—=a
Measuring the Miles




CITY OF LOS ANGELES VMT CALCULATOR Version 1.2

Project Information

Project: J1773 - 1457 Main Street

Scenario:

Address: 1457 N NORTH MAIN ST, 90012
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Proposed Project Land Use Type Value

Housing | Multi-Family
Retail | General Retail
Housing | Affordable Housing - Family

TDM Strategies

Select each section to show individual strategies
Use [ to denote if the TDM strategy is part of the proposed project or is a mitigation strategy

Proposed Project With Mitigation

Max Home Based TDM Achieved? No No
Max Work Based TDM Achieved? No No

Reduce Parking Supply

[¥ Proposed Prj [ Mitigation
Unbundle Parking
[ Proposed Prj [ Mitigation
Parking Cash-Out
[” Proposed Prj [ Mitigation

Price Workplace Parking

[ Proposed Prj [ Mitigation

Residential Area Parking
Permits
[ Proposed Prj [™ Mitigation

Parking

city code parking provision for the project site

actual parking provision for the project site

monthly parking cost (dollar) for the project
site

percent of employees eligible

daily parking charge (dollar)

percent of employees subject to priced
parking

cost (dollar) of annual permit

Transit

Education & Encouragement

Commute Trip Reductions

Shared Mobility

Bicycle Infrastructure

Neighborhood Enhancement

Project and Analysis Overview
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Analysis Results

Proposed
Project

950

Daily Vehicle Trips

6,149

Daily VMT

5.6

Houseshold VMT
per Capita

N/A
Work VMT
per Employee

With
Mitigation

950

Daily Vehicle Trips

6,149

Daily VMT

5.6
Houseshold VMT
per Capita

N/A
Work VMT
per Employee

Significant VMT Impact?

Household: No

Threshold = 6.0
15% Below APC

Work: N/A

Threshold = 7.6
15% Below APC

Household: No

Threshold = 6.0
15% Below APC

Work: N/A

Threshold = 7.6
15% Below APC

) =dly
Measuring the Miles




Date: January 20, 2020

CITY OF LOS ANGELES VMT CALCULATOR Project Name: J1773 - 1457 Main Street

Project Scenario:

Report 1: Project & Analysis Overview ) -
Project Address: 1457 N NORTH MAIN ST, 90012 Version 1.2

Project Information
Land Use Type Value Units
Multi Family 234 DU
Housing
Family 10 DU
Affordable Housing
General Retail 9.829 ksf
Retail
Analysis Results
Total Employees: 20
Total Population: 559
Proposed Project With Mitigation
950 Daily Vehicle Trips 950 Daily Vehicle Trips
6,149 Daily VMT 6,149 Daily VMT
5.6 Household VMT 5.6 Household VMT per
’ per Capita ’ Capita
N/A Work VMT N/A Work VMT per
per Employee Employee
Significant VMT Impact?
APC: Central
Impact Threshold: 15% Below APC Average
Household = 6.0
Work = 7.6
Proposed Project With Mitigation
VMT Threshold Impact VMT Threshold Impact
Household > 6.0 No Household > 6.0 No
Work > 7.6 N/A Work > 7.6 N/A

Project and Analysis Overview
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e: January 20, 2020

CITY OF LOS ANGELES VMT CALCULATOR o e: 41773 - 1457 Main Street

Project Scenario:

e 2 L s Project Address: 1457 N NORTH MAIN ST, 90012

TDM Strategy Inputs
Strategy Type Description  Proposed Project  Mitigations
e e e
Reduce parking supply Actual parking
i 19 19
provision (spaces)
Unbundle parking  [1ontY costfor $220 $220
parking ()
Parking
(cont. on following page)
TDM Strategy Inputs, Cont.
Strategy Type Description ~ Proposed Project  Mitigations
Transit
Education &
Encouragement
(cont. on following page)
TDM Strategy Inputs, Cont.
Strategy Type Description ~ Proposed Project  Mitigations
Commute Trip
Reductions
Shared Mobility
(cont. on following page)
TDM Strategy Inputs, Cont.
Strategy Type Description  Proposed Project  Mitigations
" N Meets City Bike
Bicycle Include Bike parking |p_ 1y 2 code Yes Yes
per LAMC
Infrastructure (Yes/No)
Neighborhood
Enhancement

Project and Analysis Overview
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CITY OF LOS ANGELES VMT CALCULATOR

Report 3: TDM Outputs

Date
Project Name

: January 20, 2020
: J1773 - 1457 Main Street

Project Scenario:

Project Address

: 1457 N NORTH MAIN ST, 90012

&

Version 1.2

TDM Adjustments by Trip Purpose & Strategy

Place type: Compact Infill

Non-Home Based

Other

Home Based Work

Home Based Work
Attraction

Home Based Other Home Based Other
Production Attraction

Non-Home Based Other

Production

Attraction

Production

Proposed

Mitigated

Proposed

Mitigated

Proposed  Mitigated Proposed  Mitigated

Proposed

Mitigated

Proposed

Mitigated

Source

Reduce parking supply

Unbundle parking

13%
26%

13%
26%

13% 13%

13% 13% 13% 13%

26% 26%

Parking

13% 13%

13%

13%

TDM Strategy

Appendix, Parking

sections
1=3

Transit

TDM Strategy
Appendix, Transit
sections 1-3

TDM Strategy

Education &
Encouragement

Appendix,
Education &
Encouragement
sections 1 -2

Commute Trip
Reductions

TDM Strategy
Appendix,
Commute Trip
Reductions
sections 1-4

TDM Strategy
Appendix, Shared
Mobility sections

Shared Mobility
1-3
TDM Adjustments by Trip Purpose & Strategy, Cont.
Place type: Compact Infill
Home Based Work Home Based Work Home Based Other Home Based Other Non-Home Based Other  Non-Home Based Other
Production Attraction Production Attraction Production Attraction Source

Proposed  Mitigated Proposed  Mitigated Proposed  Mitigated Proposed  Mitigated Proposed  Mitigated Proposed  Mitigated
TDM Strategy
Bicycle i i Appendix, Bicycl

o IELGE e R 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 06% | PPene Bade
Infrastructure  per LAMC Infrastructure
sections 1-3
TDM Strategy
Neighborhood Rmaiiy
Neighborhood
Enhancement e
sections 1 -2
Final Combined & Maximum TDM Effect
Home Based Work Home Based Work Home Based Other Home Based Other Non-Home Based Other  Non-Home Based Other
Production Attraction Production Attraction Production Attraction
Proposed  Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated
COMBINED
TOTAL 36% 36% 13% 13% 36% 36% 13% 13% 13% 13% 13% 13%
MAX. TDM
EFFECT 36% 36% 13% 13% 36% 36% 13% 13% 13% 13% 13% 13%
= Minimum (X%, 1-[(1-A)*(1-B)...])
where X%=
PLACE
TYPE compact infill
MAX:

Note: (1-[(1-A)*(1-B)...]) reflects the dampened combined
effectiveness of TDM Strategies (e.g., A, B,...). See the TDM
Strategy Appendix (Transportation Assessment Guidelines
Attachment G) for further discussion of dampening.

Project and Analysis Overview
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Report 4: MXD Methodology

Date: January 20, 2020

CITY OF LOS ANGELES VMT CALCULATOR Project Name: 11773 - 1457 Main Street

Project Scenario:
Project Address: 1457 N NORTH MAIN ST, 90012

Version 1.2

Home Based Work Production
Home Based Other Production
Non-Home Based Other Production
Home-Based Work Attraction
Home-Based Other Attraction
Non-Home Based Other Attraction

MXD Methodology - Project Without TDM

Unadjusted Trips MXD Adjustment MXD Trips Average Trip Length  Unadjusted VMT MXD VMT
330 -31.2% 227 7.2 2,376 1,634
883 -33.3% 589 5.5 4,857 3,240
91 -13.2% 79 8.3 755 656
29 -55.2% 13 9.2 267 120
369 -34.1% 243 6.4 2,362 1,555
180 -12.2% 158 7.3 1,314 1,153

Home Based Work Production
Home Based Other Production
Non-Home Based Other Production
Home-Based Work Attraction
Home-Based Other Attraction
Non-Home Based Other Attraction

MXD Methodology with TDM Measures

Proposed Project

Project with Mitigation Measures

Total Home Based Production VMT
Total Home Based Work Attraction VMT
Total Home Based VMT Per Capita

Total Work Based VMT Per Employee

MXD VMT Methodology Per Capita & Per Employee

Total Population: 559
Total Employees: 20

APC: Central
Proposed Project Project with Mitigation Measures
3,120 3,120
104 104
5.6 5.6
N/A N/A

Project and Analysis Overview
40f4



	Item 5 - Staff Report
	Project Summary
	Conclusion

	Item 5 - Exhibit A - Architectural and Landscape Plans
	Item 5 - Exhibit B - Maps
	Zoning and Standards
	2.1 Zoning
	A.	Purposes
	B.	Land Use
	C.	Zoning Districts
	D.	Permitted Uses
	E.	Use Limitations 
	F.	Floor Area Limitations
	G.	Floor Area Bonus
	H.	Transfer of FAR (TFAR) Program

	2.2 Building Form
	A.	Purposes
	B.	Yard and Setback Regulations
	C.	Streetwall & Massing
	D.	Maximum Lot Coverage
	E.	Height
	F.	Buffers

	2.3 Urban Design
	A.	Purposes
	B.	Entrance
	C.	Ground Floor
	D.	Windows and Glazing. 
	E.	Exterior Lighting
	F.	Minimizing Impacts on Neighbors

	2.4 Open Space
	A.	Purposes
	B.	Open Space Typologies
	C.	Area Requirements
	F.	Permitted Uses
	G.	Access
	H.	Dimensions and Boundaries
	I.	Seating
	J.	Landscape
	K.	Operations and Maintenance
	L.	Specialty Design Requirements
	M.	River Design Standards

	2.5 Parking 
and Access
	A.	Purposes
	B.	Parking Regulations. 
	C.	Parking Design Requirements
	D.	Vehicular Access
	E.	Drop-Off Zones. Drop-off Zones, when provided, shall either be located:

	2.6 Conservation
	A.	Purposes
	B.	Plumbing and Plumbing Fixtures. For all projects installing or replacing plumbing or plumbing fixtures:
	C.	Interior Lighting Design and Operations. For all projects installing or replacing interior lighting system:
	D.	Energy Generation
	E.	Heat Island Reduction
	F.	Windows/Glazing
	G.	Pools and Jacuzzis

	2.7 Performance
	A.	Purposes
	B.	Compliance
	C.	Maintenance and Delivery Standards
	D.	Recycled Materials
	E.	Storage
	F.	Utilities and Equipment

	2.8 Signs
	A.	Purposes
	B.	Prohibitions

	2.9 Mitigation Measures
	A.	Purposes
	B.	Mitigation Standards


	Blank Page

	Item 5 - Exhibit C - EIR Addendum
	Blank Page




