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606-612, 638-694, and 679-689 South Mesquit Street, 1494-1498 East 6" Street, and
2119-2135 East 7t Street

The 670 Mesquit Project (Modified Alternative 2), proposes to construct a new mixed-use
development totaling up to 1,792,103 square feet (sf) of floor area on an approximately
five-acre site. Modified Alternative 2 would consist of the following primary components,
with up to: 676,437 sf of office; 271 hotel guest rooms; 895 residential units, including 45
units for Extremely Low Income households and 99 units for Very Low Income households;
14,345 sf of retail; 28,688 sf of restaurants; 35,515 sf of studio/event/gallery/museum
space; 34,000 sf of gym uses; and a 30,000 sf charter elementary school. The proposed
uses would be accommodated in four, interconnected buildings, ranging in height from
210" feet to 378 feet, located above subterranean and podium parking. Modified Alternative
2 may also include the construction of a 64,900 sf? publicly-accessible deck that would

" The Notice of Public Hearing distributed in November 2024 identified the building heights as ranging from 84 feet to 378 feet; however, the building
heights are 210 feet to 378 feet.

2 The Notice of Public Hearing distributed in November 2024 identified the deck as being 72,900 sf in size; however, the calculated area of the deck has
been determined to be 64,900 square feet in area.
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REQUESTED
ACTIONS:

extend over a portion of the adjacent railway properties east of the Project Site. The existing
one- to four-story freezer, cold storage, and dry storage warehouses and surface parking
would be demolished.

ENV-2017-249-EIR

1.

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-2017-249-EIR, certified on August
23, 2023; and adopt the Addendum, dated November 2024.
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1.

Pursuant to Charter Section 555 and Los Angeles Municipal Code (LAMC)
Section 11.5.6, a General Plan Amendment to:

a. The Central City North Community Plan to change the land use designation
for the Project Site from Heavy Industrial to Regional Commercial; and

b. The Transportation Element of the General Plan (Mobility Plan 2035) to
reclassify Mesquit Street adjacent to the Project Site between 6th Street and
7th Street from a Collector Street to a Local Limited Street.

Pursuant to LAMC Section 13B.1.4, a Vesting Zone and Height District Change
from M3-1-RIO to (T)(Q)C2-2-RIO, and pursuant to LAMC Section 11.5.11(e), the
following Developer Incentives:

a. A Floor Area Ratio (FAR) of 8:1 in lieu of 6:1; and
b. A zero-foot rear yard setback.

Pursuant to LAMC Section 13.11 B, the establishment of a Sign District “-SN”
Supplemental Use District to regulate signage within the Project Site.

Pursuant to LAMC Section 13.17 G.4, an Exception from the exterior site lighting
standards for the River Implementation Overlay (RIO) District to allow a maximum
initial luminance value no greater than 0.50 horizontal and vertical foot candles at
the site boundary, in lieu the standards otherwise required by LAMC Section 13.17
F.3.

Pursuant to LAMC Section 12.24.W.1, a Main Conditional Use Permit for the sale
of a full line of alcoholic beverages for on- and off-site consumption at 11
establishments.

Pursuant to LAMC Section 12.24 W.23, a Class 2 Conditional Use Permit for a
heliport incidental to an office building or residential use.

Pursuant to LAMC Section 13B.5.3, a Zone Variance to permit drive aisles of 24
feet in width, in lieu of the standards otherwise required by LAMC Section 12.21
A.5(b).

Pursuant to LAMC Section 16.05, a Project Review for a project resulting in an
increase of more than 50,000 gross square feet of nonresidential floor area and 50
or more dwelling units or guest rooms.
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RECOMMENDED ENV-2017-249-EIR

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-2017-249-EIR, certified on August
23, 2023; and pursuant to CEQA Guidelines 15162 and 15164, and the Addendum,
dated November 2024, that 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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2.

Recommend that the Mayor and City Council Approve a General Plan
Amendment to:

a. The Central City North Community Plan to change the land use designation for
the Project Site from Heavy Industrial to Regional Commercial; and

b. The Transportation Element of the General Plan (Mobility Plan 2035) to
reclassify Mesquit Street adjacent to the Project Site between 6th Street and
7th Street from a Collector Street to a Local Limited Street.

Recommend that the City Council Approve a Vesting Zone and Height District
Change from M3-1-RIO to (T)(Q)C2-2-RIO, and the following Developer Incentives:

a. A Floor Area Ratio (FAR) of 8:1 in lieu of 6:1; and
b. A zero-foot rear yard setback.

Approve an Exception from the exterior site lighting standards for the River
Implementation Overlay (RIO) District to allow a maximum initial luminance value no
greater than 0.50 horizontal and vertical foot candles at the site boundary, in lieu the
standards otherwise required by LAMC Section 13.17 F.3.

Approve a Main Conditional Use Permit for the sale of a full line of alcoholic
beverages for on- and off-site consumption at 11 establishments,

Approve a Class 2 Conditional Use Permit for a heliport incidental to an office
building or residential use.

Approve a Zone Variance to permit variable reduced parking bay widths, in lieu of
the standards otherwise required by LAMC Section 12.21 A.5(b).

Approve a Project Review for a project resulting in an increase of more than 50,000
gross square feet of nonresidential floor area and 50 or more dwelling units or guest
rooms.

Adopt the attached Findings.
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VINCENT P. BERTONI, AICP
Director of Planning
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Milena Zasadzien Mindy Nguyen
Principal City Planner Senior City Planner

Paiid Caporase

Paul Caporaso
City Planner

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. Written communications may be mailed to the Commission Secretariat, Room 272, City Hall, 200 North Spring
Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are given to the Commission for
consideration, the initial packets are sent to the week prior to the Commission’s meeting date. 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 three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-
1299.
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PROJECT ANALYSIS

PROJECT SUMMARY

The 670 Mesquit Project (Modified Alternative 2) proposes a mixed-use development on a five-
acre site currently occupied by warehouse and storage facilities, and the construction of four
interconnected buildings totaling approximately 1.7 million square feet in floor area. The project
features 676,437 square feet of office space, 271 hotel rooms, 895 residential units (including 144
affordable units), a 30,000 square-foot charter elementary school for 300 students, as well as
retail, dining, cultural spaces, and a gym. The buildings, ranging from 210 to 378 feet in height,
are designed with cascading facades inspired by the Los Angeles Basin’s natural landscape,
creating open spaces and visual connections to the Los Angeles River. The plan includes an
approximately 1.4-acre Optional Deck Concept over nearby railway properties and next to the Los
Angeles River. The project also includes establishment of the Mesquit Sign District to support
customized, tenant-specific signage and digital displays.

Aerial View Looking East from Santa Fe Avenue
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BACKGROUND

Location and Setting

The Project Site is located within the Central City North Community Plan area of the City of Los
Angeles, in the Arts District neighborhood, adjacent to the Los Angeles River. The Project Site is
bounded by the Sixth Street Viaduct (referred to as the Sixth Street Bridge) to the north, Mesquit
Street to the west, 71" street to the south, and the freight and passenger rail lines and rail yards
(Railway Properties) owned by National Railroad Passenger Corporation (Amtrak), Burlington
Northern/Santa Fe Railway Company (BNSF), and the Los Angeles County Metropolitan
Transportation Authority (Metro) and the Los Angeles River to the east. Primary site access is
provided by 4" Street, 6" Street, and the Sixth Street Bridge to the north; 7" Street to the south;



CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-ZV-PR A-2

and Alameda Street to the west, with localized access from Mesquit Street, Jesse Street, and
Mateo Street. The Project Site is served by multiple roadways and freeways, as well as several
local bus lines, with more details provided below under the Public Transit and Bikeways and
Streets, Circulation, and Freeway Access.

The Project Site is identified as part of the South Industrial subarea in the Central City North
Community Plan, which is general bounded by 3™ Street to the north, Alameda Street to the east,
the City of Vernon to the south, and the Los Angeles River to the west.

Project Site Characteristics

The Project Site is comprised of four contiguous lots, totaling approximately five acres in size.
The Project Site has approximately 89 feet of frontage along the Sixth Street Bridge to the north,
approximately 1,388 feet of frontage along the Railway Properties to the east (River Frontage),
approximately 370 feet of frontage along 7" Street to the south (7" Street Frontage), and
approximately 1,165 feet of frontage along the eastern side of Mesquit Street (Mesquit Street
Frontage), in two sections separated by approximately 200 feet of property not part of the project,
and approximately 300 feet of frontage on the western side of Mesquit Street. This southern 300-
foot segment of Mesquit Street, where the Applicant controls property on both sides of the street,
is proposed to be vacated and merged into the Project Site as part of the related Vesting Tentative
Tract Map No. 74765.

The Project Site is located within an urbanized area, has been previously developed, and is
relatively flat throughout. The Project Site is not located in a Very High Fire Hazard Severity Zone,
Alquist Priolo Zone, Fault Rupture Study Area, Flood Zone, Landslide, Tsunami Inundation Zone,
Liquefaction Zone, or Methane Zone. While the Project Site is not in Methane Zone, the northern
portion of the Project Site is located in a Methane Buffer Zone.

Project Site
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Existing Development

The Project Site is currently developed with existing one- to four-story freezer, cold storage, and
dry storage warehouses with associated office space, loading docks, and surface parking. The
existing warehouses, which date from approximately 1908 through 2003, range from 22 to 61 feet
in height and total 205,393 gross square feet of floor area. While warehouse and industrial uses
on the Project Site have been in operation since 1908, the primary business, Rancho Cold
Storage, has operated on-site for more than 30 years in addition to other on-site businesses
including Hidden Villa Ranch, Integrated Food Service, and Harvey’s Produce.

The Central City North Community Plan designates the Project Site for Heavy Industrial land uses,
with a corresponding zone of M3. The Project Site is zoned M3-1-RIO (Heavy Industrial Zone,
Height District 1, River Improvement Overlay). The M3 Zone permits a wide variety of industrial,
manufacturing, and storage uses, as well as office and commercial uses. Height District 1 does
not specify a building height limit but, in combination with the M3 Zone, limits the FAR to 1.5:1.
The RIO designation is for the City’s River Improvement Overlay (RIO) District, which is designed
to provide for preservation of tributaries and rivers in the City of Los Angeles by promoting river
identity, supporting local biological species, and providing safe and convenient public access,
among many other aspects.

Existing Land Use and Zoning

ez L

M3-1-RIO

Heavy Industrial

Surrounding Land Uses

The Project Site is in an urbanized area and surrounded by a mix of land uses that include
industrial, commercial, open space, and public facilities uses, ranging from low- to mid-rise
buildings, which are physically separated from the Project Site as follows:

North: To the north of the Project Site across the Sixth Street Bridge are one- to three-story office
buildings, manufacturing buildings, and Metro Facility Location 64 (a maintenance and repair



CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-ZV-PR A-4

facility). These properties are designated for Heavy Industrial and Public Facilities land uses and
zoned M3-1-RIO and PF-1XL-RIO, respectively.

East: To the east of the Project Site are the Railway Properties owned by Amtrak, BNSF and the
Metro. These properties are designated for Heavy Industrial land uses and zoned M3-1-RIO.
Beyond the Railway Properties is the Los Angeles River.

South: To the south of the Project Site, across the Seventh Street Viaduct (referred to as the
Seventh Street Bridge), are one- to four-story mixed-use residential, commercial, office buildings.
These properties are designated for Heavy Industrial and Regional Commercial land uses and
zoned M3-1-RIO and C2-1-RIO, respectively.

West: To the west of the Project Site, across and adjacent to Mesquit Street, are multi-story
mixed-use residential uses, single-story industrial/commercial uses with surface parking, the
Department of Water and Power River Switching Station electricity substation with an associated
electrical tower, and a transmission line right-of-way that crosses the Los Angeles River, bisecting
the Project Site. These properties are designated for Heavy Industrial and Public Facilities land
uses and zoned M3-1-RIO and PF-1XL-RIO, respectively.

Public Transit

The Project Site is currently served by bus lines operated by the Metro including Line 18 via 6%
Street, and Lines 60 and 62 via 7™ Street. Additionally, an extension of the Metro B and/or D Line
to the southeast of Union Station, currently in environmental review, would see the potential
construction of a new 6" Street/Arts District Station adjacent to the northeast portion of the
Project, immediately south of the Sixth Street Bridge.

Streets, Circulation, and Freeway Access

Primary regional automobile access is provided by Interstate 10 (east-west), State Route 60 (east-
west), Interstate 5 (north-south), and US Route 101 (southeast-northwest), all of which are less
than 0.5 miles from the Project Site. Major arterials providing regional access to the Project Site
include 4t Street and 6t Street to the north, 7t Street to the south, and Alameda Street to the
west, with localized access from Mesquit Street, Jesse Street, and Mateo Street.

Streets immediately adjacent to the Project Site are detailed below:

6th Street is designated by the Mobility Plan as Avenue II, with no direct access to the Project
Site as the street is at an elevated grade as compared to the Project Site, and a dedicated right-
of-way of 86 feet. 6th Street has recently completed a redesign as part of the Sixth Street Bridge
Replacement Project.

7th Street is designated by the Mobility Plan as Avenue II, with no direct access to the Project
Site as the street is at an elevated grade as compared to the Project Site, and a dedicated right-
of-way of 86 feet.

Mesquit Street is designated by the Mobility Plan as a Collector Street with one through lane in
each direction and a dedicated right-of-way of 66 feet. The northern end of Mesquit Street ends
at 6th Street and the southern end of Mesquit Street ends at 7th Street. Mesquit Street is improved
with sidewalks, curbs, and gutters towards the northern half of the Project Site adjacent to the
street but is not improved towards the southern half of the Project Site.
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Land Use Policies

Central City North Community Plan and Downtown Community Plan Update

The Project Site is located within the Central City North Community Plan area, with a Heavy
Industrial land use designation, which generally allow a wide variety of industrial, manufacturing,
and storage uses, as well as office and commercial uses. All Industrial land uses are subject to
Footnote 6 of the Community Plan, which states, “For properties designated on zoning maps as
Height District Nos. 1, 1L, 1VL, or 1XL (or their equivalent), development exceeding a floor area
ratio of 1:5:1 up to 3:1 may be permitted through a zone change height district change procedure,
including an environmental clearance. The property APN No. 5164015022 shall be permitted
Height District 2 and an FAR 4.2:1 pursuant to CPC-2020-6828-GPA-ZC-HD-SPR-MCUP.” The
Heavy Industrial land use is also subject to Footnote 1 of the Community Plan, which states that
the land use limited to Height District 1. The current zoning of the property is M3-1-RIO, and is
limited to a FAR of 1.5:1.

On May 3, 2023, the Los Angeles City Council (City Council) approved the Downtown Los Angeles
Community Plan Update (DTLA 2040) and is currently undergoing form and legality review by the
City Attorney. The purpose of the DTLA 2040 Plan is to develop and implement a future vision for
Downtown Los Angeles that supports and sustains ongoing revitalization while thoughtfully
accommodating projected future growth. As Downtown Los Angeles has been a rapidly changing
setting within the City, it supports a collection of economic opportunities and entrepreneurship,
people, culture, and distinct neighborhoods, and sits at the center of the regional transportation
network.

DTLA 2040 identifies the Project Site with a land use designation of Hybrid Industrial, which is
intended to preserve productive activity and prioritize employment uses but may accommodate
live/work uses or limited residential uses. The building form ranges from Low-Rise to Mid-Rise.
Uses include light industrial, commercial, and office, with selective live/work uses. The residential
density generally is limited by floor area. Per DTLA 2040, this land use designation has a max
FAR range of 3.0-6.0.

River Improvement Overlay (RIO) District

In connection with the Los Angeles River Revitalization Master Plan, which focuses on the
creation of parks, paths, and open spaces in the vicinity of the Los Angeles River, the RIO District
proposes the establishment of a distinct sustainable environment in the surrounding
neighborhoods to promote concepts developed in the Los Angeles River's Master Plan. The RIO
District establishes landscaping, design criteria, and administrative review procedures for projects
within the RIO District. Although the Project is located within the boundaries of the RIO District,
the Project Site is separated from the Los Angeles River by existing development and railroad
tracks, and ranges from approximately 120 to 200 feet west of, and not immediately adjacent or
accessible from, the Los Angeles River.

Relevant Cases
Subject Property
VTT-74765: On August 22, 2023, the Deputy Advisory Agency (DAA) approved Vesting Tentative

Tract Map (VTTM) No. 74765, for the merger and re-subdivision of four existing lots and the public
street merger of portions of Mesquit Street to create an approximately five-acre ground lot and
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169 airspace lots; and a Haul Route for the export of approximately 531,319 cubic yards of soil.
The decision was subsequently appealed on August 31, 2023; however, on December 22, 2023,
the Appellant withdrew their appeal. On January 9, 2024, City Planning issued a Notice of Appeal
Withdrawal and reopened the appeal period for 10 days, or until January 22, 2024, during which,
no further appeals were filed and the decision became final. On January 30, 2024, a Notice of
Determination (NOD) regarding certification of the EIR was filed with the County of Los Angeles.

Off-Site Cases

Case No. CPC-2016-3689-GPA-ZC-HD-MCUP-DB-SPR: On October 13, 2022, the Mayor and
City Council denied appeals and approved: 1) a General Plan Amendment to amend the Central
City North Community Plan to re-designate the Project Site from Heavy Industrial to Regional
Commercial; 2) a Vesting Zone and Height District Change from M3-1-RIO to (T)(Q)C2-2-RIO; 3)
a Main Conditional Use permit to allow the sale and dispensing of a full line of alcoholic beverages
for on-site consumption for up to four establishments; 4) a Density Bonus Compliance Review to
reserve 11 percent of the total units for Very Low Income Households and an on-menu incentive
to reduce the open space requirement by up to 20 percent; and a 5) Site Plan Review for a project
creating greater than 50,000 new square-feet of nonresidential floor area for the 676 Mateo
Project, located at 668-678 South Mateo Street and 669-679 South Imperial Street. On November
23, 2022, Ordinance No. 187,636 for the Zone Change became effective.

Case No. CPC-2017-437-GPAJ-VZCJ-HD-VCU-MCUP-SPR: On September 27, 2021, the Mayor
and City Council approved a 1) a General Plan Amendment to the Central City North Community
Plan to change the land use designation from Heavy Industrial to Regional Center Commercial;
2) a Vesting Zone and Height District Change from M3-1-RIO to (T)(Q)C2-2-RIO; and on May 4,
2021, the following entitlements were approved: 3), a Vesting Conditional Use Permit to permit
floor area averaging and density transfer within a Unified Development; 5) a Main Conditional Use
Permit for the on-site sale of a full-line of alcoholic beverages within the 10 establishments; and
6) Site Plan Review for a maximum of 353 live-work units and a maximum of 209,232 square feet
of new non-residential floor area for the 2143 Violet Project, located at 2117-2147 East Violet
Street and 2118-2142 East 7™ Place. On November 5, 2021, Ordinance No. 187,209 for the Zone
Change became effective.

Case No. CPC-2017-4734-GPA-ZC-HD-CUB-CUX-ZV-ZAA-SPR-RDP: On November 6, 2023,
the Mayor and City Council denied appeals and approved: 1) a General Plan Amendment to
amend the Central City North Community Plan to re-designate the Project Site from Heavy
Manufacturing to Regional Commercial; 2) a Vesting Zone and Height District Change from the
M3-1-RIO zone to the C2-2-RIO zone for the portion of the Project Site to be redeveloped; 3) a
Conditional Use permit for the sale of a full-line of alcoholic beverages for consumption on the
premises; 4) a Conditional Use for dance halls to permit public dancing and live entertainment in
conjunction with the operation of restaurants and/or bar in the C2 Zone; 5) a Zone Variance from
LAMC Section 12.14 A.1(b)(3) to allow the use of outdoor space in the upper/rooftop levels for
dining, dancing, and live entertainment in the C2 Zone; 6) a Zoning Administrator's Adjustment to
permit a zero-foot setback in lieu of any required setbacks on 7" Street and Santa Fe Avenue; 7)
Site Plan Review for a proposed hotel containing more than 50 guest rooms for the Rendon Hotel
Project located at 2053-2059 East 7th Street.

Case No. CPC-2017-624-VZC-HD-MCUP-ZAA-SPR: On February 15, 2017, a request was filed
for a 1) Vesting Zone Change and Height District Change from M3-1-RIO to M3-2D-RIO; 2) Main
Conditional Use Permit for the sale and dispensing of alcoholic beverages for six on-site and off-
site establishments; 3) Zoning Administrators Adjustment to allow use of pre-dedication lot area
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to calculate FAR; and 4) Site Plan Review for the construction of over 50,000 square feet of non-
residential floor area, to allow the development of a mixed use building with retail/restaurant and
office use, located at 2159 Bay Street. On October 6, 2022, a Draft EIR was published. On May
29, 2024, this case was terminated.

Case No. CPC-2021-2231-GPA-VZC-HD-VCU-ZV-SPR: At its meeting on November 14, 2024,
the City Planning Commission approved a General Plan Amendment to amend the Central City
North Community Plan to re-designate the Project Site from Heavy Manufacturing to Regional
Commercial; 2) a Vesting Zone and Height District Change from the M3-1-RIO Zone to the C2-2-
RIO zone for the portion of the Project Site to be redeveloped; 3) a Vesting Conditional Use for a
Major Development Project resulting in the creation of greater than 100,000 square-feet of non-
warehouse, nonresidential floor area in the C2 Zone; 4) a Vesting Conditional Use to allow Floor
Area Ratio averaging across a Unified Development; 5) a Zone Variance to permit a loading zone
to be provided with vehicular access from a public street; and 6) Site Plan Review for a project
creating greater than 50,000 new square-feet of nonresidential floor area, with a Future Expansion
Phase to allow for the demolition of another existing 21,880 square-foot office building at the
corner of Violet Street and Santa Fe Avenue for the new construction of up to 211,201 square
feet of additional office and restaurant uses, for the Violet Street Creative Office Campus Project,
located at 2030-2060 East 7th Street; 715-829 East Santa Fe Avenue; 2016-2040 and 2023-2043
East 7th Place; and 2017-2051 Violet Street. The project is now pending consideration by the City
Council.

PROJECT DETAILS

The Project Site is currently developed with one- to four-story freezer, cold storage, and dry
storage warehouses with associated office space, loading docks, and surface parking. While
warehouse and industrial uses on the Project Site have been in operation since 1908, the primary
business, Rancho Cold Storage, has operated on-site for more than 30 years in addition to other
on-site businesses including Hidden Villa Ranch, Integrated Food Service, and Harvey’s Produce.

Original Project

The Original Project, as analyzed in the Draft Environmental Impact Report (EIR), included the
demolition of all existing buildings on-site to construct a new mixed-use development totaling up
to 1,792,103 square feet of floor area on an approximately five-acre Project Site. The Original
Project proposed a floor area ratio (FAR) of up to 7.5:1, and consisted of the following primary
components: 944,055 square feet of office; a 236-room hotel within 158,647 square feet of floor
area; 308 multi-family residential housing units, including 16 units for Extremely Low Income
households and 34 units for Very Low Income households; a food hall, grocery store, and 136,152
square feet of general retail uses; 89,577 square feet of restaurant uses; 93,617 square feet
studio/event/gallery/museum space; and a 62,148 square-foot gym. The proposed uses would
have been accommodated within five, interconnected buildings ranging in height from 126 feet to
378 feet, located above subterranean and podium parking. In addition, the Original Project
included an Optional Deck Concept to construct a 132,000 square-foot deck that would extend
over a portion of the freight and passenger rail lines and rail yards east of the Project Site (Railway
Properties).

Original Alternative 2

As required by CEQA, the Draft EIR analyzed a reasonable range of potentially feasible
alternatives that could attain most of the basic objectives of the project, while reducing or
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substantially lessening the significant environmental effects of the project. The Draft EIR
alternatives analysis included a discussion of Alternative 2, the Reduced Retail and Increased
Office with Charter School Alternative (Original Alternative 2). On January 22, 2024, the Lead
Agency (City of Los Angeles) recommended the adoption of Original Alternative 2, which also
proposed to construct a mixed-use development totaling up to 1,792,103 square feet of floor area
with an FAR of up to 7.5:1, but differed from the Original Project by developing more office space
and residential units; the same number of hotel rooms but within a larger floor area; less
restaurant, studio/event/gallery/museum space, retail, and gym space; the removal of the food
hall and grocery store components; and the introduction of a charter school use. Specifically,
Original Alternative 2 consisted of the following: 1,000,666 square feet of office; a 236-room hotel
within 209,560 square feet of floor area; 420 multi-family residential housing units, including 21
units for Extremely Low Income households and 47 units for Very Low Income households;
11,664 square feet of general retail uses; 59,700 square feet of restaurant uses; 44,069 square
feet of studio/event/gallery/museum space; a 52,424 square-foot gym; and a 32,150 square-foot
charter elementary school. As with the Original Project, the proposed uses for Original Alternative
2 would be accommodated within five, interconnected buildings ranging in height from 126feet to
378 feet, located above subterranean and podium parking. Original Alternative 2 also includes an
Optional Deck Concept that would extend over the Railway Properties; however, the deck size
had been further reduced to 75,000 square feet. As with the Original Project, the existing one- to
four-story freezer, cold storage, and dry storage warehouses and surface parking would be
demolished.

Modified Alternative 2

On July 16, 2024, the Applicant proposed further refinements to Alternative 2 (Modified Alternative
2, and hereafter referred to as the Project) in response to market changes. The Modified
Alternative 2 proposes to construct a mixed-use development totaling up to 1,792,103 square
feet, with the following modifications to the Alternative 2 program: 1) reducing office uses from
1,000,666 to 676,437 square feet; 2) increasing the number of hotel guest rooms from 236 to 271
rooms; 3) increasing the number of residential units (including the requisite number of affordable
units) from 420 to 895 units; 4) increasing retail floor area from 11,664 to 14,345 square feet; 5)
decreasing restaurant floor area from 59,700 to 28,688 square feet; 6) reducing gallery space
from 44,069 to 35,515 square feet; 5) reducing gym floor area from 52,424 to 34,000 square feet;
7) reducing the charter school floor area from 32,150 to 30,000 square feet, but accommodating
the same number of students; 8) reducing the publicly-accessible deck from 75,000 to 72,990
square feet; and 7) reducing the number of buildings from five to four.

However, while Modified Alternative 2 was originally described as including 72,990 square feet of
publicly-accessible deck space, further refinement in the open space calculations has determined
the Option Deck Concept to be 64,900 square feet in area.

In addition to other requested entitlements, the Project would establish the Mesquit Sign District
as the development of the site would require a unique and comprehensive program to enhance
the identity of the mixed-use development and allow for future commercial tenants to customize
on-site signage for each of the proposed buildings.

Development Program
The Project would demolish 205,393 square feet of the existing one- to four-story freezer, cold

storage, and dry storage warehouses and surface parking to construct a mixed-use development
totaling up to 1,792,103 square feet of consisting of the following: 676,437 square feet of office;
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271 hotel guest rooms within 200,210 square feet of floor area; 895 residential units, including 45
units for Extremely Low Income households and 99 units for Very Low Income households;
14,345 square feet of general retail uses; 28,688 square feet of restaurant uses; 35,515 square
feet of studio/event/gallery/museum space; a 34,000 square-foot gym; and a 30,000 square-foot
charter elementary school with an enroliment capacity of 300 students.

The proposed uses would be accommodated in four, interconnected buildings, ranging in height
from 210 feet to 378 feet, located above subterranean and podium parking for 1,976 spaces. The
Project may also include a 64,900 square-foot, publicly accessible Optional Deck Concept that
would extend over adjacent Railway Properties to the east, and which would overlook the Los
Angeles River.

Proposed Site Plan of Development

Northern Art Exhibition
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Building and Site Design

The Project is comprised of four buildings, as shown in the Site Plan above, with a unified
architectural design that responds to the irregular shape of the Project Site and existing conditions
of the Sixth and Seventh Street Bridges, both of which are elevated above Mesquit Street and the
Project Site, in addition to the natural landscapes of the Los Angeles Basin, namely the San
Gabriel Mountains. The facades of the buildings are articulated with varying, jagged edges, some
of which serve as balconies providing both an aesthetic and functional purpose. As discussed in
further detail below, the floors of Buildings 1 through 3 cascade from the north to the south, while
the floors of Building 5 cascade from the south to the north. In doing so, the arrangement of the
buildings creates an urban arroyo through the center of the Project Site comprised of Mesquit
Street, the Mesquit Paseo, and the Entry Plaza fronting 7" Street, that flows into the Optional
Deck Concept and by visual extension, the Los Angeles River to the east.
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Aerial View Looking West from Mission Road

As the Project Site narrows towards the Sixth Street Bridge to the north, Buildings 1 through 3 are
spaced approximately 60 feet apart and are oriented parallel to the Los Angeles River, the Mesquit
Paseo, and various open space areas. This allows for maximum visibility from their respective
frontages, while also providing view corridors that create porosity be through and between the
Project Site and the three buildings. Building 5 and the Deck Plaza are located in southern portion
of the Project Site, fronting 7™ Street, and includes the merged portion of Mesquit Street. The
Mesquit Street Frontage and 7" Street Frontage to the south provide vehicular and pedestrian
access, while the River Frontage comprises the majority of the proposed open space, including
the Optional Deck Concept, and provides views of the Los Angeles River.

Unlike the Mesquit Street Frontage, the 7! Street Frontage changes approximately 24 feet in
elevation as 7t Street and the Seventh Street Bridge slope down from east to west. These three
frontages are interconnected via ramps and stairways that provide direct access from the ground
floor along Mesquit Street (Level 1 in Buildings 1 through 3, Level P1 in Building 5) to the
mezzanine approximately at grade with the southern portion of 7" Street (Level 2 in Buildings 1
through 3, Level P Mezzanine in Building 5) and the deck level approximately at-grade with the
northern portion of 7t Street (Level 3 in Buildings 1 through 3, Level 1 in Building 5).

Note that the Original Project and Original Alternative 2 proposed five buildings. The Project
(Modified Alternative 2) removed Building 4 and replaced it with the Entry Plaza. However, to
reduce confusion on building designation and location, the description of the Project, as
demonstrated above and in this section, refer to Buildings 1, 2, 3, and Building 5. The
programming for each of the individual buildings is further detailed below.
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Building 1

Building 1, located along Mesquit Street north of Jesse Street, would be comprised of 540,311
square feet of retail and residential uses, including 604 dwelling units, comprised of 260 studios,
338 one-bedroom, and six penthouse units, with a maximum height of 378 feet, with an
approximately 305-foot frontage along Mesquit Street. The ground floor of Building 1 (Level 1)
includes a residential lobby and retail space while the mezzanine (Level 2) includes a residential
lobby and mechanical equipment. The deck level (Levels 3 and 4) is comprised entirely of retail
floor area with pedestrian entrances from the deck level. Levels 5 through 32 are comprised
entirely of residential floor area, with Building 1’s roof line cascading from north to south to provide
terraces on Levels 31 and 32. Levels 33 and 34 include mechanical equipment, with Level 35
serving as the roof.

Building 2

Building 2, located immediately south of Building 1, would be comprised of 295,331 square feet
of retail, gym, and residential uses, including 291 dwelling units, comprised of 96 studios, 192
one-bedroom, and three penthouse units, with a maximum height of 294 feet, and an
approximately 240-foot frontage along Mesquit Street. The ground floor of Building 2 (Level 1)
includes a residential lobby and retail space, as well as an entry to the gym, while the mezzanine
(Level 2) is entirely comprised of back-of-house space. The deck level (Level 3) is comprised
entirely of retail floor area with pedestrian entrances from the deck level. Levels 4 and 5 are
comprised entirely of the proposed gym; Levels 6 through 22 are comprised entirely of residential
floor area; and Level 23 is comprised mostly of mechanical equipment and a small amount of
residential floor area. Levels 23 through 25 include mechanical equipment, with Level 26 serving
as the roof. As with Building 1, Building 2’s roof line cascades from north to south to provide
terraces on Levels 22 and 23.

Building 3

Building 3, located immediately south of Building 2, would be comprised of 202,033 square feet
of retail and hotel uses with a maximum height of 210 feet, and an approximately 165-foot frontage
parallel to Mesquit Street. The ground floor of Building 2 (Level 1) includes a hotel lobby and the
remaining floors, Levels 2 through 16, are comprised entirely of hotel floor area. Levels 16 through
17 include mechanical equipment, with Level 26 serving as the roof. As with Building 1 and 2,
Building 3’s roof line cascades from north to south, and provides a terrace on Level 17.

Building 5

Building 5, located along 7t Street on the southwest portion of the Project Site, would be
comprised of 754,428 square feet of school, event, and office uses with a maximum height of 378
feet, and an approximately 150-foot frontage along 7™ Street and an approximately 335-foot
frontage parallel to Mesquit Street. The ground floor of Building 5 along the Mesquit Street
Frontage (Level P1) includes a charter school entrance lobby while the mezzanine (Level P
Mezzanine) is comprised of charter school floor area. The deck level at the 7t Street Frontage
(Level 1) is comprised of a mix of charter school, office lobby, and retail floor area with pedestrian
entrances from 7t Street. Level 2 provides the remaining floor area for charter school uses, while
Level 3 is comprised of the studio/event/gallery/museum floor area. Levels 4 through 24 are
comprised entirely of the remaining office floor area. Levels 25 and 26 include mechanical
equipment, with Level 27 serving as the roof. Similar to Buildings 1 through 3, Building 5 cascades
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steeply from south to north, reducing the massing of Building 5 toward the Mesquit Street
Frontage and mirroring the roof line.

Site Access

Ingress/egress vehicular access to the Project Site would be provided from five driveways, two of
which would be accessible via 7t Street; and three via Mesquit Street which would have two
access points, one driveway in the center and two driveways near the northern edge of the Project
Site, and both of which would provide ingress/egress access. All driveways along Mesquit would
provide ingress/egress access.

Parking

Vehicle Parking

The Project Site is located within the Central City Parking District and the State Enterprise Zone,
which allows reduced parking rates for residential and hotel uses, and for commercial uses,
respectively. The Project includes a total of 895 residential units, comprised of 356 studios, 530
one-bedroom, and nine penthouse units. Based on the typical floor plan, the studio and one-
bedroom units both qualify as having less than three habitable rooms, and the penthouse units
qualify as more than three habitable rooms. Additionally, the Project includes 271 hotel
guestrooms, and a total of 789,000 square feet of commercial uses, comprised of office, retail,
event, and gym uses; and a 20-classroom charter school. Based on the proposed mix of uses, a
total of 2,821 parking spaces are required. The Project would provide 1,976 parking spaces.
However, as conditioned, the Project will be required to comply with the DTLA 2040 parking
regulations, which do not impose parking minimums or maximums.

Parking shall be provided within five subterranean levels and one at grade and mezzanine level.
As discussed more below under Requested Entitlements, the Project includes a request to permit
reduced parking bay widths from what would otherwise be required by LAMC Section 12.21 A.5(b)
in order to accommodate these parking spaces.

Bicycle Parking

Based on the proposed mix of uses, a total of 261 short-term and 520 long-term bicycle parking
spaces are required. The Project proposes to provide 263 short-term and 522 long-term bicycle
parking spaces.

Short-term bicycle parking shall be provided by the various entries and/or lobbies for the various
uses, as well as in the Mesquit Paseo. Long-term bicycle parking shall be provided within the
subterranean, ground floor, and mezzanine parking levels. A bicycle shop will be provided in
Basement Level 1 and will serve as an amenity to bicycle owners as a space that can be used to
make repairs or other maintenance.

Open Space and Landscaping

The Project proposes various open space areas throughout the Project Site. All proposed
landscaping would be comprised of various species of native and Mediterranean grasses, shrubs,
and trees; and amenities would include generally outdoor seating, umbrellas, and shade trees as
well as sculptural elements.
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As previously mentioned, the Project includes a total of 895 residential units, comprised of 356
studios, 530 one-bedroom, and nine penthouse units. Pursuant to LAMC Section 12.21 G, based
on the proposed unit mix, a total of 89,725 square feet of residential open space is required, of
which 25 percent, or 22,432 square feet is required to be landscaped. The Project provides
residential common open space (not including a 64,900 square-foot Optional Deck Concept),
which exceeds both of these requirements. The Project also provides additional residential open
space in the form of balconies, which would further exceed the minimum LAMC requirements for
open space. Additionally, 224 trees are required to be incorporated into the Project, of which 213
will be planted within the Project Site, and 11 trees will be planted within the adjacent public right-
of-way.

Common Residential Open Space Provided
Location Use
Northern Landscaped Area
Mesquit Plaza

Ground Level (Publicly Streetscape Buffer 1
Accessible) Streetscape Buffer 2
Streetscape Area
Total
Deck
Level 3 (Publicly Deck Plaza
Accessible) Optional Deck Concept
Total
. Level 31 — Residential Terrace
Building 1 ; -
. . Level 32 — Residential Pool Terrace
Residential - ;
Building 2 Level 22 — Residential Terrace
9 Level 23 — Residential Pool Terrance
Hotel Building 5 Level 17 — Hotel Terrace

Ground Floor Open Space

On the ground level are the “Northern Landscaped Area” and the “Mesquit Plaza” as well as
streetscape buffers/areas and landscape buffers. All of these areas will be publicly accessible.
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Deck Level Open Space
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On the deck level, which is equivalent to Level 3 of the Project, are various deck areas and the
Optional Deck Concept that would extend over the Railway Properties if constructed. All of these

areas will be publicly accessible.

DECK LEVEL OPEN SPACE CALCULATIONS

Deck Area Off Property

DECK AREA OFF PROPERTY

CALOULETIONS:

Overall Dack Level
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Deck Area On Property (Deck)

The Deck is located on the northeastern and eastern portions of the Project Site. Amenities in this
area include seating areas, walking paths, and landscaping, as well as direct access to retail and
hotel uses in Buildings 1 through 3. While the Deck does not provide direct access to 6" and 7t
Streets nor the River, it serves as the only direct connection between the Northern Landscaped
Area and the Deck Plaza, which provide direct access to the Arts Plaza and River Gateway
components of the currently-under-construction Sixth Street PARC and by extension the Los
Angeles River, and 7" Street, respectively.

Deck Plaza

The Deck Plaza is located on the southern portion of the Project Site. Amenities in this area
include seating areas, walking paths, and landscaping, as well as direct access to hotel and office
uses in Buildings 3 and 5. As noted above, the Deck Plaza provides direct access to 7" Street via
ramps and stairwells along the 7" Street Frontage.

Deck Area Off Property (Optional Deck Concept)

The Mesquit Plaza is located on the southeaster and eastern portions of the Project Site.
Amenities would include a Deck Promenade, Recreation River Deck, Community Meadow,
Community River Deck, and an Events River Deck. While not a required part of the Project,
despite being a major feature in both the plans and proposed open space, the Applicant has
successfully negotiated the rights needed to build the Optional Deck Concept. but would not be
required to do so as the Project is currently proposed. The Optional Deck Concept would provide
new pedestrian connections to the Los Angeles River and 7t Street.

Residential and Hotel Open Space

Other common open space areas that are provided for on-site residents and hotel guests total
12,040 square feet and 3,455 square feet, respectively. Building 1 would include a Residential
Terrace on Level 31; and a Residential Pool Terrace on Level 32. Building 2 would include a
Residential Terrance on Level 22; and a Residential Pool Terrace on Level 23Building 3 would
include a Hotel Terrace on Level 17, s. The Hotel Terrace would also be made available to on-
site residents of the Project.

Specific Plan and Chapter 1A

At the time the Draft EIR was published in November 2021, a Specific Plan was proposed as part
of the entitlement requests. However, the Specific Plan was subsequently abandoned, and the
Project decided to proceed with the Entitlement Requests listed below. Additionally, the Project
was deemed complete in 2017, which vested it under Chapter 1 procedures. However, in
November 2024, the Applicant requested to “opt in” to the new Chapter 1A Processes and
Procedures (Ordinance No. 187,712), which is reflected in the Notice of Public Hearing distributed
in November 2024, and throughout this Staff Report.
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Requested Entitlements
In order to develop the Project, the Applicant has requested the following land use entitlements:

General Plan Amendments

Central City North Community Plan

A General Plan Amendment is requested to change the land use designation for the Project Site
from Heavy Industrial to Regional Commercial, in order to allow for a commercial zone on the site
to permit commercial, residential, hotel, and educational uses, as well as to allow for a Height
District which could permit a greater FAR on the site.

Transportation Element of the General Plan (Mobility Plan 2035)

A General Plan Amendment is requested to reclassify Mesquit Street adjacent to the Project Site
between 6th Street and 7th Street from a Collector Street to a Local Limited Street, in order to
allow for the vacation and/or merger of a portion of the Local Street into the Project Site. The
street currently terminates in a dead end at the southern portion of the site, and is not utilized for
through-traffic.

Zone Change and Height District Change

A Zone Change and Height District Change are requested to change the zone from M3-1-RIO to
(T)(Q)C2-2-RIO, which would then allow for a change from a maximum FAR of 1.5:1 to 6:1.

Developer Incentives

The requested General Plan Amendment and Zone Change would result in increases to allowable
residential floor area, density, and height, making it subject to Measure JJJ (Section LAMC
Section 11.5.11). As such, the Project would be required to comply with LAMC Section 11.5.11(i),
as it relates to the local hiring of construction workers for building and construction work.
Additionally, projects which propose 10 or more residential dwelling units are required to comply
with the on-site affordability provisions, pursuant to LAMC Section 11.5.11. The Proposed Project
is a Rental Project that results in a residential density increase greater than 35 percent and thus
is subject to affordability option 1-ii of LAMC Section 11.5.11(a)(1)(ii). The provision requires the
Project to provide no less than five percent of the total units at rents affordable to Extremely Low
Income households, and either six percent of the total units at rents affordable to Very Low Income
households or 15 percent of the total units at rents affordable to Lower Income households,
inclusive of any Replacement Units. As proposed, the Project complies with this provision as five
percent of the units (45 units) are proposed for Extremely Low Income households and 11 percent
(99 units) are proposed for Very Low Income Households, and no replacement units are required.

Pursuant to LAMC Section 11.5.11(e), “a Project that provides affordable housing consistent with
this Section shall also be entitled to up to three incentives or concessions specified in California
Government Code Section 65915(k) or the applicable Affordable Housing Incentive Program.”
The Applicant has requested two incentives to allow an 8:1 FAR in lieu of the otherwise permitted
maximum 6:1 FAR; and zero-foot rear yard setback. These requested incentives are allowed by
LAMC Section 11.5.11(e), which, in conjunction with a Zone Change that results in an increase
in residential density or floor area, permits exceptions to zoning requirements that result in
building design or construction efficiencies that facilitate affordable housing costs.
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Mesquit Sign District (Exhibit C)

The Project requests the establishment of a Sign District Supplemental Use District to regulate
digital displays, pillar signs, and wall signs for both tenants and for building identification. The
proposed Sign District is also intended to establish signage size limits as well as regulation such
as illumination, height and design standards, allowable locations, and refresh rates, and is
discussed in greater detail below in the “Mesquit Sign District” section.

Exception to the RIO District Development Standards

The Project requests an Exception to allow a maximum initial luminance value no greater than
0.50 horizontal and vertical foot candles at the site boundary, in lieu the standards otherwise
required by LAMC Section 13.17 F.3. This would allow for project lighting to exceed the standards
along the boundaries of the site. The Project has been otherwise reviewed in consideration of the
relevant objectives of the Los Angeles River Design Guidelines, including employing high quality,
attractive and distinguishable architecture and minimizing the appearance of parking and loading
areas by minimizing the parking building footprint, wrapping the ground floor with office and retail
space, locating more than half the parking underground, and placing loading areas within the
building.

Main Class 2 Conditional Use — Alcoholic Beverages

The Project requests a Main Class 2 Conditional Use for Alcoholic Beverages to allow the sales
of a full line of alcohol beverages for on- and off-site consumption within 11 establishments, which
would include restaurant, retail, event/gallery, and hotel locations.

Class 2 Conditional Use - Heliport

The Project requests a Class 2 Conditional Use to allow a heliport incidental to an office building
or residential use.
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Zone Variance

The Project requests a Zone Variance to permit reduced parking bay widths from what would
otherwise be required by LAMC Section 12.21 A.5(b). The LAMC permits variable width parking
bays depending on a variety of factors including parking stall dimensions and the angle of parking
stalls to the drive aisles. As a result, the exact reduction in parking bay width throughout the
Project is highly variable depending on the exact location within the Project’s parking areas. As
such, the requested Zone Variance accounts for all parking areas within the Project Site as
necessary.

It should be noted that the Applicant’s request for a Zone Variance to permit drive aisles of 24
feet in width, as noted in the Notice of Public Hearing distributed in November 2024, and as cited
in the Requested Actions of this Staff Report, did not accurately reflect the deviation from LAMC
Section 12.21 A.5(b) that was needed. As such, the Recommended Actions have been updated
to reflect the appropriate deviation per the LAMC.

Project Review

The Project requires Project Review as it results in 895 dwelling units, 271 hotel guestrooms, and
a net increase of approximately 1,019,195 square feet of nonresidential floor area.

MESQUIT SIGN DISTRICT

LAMC Section 13.11 allows for the establishment of Signage Supplemental Use Districts to create
unique signage regulations for commercially zoned properties with a minimum lot area of either
one block or three acres. In conjunction with the development of the 670 Mesquit Project, the
Mesquit Sign District (Sign District) would support the Project efforts to serve as a gateway to
Downtown Los Angeles, along with the Sixth Street Bridge by allowing types and quantity of
signage that would be appropriate for the scale of the development, and other Project elements
which utilize signage as a placemaking tool, creating a distinct identity for the Project Site area.

The proposed Sign District sets standards for general sign type, area, height, hours of operation,
refresh rates, and location requirements, as well as tailored illumination standards, and would
allow for digital displays, tenant wall signs, building identification signs at the top of each building,
and 16 ground-mounted pillar signs with digital elements.. These regulations deviate from the
standard requirements of the LAMC by allowing for non-typical signage designs and sizesThe
signage would integrate into the overall design and theme of the development, and the regulations
would be uniform across the site.

Certain standard signage types would not be regulated by the Sign District and would be subject
to the LAMC. These include Information Signs, Monument Signs, Projecting Signs, Window
Signs, Marquee Signs, Temporary Signs, Awning Signs, Original Art Murals, and Public Art
Installations. Signage types regulated by the Sign District include the following, under the following
approval processes:
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Sign Type Review Process

Digital Displays, in compliance with the locations shown in

Appendix A, Conceptual Sign Plan Director Sign-Off

Pillar Signs Director Sign-Off

Wall Signs Director Sign-Off

Digital Displays, which deviate from the locations shown in

Appendix A, Conceptual Sign Plan Project Compliance

Off-site signs, pole signs, and any other signs not specifically authorized in the Sign District are
prohibited. Digital Displays, Pillar Signs, and Wall Signs would be installed in substantial
conformance with Conceptual Sign Plans and signage design guidelines (Appendix A of the Sign
District). Additional regulations pertaining to these signs are outlined below.

Digital Displays

The Applicant proposes two Digital Displays within the Sign District, as shown in pink below. The
north-facing sign (Sign D1) would be a maximum of 1,128 square feet, and would be located
approximately 25 feet above grade. As the property immediately to the north of the sign is
undeveloped and owned by LADWP, the Digital Display would be primarily viewable from the
edge of Mesquit Street, the new 6" Street Bridge PARC, and the Project Site’s Northern Garden.
An illumination study will be required to be provided to demonstrate that light trespass does not
exceed three footcandles at the property line of the PARC. The east-facing sign (Sign D2) would
be a maximum of 3,986 square feet, and would be located approximately 15 feet above grade
from the deck level. The sign would be primarily visible from the adjacent Optional Deck Concept,
and partially visible from the 7t Street Bridge, and conditions of approval would require that
adequate landscaping and trees be provided to screen views of the sign from the Los Angeles
River and the 7" Street Bridge. If the Optional Deck Concept is not constructed, then Sign D2
would not be permitted to be installed. Both signs would be permitted to be operational between
7 A.M. and 11 P.M., and would be limited to static images that could be refreshed every eight
seconds. Sign illumination would be limited to 300 candelas per meter squared (cd/m2) during
nighttime and 5,000 (cd/m2) during daytime hours. All light emitting diodes used within a Digital
Display would have a maximum horizontal beam spread of 170 degrees and maximum vertical
beam spread of 160 degrees, which differs from more restrictive standards in other City Sign
Districts, by providing a greater beam spread allowance, as both signs are not directly visible from
public right-of-way areas with vehicular travel. In addition, sign lighting would also be limited by
the condition of approval related to the Exception to the RIO District lighting standards, which
limits illuminance to 0.5 footcandles at the property boundary.
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As identified in the design guidelines, Digital Displays must be integrated into the architectural
design of the building and align with major building elements on which they are installed, such as
window banding or vertical changes in material or texture.
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Pillar Signs

Pillar Signs would allow for unique ground-mounted signage that is taller than it is wider, and
distinct from other allowable ground-mounted signage permitted by the LAMC, such as Monument
Signs or Pole Signs. Pillar Signs would be restricted to a maximum of 56 square feet per sign
face. These signs would not exceed a 10-foot height limit and could contain digital elements. The
digital elements would be permitted to operate between 7 am and midnight, and could be fully
animated. Sign illumination would be limited to 150 candelas per meter squared (cd/m2) during
nighttime and 3,500 (cd/m2) during daytime hours.

Wall Signs
Wall Signs are designated into two types: Tenant Wall Signs and Tall Building Wall Signs.

Tenant Wall Signs generally identify ground floor tenants or buildings, and may include
identification for commercial businesses, hotels, and residential lobbies. Tenant Wall Sign size
would not exceed 2.5 square feet of sign area per linear foot of tenant frontage. Each tenant shall
be limited to a maximum of one Tenant Wall Sign per building frontage, not to exceed three Tenant
Wall Signs per tenant with multiple building frontages. Additionally, Tenant Wall Signs are only
permitted at the ground floor building level or within 45 feet in height from the adjacent grade.

Tall Building Wall Signs generally identify the building as a whole near the top of building, and
regulations related to these types of signs are generally similar to regulations for tall building signs
in the Downtown Design Guide. Tall Building Signs would be located above 120 feet in building
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height, and would not occupy more than 50 percent of the area in which the sign may be located
on a single building face or 800 square feet, whichever is less, except that a maximum of two Tall
Building Wall Signs may measure up to 1,700 square feet in area within the Sign District.
Therefore, a building may have no more than two Tall Building Wall Signs on any two sides of the
building. On a flat-topped building, Tall Building Wall Signs must be located between the top of
the windows on the topmost floor and the top of the roof parapet or within an area 26 feet below
the top of the roof parapet. On buildings with stepped or otherwise articulated tops, Tall Building
Wall Signs may be located within an area 26 feet below the top of the building or within an area
26 feet below the top of the parapet of the main portion of the building below the stepped or
articulated top. Tall Building Wall Signs would be located on a wall and may not be located on a
roof, including a sloping roof.

Off-Site Signage Prohibition

Unlike other Sign Districts in the City, Off-Site Signs are not permitted within the Sign District.
Therefore, while other Sign Districts typically include an off-site signage reduction program for the
removal of billboards or off-site signage within the community, as no Off-Site Signs are proposed,
no signage reduction program is being required.

OTHER PROJECT CONSIDERATIONS

Citywide Design Guidelines

The Citywide Design Guidelines, adopted by the City Planning Commission on June 9, 2011, and
last updated and adopted on October 24, 2019, establish a baseline for urban design expectations
and present overarching design themes and best practices for residential, commercial, and
industrial projects. Projects should either substantially comply with the Guidelines or through
alternative methods to achieve the same objectives, and the Guidelines may be used as a basis
to condition a project. The design guidelines focus on three main design approaches: Pedestrian-
First Design, 360 Degree Design, and Climate-Adaptive Design. These design guidelines focus
on several areas of opportunity for attaining high quality design in mixed-use projects, including
enhancing the quality of the pedestrian experience along the border of the project and public
space; nurturing an overall active street presence; establishing appropriate height and massing
within the context of the neighborhood; maintaining visual and spatial relationships with adjacent
buildings; and optimizing high quality infill development that strengthens the visual and functional
quality of the commercial environment.

Pedestrian-First Design

The Project emphasizes Pedestrian-First design throughout the Project Site and, in particular,
along the Mesquit Street and 7" Street Frontages, with active ground floor retail, residential and
hotel lobby, and educational uses that would provide a high level of transparency, fagade
articulation, shade and design elements, and ground floor entries accessible from the street level.
Additionally, the Project provides publicly-accessible open space areas along the River Frontage
on the deck level, allowing for activation across all Project frontages, for residents, students,
employees, and visitors. The Project would create a new pedestrian corridor in the Arts District
neighborhood via the proposed open space elements such as the Northern Landscaped Area,
the Streetscape Buffers, the Deck, the Mesquit Plaza, and the Deck Plaza that would connect to
new access points from the Project Site to the Sixth Street Bridge and PARC, Mesquit Street and
Jesse Street, and 7" Street and Seventh Street Bridge. Residents, hotel guests, employees,
students, and visitors on and surrounding the Project Site would be able access the Los Angeles
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River, to access the Project’s retail uses and public open spaces, including various landscaped
amenity and deck areas, such as the Optional Deck Concept, which, if constructed, is conditioned
to be open 24 hours a day to pedestrians and would offer expansive views of the Los Angeles
River.

360-Degree Design

The Project incorporates 360-Degree Design by providing a unified and cohesive architectural
design for the four, interconnected buildings while ensuring every building fagade visible from the
Mesquit Street, 7" Street, and River Frontages includes balconies, terraces, windows, and other
elements that allow for transparency and activation on each floor of the buildings.

Climate-Adaptive Design

The Project would achieve Climate-Adaptive Design by complying with the most current
regulations regarding sustainable building design, pursuing energy-saving and sustainability
goals, aiming to reduce environmental impacts, optimize building performance, and enhance
interior environments to promote health and well-being. Targeted environmentally sustainable
design strategies are incorporated to reduce energy and water usage and waste and, thereby,
reduce associated greenhouse gas emissions and help minimize the impact on natural resources
and infrastructure, in addition to meeting California’s stringent Title 24 Energy Code. Sustainability
features to be incorporated into the Project would include, but would not be limited to the following:
Energy Star appliances; solar panels; plumbing fixtures and fittings that comply with the
performance requirements specified in the Los Angeles Green Building Code; weather-based
irrigation systems; water-efficient plants with drought-tolerant species; shade trees in public
areas; green walls in some outdoor areas; vegetated roofs or cool roof systems to help reduce
energy use; short- and long-term bicycle parking; electric vehicle (EV) charging infrastructure; a
TDM Program; use of daylighting where feasible; energy-efficient lighting; and permeable paving
where appropriate.

Urban Design Studio — Professional Volunteer Program

On August 1, 2017, the Project was presented to the Department of City Planning’s Urban Design
Studio and Professional Volunteer Program (PVP), which acts as a venue for City Planning staff
to gather project-specific urban design advice and insight from local architecture professionals.
Issues were raised regarding the pedestrian experience along 7" Street. Building 4 has since
been removed and replaced with the Deck Plaza with improved conditions for pedestrian access
from 7% Street, allowing for multiple access points to the Project. Additionally, it was
recommended that the Project should include more residential uses rather than office. Modified
Alternative 2 provides substantially more housing than both the Original Project and Original
Alternative 2.

Environmental Analysis

The City includes of Los Angeles released the Final Environmental Impact Report (EIR), ENV-
2017-249-EIR (SCH No. 2017041071) in November 2022, detailing the relevant environmental
impacts resulting from the Project. The EIR consists of the Draft EIR for the 670 Mesquit Project
published in December 2021, the Final EIR dated November 2022, and Addendum dated
November 2024.

The EIR identified the following significant and unavoidable impacts: Air Quality - Regional
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Construction Emissions of NOx, Air Quality - Project-level Operational Emissions of VOC, Noise
- On-Site Construction, Noise - On-Site Construction Vibration - Building Damage, Transportation
- VMT, and Transportation - Geometric Hazards.

The EIR was certified by the Deputy Advisory Agency (DAA) on August 22, 2023, in conjunction
with the approval of Case No. VTT-74765, identifying Alternative 2 (Reduced Retail and Increased
Office with Charter School Alternative) as the preferred alternative. In addition, the DAA adopted
a Statement of Overriding Considerations, finding that the project’s benefits outweighed the
identified environmental impacts. This decision was subsequently appealed; however, the
Appellant withdrew the appeal, the appeal period was reopened, and no further appeals were
filed, thereby rendering the certification of the EIR final.

Public Hearing and Communications

Two public hearings were held for the Project. First, a Hearing Officer (HO) Hearing was held
virtually and telephonically via Zoom by the Hearing Officer on behalf of the City Planning
Commission on December 7, 2022, at 10:00 a.m. Subsequently, a joint public hearing was held
virtually and telephonically via Zoom by the Deputy Advisory Agency and HO on behalf of the City
Planning Commission on March 22, 2023, at 9:30 a.m., for the proposed subdivision and Project
entitlements (see Public Hearing and Communications, Page P-1). Both hearings were attended
by 51 individuals, combined. At both hearings, testimony was provided by the Project team; 34
people spoke, of which approximately 32 were in favor of the Project, and approximately two were
opposed to the Project. Additionally, 31 written comments were received expressing support of
the Project. Support for the Project generally highlighted the benefits of the development, such
as neighborhood improvements and growth, new jobs during both construction and operation,
pedestrian streetscape and placemaking to beautify the existing community, the provision of
affordable housing, and that the proposed school use would benefit the community and potential
residents of the Project. Opposition to the Project primarily centered around concerns with the
Project’s consistency with adjacent industrial land uses and the proposed DTLA 2040 industrial
land use designation, and requests for additional affordable housing.

CONCLUSION

The 670 Mesquit Project represents an opportunity to bring significant residential, hotel, office,
and educational uses to a rapidly changing neighborhood while creating a visual gateway to the
Arts District, complementing the new Sixth Street Bridge and PARC and existing and proposed
development within the vicinity of the Project. Additionally, the Sign District would permit
consistent and complementary signage to be implemented as a placemaking tool, enlivening the
proposed publicly accessible open spaces around the Project Site perimeter and ground floor
commercial uses, while allowing for additional economic development. Based on the information
submitted, the testimony received at the public hearing, and inconsideration of all the facts and
mandatory findings for the requested entitlements, City Planning Staff recommends that the City
Planning Commission approve the Project and requested entitlements, as conditioned herein.
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CONDITIONS FOR EFFECTUATING (T)
TENTATIVE CLASSIFICATION REMOVAL

Pursuant to Section 12.32 G of the Municipal Code, the (T) Tentative Classification shall be
removed by the recordation of a final parcel or tract map or by posting of guarantees through the
B-permit process of the City Engineer to secure the following without expense to the City of Los
Angeles, with copies of any approval or guarantees provided to the Department of City Planning
for attachment to the subject planning case file.

Dedications/Improvements and Responsibilities/Guarantees.
Dedications and Improvements herein contained in these conditions which are in excess of street
improvements contained in either the Mobility Element 2035 or any future Community Plan
amendment or revision may be reduced to meet those plans with the concurrence of the
Department of Transportation and the Bureau of Engineering:

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

2. Bureau of Engineering. Street Dedications and Improvements shall be provided as
outlined in Vesting Tentative Tract Map No. 74765 to the satisfaction of the City Engineer.

3. Sewer. Construction of necessary sewer facilities, or payment of sewer fees, shall be to the
satisfaction of the City Engineer.

4. Drainage. Construction of necessary drainage and storm water runoff drainage facilities to
the satisfaction of the City Engineer.

5. Driveway/Parkway Area Plan. Preparation of a parking plan and driveway plan to the
satisfaction of the appropriate District Offices of the Bureau of Engineering and the
Department of Transportation.

6. Fire. Incorporate into the building plans the recommendations of the Fire Department
relative to fire safety, which includes the submittal of a plot plan for approval by the Fire
Department either prior to the recordation of a final map or the approval of a building permit.

7. Cable. Make any necessary arrangements with the appropriate cable television franchise
holder to assure that cable television facilities will be installed in City rights-of-way in the
same manner as is required of other facilities, pursuant to Municipal Code Section 17.05 N
to the satisfaction of the Department of Telecommunications.

8. Recreation and Park Fees. The Park Fee paid to the Department of Recreation and Parks
be calculated as a Subdivision (Quimby in-lieu) fee. The application for Vesting Tentative
Tract Map No. 74645 was deemed complete on March 3, 2017.

9. Lighting. Street lighting facilities shall be provided to the satisfaction of the Bureau of Street
Lighting.

10. Street Trees. All trees in the public right-of-way shall be provided per the current Urban
Forestry Division Standards.
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Notice: Certificates of Occupancy for the subject property will not be issued by the City until the
construction of all the public improvements (streets, sewers, storm drains, etc.), as required
herein, are completed to the satisfaction of the City Engineer.
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(Q) QUALIFIED CONDITIONS

Pursuant to Section 12.32 G of the Municipal Code, the following limitations are hereby imposed
upon the use of the subject property, subject to the “Q” Qualified classification.

1.

Site Development. The use and development of the property shall be in substantial
conformance with the plans submitted with the application and marked Exhibit A, dated
December 12, 2024 (hereafter referred to as Exhibit A), and attached to the subject case
file. No change to the plans (except as conditioned) will be made without prior review by the
Department of City Planning, Major Projects Section and written approval by the Director of
Planning. Each change shall be identified and justified in writing. Minor deviations may be
allowed in order to comply with the provisions of the LAMC or the Project conditions. The
Project shall be in substantial conformance with the following project description:

a. 895 residential dwelling units

b. 271 hotel guest rooms

C. 676,437 square feet of office

d. 14,345 square feet of retail

e. 28,688 square feet of restaurants

f. 35,515 square feet of studio/event/gallery/museum space

g. 34,000 square feet of gym uses

h. 30,000 square feet charter elementary school with a 300-student enrollment capacity
On-Site Restricted Affordable Units. Prior to issuance of a building permit, the owner shall
execute a covenant to the satisfaction of the Los Angeles Housing Department (LAHD) to
make a minimum of five percent of the total units at rents affordable to Extremely Low
Income households and 11 percent of the total units at rents affordable to Very Low Income
households, as defined by LAMC Section 11.5.11(a)(1)(ii) and as determined to be
affordable to such households by LAHD for a period of 55 years. In the event the applicant
reduces the proposed density of the project or includes for-sale units, the number of required
reserved On-Site Restricted Units may be adjusted, consistent with LAMC Section 11.5.11,
to the satisfaction of LAHD. Enforcement of the terms of said covenant shall be the
responsibility of LAHD. The applicant shall provide a copy of the recorded covenant to the
Department of City Planning for inclusion in this file. On-site restricted affordable units shall
be provided in accordance with LAMC Section 11.5.11, to the satisfaction of LAHD, and with
any monitoring requirements established by LAHD.

Developer Incentives. The project shall be permitted the following:

a. A Floor Area Ratio (FAR) of 8:1 in lieu of 6:1

b. A zero-foot rear yard setback



CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-ZV-PR Q-2

4. Labor Requirement. Pursuant to Los Angeles Municipal Code Section 11.5.11, and
codified as Section 5.522 of the Administrative Code, the applicant shall confer with
Department of Public Works, Bureau of Contract Administration, Office of Contract
Compliance, and shall provide the following to the Department of City Planning:

a. Asigned Preconstruction Checklist Agreement between the Applicant and the Bureau
of Contract Administration (maintained in the case file), prior to clearing any Building
Permit, which covers the following:

V.

Licenses. All building and construction work on the project will be performed at

all tiers by contractors that are licensed by the State of California and the City of

Los Angeles. The project will employ only construction workers that possess all

licenses and certifications required by the State of California and the City of Los

Angeles.

Local Hire. At least 30% of all respective workforces' construction workers'

hours of Project Work will be performed by permanent residents of the City of

Los Angeles. Of these, at least 10% of all their respective workforces'

construction workers' hours of Project Work shall be performed by Transitional

Workers whose primary place of residence is within a 5-mile radius of the

covered project. If such minimums are not met, evidence of a good faith effort to

solicit such local workers shall be evidenced.

Wages. The project will pay construction workers performing Project Work hourly

wage rates for those classifications in compliance with the applicable prevailing

wage rate determination established pursuant to the California Labor Code.

Training. At least 60% of construction workforces employed on the project will

be:

(1) Workers who graduated from a Joint Labor Management apprenticeship
training program approved by the State of California.

(2) Alternatively, workers employed that have minimum hours of on-the-job
experience in the applicable craft which would be required to graduate from
such a state-approved apprenticeship training program.

(3) Workers who are registered apprentices in an apprenticeship training
program approved by the State of California or an out-of-state, federally
approved apprenticeship program.

Bond. A Bond may be required to ensure compliance.

5. After the project has completed construction, and prior to any Certificate of Occupancy, a
signed report from the Bureau of Contract Administration that indicates compliance with the
above licenses, local hire, wages, and training requirements shall be added to the case file.

6. Northern Landscaped Area, Deck, Deck Plaza, and Optional Deck Concept. The
Northern Landscaped Area, Deck, and Optional Deck Concept (should the Optional Deck
Concept be constructed), shall be in substantial conformance with Exhibit A, dated
December 12, 2024.
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CONDITIONS OF APPROVAL

Pursuant to LAMC Sections 13.17 G.3(b) and 13B.4.5 (Project Exception); 12.24 W.1, 12.24
W.23, and 13B.2.2 (Class 2 Conditional Use Permit); 13B.5.3 (Zone Variance); and 16.05 and
13B.2.4 (Project Review), the following conditions are hereby imposed upon the use of the subject
property.

Project Exception Conditions

1.

Site Development. The use and development of the Property shall be in substantial
conformance with the plans stamped Exhibit A, dated December 12, 2024. No change to
the plans will be made without prior review by the Department of City Planning, Major
Projects, and written approval by the Director of Planning. Each change shall be identified
and justified in writing. Minor deviations may be allowed in order to comply with the
provisions of the Municipal Code or the Project conditions.

Exterior Site Lighting. The Project shall be permitted a maximum initial luminance value
no greater than 0.50 horizontal and vertical foot candles at the site boundary and at 15 feet
beyond the site.

Light Shielding. Exterior building lighting shall be shielded or directed toward the areas to
be lit to limit light spillover onto off-site uses.

Main Conditional Use Permit for Alcohol Conditions

4.

The use and development of the property shall be in substantial conformance with the site
plan and floor plans stamped Exhibit A, dated December 12, 2024, except as may be revised
as a result of this action.

Authorized herein is the sale of a full line of alcoholic beverages for on- and off-site
consumption within up to 11 establishments, including restaurants, retail,
studio/event/gallery/museum use, and three operators within the hotel (a bar, restaurant,
and rooftop establishment), mini-bars within hotel guest rooms, room service to hotel rooms
and associated outdoor dining/deck areas.

Main Plan Approval (MPA) Requirement. Each individual venue shall be subject to a Main
Plan Approval (MPA) determination pursuant to Section 12.24 M of the LAMC in order to
implement and utilize the Main Conditional Use authorization granted. The purpose of the
Main Plan Approval determination is to review each proposed venue in greater detail and to
tailor site-specific conditions of approval for each of the premises including but not limited
to hours of operation, seating capacity, size, security, live entertainment, the length of a term
grant and/or any requirement for a subsequent MPA application to evaluate compliance and
effectiveness of the conditions of approval. The Zoning Administrator may impose more
restrictive or less restrictive conditions on each individual tenant at the time of review of
each Plan Approval application.

MPA Public Hearing Requirement. A public hearing for any Main Plan Approval (MPA)
request may be waived at the discretion of the Chief Zoning Administrator.

Notwithstanding approved Exhibit A, dated December 12, 2024, and the Conditions above,
this grant recognizes that there may be changes resulting from identified tenants, which may
result in smaller or larger restaurants, different locations, and/or a reduced number of
restaurants than those originally proposed and identified in Exhibit A. Such outcome is
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10.

11.

12.

13.

14.

15.

16.

17.

18.

permitted provided that the other conditions noted herein, specifically those related to the
combined maximum interior floor areas, maximum interior and exterior seating numbers,
maximum (total) number of establishments authorized under this grant, and the maximum
number of establishments approved for each type of grant in the Conditions above are not
exceeded. The sale and dispensing of beer and wine may be provided in lieu of a full line of
alcoholic beverages at any of the establishments approved for a full line of alcoholic
beverages (but not the reverse), provided that the maximum (total) number of
establishments authorized for alcoholic beverages is not exceeded, and subject to all other
conditions of this grant.

After hour use shall be prohibited, except routine clean-up. This includes but is not limited
to private or promotional events, special events, excluding any activities which are issued
film permits by the City.

There shall be no Adult Entertainment of any type pursuant to LAMC Section 12.70.

The authorized use shall be conducted at all times with due regard for the character of the
surrounding district, and the right is reserved to the Department of City Planning to impose
additional corrective conditions, if, it is determined by the Department of City Planning that
such conditions are needed for the protection of person in the neighborhood or occupants
of adjacent property.

A camera surveillance system shall be installed and operating at all times to monitor the
interior, entrance, exits and exterior areas, in front of and around the premises. Recordings
shall be maintained for a minimum period of 30 days.

STAR/LEAD/RBS Training. Within the first six months of operation, all employees involved
with the sale of alcohol shall enroll in the Los Angeles Police Department “Standardized
Training for Alcohol Retailers” (STAR) or Department of Alcoholic Beverage Control
“Licensee Education on Alcohol and Drugs” (LEAD) training program or the Responsible
Beverage Service (RBS) Training Program. Upon completion of such training, the applicant
shall request the Police Department or Department of Alcohol Beverage Control to issue a
letter identifying which employees completed the training. STAR or LEAD or RBS training
shall be conducted for all new hires within three months of their employment.

The Applicant shall be responsible for monitoring both patron and employee conduct on the
premises and within the parking areas under his/her/their control to assure such conduct
does not adversely affect unreasonably, or detract unreasonably from the quality of life for
adjoining residents, property owners, or business.

Loitering is prohibited on the premises or the area under the control of the applicant. "No
Loitering or Public Drinking" signs shall be posted in and outside of the subject facility.

The Applicant shall be responsible for maintaining the premises and adjoining sidewalk free
of debris or litter.

An electronic age verification device shall be purchased and retained on the premises to
determine the age of any individual and shall be installed on at each point-of-sales location.
This device shall be maintained in operational condition and all employees shall be
instructed in its use.

The owner or the operator shall comply with California Labor Code 6404.5 which prohibits
the smoking of tobacco or any non-tobacco substance, including from electronic smoking
devices or hookah pipes, within any enclosed place of employment.
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19.

20.

21.

22,

Trash pick-up, compacting, loading and unloading and receiving activities shall be limited to
7:00 a.m. to 6:00 p.m. Monday through Friday and 10:00 a.m. to 4:00 p.m. on Saturday. No
deliveries or trash pick-up shall occur on Sunday.

MViP — Monitoring Verification and Inspection Program. Prior to the effectuation of this
grant, fees required per LAMC Section 19.01 E.3 - Monitoring of Conditional Use Permits,
Inspection, and Field Compliance for Review of Operations and Section 19.04 -
Miscellaneous ZA Sign Offs shall be paid to the City.

a. Within 24 months from the beginning of operations or issuance of a Certificate of
Occupancy, a City inspector will conduct a site visit to assess compliance with, or
violations of, any of the conditions of this grant. Observations and results of said
inspection will be documented and included in the administrative file.

b.  The owner and operator shall be notified of the deficiency or violation and required to
correct or eliminate the deficiency or violation. Multiple or continued documented
violations or Orders to Comply issued by the Department of Building and Safety which
are not addressed within the time prescribed, may result in additional corrective
conditions imposed by the Zoning Administrator.

Should there be a change in the ownership and/or the operator of the business, the property
owner and/or the business owner or operator shall provide the prospective new property
owner and the business owner or operator with a copy of the conditions of this action prior
to the legal acquisition of the property and/or the business. Evidence that a copy of this
determination including the conditions required herewith has been provided to the
prospective property owner and/or business owner/operator shall be submitted to the
Department of City Planning in a letter from the new property owner and/or business owner
or operator indicating the date that the new property owner and/or business owner or
operator/management began and attesting to the receipt of this approval and its conditions.
The new property owner and/or business owner or operator shall submit this letter to the
Department of City Planning within 30 days of the beginning day of his/her/their new
operation of the establishment along with any proposed modifications to the existing floor
plan, seating arrangement or number of seats of the new operation.

At any time during the period of validity of this grant, should documented evidence be
submitted showing continued violation of any condition of this grant and/or the ABC license
of the location, resulting in an unreasonable level of disruption or interference with the
peaceful enjoyment of the adjoining and neighboring properties, the Zoning Administrator
(upon his/her/their initiative, or upon written request by LAPD or Department of ABC)
reserves the right to call for a public hearing requiring the applicant to file for a plan approval
application together with associated fees pursuant to LAMC Section 19.01 E, the purpose
of which will be to review the applicant’s compliance with and the effectiveness of these
conditions. The Applicant shall prepare a radius map and cause notification to be mailed to
all owners and occupants of properties within a 500-foot radius of the property, the Council
Office and the Los Angeles Police Department’s corresponding division. The applicant shall
also submit a summary and any supporting documentation of how compliance with each
condition of this grant has been attained. Upon this review, the Zoning Administrator may
modify, add or delete conditions, and reserves the right to conduct this public hearing for
nuisance abatement/revocation purposes.
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Conditional Use for Helipad Conditions

23.

24,

25.

26.

27.

28.

29.

30.

31.

32.

33.

34.

The Project shall be permitted a helipad incidental to an office building and residential use.
The helipad shall not be open to the general aviation public.

Use of the helipad for life threatening or other medical emergency situations shall be
permitted 24 hours a day, seven days a week, as well as by fire or police helicopters, or
other helicopters that may require an emergency landing facility for public safety purposes.

Use of the helipad for private business transportation purposes shall be limited to the hours
of 7 A.M. to 10 P.M. Monday through Friday, and 8 AM to 10 PM Saturday and Sunday.

All Federal, State, and/or local public agency which has, or may in the future have jurisdiction
over the location, construction and/or operation of helicopter landing facilities, landing
patterns or handling of in-flight helicopter aircraft, shall be strictly observed.

No portion of the helipad shall be used for the repair or refueling of helicopters, exceptin an
emergency such as a helicopter malfunction.

The operation of the helipad shall be limited to landing and take-off activities only and shall
not include any hangar or overnight storage or waiting room.

The helicopters using the helistop shall be equipped with adequate radio transmission and
receiving instruments to permit their control by any public or private agency having present
or future control over the flight of the aircraft.

The flight approach and flight departure routes shall remain in substantial compliance with
those approved by Federal and State agencies regulating such routes.

The Applicant shall maintain a log of the date and time of all helicopter flight activities,
including the make and model of the helicopters, the ownership of the helicopters and the
general purpose of their flight to and from the Project Site. Said log shall be made available
to the Department of City Planning and/or Department of Building and Safety upon a
requires from said departments.

A sign shall be posted on the ground floor of the premises, within clear view of any interested
person, containing a current telephone number and a name of a person to contact in the
event that the facility is causing concerns to the adjacent commercial and/or residential
neighbors, in case of an emergency, or is violating any of its approved conditions of
approval. The contact person should be a representative of the helipad operator. Any
complaints shall be responded to promptly and a log of any calls and responses shall be
maintained in the event that the Los Angeles Police Department or any City enforcement
agency requests such a log for review.

The authorization granted herein is for a period of 20 years from the effective date of this
grant. Thereafter, this authorization shall be come null and void and the Applicant shall need
to file for and obtain approval of a new conditional use pursuant to LAMC Section 12.24
W.23 to permit the continued use of the helipad.

If at any time should documented evidence be submitted showing continued violation(s) of
any condition(s) of the grant, resulting in an unreasonable level of disruption or interference
with the peaceful enjoyment of the adjoining and neighboring properties, the Zoning
Administrator will have the right to require the business operator(s) to file for a plan approval
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application together with associated fees, to hold a public hearing to review the business
operator's compliance with and the effectiveness of the conditions of the grant.

Zone Variance Conditions

35.

Reduced Parking Bay Widths. The Project shall be permitted to provide variable reduced
parking bay widths, such that bay widths may be less than the minimum dimensional
required by LAMC Section 12.21 A.5(b) in every location.

Project Review Conditions

36.

37.

38.

39.

40.

Site Development. The use and development of the Property shall be in substantial
conformance with the plans stamped Exhibit A, dated December 12, 2024. No change to
the plans will be made without prior review by the Department of City Planning, Major
Projects, and written approval by the Director of Planning. Each change shall be identified
and justified in writing. Minor deviations may be allowed in order to comply with the
provisions of the Municipal Code or the Project conditions.

Landscaping. Prior to the issuance of a building permit, a landscape and irrigation plan
shall be submitted to the Department of City Planning for approval. The landscape plan shall
be in substantial conformance with the landscape plan stamped Exhibit A, dated December
12, 2024. Minor deviations from the requirements provided below may be permitted by the
Department of City Planning.

Vehicular Parking.

a. Vehicular parking shall comply with the parking standards related to any minimum or
maximum number of parking spaces applicable to the site as identified in the Chapter
1A regulations of the DTLA 2040 zoning update..

b. All vehicle parking shall be accommodated within subterranean levels, and a
maximum of one at-grade and one mezzanine level. Any above grade parking shall
be screened and architecturally integrated into the building design.

C. Entrances, elevators, and stairs for parking structures shall be easily accessible and
highlighted architecturally.

d. Any above-grade parking shall be designed to be utilized and easily repurposed
to other uses.

e. The height of each parking level shall have sufficient clearance to be adaptable
to non-parking uses. Once converted, the building shall permit a minimum floor
to ceiling height of nine feet for commercial uses.

Open Space. The residential open space plans of Exhibit A, dated December 12, 2024,
shall be revised to comply with any applicable requirements of LAMC 12.21 G.

Northern Landscaped Area, Deck, Deck Plaza, and Optional Deck Concept. The
Northern Landscaped Area, Deck, and Optional Deck Concept (should the Optional Deck
Concept be constructed), shall be in substantial conformance with Exhibit A, dated
December 12, 2024, and shall be subject to the following:.
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41.

35.

36.

37.

38.

39.

a. The Northern Landscaped Area, Deck, Deck Plaza, and Optional Deck Concept shall
remain ungated and publicly accessible 24 hours a day.

b. Direct pedestrian access shall be provided to the publicly accessible areas, to allow
access from the 7" Street Bridge and the Project Site, and to the 6" Street Bridge
PARC.

c. The Landscape Plan for the Option Deck Concept shall be designed to include a
sufficient number, size, and type of trees to provide screening of the east-facing Digital
Display (Sign D2 in the Mesquit Sign District) from view from the Los Angeles River
and the 7t Street Bridge.

Tree Wells. The minimum depth of tree wells and planters on the rooftop, any above grade
open space, and above a subterranean structure shall be as follows:

a.  Minimum depth for trees shall be 42 inches.

b.  Minimum depth for shrubs shall be 30 inches.

c.  Minimum depth for herbaceous plantings and ground cover shall be 18 inches.
d.  Minimum depth for an extensive green roof shall be three inches.

The minimum amount of soil volume for tree wells shall be based on the size of the tree at
maturity as follows:

a. 220 cubic feet for a tree 15 - 19 feet tall at maturity.

b. 400 cubic feet for a tree 20 - 24 feet tall at maturity.

c. 620 cubic feet for a medium tree or 25 - 29 feet tall at maturity.

d. 900 cubic feet for a large tree or 30 - 34 feet tall at maturity.

Tree Maintenance. New trees planted within the public right-of-way shall be spaced not
more than an average of 30 feet on center, unless otherwise permitted by the Urban Forestry

Division, Bureau of Public Works.

Utilities. All utilities shall be fully screened from view of any abutting properties and the
public right-of-way.

River Improvement Overlay. The Project shall comply with the River Improvement Overlay
requirements set forth in LAMC Section 13.17, with the exception of LAMC Section 13.17
F.3. RIO approval shall be obtained prior to the issuance of building permits per the
instructions as shown in Z|-2358.

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

Reflectivity. Glass used in building facades shall be non-reflective or treated with a non-
reflective coating in order to minimize glare from reflected sunlight.
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40.

41.

42,

43.

44,

45.

46.

Signage. There shall be no off-site commercial signage on construction fencing during
construction.

Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light
source cannot be seen from adjacent residential properties, the public right-of-way, nor from
above.

a. Areas where nighttime uses are located shall be maintained to provide sufficient
illumination of the immediate environment so as to render objects or persons clearly
visible for the safety of the public and emergency response personnel.

b.  All pedestrian walkways, storefront entrances, and vehicular accessways shall be
illuminated with lighting fixtures.

c. Light fixtures located on the Project Site (and not in the public right-of-way) shall be
harmonious with the building design. Wall mounted lighting fixtures to accent and
complement architectural details at night shall be installed on the building to provide
illumination to pedestrians and motorists.

Construction Generators. The Project contractor shall use power construction equipment
with state-of-the-art noise shielding and muffling devices. The Project construction
contractor shall use on-site electrical sources and solar generators to power equipment
rather than diesel generators, where feasible.

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

Trash/Storage. All trash collecting and storage areas shall be located on-site and not visible
from the public right-of-way (enclosed and screened). Trash receptacles shall be enclosed
and/or covered at all times. Trash/recycling containers shall be locked when not in use.

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

Transportation System Management (TSM) Improvements. Provide the following
improvements to LADOT’s Automated Traffic Surveillance and Control system (ATSAC):

a. One three-inch conduit, one 24SM fiber optic cable, one 25 pair interconnect on
7t Street between Santa Fe Avenue and Alameda Street.

b. A new closed circuit TV camera at the intersection of Santa Fe and 7th Street.

A final determination on how to implement the ATSAC improvements listed above will be
made by LADOT prior to the issuance of the first building permit. These improvements will
be implemented either by the Applicant Bureau of Engineering’s (BOE) B-permit process or
through a direct payment to LADOT to fund the cost of the upgrades and improvements. If
the upgrades and improvements are implemented by the Applicant through the B-Permit
process, then these improvements must be guaranteed prior to the issuance of any building
permit and completed prior to the issuance of any Certificate of Occupancy. Temporary
Certificates of Occupancy may be granted in the event of any delay through no fault of the
applicant, provided that, in each case, the applicant has demonstrated reasonable efforts
and due diligence to the satisfaction of DOT.
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47.

48.

49.

50.

51.

The Applicant shall be responsible for the cost and implementation of any necessary bus
stop relocations and lost parking meter revenues associated with the Project’s transportation
improvements.

Transportation Management Organization (TMO). Following issuance of a Certificate
of Occupancy, the Applicant shall become a member of the Arts District TMO/Arts
District portion of the Downtown TMO and make a one-time contribution of $100,000 to
TMO operations and marketing efforts. In addition, the Applicant will encourage the
Project’s office and hotel lessees to become members of the TMO and maintain their
membership on an ongoing basis.

Physical Intersection Improvements. The Project shall include the following
transportation improvements:

a. Santa Fe Avenue & Jesse Street: Improve the eastbound and westbound
approaches along Jesse Street to provide a left-only turn lane.

b.  Santa Fe Avenue & 7th Street: Improve the southbound approach along Santa Fe
Avenue to provide a left-only lane and upgrade curb ramps to include tactile
warning strips and crosswalks to continental crosswalks.

All proposed street improvements must be guaranteed through BOE’s B-Permit process,
prior to the issuance of any building permit and completed prior to the issuance of any
Certificate of Occupancy. Prior to setting the bond amount, BOE shall require that the
developer's engineer or contractor contact LADOT's B-Permit Coordinator,
ladot.planprocessing@lacity.org, to arrange a pre-design meeting to finalize the
proposed design.

Traffic Signal Warrant Analysis. Any proposed signal installation is subject to final
approval by LADOT. The signal warrant analysis determined that the projected volumes
would meet standard signal warrants for installation of a signal at eight unsignalized
intersections. Out of the eight intersections that met the peak hour signal warrant analysis,
three signal warrants would be triggered due to the trips generated by the Project (i.e.,
signals are only warranted when Project trips were added). Those three intersections are:

e South Santa Fe Avenue & Mesquit Street
e South Santa Fe Avenue & Jesse Street
¢ Mesquit Street & Jesse Street

The satisfaction of a traffic signal warrant does not in itself require the installation of a signal.
Other factors relative to safety, traffic flow, signal spacing, coordination, etc. should be
considered. If LADOT makes the determination that a traffic signal is warranted and needed
at the intersection, then the Applicant would be responsible to cover all costs associated
with the design and installation of the new signal. During the Project’s building permit
approval process, the Applicant should work with LADOT’s Central District Office for a final
determination on the need for a traffic signal at the location.

Project Access and Circulation. Any changes to the Project’s site access, circulation
scheme, or loading/unloading area after issuance of this report would require separate
review and approval and should be coordinated as soon as possible with LADOT’s Citywide
Planning Coordination Section (201 North Figueroa Street, 5th Floor, Room 550, at 213-
482-7024 or email: ladot.onestop@lacity.org). Driveway placement and design shall be
approved by the Department of City Planning in consultation with LADOT.
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52.

53.

Worksite Traffic Control Requirements. A construction work site traffic control plan shall
be submitted to LADOT'’s Citywide Temporary Traffic Control Section or Permit Plan Review
Section for review and approval prior to the start of any construction work. Refer to
http://ladot.lacity.org/businesses/temporary-traffic-control-plans to determine which section
to coordinate review of the work site traffic control plan. The plan should show the location
of any roadway or sidewalk closures, traffic detours, haul routes, hours of operation,
protective devices, warning signs and access to abutting properties.

Development Review Fees. LAMC Section 19.15 identifies specific fees for traffic study
review, condition clearance, and permit issuance. The Applicant shall comply with any
applicable fees per this ordinance.

Environmental Conditions

54.

55.

56.

Implementation. The Mitigation Monitoring Program (MMP), attached as “Exhibit E” and
part of the case file, shall be enforced throughout all phases of the Project. The Applicant
shall be responsible for implementing each Project Design Features (PDF) and Mitigation
Measure (MM) and shall be obligated to provide certification, as identified below, to the
appropriate monitoring and enforcement agencies that each PDF and MM has been
implemented. The Applicant shall maintain records demonstrating compliance with each
PDF and MM. Such records shall be made available to the City upon request.

Construction Monitor. During the construction phase and prior to the issuance of building
permits, the Applicant shall retain an independent Construction Monitor (either via the City
or through a third-party consultant), approved by the Department of City Planning, who shall
be responsible for monitoring implementation of PDFs and MMs during construction
activities consistent with the monitoring phase and frequency set forth in this MMP.

The Construction Monitor shall also prepare documentation of the Applicant’'s compliance
with the PDFs and MMs during construction every 90 days in a form satisfactory to the
Department of City Planning. The documentation must be signed by the Applicant and
Construction Monitor and be included as part of the Applicant's Compliance Report. The
Construction Monitor shall be obligated to immediately report to the Enforcement Agency
any non-compliance with the MMs and PDFs within two businesses days if the Applicant
does not correct the non-compliance within a reasonable time of notification to the Applicant
by the monitor or if the non-compliance is repeated. Such non-compliance shall be
appropriately addressed by the Enforcement Agency.

Substantial Conformance and Modification. After review and approval of the final MMP
by the Lead Agency, minor changes and modifications to the MMP are permitted, but can
only be made subject to City approval. The Lead Agency, in conjunction with any appropriate
agencies or departments, will determine the adequacy of any proposed change or
modification. This flexibility is necessary in light of the nature of the MMP and the need to
protect the environment. No changes will be permitted unless the MMP continues to satisfy
the requirements of CEQA, as determined by the Lead Agency.

The Project shall be in substantial conformance with the PDFs and MMs contained in this
MMP. The enforcing departments or agencies may determine substantial conformance with
PDFs and MMs in the MMP in their reasonable discretion. If the department or agency
cannot find substantial conformance, a PDF or MM may be modified or deleted as follows:
the enforcing department or agency, or the decision maker for a subsequent discretionary
project related approval finds that the modification or deletion complies with CEQA, including
CEQA Guidelines Sections 15162 and 15164, which could include the preparation of an
addendum or subsequent environmental clearance, if necessary, to analyze the impacts
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from the modifications to or deletion of the PDFs or MMs. Any addendum or subsequent
CEQA clearance shall explain why the PDF or MM is no longer needed, not feasible, or the
other basis for modifying or deleting the PDF or MM, and that the modification will not result
in a new significant impact consistent with the requirements of CEQA. Under this process,
the modification or deletion of a PDF or MM shall not, in and of itself, require a modification
to any Project discretionary approval unless the Director of Planning also finds that the
change to the PDF or MM results in a substantial change to the Project or the non-
environmental conditions of approval.

Administrative Conditions of Approval

57.

58.

59.

60.

61.

62.

63.

64.

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

Code Compliance. Area, height and use regulations of the zone classification of the subject
property shall be complied with, except where herein conditions are more restrictive.

Covenant. Prior to the issuance of any permits relative to this matter, an agreement
concerning all the information contained in these conditions shall be recorded in the County
Recorder’s Office. The agreement shall run with the land and shall be binding on any
subsequent property owners, heirs or assign. The agreement must be submitted to the
Planning Department for approval before being recorded. After recordation, a copy bearing
the Recorder's number and date shall be provided to the Planning Department for
attachment to the file.

Definition. Any agencies, public officials or legislation referenced in these conditions shall
mean those agencies, public officials, legislation or their successors, designees or
amendment to any legislation.

Enforcement. Compliance with these conditions and the intent of these conditions shall be
to the satisfaction of the Planning Department and any designated agency, or the agency’s
successor and in accordance with any stated laws or regulations, or any amendments
thereto.

Building Plans. Page 1 of the grants and all the conditions of approval shall be printed on
the building plans submitted to the Department of City Planning and the Department of
Building and Safety.

Project Plan Modifications. Any corrections and/or modifications to the project plans made
subsequent to this grant that are deemed necessary by the Department of Building and
Safety, Housing Department, or other Agency for Code compliance, and which involve a
change in Site Plan, floor area, parking, building height, yards or setbacks, building
separations, or lot coverage, shall require a referral of the revised plans back to the
Department of City Planning for additional review and final sign-off prior to the issuance of
any building permit in connection with said plans. This process may require additional review
and/or action by the appropriate decision-making authority including the Director of
Planning, City Planning Commission, Area Planning Commission, or Board.

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
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65.

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.

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

(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
entitlement, or take any other action. The City retains the right to make all decisions with
respect to its representations in any legal proceeding, including its inherent right to abandon
or settle litigation.

For purposes of this condition, the following definitions apply:

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

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



CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-ZV-PR F-1

FINDINGS

The 670 Mesquit Project includes the following requests for Legislative Actions: 1) a General Plan
Amendment to change the land use designation for the Project Site from Heavy Industrial to
Regional Commercial; 2) a General Plan Amendment to reclassify Mesquit Street adjacent to the
Project Site between 6th Street and 7th Street from a Collector Street to a Local Limited Street;
3) a Vesting Zone Change and Height District Change to change the zone from M3-1-RIO to
(T)(Q)C2-2-RIO with two Developer Incentives, per LAMC Section 11.5.11(e), to allow an 8:1 FAR
in lieu of the otherwise permitted maximum 6:1 FAR and zero-foot rear yard setback; 4)
establishment of the Mesquit Sign District Supplemental Use District to regulate signage within
the Project Site. These actions will be referred to herein as the “Legislative Actions” and where
not expressly enumerated, are intended to include all of the requested actions and the
development of the Project.

GENERAL PLAN/CHARTER FINDINGS

The Project and associated Legislative Actions are in substantial conformance with the purposes,
intent, and provisions of the General Plan as explained below:

1. General Plan Land Use Designation

The Project Site is located within the Central City North Community Plan (Community Plan)
area, which was adopted by the City Council in December 2000. The approximately five-
acre Project Site is located in the Arts District neighborhood, adjacent to the Los Angeles
River, and is bounded by the Sixth Street Bridge to the north, Mesquit Street to the west, 7
Street to the south, and the freight and passenger rail lines and rail yards (Railway
Properties) owned by National Railroad Passenger Corporation (Amtrak), Burlington
Northern/Santa Fe Railway Company (BNSF), and the Los Angeles County Metropolitan
Transportation Authority (Metro) and the Los Angeles River to the east.

The Community Plan currently designates the Project Site with a General Plan Land Use
Designation of Heavy Industrial and is zoned M3-1-RIO. As proposed, the General Plan
Amendment would: 1) change the land use designation for the Project Site from Heavy
Industrial to Regional Commercial; and 2) reclassify Mesquit Street adjacent to the Project
Site between 6th Street and 7th Street from a Collector Street to a Local Limited Street. In
conjunction with this request, the Project proposes a Vesting Zone Change and Height
District Change to modify the existing zoning from M3-1-RIO to (T)(Q)C2-2-RIO. Thus, in
conjunction with the requests, the recommended (T)(Q)C2-2-RIO Zone would be consistent
with the proposed Regional Commercial land use designation and the Project and
associated Legislative Actions would be in substantial conformance with the purpose, intent,
and provisions of the General Plan land use designation as reflected within the Community
Plan and Mobility Plan 2035.

2. General Plan Text, Elements, Objectives And Policies

The Los Angeles General Plan sets forth goals, objectives and programs that guide both
citywide and community specific land use policies. The General Plan is comprised of a range
of State-mandated elements, including, but not limited to, Land Use, Transportation, and
Housing The City’s Land Use Element is divided into 35 community plans that establish
parameters for land use decisions within those sub-areas of the City. The Project is in
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compliance with the following Elements of the General Plan: Framework Element, Mobility
Plan 2035, Health and Wellness Element, Air Quality Element, and the Land Use Element
— Central City North Community Plan (Community Plan).

Framework Element

The Framework Element for the General Plan (Framework Element) was adopted by the
City of Los Angeles in December 1996 and re-adopted in August 2001. The Framework
Element provides guidance regarding policy issues for the entire City of Los Angeles,
including the Project Site. The Framework Element also sets forth a Citywide
comprehensive long-range growth strategy and defines Citywide polices regarding such
issues as land use, housing, urban form, neighborhood design, open space, economic
development, transportation, infrastructure, and public services. The Project is consistent
with the objectives and policies of the Framework Element, as described below.

Chapter 3: Land Use

The Land Use Chapter of the Framework Element identifies objectives and supporting
policies relevant to the Project Site. Those objectives and policies seek, in part, to
encourage the development of commercial uses and structures that integrate a mix of
commercial uses as well as the integration of housing and commercial uses. The Project
supports and would be generally consistent with the General Plan Framework Land Use
Chapter as it accommodates development residential units and commercial uses in
accordance with the applicable policies of the Community Plan. Specifically, the Project
would be consistent with the following goals, objectives, and policies, as set forth in the
General Plan Framework Land Use Chapter.

Regional Centers

Goal 3A: A physically balanced distribution of land uses that contributes towards and
facilitates the City's long-term fiscal and economic viability, revitalization of economically
depressed areas, conservation of existing residential neighborhoods, equitable distribution
of public resources, conservation of natural resources, provision of adequate infrastructure
and public services, reduction of ftraffic congestion and improvement of air quality,
enhancement of recreation and open space opportunities, assurance of environmental
justice and a healthful living environment, and achievement of the vision for a more livable
city.

Objective 3.1: Accommodate a diversity of uses that support the needs of the City’s
existing and future residents, businesses, and visitors.

Policy 3.1.5: Allow amendments to the community plans and coastal plans to further
refine General Plan Framework Element land use boundaries and categories to
reflect local conditions, parcel characteristics, existing land uses, and public input.
These changes shall be allowed provided (a) that the basic differentiation and
relationships among land use districts are maintained, (b) there is no reduction in
overall housing capacity, and (c) additional environmental review is conducted in
accordance with the California Environmental Quality Act should the impacts of the
changes exceed the levels of significance defined and modify the conclusions of the
Framework Element's Environmental Impact Report.



CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-ZV-PR F-3

Objective 3.2: To provide for the spatial distribution of development that promotes an
improved quality of life by facilitating a reduction of vehicle trips, vehicle miles traveled,
and air pollution.

Policy 3.2.3: Provide for the development of land use patterns that emphasize
pedestrian/bicycle access and use in appropriate locations.

Objective 3.3: Accommodate projected population and employment growth within the
City and each community plan area and plan for the provision of adequate supporting
transportation and utility infrastructure and public services.

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

Goal 3C: Multi-family neighborhoods that enhance the quality of life for the City’s existing
and future residents.

Objective 3.7: Provide for the stability and enhancement of multi-family residential
neighborhoods and allow for growth in areas where there is sufficient public
infrastructure and services and the residents quality of life can be maintained or
improved.

Objective 3.9: Reinforce existing and encourage new community centers, which
accommodate a broad range of uses that serve the needs of adjacent residents, promote
neighborhood and community activity, are compatible with adjacent neighborhoods, and
are developed to be desirable places in which to live, work and visit, both in daytime and
nighttime.

Policy 3.9.2: Encourage the integration of school classrooms, libraries, and similar
educational and cultural facilities within commercial, office, and mixed commercial-
residential structures.

Policy 3.9.9: Require that outdoor areas of developments, parks, and plazas located
in community centers be lighted for night use, safety, and comfort commensurate
with their intended nighttime use, where appropriate.

Objective 3.14: Provide land and supporting services for the retention of existing and
attraction of new industries.

Goal 3L: Districts that promote pedestrian activity and provide a quality experience for the
City's residents.

Objective 3.16: Accommodate land uses, locate and design buildings, and implement
streetscape amenities that enhance pedestrian activity.

Goal 7A: A vibrant economically revitalized City.

The Project would replace existing freezer, cold storage, dry storage warehouses, and
surface parking with the Project’s vast range of programming, including up to: 676,437
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square feet of office; 271 hotel guest rooms; 895 residential units, including 45 units for
Extremely Low Income households and 99 units for Very Low Income households; 14,345
square feet of retail; 28,688 square feet of restaurants; 35,515 square feet of
studio/event/gallery/museum space; 34,000 square feet of gym uses; and a 30,000 square-
foot charter elementary school. The proposed uses would be accommodated in four,
interconnected buildings, ranging in height from 210 feet to 378 feet, located above
subterranean and podium parking. The Project includes a significant amount of open spaces
areas including publicly accessible open spaces . This includes the Northern Landscaped
Area and the Mesquit Plaza as well as streetscape buffers/areas and landscape buffers on
the ground floor; and on the deck level, which is equivalent to Level 3, the Project proposes
various deck areas that face the Los Angeles River. Additionally, the Project may also
include the construction of a 64,900 square-foot, publicly-accessible Optional Deck Concept
that would extend over a portion of the adjacent Railway Properties east of the Project Site.
The Project includes a request for a Project Exception to the RIO District to allow for
adequate site lighting to ensure the Project’s outdoor areas are lit for night use, safety, and
comfort commensurate with their intended nighttime use. Where appropriate, landscape
lighting, including path and uplighting would be provided. Thus, the Project’s public open
space components would contribute to a healthy living environment and a more livable city.

The Project Site is located in an urbanized area and generally surrounded by low- to
medium-rise industrial and commercial buildings and a mix of land uses that include
industrial, commercial, open space, and public facilities uses. Public transit service in the
immediate vicinity is currently provided by the Los Angeles County Metropolitan
Transportation Authority (Metro) and Los Angeles Department of Transportation (LADOT)
Downtown Area Short Hop (DASH); and includes Metro Rapid 720, three Metro Local bus
routes, and the LADOT Loop A all within approximately one-quarter mile from the Project
Site; as well as the Metro E Line Pico/Aliso Station and Union Station, approximately 0.7
and 1.5 miles from the Project Site, respectively. By providing housing, a school, and jobs
in proximity to public transit, including multiple local and regional bus lines, within walking
distance to several bus stops along 7" Street, Alameda Street, and Palmetto Street, the
Project would reduce Vehicle Miles Traveled (VMT).

The Arts District neighborhood continues to undergo changes to the development
landscape, with new residential, live/work, restaurant, retail, and office uses being
introduced within an area previously concentrated with commercial and industrial uses. As
such, the redevelopment of the site would better complement the greater Downtown area
by introducing of a new mixed-use development, as well as the provision of publicly
accessible open spaces within close proximity to public transit, such that residents and/or
visitors of the Arts District and/or Downtown Los Angeles would have a new and nearby
location to work, eat, and gather, making the Arts District neighborhood a destination.

While there are no existing bicycle lanes, paths, or routes adjacent to the Project Site,
bicycle lanes are located in the Project vicinity along 3 Street between 4t Place and Santa
Fe Avenue, and east of Garey Street, as well as along 2™ Street between Alameda Avenue
and Santa Fe Avenue, and along 1st Street from Beaudry Avenue to Mission Street.
Additionally, the Project would encourage bicycle and pedestrian use by providing bicycle
facilities and a new pedestrian connection to the future Sixth Street PARC, and as well to
the Los Angeles River and 7t Street.

Therefore, the Project and associated Legislative Actions would be consistent with the
applicable goals, objectives, and policies in the Regional Centers Land Use Chapter of the
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Framework Element.
Industrial

Policy 3.14.6: Consider the potential re-designation of marginal industrial land for
alternative uses by amending the community plans based on the following criteria:

a. Where it can be demonstrated that the existing parcelization precludes
effective use for industrial or supporting functions and where there is no
available method to assemble parcels into a unified Site that will support viable
industrial development;

b. Where the size and/or the configuration of assembled parcels are insufficient
to accommodate viable industrial development;

c. Where the size, use, and/or configuration of the industrial parcels adversely
impact adjacent residential neighborhoods;

d. Where the conversion of industrial lands to an alternative use will not create a
fragmented pattern of development and reduce the integrity and viability of
existing industrial areas;

e. Where it can be demonstrated that the reduction of industrial lands will not
adversely impact the City's ability to accommodate sufficient industrial uses to
provide jobs for the City's residents or incur adverse fiscal impacts; |[...]

As indicated in the Economic Development Chapter of the Framework Element (discussed
further below), some existing industrially zoned lands may be inappropriate for new
industries and should be converted for other land uses. Where such lands are to be
converted, their appropriate use shall be the subject of future planning studies. This is
satisfied in several ways. First, the CEQA process included an Environmental Impact
Report, which assessed the surrounding land uses, as well as an analysis of the proposed
land use in relation to the General Plan and the CEQA Guidelines threshold for land use
compatibility. As demonstrated therein, while the majority of properties in the surrounding
area are designated and zoned heavy industrial and manufacturing, the implementation of
the Adaptive Reuse Ordinance has allowed for residential uses within the live/work
components, with neighborhood commercial uses to complement the residential population.
The entitlement process further analyzes in detail the Goals, Objectives, and Policies of the
General Plan and demonstrates that the Project meets the overall intent of the General Plan.
As demonstrated herein, the land use pattern in the immediate neighborhood of the subject
property has evolved from its historic industrial and manufacturing uses to light industrial
and manufacturing uses and new technologies along with compatible and complementary
non-industrial uses including residential, creative office, and related retail, cultural,
entertainment uses, reflecting larger employment and economic trends.

Second, around 2007, the Department of City Planning, in conjunction with the Community
Redevelopment Agency drafted an Industrial Land Use Policy (ILUP) that was intended to
preserve certain industrially-zoned land in the City for industrial use. The ILUP addressed
multiple areas of the City, among them the Greater Downtown, which encompasses the
Project Site, located within Analysis Area 5 of the ILUP. The ILUP Map for Analysis Area 5
shows that the Project Site land use at the time was predominantly light industrial and
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residential uses. Currently, the Site is comprised of one- to four-story freezer, cold storage,
and dry storage warehouses and surface parking. The Project is consistent with and would
complement the land use patterns and uses in the immediate area, which is located in an
urbanized area, adjacent to the Los Angeles River, and is generally surrounded by a mix of
land uses that include industrial, commercial, open space, and public facilities uses, ranging
from low- to mid-rise buildings on properties zoned for industrial uses. The approximately
five-acre site is not well-suited for modern large-scale industrial operations as it is developed
with one- to four-story warehouse buildings and a linear and relatively narrow surface
parking lot. The Project would include community benefits, such as Electric Vehicle (EV)
parking and publicly accessible open space areas such as the ground floor Entry Plaza,
Mesquit Paseo along the Mesquit Street frontage; the Northern Landscaped Area, which
would introduce a new pedestrian connection to the Sixth Street Bridge PARC; and a 64,900
square-foot Optional Deck Concept which would extend over a portion of the adjacent
Railway Properties east of the Project Site, is conditioned to be open 24 hours a day, and
would provide new pedestrian connections to the Los Angeles and 7t Street, recommended
in the ILUP Memo for approving the conversion of industrially zoned land in designated
Industrial/Commercial Mixed Use (IMU) Districts. The IMU District is applied to areas
appropriate for a mix of industrial and commercial activities and provides for a full range of
goods and services to the community located along portions of industrial/commercial
thoroughfares, in conformance with the general plan. This District allows for industrial with
ancillary commercial land uses. In addition, the Project would incorporate ILUP guidelines
for providing community benefits through jobs-producing space. Therefore, the Project
would not conflict with the policies of the ILUP.

Third, the City began an update in 2014 of the Central City and Central City North
Community Plans which includes studying land use and zoning in those plans, as well as
the supporting policies and objectives. The Project Site is proposed to be designated “Hybrid
Industrial (HI)” under the Downtown Community Plan. According to the Draft Plan, Hybrid
Industrial areas preserve existing structures that characterize the existing unique form and
development patterns, promote productive, creative, manufacturing, fabrication, and light
industrial uses, encourage the development of live/work units, and support walkable
neighborhoods with active and livable pedestrian realm.

The Project includes requests General Plan Amendments to the Central City North
Community Plan land use designation for the Project Site from Heavy Industrial to Regional
Commercial; and to the Transportation Element of the General Plan (Mobility Plan 2035) to
reclassify Mesquit Street adjacent to the Project Site between 6th Street and 7th Street from
a Collector Street to a Local Limited Street. Although the Project Site is currently zoned
industrial, the existing uses of the site are do not generate a significant number of quality
industrial jobs. The Project would include 989,195 square feet of commercial uses,
generating approximately 3,056 jobs. As such, the Project would be consistent with the
purpose of the ILUP to implement Goals 7A and 7B of the Framework Element for industrial
growth that provides job opportunities for the City’s residents and maintains the City’s fiscal
viability, including the City’s intent to: retain and expand existing businesses (by bringing
new customers to existing businesses); attract new uses that provide job opportunities for
the City’s residents; and maintain a healthy jobs/household ratio that supports the General
Fund and its capacity to pay for essential services and programs for the City’s existing and
future population.

Approval of amendment to the General Plan land use designation and development of the
Project would not result in a fragmented pattern of development. Specifically, the
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surrounding area is surrounded by a mix of land uses that include industrial, commercial,
open space, and public facilities uses, ranging from low- to mid-rise buildings. To the north
across the Sixth Street Bridge are one- to three-story office buildings, manufacturing
buildings, and Metro Facility Location 64 (a maintenance and repair facility). To the east of
the Project Site are the Railway Properties owned by Amtrak, BNSF and Metro. To the south
of the site across the Seventh Street Bridge, are one- to four-story mixed-use residential,
commercial, office buildings. To the west of the Project Site and across and adjacent to
Mesquit Street are multi-story, mixed-use residential uses and single-story,
industrial/commercial uses with surface parking, and the Department of Water and Power
River Switching Station electricity substation with an associated electrical tower and a
transmission line right-of-way that crosses the Los Angeles River, bisecting the Project Site.
Additionally, there are mixed-use and residential buildings within walking distance of the
Project Site, such as the six-story multi-unit residential building located at 825 East 4
Street, the Amp Lofts (695 South Santa Fe Avenue), the Brick Lofts (662 Mateo Street), the
Toy Factory Lofts (1855 Industrial Street) and the Biscuit Company Lofts (1850 Industrial
Street). Given this mix of surrounding uses, the conversion of industrial land to commercial
land uses, will be compatible with and complementary to adjacent land uses.

According to the Central City North Community Plan, there are 914 acres planned for
industrial use (approximately 45.5 percent of the 2,010-acre total) in the Community Plan
area. The Project Site comprises approximately five acres or approximately 0.55 percent of
the industrially-zoned land in the Community Plan. The Project would result in 3,086
employees and would generate ongoing revenue to the City in the form of sales and property
taxes. Therefore, the Project would not adversely impact the City's ability to accommodate
sufficient industrial uses to provide jobs for the City's residents or cause the City to incur
adverse fiscal impacts, and as previously mentioned, the Project Site is not well-suited for
modern large-scale industrial operations. Therefore, the Project would not conflict with policy
listed above and would, in fact, be consistent with the directions relative to industrial land
set forth in the Framework Element in that it will provide for a mix of job-producing uses that
are allowed for in industrial zones, as is recognized in the adopted Central City North
Community Plan; and would be compatible with and complement the existing mix of
industrial, residential, arts production, and retail uses within the immediately surrounding
area.

Therefore, the Project and associated Legislative Actions would be consistent with the
applicable goals, objectives, and policies in the Industrial Land Use Chapter of the
Framework Element.

Chapter 5: Urban Form and Neighborhood Design

Goal 5A: A livable City for existing and future residents and one that is attractive to future
investment. A City of interconnected, diverse neighborhoods that builds on the strengths of
those neighborhoods and functions at both the neighborhood and citywide scales.

Objective 5.5: Enhance the livability of all neighborhoods by upgrading the quality of
development and improving the quality of the public realm.

Policy 5.5.1: Plant and/or facilitate the planting of street trees, which provide shade
and give scale to residential and commercial streets in all neighborhoods in the City.
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Objective 5.9: Encourage proper design and effective use of the built environment to
help increase personal safety at all times of the day.

Policy 5.9.1: Facilitate observation and natural surveillance through improved
development standards which provide for common areas, adequate lighting, clear
definition of outdoor spaces, attractive fencing, use of landscaping as a natural
barrier, secure storage areas, good visual connections between residential,
commercial, or public environments and grouping activity functions such as child
care or recreation areas.

Policy 5.9.2: Encourage mixed-use development which provides for activity and
natural surveillance after commercial business hours through the development of
ground floor retail uses and sidewalk cafes.

The Project would replace an existing cold storage facility with a mixed-use development
totaling up to 1,792,103 square feet consisting of the following: 676,437 square feet of office;
271 hotel guest rooms within 200,210 square feet of floor area; 895 residential units,
including 45 units for Extremely Low Income households and 99 units for Very Low Income
households; 14,345 square feet of general retail uses; 28,688 square feet of restaurant
uses; 35,515 square feet of studio/event/gallery/museum space; a 34,000 square-foot gym;
and a 30,000 square-foot charter elementary school. The proposed uses would be
accommodated within four, interconnected buildings, ranging in height from 210 feet to 378
feet, located above subterranean and podium parking. The Project may also include a
64,900 square-foot, publicly accessible Optional Deck Concept that would extend over the
Railway Properties towards the Los Angeles River.

The Project Site is located in the Arts District neighborhood, a vibrant region in the City that
was previously developed with low-rise industrial warehouses and continues to undergo
changes to the development landscape, including the introduction of taller buildings with a
variety of new uses such as residential, live/work, restaurant, retail, and office uses being
introduced within an area previously concentrated with commercial and industrial uses. The
Project would connect neighborhoods to the east, including Boyle Heights, East Los
Angeles, and Lincoln Heights, and the west including Chinatown, Little Tokyo, and
downtown Los Angeles to the Arts District neighborhood.

Coupling new, pedestrian-scaled restaurant, retail, hotel, studio/event/gallery/museum, and
office uses with access to the Los Angeles River would ensure continuous activity during
commercial business hours, thus increasing eyes on the street and safety throughout the
day and night. Additionally, extensive public open space and the Project’s pedestrian
improvements would enhance the walkability and livable pedestrian realm, including
landscaping, lighting, street trees. Specifically, the Project would create a new pedestrian
corridor in the Arts District neighborhood via the proposed open space elements such as
the Northern Landscaped Area, the Streetscape Buffers, the Deck, the Mesquit Plaza, and
the Deck Plaza that would connect to new access points from the Project Site to the Sixth
Street Bridge and PARC, Mesquit Street and Jesse Street, and 71" Street and Seventh Street
Bridge. Residents, hotel guests, employees, students, and visitors on and surrounding the
Project Site would be able access the Los Angeles River, as well as the Project’s retail uses
and public open spaces, including various landscaped amenity and deck areas, such as the
Optional Deck Concept, which, if constructed, is conditioned to be open 24 hours a day to
pedestrians.
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The Project has been designed such that the ground floor Entry Plaza is visible from Mesquit
Street and accessible by Project residents, employees, and visitors. Appropriate lighting and
other security measures would be incorporated into the design of the building. Additionally,
the Project includes a Sign District that would focus architecturally integrated digital signage,
among other types of signs, on the site.

Finally, the Regional Commercial designation corresponds to the intensity of development
and pedestrian activity, identified in the goals listed above, and would be consistent with the
changing conditions in the Community Plan and provide flexibility for future development.
Therefore, the Project and associated Legislative Actions would be consistent with the
Urban Form and Neighborhood Design Chapter of the Framework Element.

Chapter 6: Open Space and Conservation

Goal 6A: An integrated citywide/regional public and private open space system that serves
and is accessible by the City's population and is unthreatened by encroachment from other
land uses.

Objective 6.3: Ensure that open space is managed to minimize environmental risks to
the public.

Policy 6.4.4: Consider open space as an integral ingredient of neighborhood
character, especially in targeted growth areas, in order that open space resources
contribute positively to the City's neighborhoods and urban centers as highly
desirable places to live.

Policy 6.4.8: Maximize the use of existing public open space resources at the
neighborhood scale and seek new opportunities for private development to enhance
the open space resources of the neighborhoods.

a. Encourage the development of public plazas, forested streets, farmers
markets, residential commons, rooftop spaces, and other spaces that
function like open space in urbanized areas of the City with deficiencies of
natural open space, especially in targeted growth areas.

b. Encourage the improvement of open space, both on public and private
property, as opportunities arise.

The Project Site is located in the Arts District neighborhood, a vibrant region in the City
that was previously developed with low-rise industrial warehouses and now continues to
undergo changes to the development landscape, including the introduction of taller
buildings with a variety of new uses such as residential, live/work, restaurant, retail, and
office uses being introduced within an area previously concentrated with commercial and
industrial uses. Open space is an integral part of the Project and would improve the overall
Arts District neighborhood setting, which continues to be a highly desirable place to live.

The Project would include 895 residential units and would be required to provide 89,725
square feet of usable open space based on proposed unit mix. The Project would provide
open space to exceed this requirement, of which a significant portion would be publicly
accessible open spaces, with an additional 64,900 square feet of open space if the
Optional Deck Concept is constructed. Additionally, the Project would create a new
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pedestrian corridor in the Arts District neighborhood via the proposed open space
elements such as the Northern Landscaped Area, the Streetscape Buffers, the Deck, the
Mesquit Plaza, and the Deck Plaza that would connect to new access points from the
Project Site to the Sixth Street Bridge and PARC, Mesquit Street and Jesse Street, and
7t Street and Seventh Street Bridge. Residents, hotel guests, employees, students, and
visitors on and surrounding the Project Site would be able access the Los Angeles River,
as well as the Project’s retail uses and public open spaces.

Therefore, the Project and associated Legislative Actions are consistent with the Open
Space Chapter of the Framework Element.

Chapter 7: Economic Development

Goal 7A: A vibrant economically revitalized City.

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

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

Policy 7.2.2: Concentrate commercial development entitlements in areas best
able to support them, including community and regional centers, transit stations,
and mixed-use corridors. This concentration prevents commercial development
from encroaching on existing residential neighborhoods.

Policy 7.2.3: Encourage new commercial development in proximity to rail and bus
transit corridors and stations.

Goal 7C: A City with thriving and expanding businesses.
Objective 7.3: Maintain and enhance the existing businesses in the City.

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

Policy: 7.6.3: Facilitate the inclusion of shopping facilities in mixed-use
developments that serve the needs of local residents and workers.

Objective 7.10: Facilitate the inclusion of shopping facilities in mixed-use
developments that serve the needs of local residents and workers.

The Project would replace an existing cold storage facility with a mixed-use development
totaling up to 1,792,103 square feet consisting of the following: 676,437 square feet of office;
271 hotel guest rooms within 200,210 square feet of floor area; 895 residential units,
including 45 units for Extremely Low Income households and 99 units for Very Low Income
households; 14,345 square feet of general retail uses; 28,688 square feet of restaurant
uses; 35,515 square feet of studio/event/gallery/museum space; a 34,000 square-foot gym;
and a 30,000 square-foot charter elementary school. The proposed uses would be
accommodated within four, interconnected buildings, ranging in height from 210 feet to 378
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feet, located above subterranean and podium parking. The Project may also include a
64,900 square-foot, publicly accessible Optional Deck Concept that would extend over the
Railway Properties towards the Los Angeles River.

The Project Site is located in an area of the City that is well served by public transit and is
within walking distance to several bus stops along 7™ Street, Alameda Street, and Palmetto
Street. Public transit service in the immediate vicinity is currently provided by Metro and
LADOT DASH; and includes Metro Rapid 720, three Metro Local bus routes, and the LADOT
Loop A all within approximately one-quarter mile from the Project Site; as well as the Metro
E Line Pico/Aliso Station and Union Station, approximately 0.7 and 1.5 miles from the
Project Site, respectively. The Project would not encroach into existing residential
neighborhoods and there are no existing residential units located on the site.

The Project Site is located in an urbanized area and generally surrounded by low- to
medium-rise industrial and commercial buildings and a mix of land uses that include
industrial, commercial, open space, and public facilities uses. The Arts District neighborhood
continues to undergo changes to the development landscape, with new residential,
live/work, restaurant, retail, and office uses being introduced within an area previously
concentrated with commercial and industrial uses. The wide range of uses and
programming offered by the Project for residents, hotel guests, employees, and visitors on
and surrounding the Project Site, would establish a balance of land uses that provide for
commercial development that can respond to evolving market demands, support the Arts
District neighborhood by introducing 989,195 new square feet of commercial uses which
met the needs of local residents, sustains economic growth, and assures maximum feasible
environmental quality through the development of a mix of integrated and supporting land
uses within a single site, while generating tax and property revenues to the City.

Therefore, the Project and associated Legislative Actions would be consistent with the
Economic Development Chapter of the Framework Element.

Housing Element

The City’s Housing Element for 2021-2029 (Housing Element) was adopted by the Los
Angeles City Council on November 24, 2021, and identifies the City’s housing conditions
and needs, and establishes the goals, objectives and policies that are the foundation of the
City’s housing and growth strategy. The Project will be in conformance with the objectives
and policies of the Housing Element, as described below.

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

Objective 1.2: Facilitate the production of housing, especially projects that include
Affordable Housing and/or meet Citywide Housing Periorities.

Policy 1.1.2: Plan for appropriate land use designations and density to accommodate
an ample supply of housing units by type, cost, and size within the City to meet housing
needs, according to Citywide Housing Priorities and the City’s General Plan.

Policy 1.2.1: Expand rental and for-sale housing for people of all income levels.
Prioritize housing developments that result in a net gain of Affordable Housing and
serve those with the greatest needs.
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Policy 1.2.2: Facilitate the construction of a range of different housing types that
addresses the particular needs of the city’s diverse households.

The Project would include 895 residential units, including 45 units for Extremely Low Income
households and 99 units for Very Low Income households, in compliance with the
requirements of Measure JJJ. The requested Legislative Actions would help facilitate the
additional provision of housing on a site where housing would not have been previously
permitted. The Project would provide a range of residential unit types, including studio, one-
bedroom, and penthouse units. As such, there are no existing residents who have been
displaced and a greater variety and diversity of housing choices that will result.

The Project utilizes development incentives granted by Measure JJJ to provide a higher
density of residential units than would otherwise be permitted, thereby facilitating the
creation of a more affordable units and addressing the need for affordable housing in the
City. The Project has been carefully designed and conditioned in order to provide a
pedestrian-friendly experience, including common open space areas and extensive
landscaping which includes shade-producing trees and street trees, where feasible.

Mobility Plan 2035

The Mobility Element 2035 (Mobility Element), adopted in September 2016, guides
development of a citywide transportation system with the goal of ensuring the efficient
movement of people and goods and recognizes that primary emphasis must be placed on
maximizing the efficiency of existing and proposed transportation infrastructure through
advanced transportation technology, reduction of vehicle trips, and focused growth in
proximity to public transit. The Mobility Plan 2035 includes goals that define the City’s high-
level mobility priorities and sets forth objectives and policies to establish a citywide strategy
to achieve long-term mobility and accessibility within the City of Los Angeles. The Project
would be in conformance with following objectives and policies of the Mobility Element, as
described below.

Chapter 1: Safety First

Policy 1.1: Design, plan, and operate streets to prioritize the safety of the most
vulnerable roadway user.

Chapter 2: World Class Infrastructure

Policy 2.3: Recognize walking as a component of every trip, and ensure high quality
pedestrian access in all site planning and public right-of-way modifications to provide
a safe and comfortable walking environment.

Chapter 3: Access for All Angelenos

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

Policy 3.4: Provide all residents, workers and visitors with affordable, efficient,
convenient, and attractive transit services.
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Policy 3.5: Support ‘first-mile, last-mile solutions” such as multi-modal
transportation services, organizations, and activities in the areas around transit
stations and major bus stops (transit stops) to maximize multi-modal connectivity
and access for transit riders.

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

Chapter 4: Collaboration, Communication & Informed Choices

Policy 4.8: Encourage greater utilization of Transportation Demand Management
(TDM) strategies to reduce dependence on single-occupancy vehicles.

Chapter 5: Clean Environments & Healthy Communities

Policy 5.2: Support ways to reduce vehicle miles traveled (VMT) per capita.

The Project would replace an existing cold storage facility with a mixed-use development
totaling up to 1,792,103 square feet consisting of the following: 676,437 square feet of office;
271 hotel guest rooms within 200,210 square feet of floor area; 895 residential units,
including 45 units for Extremely Low Income households and 99 units for Very Low Income
households; 14,345 square feet of general retail uses; 28,688 square feet of restaurant
uses; 35,515 square feet of studio/event/gallery/museum space; a 34,000 square-foot gym;
and a 30,000 square-foot charter elementary school. The proposed uses would be
accommodated within four, interconnected buildings, ranging in height from 210 feet to 378
feet, located above subterranean and podium parking. The Project may also include a
64,900square-foot, publicly accessible Optional Deck Concept that would extend over the
Railway Properties towards the Los Angeles River.

Public transit service in the immediate vicinity is currently provided by Metro and LADOT
DASH; and includes Metro Rapid 720, three Metro Local bus routes, and the LADOT Loop
A all within approximately one-quarter mile from the Project Site; as well as the Metro E Line
Pico/Aliso Station and Union Station, approximately 0.7 and 1.5 miles from the Project Site,
respectively.

The Project proposes to provide 263 short-term and 522 long-term bicycle parking spaces.
Short-term bicycle parking shall be provided by the various entries and/or lobbies for the
various uses, as well as in the Mesquit Paseo. Long-term bicycle parking shall be provided
within the subterranean, ground floor, and mezzanine parking levels. A bicycle shop will be
provided in Basement Level 1 and will serve as an amenity to bicycle owners as a space
that can be used to make repairs or other maintenance. While there are no existing bicycle
lanes, paths, or routes adjacent to the Project Site, bicycle lanes are located in the Project
vicinity along 3™ Street between 4" Place and Santa Fe Avenue, and east of Garey Street,
as well as along 2" Street between Alameda Avenue and Santa Fe Avenue, and along 1%t
Street from Beaudry Avenue to Mission Street. Additionally, the Project would encourage
bicycle and pedestrian use by providing bicycle facilities and a new pedestrian corridor in
the Arts District neighborhood via the proposed open space elements such as the Northern
Landscaped Area, the Streetscape Buffers, the Deck, the Mesquit Plaza, and the Deck
Plaza, which would connect to new access points from the Project Site to the Sixth Street
Bridge and PARC, Mesquit Street and Jesse Street, and 7" Street and Seventh Street
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Bridge. Residents, hotel guests, employees, students, and visitors on and surrounding the
Project Site would be able access the Los Angeles River, as well as the Project’s retail uses
and public open spaces, including various landscaped amenity and deck areas, such as the
Optional Deck Concept, which, if constructed, is conditioned to be open 24 hours a day to
pedestrians and would offer expansive views of the Los Angeles River.

The Project would prioritize the safety of all road users by creating a pedestrian-oriented
public realm along Mesquit Street and the Los Angeles River with maintained street lighting
along all street frontages, including newly landscaped areas. Project lighting would be
introduced at building entrances and walkways to facilitate pedestrian orientation and clearly
identify and secure pedestrian routes between parking areas and building points of entry.
As conditioned, light sources would be shielded and/or directed toward Project Site areas
to minimize light spill-over to neighboring properties and the surrounding area while utilizing
low-level exterior lights at the Project Site perimeter, as needed, for security and wayfinding
purposes. As discussed under Finding No. 8 below, the Project is requesting an exception
to the RIO District to allow a maximum initial luminance value no greater than 0.50 horizontal
and vertical foot candles at the site boundary and 15 feet beyond the site, to help increase
personal safety at all times of the day. Providing this level of luminance would minimize risks
to the 24-hour publicly accessible deck from lack of proper lighting.

Overall, the Project would ensure a safe and accessible pedestrian environment by focusing
on public-facing street frontages, with active ground floor uses that maintain a high level of
transparency, facade articulation, shade and design elements, and ground floor entries
accessible from the street level, while providing new pedestrian access points from the
Project Site to the Sixth Street Bridge, Seventh Street Bridge, and Los Angeles River.
Additionally, the Project would support the promotion of equitable land use decisions that
resultin fewer vehicle trips, reduce traffic effects, and support first-mile/last-mile connections
through the implementation of various improvements to encourage the use of public transit
and alternative methods of mobility, including short-term and long-term bicycle parking, the
implementation of a TDM Program, monetary contributions toward Transportation Systems
Management (TSM) improvements, and physical improvements to LADOT’s Automated
Traffic Surveillance and Control system, among other improvements.

Therefore, the Project and associated Legislative Actions would be consistent with the goals
and policies of the Mobility Plan 2035

Health and Wellness Element

Adopted in March 2015 with a technical update in 2021, the Plan for a Healthy Los Angeles
lays the foundation to create healthier communities for all Angelenos. As the Health and
Wellness Element of the General Plan, it provides high-level policy vision, along with
measurable objectives and implementation programs, to elevate health as a priority for the
City’s future growth and development. Through a new focus on public health from the
perspective of the built environment and City services, the City of Los Angeles will strive to
achieve better health and social equity through its programs, policies, plans, budgeting, and
community engagement. The Project would be consistent with the following policies of the
Health and Wellness Element:

Chapter 2: A City Built for Health

Policy 2.2.: Promote a healthy built environment by encouraging the design and
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rehabilitation of buildings and sites for healthy living and working conditions,
including promoting enhanced pedestrian-oriented circulation, lighting, attractive and
open stairs, healthy building materials and universal accessibility using existing
tools, practices, and programs.

Chapter 5: An Environment Where Life Thrives

Policy 5.1: Reduce air pollution from stationary and mobile sources; protect human
health and welfare and promote improved respiratory health.

Policy 5.7: Promote land use policies that reduce per capita greenhouse gas
emissions, result in improved air quality and decreased air pollution, especially for
children, seniors and other susceptible to respiratory diseases.

Air Quality Element

Goal 4: Minimal impact of existing land use patterns and future land use development on
air quality by addressing the relationship between land use, transportation, and air quality.

Objective 4.2: Reduce vehicle trips and vehicle miles traveled associated with land use
patterns.

Policy 4.2.3 Ensure that new development is compatible with pedestrians, bicycles,
transit, and alternative fuel vehicles.

Policy 4.2.5: Emphasize trip reduction, alternative transit and congestion
management measures for discretionary projects.

Policy 5.1.2 Effect a reduction in energy consumption and shift to non-polluting
sources of energy in its buildings and operations,

The Project would replace an existing cold storage facility with a mixed-use development
totaling up to 1,792,103 square feet consisting of the following: 676,437 square feet of office;
271 hotel guest rooms within 200,210 square feet of floor area; 895 residential units,
including 45 units for Extremely Low Income households and 99 units for Very Low Income
households; 14,345 square feet of general retail uses; 28,688 square feet of restaurant
uses; 35,515 square feet of studio/event/gallery/museum space; a 34,000 square-foot gym;
and a 30,000 square-foot charter elementary school. The proposed uses would be
accommodated within four, interconnected buildings, ranging in height from 210 feet to 378
feet, located above subterranean and podium parking. The Project may also include a
64,900 square-foot, publicly accessible Optional Deck Concept that would extend over the
Railway Properties towards the Los Angeles River.

Public transit service in the immediate vicinity is currently provided by Metro and LADOT
DASH; and includes Metro Rapid 720, three Metro Local bus routes, and the LADOT Loop
A all within approximately one-quarter mile from the Project Site; as well as the Metro E Line
Pico/Aliso Station and Union Station, approximately 0.7 and 1.5 miles from the Project Site,
respectively. With the development of 895 new residential units, the Project would contribute
to jobs-housing balance in an area of the City that is well served by public transit and is
within walking distance. These characteristics are consistent with good planning practice,
and would reduce VMT, fuel consumption, and associated greenhouse gas emissions,
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contributing to trip reduction and congestion management in the Project Site vicinity.

Additionally, the Project focuses on creating a pedestrian-scale, inviting, and well-designed
ground floor fagade along Mesquit Street and Los Angeles River. The Project would ensure
that the use of pedestrian-oriented ground floor elements such as benches, high
transparency ground floors, active uses, and landscaping are utilized to promote walking
throughout and around the Project Site, in addition to reducing vehicle usage by providing
long- and short-term bicycle parking.

In addition, the Project's commitment to LEED Silver certification or equivalent green
building standards would help reduce its energy and emission footprint, and the per capita
greenhouse gas emissions. The Project provides service amenities and building features to
improve the health and air quality for current and future users of the Site, such as EV
parking, weather-based irrigation systems and water-efficient plants with drought-tolerant
species, shade trees in public areas, green walls in some outdoor areas, and vegetated
roofs or cool roof systems to help reduce energy.

Therefore, the Project and associated Legislative Actions would be consistent with the goals
and policies of the Health and Wellness Element and Air Quality Element.

Land Use Element — Central City North Community Plan.

The Central City North Community Plan was adopted in December 2000. The development
of the Project would support the overarching goals of the Central City North Community
Plan. The proposed development furthers the following Community Plan objectives and
policies, as discussed below.

Residential

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 to the year 2010.

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

Policy 1-2.1: Encourage multiple residential development in commercial zones.

Policy 1-3.2: Consider factors such as neighborhood character and identity,
compatibility of land uses, impact on livability, impacts on services and public facilities,
and impacts on traffic levels when changes in residential densities are proposed.

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.

The Project would construction a new mixed-use development comprised of 895 residential
units including 45 units for Extremely Low Income households and 99 units for Very Low
Income households, in compliance with the requirements of Measure JJJ. The requested
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Legislative Actions would help facilitate the additional provision of housing on a site where
housing would not have been previously permitted. As there is no existing on-site housing,
the Project would not displace any existing residents and instead would demolish one- to
four-story freezer, cold storage and dry storage warehouses and surface parking. Further,
the Project Site is located in a Transit Priority Area and adjacent to several bus lines and
0.7 miles from the Metro E Line Pico/Aliso Station and approximately 1.5 miles from the
Union Station transportation hub, increasing accessibility to and from the Project Site via
walking and transit. The Project would introduce new residential units and commercial uses
such as new restaurant, retail, studio/event/gallery/museum uses and office uses to the
area, reducing the vehicle miles travel to the Site as on-site and nearby residents,
employees, and visitors would be able to walk to the commercial uses.

The Project Site is located in an urbanized area and generally surrounded by low- to
medium-rise industrial and commercial buildings and a mix of land uses that include
industrial, commercial, open space, and public facilities uses. The Arts District neighborhood
continues to undergo changes to the development landscape, with new residential,
live/work, restaurant, retail, and office uses being introduced within an area previously
concentrated with commercial and industrial uses. The neighborhood’s existing public
infrastructure as well as the City’s public services would accommodate the Project’s
residents, employees, and visitors.

The design of the ground floor incorporates utilitarian design elements of the Arts District
neighborhood, while also increasingly the pedestrian-friendly environment of the area. The
primary pedestrian entry to the site would be from the Mesquit Plaza. The entry to the upper-
level commercial spaces would be provided via elevators and stairways from the Mesquit
Plaza, or via the Deck and 7 Street. Buildings 1 through 3 are spaced approximately 60
feet apart and are oriented parallel to the Los Angeles River, the Mesquit Paseo, and various
open space areas, which breaks up the massing along the Deck and Mesquit Street
Frontage. On the upper floors, the placement and articulation of the balconies and terraces
for all uses creates a unique and ecological design language appropriate to the natural and
industrial setting of the Project Site. Overall, the Project’s industrial and contemporary
architecture complements and enhances the surrounding developments, originally
comprised of low-scale manufacturing and industrial uses, but which now includes nearby
proposed and approved projects, such as the proposed 4" and Central Project with a 30-
story tower, the Palmetto Project with a 21-story building and the 4™ and Hewitt 18-story
Office Building.

Therefore, the Project and associated Legislative Actions would be in conformance with the
Central City North Community Plan’s residential goals, objectives, and policies.

Commercial
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 2-1.1: New commercial uses shall be located in existing established
commercial areas or existing shopping centers.

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

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

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.

Policy 2-4.2: Preserve community character, scale, and architectural diversity.
Policy 2-4.3: Improve safety and aesthetics of parking areas in commercial areas.

The Project’s development of a mixed-use building providing 989,195 square feet of
commercial uses would strengthen existing nearby commercial development, provide
opportunities for new commercial development and services, and strengthen the economic
base by expanding market opportunities for existing and new businesses. These
commercial activities would be sited in proximity to existing residential and employment
centers in the nearby Downtown Center, as well as to existing nearby residential uses
located throughout the Arts District neighborhood.

The Project's design is a contemporary architectural style that blends industrial and
ecological design elements to create an urban arroyo that flows into the Los Angeles River.
Each building incorporates windows, balconies, terraces, and jagged, extruding floor plates
that provide texture and articulation across every building facade and for all uses above
Level 5. The design of the ground floor incorporates the utilitarian design elements from the
surrounding Arts District neighborhood.

According to the Central City North Community Plan, there are 914 acres planned for
industrial use (approximately 45.5 percent of the 2,010-acre total) in the Community Plan
area. The Project Site comprises approximately five-acres or approximately 0.55 percent of
the industrially-zoned land in the Community Plan. The Project's commercial uses which
would generate 3,056 jobs respectively, which would generate ongoing revenue for the City
in the form of sales and property taxes. Therefore, the Project would not adversely impact
the ability of the Community Plan Area to provide sufficient land for a variety of industrial
uses with maximum employment opportunities.

The Project includes job producing uses that would maximize employment opportunities
which are safe for the environment and the work force, and which have minimal adverse
impact on adjacent uses, which include industrial and commercial buildings. The proposed
uses are compatible with and complement the existing mix of industrial, and commercial
uses within the immediately surrounding area.

In sum, the Project is consistent with the above commercial policies in that it would provide
for a commercial development with job-producing uses that are allowed for in commercial
zones, as is recognized in the adopted Central City North Community Plan.

Therefore, the Project and associated Legislative Actions would be consistent with the
commercial goals, objectives, and policies, as well as the overarching objectives and
policies of the Central City North Community Plan.



CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-ZV-PR F-19

River Improvement Overlay District

The Project Site is located within the River Improvement Overlay (RIO) District and would
be required to comply with the Los Angeles River Design Guidelines, which establishes best
practices for designing projects located within the RIO District. The Los Angeles River Design
Guidelines consist of overarching objectives followed by a list of specific implementation
strategies. These strategies address river-adjacent development. The Project would further
the relevant objectives of the Los Angeles River Design Guidelines by employing high
quality, attractive and distinguishable architecture (Objective 2). As discussed in Finding No.
8 below, the Project is requesting an Exception from the exterior site lighting standards of
the RIO District in order to allow a maximum initial luminance value no greater than 0.50
horizontal and vertical foot candles at the site boundary and 15 feet beyond the site, to help
increase personal safety at all times of the day.

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

a. Amendment in Whole or in Part. The General Plan Amendment represents an
Amendment in Part of the Central City North Community Plan, representing a change
to the social, physical, and economic identity of Project Site, which is currently
designated as Heavy Industrial and zoned M3-1-RIO. The Project’s initiated General
Plan Amendments from the Central City North Community Plan to change the land
use designation from Heavy Industrial to Regional Commercial, and from the
Transportation Element (Mobility Plan 2035) to reclassify Mesquit Street adjacent to
the Project Site between 6th Street and 7th Street from a Collector Street to a Local
Limited Street, and associated recommended Vesting Zone Change and Height
District Change from M3-1-RIO to (T)(Q)C2-2-RIO would allow for the proposed mix
of residential, office, hotel, retail, restaurants, studio/event/gallery/museum, and
educational uses, where the site is currently improved with freezer, cold storage, and
dry storage warehouses with associated office space, loading docks, and surface
parking uses, supporting the City’s efforts to provide housing in appropriate infill
locations near existing activity centers, while retaining complementary commercial and
office uses.

The Project Site has its own social, physical, and economic identity in that it is
comprised of four contiguous lots, totaling approximately five acres in size, and is
located in the heart of the Arts District, a neighborhood of Downtown Los Angeles that
has historically been characterized by industrial, warehousing, and distribution uses,
and is an important part of the City’s physical identity. The General Plan Amendment
would allow the Project Site to contribute high-rise, residential, office, hotel, retail,
restaurants, studio/event/gallery/museum, and educational uses to strengthen the
economic identity of the surrounding area, which currently includes a mix of office,
industrial, residential, commercial, retail and restaurant uses ranging from low-rise to
medium-rise buildings. The General Plan Amendment would allow new development
to bring a mix of uses that would result in an active street life thereby contributing to
the conservation of the significant economic identity of the Project Site while
introducing new residential, commercial, and educational uses that contribute to the
significant social and physical identity of the Arts District.
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The Arts District neighborhood was previously developed with low-rise industrial
warehouses and continues to undergo changes to the development landscape,
including the introduction of taller buildings with a variety of new uses such as
residential, live/work, restaurant, retail, and office uses being introduced within an area
previously concentrated with commercial and industrial uses. The proposed uses
would be compatible with and complement the existing mix of residential, retail,
restaurant, hotel, and office uses, as well as industrial and warehouse facilities
contained in low-rise and mid-rise buildings of widely varying age.

The Project represents an opportunity to provide new, mixed-income housing, and job-
producing commercial uses including office, hotel, retail, restaurants, studio/event/
gallery/museum, and educational uses which are compatible and complementary to
existing and proposed development within the surrounding area.

The Applicant has requested Developer Incentives to permit an FAR of 8:1 and a zero-
foot rear yard setback. If the Developer Incentive were not approved, the number of
residential units would be reduced, contributing less overall to the City’s goals and the
Central City North Community Plan’s goal and objective of providing an equitable
distribution of housing type and cost, as well as developing incentives that encourage
the production of various types of housing. Of the 895 residential units, in compliance
with Measure JJJ, five percent of the total proposed rental units (up to 45 units) would
be set aside for Extremely Low-Income Households and 11 percent of the total
proposed rental units (up to 99 units) would be set aside for Very Low-Income
Households. As such, the Project appropriately locates needed market-rate and
affordable residential density near transit, jobs, entertainment, and services within Arts
District and Downtown Los Angeles, creates new commercial and educational uses
for the neighborhood, and promotes pedestrian activity in the general vicinity.

Redesignating the land use of the Project Site and reclassifying Mesquit Street
reinforces an area that has its own economic and physical identity in the form of: 1)
contributing to the available housing stock within the City and towards alleviating the
housing crisis in the City, 2) furthering the General Plan Land Use Element's policies
to focus development in areas that are accessible to existing activity centers and
transit, providing compatible and complementary residential and economically
productive uses in the immediate area around the Project Site, which supports the
provisions of the Central City North Community Plan.

Therefore, the General Plan should be amended in part through the Central City North
Community Plan and the Transportation Element, as the Project would contribute to
and strengthen an area which has significant social, economic, or physical identity.

b. Initiation of Amendments. In compliance with this subsection, the Director of
Planning signed a General Plan Initiation form for the Project on January 13, 2017.

4. Charter Finding — City Charter Finding 556. The action is in substantial conformance with
the purposes, intent and provisions of the General Plan.

The Project Site is located within the Central City North Community Plan area, which is one
of the 35 community plans that comprise the Land Use Element of the General Plan. The
Community Plan designates the Site with a land use designation of Heavy Industrial which
lists the corresponding zone of M3. The Project Site is presently zoned M3-1-RIO, which is
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consistent with the existing land use designation. As recommended, the amendment would
re-designate the Project Site from Heavy Industrial to Regional Center Commercial and
reclassify Mesquit Street adjacent to the Project Site between 6th Street and 7th Street from
a Collector Street to a Local Limited Street. The amendment of the land use designation, in
conjunction with the recommended Vesting Zone and Height District Change to (T)(Q)C2-
2-RIO, would allow the redevelopment of the Project Site with a new mixed-use project
comprised of up to 676,437 square feet of office; 271 hotel guest rooms within 200,210
square feet of floor area; 895 residential units, including 45 units for Extremely Low Income
households and 99 units for Very Low Income households; 14,345 square feet of general
retail uses; 28,688 square feet of restaurant uses; 35,515 square feet of
studio/event/gallery/museum space; a 34,000 square-foot gym; and a 30,000 square-foot
charter elementary school.

The Project Site is located within an immediate area that is designated and zoned for
manufacturing uses but has been developed and continually utilized with a mixture of
residential, commercial, and industrial uses. Warehouse and industrial uses on the Project
Site have been in operation since 1908, while the current primary business, Rancho Cold
Storage, has operated on-site for more than 30 years in addition to other on-site businesses
including Hidden Villa Ranch, Integrated Food Service, and Harvey’s Produce. The Project
is consistent with the land use patterns and uses in the Arts District, which is developed with
a variety of commercial, residential, and live-work projects on properties zoned or previously
zoned for industrial uses. The Project’s proposed uses that would be implemented by the
proposed Legislative Actions are generally consistent with the overarching vision of the
adopted Community Plan.

The legal standard that governs whether a project will be consistent with applicable land use
policies is whether it will be in harmony with the applicable land use plan. State law does
not require an exact match between a proposed project and the applicable general plan. To
be consistent with a general plan, a project must be compatible with the objectives, policies,
general land uses, and programs specified in the applicable plan, meaning, the project must
be in agreement or harmony with the applicable plan. Moreover, an action, program, or
project is consistent with the general plan if, considering all its aspects, it will further the
objectives and policies of the general plan and not obstruct their attainment.

As detailed in Findings No. 1-3 above, and incorporated here by reference, the initiated
General Plan Amendment complies with LosAngeles City Charter Section 556 in that it is in
substantial conformance with the purposes, intent and provision of the General Plan and its
elements, including the Framework Element, Housing Element, Mobility Element, Health
and Wellness and Air Quality Elements and the Land Use Element — Central City North
Community Plan, as the Project would increase housing choices at varying income levels
and different unit types; introduce new land uses while providing complementary
economically productive uses; and enhance the pedestrian environment by activating
ground floor uses, within proximity to existing and proposed ftransit and existing
employment, amenity, and commercial centers within Downtown Los Angeles and the Arts
District. The proposed Legislative Actions would fulfill the intent of the associated plans by
allowing for a greater scale of complementary development, fulfilling many of the goals,
objectives, and policies of various elements of the General Plan, which generally seek to
promote pedestrian-oriented development within established centers.

5. City Charter Finding 558. Adoption of the proposed ordinance, order or resolution will be
in conformity with public necessity, convenience, general welfare and good zoning practice.
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The Project Site is located within the Central City North Community Plan area, which is one
of the 35 community plans that comprise the Land Use Element of the General Plan. The
Community Plan designates the Site with a land use designation of Heavy Industrial which
lists the corresponding zone of M3. The Project Site is presently zoned M3-1-RIO, which is
consistent with the existing land use designation. As recommended, the amendment would
re-designate the Project Site from Heavy Industrial to Regional Center Commercial and
reclassify Mesquit Street adjacent to the Project Site between 6th Street and 7th Street from
a Collector Street to a Local Limited Street. The amendment of the land use designation, in
conjunction with the recommended Vesting Zone and Height District Change to (T)(Q)C2-
2-RIO, would allow the redevelopment of the Project Site with a new mixed-use project
comprised of up to 676,437 square feet of office; 271 hotel guest rooms within 200,210
square feet of floor area; 895 residential units, including 45 units for Extremely Low Income
households and 99 units for Very Low Income households; 14,345 square feet of general
retail uses; 28,688 square feet of restaurant uses; 35,515 square feet of
studio/event/gallery/museum space; a 34,000 square-foot gym; and a 30,000 square-foot
charter elementary school.

Public Necessity. The Project’s provision of 895 residential units, of which five percent of
the total proposed rental units (up to 45 units) would be set aside for Extremely Low Income
Households and 11 percent of the total proposed rental units (up to 99 units) would be set
aside for Very Low Income Households, in addition to 989,195 square feet of commercial
uses, and a 300-student charter school is a public necessity as it is essential to address the
City’s housing shortage, support economic development in Downtown and the Arts District,
and provide additional education opportunities for residents in the Arts District and Boyle
Heights. The Project would aid in meeting the existing demand for market-rate and
affordable housing while bringing more residents, employees, students, and visitors to a
currently underutilized Project Site. Specifically, the Project will help further develop Arts
District into a residential neighborhood while providing neighborhood commercial amenities
and open space, enabling the Project to become a public necessity to meet the goals related
to housing and economic development in the City.

Convenience. Approval of the initiated General Plan Amendment from Heavy Industrial to
Regional Commercial would facilitate the greater scale and mix of uses for development of
the Project Site. The Project would place new housing near existing residential, commercial,
and industrial uses, amenities, and employment opportunities within the Arts District and
Downtown Los Angeles, while providing an additional 989,195 square feet of office, hotel,
retail, restaurants, studio/event/gallery/museum uses, and a 300-student charter school for the
neighborhood, promoting pedestrian activity in the general area. Additionally, the proposed
amendment would allow for the Project to contribute to alleviating the City’s housing
shortage through the provision of 895 residential units, of which five percent of the total
proposed rental units (up to 45 units) would be set aside for Extremely Low-Income
Households and 11 percent of the total proposed rental units (up to 99 units) would be set
aside for Very Low-Income Households. As such, the Project appropriately locates needed
market-rate and affordable residential density near transit, jobs, entertainment, and services
within Arts District and Downtown Los Angeles, creates new commercial and educational
uses for the neighborhood, and promotes pedestrian activity in the general vicinity.

General Welfare. The Project would allow the Project to help address the City’s housing
shortage and need for affordable housing by providing a mixed-income, mixed-use
residential development. The Project Site is located in an urbanized area and generally
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surrounded by low- to medium-rise industrial and commercial buildings and a mix of land
uses that include industrial, commercial, open space, and public facilities uses. The Arts
District neighborhood continues to undergo changes to the development landscape, with
new residential, live/work, restaurant, retail, and office uses being introduced within an area
previously concentrated with commercial and industrial uses. Overall, the Project would
complement and enhance the surrounding neighborhood, originally comprised of low-scale
manufacturing and industrial uses, but which now includes proposed and approved projects,
including, the 4™ and Central Project with a 30-story tower (proposed), the Palmetto Project
with a 12-story building (proposed), the 2143 Violet Street 31-story tower (approved), the
2045 Violet Street 13-story building, and the 4t and Hewitt 18-story building (approved).

As proposed, the Project would make more efficient use of land by adding density, and
accommodating projected population growth in the area, while providing for new
employment opportunities, and being compatible with its surrounding uses.

Good Zoning Practices. The Project Site is designated by the Community Plan for Heavy
Industrial land uses and is zoned M3-1-RIO. This zoning is consistent with the existing land
use designation. Although the Project Site, as well as a number of other properties in the
immediate area, are designated for heavy industrial uses, the immediate vicinity is
characterized by a mix of residential, retail, restaurant, hotel, and office uses, as well as an
industrial and warehouse facilities contained in low-rise and mid-rise buildings of widely
varying age.

As mentioned above, the proposed amendment would allow for the Project to contribute to
alleviating the City’s housing shortage through the provision of 895 residential units, of which
five percent of the total proposed rental units (up to 45 units) would be set aside for
Extremely Low-Income Households and 11 percent of the total proposed rental units (up to
99 units) would be set aside for Very Low-Income Households. As such, the Project
appropriately locates needed market-rate and affordable residential density near transit,
jobs, entertainment, and services within Arts District and Downtown Los Angeles, creates
new commercial and educational uses for the neighborhood, and promotes pedestrian
activity in the general vicinity.

The Project would be taller than other buildings in the immediate surrounding area; however,
the Project would be consistent with the evolving Arts District neighborhood, originally
comprised of low-scale manufacturing and industrial uses, but which now includes existing
and proposed mid- to high-rise development. As such, approval of the Project would allow
for the development and use of the Project Site for residential, office, hotel, retail,
restaurants, studio/event/gallery/museum, and educational uses consistent with the scale of
existing and proposed developments within the surrounding neighborhood. Furthermore, as
described in Finding No. 1, the General Plan Amendment would allow the development of
the Project Site with a residential use that is consistent with the objectives and policies of
the Community Plan and is compatible with the existing and proposed development of the
surrounding area. Therefore, the initiated General Plan Amendment to Regional
Commercial would be in conformity with good zoning practices and with development
patterns in the immediate area.
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ENTITLEMENT FINDINGS

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

a.

Pursuant to LAMC Section 13B.1.4, the recommended Zone Change, Height
District Change are deemed consistent with public necessity, convenience,
general welfare and good zoning practice.

Pursuant to LAMC Section 13.A.2.10.D, when acting on multiple applications for a
project, when appropriate, findings may be made by reference to findings made for
another application involving the same Project. This finding is substantially identical to
Finding No. 5 and is hereby incorporated by reference.

Public Necessity. The Project’s provision of 895 residential units, of which five percent
of the total proposed rental units (up to 45 units) would be set aside for Extremely Low
Income Households and 11 percent of the total proposed rental units (up to 99 units)
would be set aside for Very Low Income Households, in addition to 989,195 square
feet of commercial uses, and a 300-student charter school is a public necessity as it
is essential to address the City’s housing shortage, support economic development in
Downtown and the Arts District, and provide additional education opportunities for
residents in the Arts District and Boyle Heights. The Project would aid in meeting the
existing demand for market-rate and affordable housing while bringing more residents,
employees, students, and visitors to a currently underutilized Project Site. Specifically,
the Project will help further develop Arts District into a residential neighborhood while
providing neighborhood commercial amenities and open space, enabling the Project
to become a public necessity to meet the goals related to housing and economic
development in the City.

Convenience. Approval of the initiated Zone and Height District Change from M3-1-
RIO to (T)(Q)C2-2-RIO would facilitate the greater scale and mix of uses for
development of the Project Site. The Project would place new housing near existing
residential, commercial, and industrial uses, amenities, and employment opportunities
within the Arts District and Downtown Los Angeles, while providing an additional
989,195 square feet of office, hotel, retail, restaurants, studio/event/gallery/museum
uses, and a 300-student charter school for the neighborhood, promoting pedestrian
activity in the general area Additionally, the proposed amendment would allow for the
Project to contribute to alleviating the City’s housing shortage through the provision of
895 residential units, of which five percent of the total proposed rental units (up to 45
units) would be set aside for Extremely Low-Income Households and 11 percent of the
total proposed rental units (up to 99 units) would be set aside for Very Low-Income
Households. As such, the Project appropriately locates needed market-rate and
affordable residential density near transit, jobs, entertainment, and services within Arts
District and Downtown Los Angeles, creates new commercial and educational uses
for the neighborhood, and promotes pedestrian activity in the general vicinity.

General Welfare. Approval of the recommended Zone Change and Height District
Change would allow the Project to help address the City’s housing shortage and need
for affordable housing by providing a mixed-income, mixed-use residential
development. The Project Site is located in an urbanized area and generally
surrounded by low- to medium-rise industrial and commercial buildings and a mix of
land uses that include industrial, commercial, open space, and public facilities uses.
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The Arts District neighborhood continues to undergo changes to the development
landscape, with new residential, live/work, restaurant, retail, and office uses being
introduced within an area previously concentrated with commercial and industrial
uses. Overall, the Project would complement and enhance the surrounding
neighborhood, originally comprised of low-scale manufacturing and industrial uses,
but which now includes proposed and approved projects, including, the 4" and Central
Project with a 30-story tower (proposed), the Palmetto Project with a 12-story building
(proposed), the 2143 Violet Street 31-story tower (approved), the 2045 Violet Street
13-story building, and the 4" and Hewitt 18-story building (approved).

Good Zoning Practices. The Project Site is designated by the Community Plan for
Heavy Industrial land uses and is zoned M3-1-RIO. This zoning is consistent with the
existing land use designation. Although the Project Site, as well as a number of other
properties in the immediate area, are designated for heavy industrial uses, the
immediate vicinity is characterized by a mix of residential, retail, restaurant, hotel, and
office uses, as well as industrial and warehouse facilities contained in low-rise and
mid-rise buildings of widely varying age.

The recommended Zone Change and Height District Change would allow for the
Project to contribute to alleviating the City’s housing shortage through the provision of
895 residential units, of which five percent of the total proposed rental units (up to 45
units) would be set aside for Extremely Low Income Households and 11 percent of the
total proposed rental units (up to 99 units) would be set aside for Very Low Income
Households. As such, the Project appropriately locates needed market-rate and
affordable residential density near transit, jobs, entertainment, and services within the
Arts District and Downtown Los Angeles, creates new commercial and educational
uses for the neighborhood, and promotes pedestrian activity in the general vicinity.

The Project would be taller than other buildings in the immediate surrounding area,
however the Project would be consistent with the evolving Arts District neighborhood,
originally comprised of low-scale manufacturing and industrial uses, but which now
includes existing and proposed mid- to high-rise development. As such, approval of
the Project would allow for the development and use of the Project Site for residential,
office, hotel, retail, restaurants, studio/event/gallery/museum, and educational uses
consistent with the scale of existing and proposed developments within the
surrounding neighborhood. Furthermore, as described in Finding No. 1, the General
Plan Amendment would allow the development of the Project Site with a residential
use that is consistent with the objectives and policies of the Community Plan and is
compatible with the existing and proposed development of the surrounding area.
Therefore, the proposed Zone Change and Height District Change to (T)(Q)C2-2-RIO
would be in conformity with good zoning practices and with development patterns in
the immediate area.

Therefore, based on the above, the Project and associated Legislative Actions are
deemed consistent with the General Plan and are in conformity with the public
necessity, convenience, general welfare and good zoning practice.

b. “T” and “Q” Classification Findings

Per LAMC Sections 12.32 G.1 and 2, the current action, as recommended, has been
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made contingent upon compliance with new “T” and “Q” conditions of approval
imposed herein for the Project. The “T” Conditions are necessary to ensure the
identified dedications, improvements, and actions are undertaken to meet the public’s
needs, convenience, and general welfare served by the actions required. These
actions and improvements will provide the necessary infrastructure to serve the
proposed community at this site. The “Q” Conditions that limit the scale and scope of
future development on the site, as well as ensure a publicly accessible open space,
are also necessary to protect the best interests of and to assure a development more
compatible with surrounding properties and the overall pattern of development in the
community, and to secure an appropriate development in harmony with the General
Plan.

7. Supplemental Use District Findings — Sign District

a.

The proposed Sign District is in conformance with the purposes, intent and
provisions of the City of Los Angeles General Plan.

Pursuant to LAMC Section 13.A.2.10.D, when acting on multiple applications for a
project, when appropriate, findings may be made by reference to findings made for
another application involving the same Project. This finding is substantially identical to
the finding found earlier in this document as General Plan/Charter Finding Nos. 1
through 5 and is hereby incorporated by reference.

The proposed Sign District would support the Project efforts to serve as a gateway to
Downtown Los Angeles, along with the Sixth Street Bridge, and would establish
standards for signage size limits and regulations such as illumination, height and
design standards, allowable locations, and refresh rates for signs located on the
Project Site.

In conjunction with the development of the 670 Mesquit Project, the Mesquit Sign
District would create a unique identity for the Project, serving as a gateway to
Downtown Los Angeles while enhancing the intended placemaking of the
approximately five-acre Project Site, and supporting the land uses of the Central City
North Community Plan, as discussed above in Finding No. 2.

The proposed Sign District sets standards for general sign type, area, height, hours of
operation, refresh rates, and location requirements, as well as tailored illumination
standards, and would allow for digital displays, tenant wall signs, building identification
signs at the top of each building, and 16 ground-mounted pillar signs with digital
elements. These regulations deviate from the standard requirements of the LAMC by
allowing for non-typical signage designs and sizes. The signage would integrate into
the overall design and theme of the development, and the regulations would be
uniform across the site.

In general, the proposed types and quantity of signage would be appropriate for the
scale of the development and other Project elements which utilize signage as a
placemaking tool, creating a distinct identity for the Project Site area. The signage
would integrate into the overall design and theme of the development, and the
regulations would be uniform across the site.
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The Sign District would permit consistent and complementary signage to be
implemented as a placemaking tool, enlivening the proposed ground floor commercial
uses, publicly accessible open spaces, which may include an Optional Deck Concept,
while allowing for additional economic development. In addition, the Sign District has
been drafted to incorporate current City best practices in digital display regulations,
including illumination standards, design standards, and refresh rate.

Therefore, the proposed Sign District is in conformance with the purposes, intent, and
provisions of the following General Plan Elements.

b. The proposed Sign District is in conformity with public necessity, convenience,
general welfare, and good zoning practice.

Pursuant to LAMC Section 13.A.2.10.D, when acting on multiple applications for a
project, when appropriate, findings may be made by reference to findings made for
another application involving the same Project. This finding is substantially identical to
the finding found earlier in this document as General Plan/Charter Finding No. 5 and
is hereby incorporated by reference.

The Project would replace an existing cold storage facility with a mixed-use
development totaling up to 1,792,103 square feet. The Sign District would permit all
sign types across the Project’s four exterior elevations and interior-facing facades.
Specifically, a maximum of two Digital Displays would be permitted, a maximum of 16
Pillar Signs would be permitted, and Wall Signs would be limited in signage size either
based on tenant frontage length, or maximums for areas near the top of the buildings.
Signs would be architecturally integrated into the design of buildings developed within
the Project Site, and would be subject to regulations such as area, height, and
illumination standards, with digital displays and digital elements of pillar signs subject
to hours of operation, refresh rates, and illumination regulations. The regulations and
provisions of the Sign District would allow for orderly signage that enhances the
Project, facilitates placemaking, and contributes to the vibrancy of the Project Site as
a gateway to Downtown Los Angeles.

Accordingly, the Sign District is in conformity with public necessity, convenience, and
general welfare as it furthers the above goals of the General Plan, supports the mix of
uses on the Project Site, and supports the General Plan goals of creating a pedestrian-
oriented, mixed-use project. The Sign District is also in conformity with good zoning
practice as the elements of the regulations would only permit orderly signage that is
designed to enhance and integrate with the Project architecture and placemaking, and
includes standards regulating illumination, and hours of operation. The elements of
the Sign District and overall use of signage as a placemaking tool within a mixed-use
development envisioned with active pedestrian-oriented amenities are in conformity
with good zoning practice.

8. Project Exception Findings

The following is a delineation of the findings and the application of the relevant facts related
to the request to deviate from the exterior lighting standards required for the RIO District, as
required by LAMC Section 13.17 G.4(b). Specifically, LAMC Section 13.17 F.3 requires that
“all site and building mounted lighting shall be designed such that it produces a maximum
initial luminance value no greater than 0.20 horizontal and vertical foot candles at the site
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boundary, and no greater than 0.01 horizontal foot candles 15 feet beyond the site. No more
than 5.0 percent of the total initial designed lumens shall be emitted at an angle of 90
degrees or higher from nadir (straight down).” The Project requests a Project Exception to
allow a maximum initial luminance value no greater than 0.50 horizontal and vertical foot
candles at the site boundary in lieu of 0.20 horizontal and vertical foot candles at the site
boundary and 0.01 horizontal foot candles 15 feet beyond the site.

a.

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

The Project Site is comprised of four contiguous lots, totaling approximately five acres
in size, bounded by the Sixth Street Bridge to the north, Mesquit Street to the west, 7t
Street to the south, and the freight and passenger rail lines and rail yards owned by
National Railroad Passenger Corporation (Amtrak), Burlington Northern/Santa Fe
Railway Company (BNSF), and the Los Angeles County Metropolitan Transportation
Authority (Metro) to the east. The Project would replace an existing cold storage facility
with a mixed-use development totaling up to 1,792,103 square feet I. The proposed
uses would be accommodated within four, interconnected buildings, ranging in height
from 210 feet to 378 feet, located above subterranean and podium parking. The
Project may also include a 64,900 square-foot, publicly accessible Optional Deck
Concept that would extend over the Railway Properties towards the Los Angeles River.

The Project’s distinct features, including the approximately five-acre site, location
within the Arts District neighborhood, Los Angeles River frontage, adjacency to
Downtown, and the wide range of programming including office, hotel, residential,
retail, restaurant, studio/event/gallery/museum, gym, and school uses, require
adequate illumination to ensure safety and accessibility throughout the Project Site,
including the Project’s public open space areas and new pedestrian connections to
the surrounding area. Specifically, the Project includes open spaces areas, of which a
significant amount would be publicly accessible open space areas. This includes the
Northern Landscaped Area and the Mesquit Plaza as well as streetscape
buffers/areas and landscape buffers on the ground floor; and various deck areas which
would offer expansive views of the Los Angeles River from Level 3. These various
open spaces would create a new pedestrian corridor in the Arts District neighborhood
that would connect to new access points from the Project Site to the Sixth Street Bridge
and PARC, Mesquit Street and Jesse Street, and 7t" Street and Seventh Street Bridge.
Residents, hotel guests, employees, students, and visitors on and surrounding the
Project Site would be able access the Los Angeles River, as well as the Project’s retail
uses and public open spaces, including various landscaped amenity and deck areas,
such as the Optional Deck Concept that would extend over a portion of the adjacent
Railway Properties east of the Project Site, which, if constructed, is conditioned to be
open 24 hours a day to pedestrians.

The Project, as proposed, would be consistent with a majority of the District’s purposes
including, to support the goals of the Los Angeles River Revitalization Master Plan
(LARMP); establish a positive interface between properties adjacent to the Los
Angeles River and river parks and/or greenways; promote pedestrian, bicycle and
other multi-modal connection between the river and its surrounding neighborhoods;
provide an aesthetically pleasing environment for pedestrians and bicyclists accessing
the river area; provide safe, convenient access to and circulation along the river
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through providing safety, accessibility, and placemaking required to establish a
positive interface between the Project and the Los Angeles River; and promote the
river identity of river adjacent communities. Additionally, the Project would support
several of the goals of the LARMP by providing equitable, inclusive open space;
enhancing opportunities for equitable access to the river corridors; embracing and
enhancing opportunities for arts and culture; and addressing potential adverse impacts
to housing affordability and people experiencing homelessness.

Where the existing one- to four-story freezer, cold storage, and dry storage
warehouses and surface parking prohibited access to the Los Angeles River, the
Project would introduce new connections to the Los Angeles River. Additionally, the
various publicly accessible deck areas, including the Optional Deck Concept, if
constructed, would provide expansive views of the Los Angeles River, as well as the
Sixth Street and Seventh Street Bridges, both of which provide access to and from the
Arts District neighborhood and Boyle Heights. Further, the Project's programming
includes 895 residential units, including 45 units for Extremely Low Income households
and 99 units for Very Low Income households, as well as 35,515 square feet of
studio/event/gallery/museum space, which would help to address housing affordability
in the Arts District neighborhood and enhance opportunities for arts and culture,
respectively. The various open space areas incorporated into the Project, combined
with the vast range of programming, including creative office space, multi-family
residential housing with affordable housing, a charter school, a hotel, retail, restaurant,
studio/event/gallery/museum space, and a gym, would contribute to an inviting
environment for pedestrians and bicyclists accessing the Los Angeles River.

If approved, the requested maximum initial luminance value of no greater than 0.50
horizontal and vertical foot candles at the site boundary 15 feet beyond would ensure
the Project’s provides safe, convenient access to and circulation along the Los
Angeles River through providing safety, accessibility, and placemaking required to
establish a positive interface between the Project and the Los Angeles. Additionally,
adequate lighting across the Project Site would enhance the identity of the Project, as
river-adjacent and located in the heart of the Arts District, by allowing better integration
with the surrounding built environment and creating an aesthetic and safe environment
for pedestrians and bicyclists along the Project’s connections to Los Angeles River,
the Sixth Street and Seventh Street Bridges, and the Sixth Street Bridge PARC.
Additionally, adequate on-site lighting and signage lighting would reinforce the
Project’s identity as a pedestrian corridor in the Arts District by providing clear
identification of pedestrian and vehicle entrances and exits, architectural features, and
certain landscape elements, and would ensure that the Project meets public safety
standards. The Project also includes a Sign District, for which proposed signage would
need to utilize the more relaxed lighting standards in order to properly illuminate
signage such that they would be visible for building identification purposes for major
tenants as well as the various uses on the Project Site during and after business hours.
Further, as conditioned, all exterior lighting would be shielded or directed toward the
areas to be lit to limit light spillover onto off-site uses.

Therefore, the strict application of the RIO District standards for exterior lighting would
result in practical difficulties and unnecessary hardships inconsistent with the general
purpose and intent of the RIO District and its regulations.
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b. There are exceptional circumstances or conditions applicable to the subject
property involved or to the intended use or development of the subject property
that do not apply generally to other properties in the RIO District.

The Project Site is comprised of four contiguous lots, totaling approximately five acres
in size, bounded by the Sixth Street Bridge to the north, Mesquit Street to the west, 7t
street to the south, and the freight and passenger rail lines and rail yards owned by
Amtrak, BNSF, and Metro to the east. The Project would replace an existing cold
storage facility with a mixed-use development that includes up to 1,792,103 square
feet.

The Project would create a new pedestrian corridor in the Arts District neighborhood
via the proposed open space elements such as the Northern Landscaped Area, the
Streetscape Buffers, the Deck, the Mesquit Plaza, and the Deck Plaza that would
connect to new access points from the Project Site to the Sixth Street Bridge and
PARC, Mesquit Street and Jesse Street, and 7" Street and Seventh Street Bridge.
Residents, hotel guests, employees, students, and visitors on and surrounding the
Project Site would be able access the Los Angeles River, as well as the Project’s retail
uses and public open spaces, including various landscaped amenity and deck areas,
such as the Optional Deck Concept, which, if constructed, is conditioned to be open
24 hours a day to pedestrians and would offer expansive views of the Los Angeles
River.

Landscaping, such as raised concrete planters containing trees, shrubs, and vines
would also be provided at locations with views of the Los Angeles River, including the
Project’s Deck and Deck Plaza, located on the view corridors and which provide
access from the street, allowing for comfortable ingress and egress. Additionally, the
Project includes open space throughout the Project Site, comprised of entirely of
outdoor common spaces, including publicly accessible open spaces on the ground
floor and Level 3, and residential and hotel common open spaces located in Buildings
1-3, and of which outdoor open space areas would be landscaped with various species
of native and Mediterranean grasses, shrubs, and trees. Amenities would include
outdoor seating, umbrellas, and shade trees as well as sculptural elements.

The proposed lighting is designed to support the Project by providing clear
identification of pedestrian and vehicle entrances and exits, architectural features, and
certain landscape elements, ensuring public safety through strategic lighting that
highlights key features and facilitates safe navigation for pedestrians and vehicles,
while minimizing light spillover, thereby aligning with the broader purposes of the RIO
District. The Project also includes a Sign District, for which proposed signage would
need to utilize the more relaxed lighting standards in order to properly illuminate
signage such that they would be visible for building identification purposes for major
tenants as well as the various uses on the Project Site during and after business hours.
As conditioned, any exterior lighting shall be shielded or directed toward the areas to
be lit to limit light spillover onto off-site uses, consistent with the regulation.

The Project Site’s size and location and proposed wide range of uses, in combination
with the various publicly accessible open spaces and new pedestrian connections
creates specific safety, accessibility, and placemaking needs that are not generally
applicable to other properties within the area. Specifically, the proposed lighting would
allow the Project to successfully and safely connect to the surrounding community
through the provision of a diverse mix of uses and pedestrian-oriented design, and
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accommodate the unique safety, accessibility, and placemaking needs inherent
necessary for a Project of this size with this scope of programming, and in its unique
location in order to facilitate a safe, accessible, and dynamic environment that
establishes a positive interface with the Los Angeles River. Therefore, there are
exceptional circumstances or conditions applicable to the Project Site or to the
intended use or development of the Project Site that do not generally apply to other
properties within the RIO District.

c. An exception from the RIO regulation is necessary for the preservation and
enjoyment of a substantial property right or use generally possessed by other
property within the RIO District within the same zone and vicinity, but which,
because of special circumstances and practical difficulties or unnecessary
hardships, is denied to the property in question.

The Project Site is comprised of four contiguous lots, totaling approximately five acres
in size, bounded by the Sixth Street Bridge to the north, Mesquit Street to the west, 7t
street to the south, and the freight and passenger rail lines and rail yards owned by
Amtrak, BNSF, and Metro to the east. The Project would replace an existing cold
storage facility with a mixed-use development that includes up to 1,792,103 square
feet.

The Project Site is located in an urbanized area, adjacent to the Los Angeles River,
and is generally surrounded by a mix of land uses that include industrial, commercial,
open space, and public facilities uses, ranging from low- to mid-rise buildings. The Arts
District neighborhood continues to undergo changes to the development landscape,
with new residential, live/work, restaurant, retail, and office uses being introduced
within an area previously concentrated with commercial and industrial uses.

The Project Site is subject to special circumstances that do not generally apply to other
properties in the same zone and vicinity given its size, location, and wide range of uses
proposed for a single location, which requires unique safety, accessibility, and
placemaking needs inherent to the Project’'s design. If approved, the requested
maximum initial luminance value of no greater than 0.50 horizontal and vertical foot
candles at the site boundary 15 feet beyond would ensure the Project’s provides safe,
convenient access to and circulation along the Los Angeles River through providing
safety, accessibility, and placemaking required to establish a positive interface
between the Project and the Los Angeles River. Not only would adequate lighting
across the Project Site enhance the identity of the Project, as river-adjacent and
located in the heart of the Arts District, by allowing better integration with the
surrounding built environment and creating a safe environment for pedestrians and
bicyclists along the Project’s connections to the Los Angeles River, the Sixth Street
and Seventh Street Bridges, and the Sixth Street Bridge PARC, but it would also
reinforce the Project’s identity as a pedestrian corridor in the Arts District by providing
clear identification of pedestrian and vehicle entrances and exits, architectural
features, and certain landscape elements, and ensure that the Project meets public
safety standards. The Project also includes a Sign District, for which proposed signage
would need to utilize the more relaxed lighting standards in order to properly illuminate
signage such that they would be visible for building identification purposes for major
tenants as well as the various uses on the Project Site during and after business hours.
Further, as conditioned, all exterior lighting would be shielded or directed toward the
areas to be lit to limit light spillover onto off-site uses. such that the Project is able to



CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-ZV-PR F-32

create a safe, accessible, and dynamic environment that establishes a positive
interface with the Los Angeles River.

Therefore, an exception from the RIO District’s exterior lighting standards is necessary
for the preservation and enjoyment of a substantial property right possessed by other
properties in the RIO District within the same zone and vicinity, but which, because of
special circumstances and practical difficulties or unnecessary hardships, is denied to
the property in question.

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

The Project Site is comprised of four contiguous lots, totaling approximately five acres
in size, bounded by the Sixth Street Bridge to the north, Mesquit Street to the west, 7t
street to the south, and the freight and passenger rail lines and rail yards owned by
Amtrak, BNSF, and Metro to the east. The Project would replace an existing cold
storage facility with a mixed-use development that includes up to 1,792,103 square
feet.

Granting the exception to allow a maximum initial luminance value no greater than
0.50 horizontal and vertical foot candles at the site boundary and 15 feet beyond the
site would not be detrimental to the public welfare or injurious to the property or
improvements adjacent to or in the vicinity of the subject property as the Project Site
is located in an area that is generally developed with low- and medium-rise industrial
and commercial buildings. Specifically, uses immediately surrounding the site to the
north across Sixth Street Bridge are one- to three-story office buildings, manufacturing
buildings, and Metro Facility Location 64 (a maintenance and repair facility). To the
east of the Project Site are the Railway Properties owned by Amtrak, BNSF and Metro.
To the south of the site across the Seventh Street Bridge, are one- to four-story mixed-
use residential, commercial, office buildings. To the west of the Project Site and across
and adjacent to Mesquit Street are multi-story, mixed-use residential uses and single-
story, industrial/commercial uses with surface parking, and the Department of Water
and Power River Switching Station electricity substation with an associated electrical
tower and a transmission line right-of-way that crosses the Los Angeles River,
bisecting the Project Site.

Additionally, the Project provides usable open space throughout the Project Site,
comprised of entirely of common outdoor spaces, of which a portion would be
landscaped, featuring at-grade landscaped areas, pedestrian passageways,
walkways, and above-grade landscaped terraces. Where the existing one- to four-
story freezer, cold storage, and dry storage warehouses and surface parking
prohibited access to the Los Angeles River, the Project would introduce new
connections to the Los Angeles River for residents, hotel guests, employees, and
visitors on and surrounding the Project Site, and allow to access the Project’s retail
uses and publicly accessible open spaces, including the Optional Deck Concept,
which is conditioned would be open 24 hours a day to pedestrians and would offer
expansive views and connectivity to the Los Angeles River, as well as the Sixth Street
and Seventh Street Bridges, both of which provide access to and from the Arts District
neighborhood and Boyle Heights. The various open space areas incorporated into the
Project, combined with the vast range of programming, including creative office space,
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multi-family residential housing with affordable housing, a charter school, a hotel,
retail, restaurant, studio/event/gallery/museum space, and a gym, would contribute to
an inviting environment for pedestrians and bicyclists accessing the Los Angeles
River.

Landscaping, such as raised concrete planters containing trees, shrubs, and vines
would also be provided at locations with views of the Los Angeles River, including the
Project’s Deck and Deck Plaza located on the view corridors and which provide access
from the street, allowing for comfortable ingress and egress. Additionally, with various
species of native and Mediterranean grasses, shrubs, and trees; and would provide
outdoor seating, umbrellas, and shade trees as well as sculptural elements.

If approved, the requested maximum initial luminance value of no greater than 0.50
horizontal and vertical foot candles at the site boundary 15 feet beyond would ensure
the Project’s provides safe, convenient access to and circulation along the Los
Angeles River through providing safety, accessibility, and placemaking required to
establish a positive interface between the Project and the Los Angeles River. Not only
would adequate lighting across the Project Site enhance the identity of the Project, as
river-adjacent and located in the heart of the Arts District, by allowing better integration
with the surrounding built environment and creating a safe environment for pedestrians
and bicyclists along the Project’s connections to the Los Angeles River, the Sixth
Street and Seventh Street Bridges, and the Sixth Street Bridge PARC, but it would
also reinforce the Project’s identity as a pedestrian corridor in the Arts District by
providing clear identification of pedestrian and vehicle entrances and exits,
architectural features, and certain landscape elements, and ensure that the Project
meets public safety standards. The Project also includes a Sign District, for which
proposed signage would need to utilize the more relaxed lighting standards in order to
properly illuminate signage such that they would be visible for building identification
purposes for major tenants as well as the various uses on the Project Site during and
after business hours. Further, as conditioned, all exterior lighting would be shielded or
directed toward the areas to be lit to limit light spillover onto off-site uses.

Therefore, granting the exception would not be detrimental to the public welfare and
injurious to property or improvements adjacent to or in the vicinity of the subject
property.

e. The granting of an exception will be consistent with the principles, intent and
goals of the RIO District and any applicable element of the General Plan.

Pursuant to LAMC Section 13.A.2.10.D, when acting on multiple applications for a
project, when appropriate, findings may be made by reference to findings made for
another application involving the same Project. This finding is substantially identical to
the finding found earlier in this document as Finding No. 2 and in accordance with
Sections 12.24 E, W.1, and W.23 of the LAMC, is hereby incorporated by reference.
As discussed in Finding No. 2, the Project would be consistent with the purposes,
intent and provisions of the General Plan and its elements, including the Framework
Element, Housing Element, Mobility Element, Health and Wellness Element, Air
Quality Element, Sewerage Facilities Element and the Land Use Element — Central
City North Community Plan that relate to residential and commercial land uses.
Approval of the Project, including the Project Exception enhance the built environment
in the surrounding neighborhood and would provide a function that is fitting and
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compatible with the character of the surrounding community and commercial viability
of the region as a whole.

RIO District

The Los Angeles River Implementation Overlay District Ordinance (No. 183,144) was
adopted by the City Council on July 2, 2014 and became effective on August 20, 2014.
The granting of the exception to the RIO District standards for exterior lighting would
meet the following purposes of the RIO District:

1. Support the goals of the Los Angeles River Revitalization Master Plan;

3. Establish a positive interface between river adjacent property and river parks
and/or greenways;

4. Promote pedestrian, bicycle and other multi- modal connection between the river
and its surrounding neighborhoods;

6. Provide an aesthetically pleasing environment for pedestrians and bicyclists
accessing the river area;

7. Provide safe, convenient access to and circulation along the river;
8. Promote the river identity of river adjacent communities; and

9. Support the Low Impact Development Ordinance, the City’s Irrigation Guidelines,
and the Standard Urban Stormwater Maintenance Program.

The Project is located within the outer core of the RIO District and would be consistent
with six of the nine District’s purposes including, to support the goals of the Los
Angeles River Revitalization Master Plan (LARMP); establish a positive interface
between properties adjacent to the Los Angeles River and river parks and/or
greenways; promote pedestrian, bicycle and other multi-modal connection between
the river and its surrounding neighborhoods; provide an aesthetically pleasing
environment for pedestrians and bicyclists accessing the river area; provide safe,
convenient access to and circulation along the river through providing safety,
accessibility, and placemaking required to establish a positive interface between the
Project and the Los Angeles River; and promote the river identity of river adjacent
communities. Additionally, the Project would support several of the goals of the
LARMP by providing equitable, inclusive open space; enhancing opportunities for
equitable access to the river corridors; embracing and enhancing opportunities for arts
and culture; and addressing potential adverse impacts to housing affordability and
people experiencing homelessness.

The Project provides usable common open space, throughout the Project site,
featuring at-grade landscaped areas, pedestrian passageways, walkways, and above-
grade landscaped terraces. Where the existing one- to four-story freezer, cold storage,
and dry storage warehouses and surface parking prohibited access to the Los Angeles
River, the Project would introduce new connections to the Los Angeles River.
Additionally, various deck areas and, if constructed, the Optional Deck Concept, would
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provide expansive views of the Los Angeles River, as well as the Sixth Street and
Seventh Street Bridges, both of which provide access to and from the Arts District
neighborhood and Boyle Heights. Further, the Project’s programming includes 895
residential units, including 45 units for Extremely Low Income households and 99 units
for Very Low Income households, as well as studio/event/gallery/museum space,
which would help to address housing affordability in the Arts District neighborhood and
enhance opportunities for arts and culture, respectively. The various open space areas
incorporated into the Project, combined with the vast range of programming, including
creative office space, multi-family residential housing with affordable housing, a
charter school, a hotel, retail, restaurant, studio/event/gallery/museum space, and a
gym, would contribute to an inviting environment for pedestrians and bicyclists
accessing the Los Angeles River. Additionally, regulatory compliance with the Low
Impact Development Ordinance, the City’s Irrigation Guidelines, and the Standard
Urban Stormwater Maintenance Program would ensure that all proposed landscaping
is properly and sustainably irrigated.

If approved, the requested maximum initial luminance value of no greater than 0.50
horizontal and vertical foot candles at the site boundary 15 feet beyond would ensure
the Project’s provides safe, convenient access to and circulation along the Los
Angeles River through providing safety, accessibility, and placemaking required to
establish a positive interface between the Project and the Los Angeles River.
Additionally, adequate lighting across the Project Site would enhance the identity of
the Project, as river-adjacent and located in the heart of the Arts District, by allowing
better integration with the surrounding built environment and creating an aesthetic and
safe environment for pedestrians and bicyclists along the Project’s connections to Los
Angeles River, the Sixth Street and Seventh Street Bridges, and the Sixth Street
Bridge PARC. Additionally, adequate on-site lighting would reinforce the Project’s
identity as a pedestrian corridor in the Arts District by providing clear identification of
pedestrian and vehicle entrances and exits, architectural features, and certain
landscape elements, and would ensure that the Project meets public safety standards.
The Project also includes a Sign District, for which proposed signage would need to
utilize the more relaxed lighting standards in order to properly illuminate signage such
that they would be visible for building identification purposes for major tenants as well
as the various uses on the Project Site during and after business hours. Further, as
conditioned, all exterior lighting would be shielded or directed toward the areas to be
lit to limit light spillover onto off-site uses.

General Plan Framework Element

The granting of an exception to the District standards for exterior lighting would be
consistent with the following principals, intent and goals the Framework Element of the
General Plan.

Goal 3C: Multi-family neighborhoods that enhance the quality of life for the City’s
existing and future residents.

Objective 3.9: Reinforce existing and encourage new community centers, which
accommodate a broad range of uses that serve the needs of adjacent residents,
promote neighborhood and community activity, are compatible with adjacent
neighborhoods, and are developed to be desirable places in which to live, work
and visit, both in daytime and nighttime.
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Policy 3.9.9: Require that outdoor areas of developments, parks, and plazas
located in community centers be lighted for night use, safety, and comfort
commensurate with their intended nighttime use, where appropriate.

Goal 5A: A livable City for existing and future residents and one that is attractive to
future investment. A City of interconnected, diverse neighborhoods that builds on the
strengths of those neighborhoods and functions at both the neighborhood and citywide
scales.

Objective 5.8: Reinforce or encourage the establishment of a strong pedestrian
orientation in designated neighborhood districts, community centers, and
pedestrian-oriented subareas within regional centers, so that these districts and
centers can serve as a focus of activity for the surrounding community and a focus
for investment in the community.

The Project Site is located in an urbanized area, adjacent to the Los Angeles River;
and is generally surrounded by a mix of land uses that include industrial, commercial,
open space, and public facilities uses, ranging from low- to mid-rise buildings. The Arts
District neighborhood continues to undergo changes to the development landscape,
with new residential, live/work, restaurant, retail, and office uses being introduced
within an area previously concentrated with commercial and industrial uses. The
Project would fill a gap in the existing Arts District landscape by converting a bulky,
industrial block into a pedestrian-friendly corridor. The Project would replace an
existing cold storage facility with a vibrant mixed-use development, enhancing livability
by providing housing, jobs, and public-facing commercial uses to the area. By
incorporating extensive public open space and ground floor retail, the Project would
provide pedestrian connections from the Arts District to the Los Angeles River and the
Sixth and Seventh Street Bridges. Specifically, the Project would create a new
pedestrian corridor in the Arts District neighborhood via the proposed open space
elements such as the Northern Landscaped Area, the Streetscape Buffers, the Deck,
the Mesquit Plaza, and the Deck Plaza that would connect to new access points from
the Project Site to the Sixth Street Bridge and PARC, Mesquit Street and Jesse Street,
and 7" Street and Seventh Street Bridge. Residents, hotel guests, employees,
students, and visitors on and surrounding the Project Site would be able access the
Los Angeles River, as well as the Project’s retail uses and public open spaces,
including various landscaped amenity and deck areas, such as the Optional Deck
Concept, which, if constructed, is conditioned to be open 24 hours a day to pedestrians
and would offer expansive views of the Los Angeles River. Similarly, the ground floor
retail and restaurant spaces would create an inviting, pedestrian-scale fagade offering
residents and visitors access to the Los Angeles River. The proposed lighting is
designed to support the Project’s diverse mix of uses, which includes creative office,
charter school, and hotel uses, would support jobs in the respective industries, by
providing clear identification of major tenants, pedestrian and vehicle entrances and
exits, architectural features, and certain landscape elements, ensuring public safety
through strategic lighting that highlights key features and facilitates safe navigation for
pedestrians and vehicles, while minimizing light spillover, thereby aligning with the
broader purposes of the RIO District. As conditioned, any exterior lighting shall be
shielded or directed toward the areas to be lit to limit light spillover onto off-site uses,
consistent with the regulation.
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The proposed lighting design will promote safety, accessibility, and engagement
throughout the Project, supporting placemaking efforts that establish the Project as a
pedestrian-oriented, mixed-use development, in alignment with the Framework
Element’s goals and objectives to enhance livability and the pedestrian realm.

General Plan Land Use Designation

The Project Site is located within the Central City North Community Plan Area, as is
designated for Heavy Industrial land uses. The Project seeks a General Plan
Amendment to change the Community Plan land use designation from Heavy
Industrial to Regional Center, an amendment to the Circulation Element of the General
Plan (the Mobility Plan 2035) and the Community Plan Land Use Map to redesignate
Mesquit Street from a Collector Street to a Local Limited Street; and a Vesting Zone
Change and Height District Change from M3-1-RIO to (T)(Q)C2-2-RIO. The
redesignation would allow residential with affordable housing and hotel uses, as well
as the other Project uses that are permitted under the Regional Center designations
including creative office space, hotel, retail, restaurant, studio/event/gallery/museum
space, and a gym. The proposed lighting design would help establish the Project Site
as a mixed-use, pedestrian corridor consistent with the Regional Center land use
designation and the C2 Zone.

9. Conditional Use — Main Conditional Use for Alcohol Sales and Heliport Findings

In conjunction with the development of the Project, the Applicant is requesting a Main
Conditional Use Permit to permit the sale and dispensing of a full line of alcoholic beverages
for on- and off-site consumption within up to 11 establishments, including restaurants, retail,
studio/event/gallery/museum use, and operators within the hotel (a bar, restaurant, and
rooftop establishment), mini-bars within hotel guest rooms, room service to hotel rooms and
associated outdoor dining/deck areas; and a Class 2 Conditional Use Permit to allow the
use and maintenance of a rooftop helipad for private residential and employee use, as well
as for emergency service uses. The following are the required findings to permit the sale
and dispensing of alcoholic beverages and the use of a heliport, as required by LAMC
Sections 12.24 E,12.24 W.1, and W.23.

a. The project will enhance the built environment in the surrounding neighborhood
or will perform a function or provide a service that is essential or beneficial to
the community, city, or region

The Project proposes to construct a mixed-use development totaling up to 1,792,103
square feet consisting of the following: 676,437 square feet of office; 271 hotel guest
rooms within 200,210 square feet of floor area; 895 residential units, including 45 units
for Extremely Low Income households and 99 units for Very Low Income households;
14,345 square feet of general retail uses; 28,688 square feet of restaurant uses;
35,515 square feet of studio/event/gallery/museum space; a 34,000 square-foot gym;
and a 30,000 square-foot charter elementary school. The proposed uses would be
accommodated within four, interconnected buildings, ranging in height from 210 feet
to 378 feet, located above subterranean and podium parking. The Project also includes
publicly accessible open space, not including a 64,900 square-foot Optional Deck
Concept that would extend over the Railway Properties. The existing one- to four-story
freezer, cold storage, and dry storage warehouses and surface parking would be
demolished.
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The Applicant is requesting a Main Conditional Use Permit to permit the sale and
dispensing of a full line of alcoholic beverages for on- and off-site consumption within
up to 11 establishments, including restaurants, retail, studio/event/gallery/museum
use, and three operators within the hotel (a bar, restaurant, and rooftop establishment),
mini-bars within hotel guest rooms, room service to hotel rooms and associated
outdoor dining/deck areas, and a CU2 to allow the use and maintenance of a rooftop
helipad for private residential and employee use as well as emergency service uses.

The Project Site is located within the Central City North Community Plan area and is
currently designated for Heavy Industrial land uses corresponding to the M3-1-RIO
Zone. The Applicant is requesting a General Plan Amendment to change the land use
designation on the Project Site to Regional Commercial, and a corresponding Vesting
Zone and Height District Change to change the zoning on the Project Site to (T)(Q)C2-
2-RIO.

The Project Site is located in an urbanized area, adjacent to the Los Angeles River,
and is generally surrounded by a mix of land uses that include industrial, commercial,
open space, and public facilities uses, ranging from low- to mid-rise buildings. The Arts
District neighborhood continues to undergo changes to the development landscape,
with new residential, live/work, restaurant, retail, and office uses being introduced
within an area previously concentrated with commercial and industrial uses. The
Project Site is generally bounded by the Sixth Street Bridge to the north, Mesquit Street
to the west, 7" Street to the south, and the freight and passenger rail lines and rail
yards (Railway Properties) owned by National Railroad Passenger Corporation
(Amtrak), Burlington Northern/Santa Fe Railway Company (BNSF), and the Los
Angeles County Metropolitan Transportation Authority (Metro) and the Los Angeles
River to the east.

Uses immediately surrounding the site to the north across the Sixth Street Bridge are
one- to three-story office buildings, manufacturing buildings, and Metro Facility
Location 64 (a maintenance and repair facility). To the east of the Project Site are the
Railway Properties owned by Amtrak, BNSF, and Metro. To the south of the site across
the Seventh Street Bridge, are one- to four-story mixed-use residential, commercial,
office buildings. To the west of the Project Site and across and adjacent to Mesquit
Street are multi-story, mixed-use residential uses and single-story,
industrial/commercial uses with surface parking, and the Department of Water and
Power River Switching Station electricity substation with an associated electrical tower
and a transmission line right-of-way that crosses the Los Angeles River, bisecting the
Project Site.

The proposed Regional Commercial land use designation and corresponding
(T)(Q)C2-2-RIO Zone would allow for the proposed restaurant, retail, studio/event/
gallery/museum, hotel, office, and residential uses, which would be beneficial to the
community, City, and region, as they would be located in an infill location accessible
to nearby residents, employees, and visitors. The Project would provide and add to
the number of available eateries and hotel establishments to serve the residents,
employees, and visitors in the area. Patrons would be drawn to the area due to the
shopping, entertainment, and dining experiences available to them, and offering a full-
line of alcoholic beverages at these uses on the Project Site would enhance the dining,
hotel, and entertainment experience for visitors, employees, and residents of the
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Project and in the vicinity. The ability for restaurant, retail, studio/event/gallery/
museum, and hotel uses to offer a full-line of alcoholic beverages would also allow the
tenants to remain competitive with other similar uses serving the same area, since
alcohol service is commonly expected by patrons as part of such uses. Alcohol sales
at this location would provide a function and beneficial service to patrons visiting the
site, which would enhance the character of the area and would be appropriate in the
proposed Regional Commercial land use designation and C2 Zone.

Numerous residential lofts, condominiums, and apartments have been and are being
developed to attract a residential population to the Arts District neighborhood. As new
residential units, office and commercial uses continue to be developed in the area, a
demand for uses such as those proposed by the Project, including restaurant, hotel,
studio/event/gallery/museum, charter school, office, and residential uses continue to
be built to serve employees, visitors, and residents in the area. The proposed
restaurant, retail, studio/event/gallery/museum, and hotel uses, including the alcohol
service, would be compatible with nearby approved projects such as 2143 Violet Street
and 1101 East 5" Street and proposed projects including 2045 Violet Street, 1100
East 5" Street, 4" and Central, and 527 Colyton Street.

The Main Conditional Use Permit provides an umbrella entitlement with conditions that
apply to the Project Site and in general to the restaurant, retail, studio/event/gallery/
museum, and hotel uses. These conditions include, but are not limited to, security
measures, such as a camera surveillance system, appropriate lighting in the evening
hours, and prohibiting adult entertainment. In addition, all music, sound, or noise which
is under the control of the individual tenants shall be in compliance with the Citywide
Noise Ordinance. Further, loitering is prohibited on and around the premises, and the
Applicant would be required to maintain the premises and sidewalk in good condition.
These conditions would be supplemented by more specific conditions designed to
address the characteristics of each individual establishment, and a Plan Approval
would be required, prior to the effectuation of the approval for each respective tenant,
including more specific physical and operational restrictions. Under these Plan
Approvals, the Zoning Administrator and City of Los Angeles Police Department
(LAPD) will have the opportunity to recommend conditions, including the maximum
number of indoor seats, as determined by the City of Los Angeles Department of
Building and Safety (LADBS).

In addition to the Main Conditional Use Permit, the Applicant is requesting a Class 2
Conditional Use Permit for the use and maintenance of a rooftop helipad to be located
on the roof of Building 5, the tallest (378 feet) of the four proposed structures, located
at the site’s southwest corner. As the Project proposes up to 1,792,103 square feet of
new uses, including 676,437 square feet of office uses and 895 residential units, the
helipad would be available for employee and residential use and emergency service
uses.

As such, the sale and dispensing of a full line of alcoholic beverages for on-site and
off-site consumption within up to 11 establishments, including three operators within
the hotel (a bar, restaurant, and rooftop establishment), mini-bars within hotel guest
rooms, room service to hotel rooms and associated outdoor dining/deck areas, and
the use and maintenance of rooftop helipad would provide a function that is beneficial
and compatible with the character of the community and the commercial viability of the
region as a whole.
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b. The project’s location, size, height, operations and other significant features will
be compatible with and will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare, and
safety.

The Project would be an infill development in an area developed with a mix of land
uses that include industrial, commercial, open space, and public facilities uses,
ranging from low- to mid-rise buildings. Uses immediately surrounding the site to the
north across Sixth Street Bridge are one- to three-story office buildings, manufacturing
buildings, and Metro Facility Location 64 (a maintenance and repair facility). To the
east are the Railway Properties owned by Amtrak, BNSF, and Metro and to the south
of the site across the Seventh Street Bridge are one- to four-story mixed-use
residential, commercial, office buildings. To the west of the Project Site and across
and adjacent to Mesquit Street are multi-story mixed-use residential uses and single-
story industrial/commercial uses with surface parking, and the Department of Water
and Power River Switching Station electricity substation with an associated electrical
tower and a transmission line right-of-way that crosses the Los Angeles River,
bisecting the Project Site.

While the area immediately around the Site is generally surrounded by low- and
medium-rise industrial and commercial buildings, the Project Site is located in an
urbanized area and the Arts District neighborhood continues to undergo changes to
the development landscape, including the introduction of taller buildings with a variety
of new uses such as residential, live/work, restaurant, retail, and office uses being
introduced within an area previously concentrated with commercial and industrial
uses. Thus, the Project would introduce new restaurant, retail, studio/event/gallery/
museum, hotel, office, and residential uses to the site, which would provide new
amenities to the surrounding businesses and residents in the area, add to the multiple
commercial establishments in the area, support the Project’s residential uses and
those in close proximity to the site, as well as support projected growth. The proposed
sales of alcohol typical of establishments of this type and are reasonable to expect in
a commercial development in an area that contains commercial uses. Alcohol sales in
conjunction with restaurant uses would be compatible with and continue to add to the
diversification of commercial activities, which further supports the growing residential
population in the neighborhood, as well as visitors to the area.

The sales of alcohol would not be detrimental to the Project’s residents and nearby
residential uses, as the establishments serving alcohol would be carefully controlled
and monitored. Residential buildings within one mile of the Site include the six-story
multi-unit residential building located at 825 East 4" Street, the Amp Lofts (695 South
Santa Fe Avenue), the Brick Lofts (562 Mateo Street), the Toy Factory Lofts (1855
Industrial Street), and the Biscuit Company Lofts (1850 Industrial Street). The
conditions recommended herein would ensure that the establishments would not
adversely affect or further degrade the surrounding neighborhood, or the public health,
welfare, and safety. These conditions would be supplemented by more specific
conditions designed to address the characteristics of each individual establishment,
and a Plan Approval would be required, prior to the effectuation of the approval for
each respective tenant, including more specific physical and operational restrictions.
Under these Plan Approvals, the Zoning Administrator and LAPD will have the
opportunity to recommend conditions, including the maximum number of indoor seats,
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as determined by LADBS. Further, the sale of alcohol is regulated by the State of
California through the issuance of an Alcohol Beverage Control (ABC) license. Other
commercial uses in the area provide similar functions, and no evidence was presented
at the hearing or in writing that alcohol-sales would be materially detrimental to the
immediate neighborhood.

Regarding the request for a Class 2 Conditional Use Permit for the use and
maintenance of a helipad, the helipad would be located on the roof of Building 5, which
would be 378 feet tall and not be visible from nearby buildings as they are not as tall.
The helipad would be available for employee and residential use, as well as
emergency service uses. As analyzed in the Project EIR and conditioned, the helipad
could be used two times a day (one arrival/departure each time) and the hours of
operation would be restricted from 7 A.M. to 10 P.M. Monday through Friday, and 8
A.M. to 10 P.M. Saturday and Sunday. Helicopter approaches and departures are
assumed to generally be from the east along the Los Angeles River to avoid approach
and departure flight paths over residential uses. Additionally, Section IV.I Noise, of the
Project’s Draft EIR concluded that none of the nearby residential uses located along
7" Street, immediately west and south of the Project Site, would be exposed to
helicopter noise that exceeds the Federal Aviation Administration’s (FAA) 65 A-
weighted decibels (dBA) Community Noise Equivalent Level (CNEL). (The CNEL
standard is the average A-weighted noise level during a 24-hour day that includes an
addition of 5 dB to measured noise levels between the hours of 7:00 P.M. to 10:00
P.M. and an addition of 10 dB to noise levels between the hours of 10:00 P.M. to 7:00
A.M. to account for noise sensitivity in the evening and nighttime). Thus, operation of
the helipad would be compatible with the existing noise levels in the area.

In addition, the FAA and California Department of Transportation Aeronautics Division
are responsible for the ensuring a heliport’s design compliance with Federal and State
regulations and the issuance of a heliport permit. Lights will be installed as part of the
helipad design; however, as the helipad would not be visible from nearby buildings,
the required lights would not impact the surrounding neighborhood.

As conditioned, the sale and dispensing of a full line of alcoholic beverages for on-site
and off-site consumption within up to 11 establishments, including restaurants, retail,
studio/event/gallery/museum use, and three operators within the hotel (a bar,
restaurant, and rooftop establishment), mini-bars within hotel guest rooms, room
service to hotel rooms and associated outdoor dining/deck areas, and the use and
maintenance of rooftop helipad would be compatible with development on adjacent
properties and its location, size height, and operations would be compatible with and
would not adversely affect or further degrade surrounding properties and/or the public
health, welfare, and safety.

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

Pursuant to LAMC Section 13.A.2.10.D, when acting on multiple applications for a
project, when appropriate, findings may be made by reference to findings made for
another application involving the same Project. This finding is substantially identical to
the finding found earlier in this document as Finding No. 2 and in accordance with
Sections 12.24 E, W.1, and W.23 of the LAMC, is hereby incorporated by reference.
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As discussed in Finding No. 2, the Project would be consistent with the purposes,
intent and provisions of the General Plan and its elements, including the Framework
Element, Mobility Element, Housing Element, Health and Wellness Element, Air
Quality Element, and the Land Use Element — Central City North Community Plan that
relate to residential and commercial land uses. Approval of the Project, including the
Main Conditional Use Permit and Conditional Use Permit enhance the built
environment in the surrounding neighborhood and would provide a function that is
fitting and compatible with the character of the surrounding community and
commercial viability of the region as a whole.

The Project Site is located within the Central City North Community Plan area, which
designates the Site for Heavy Industrial land uses corresponding to the M3 Zone. The
Site is currently zoned M3-1-RIO, consistent with the land use designation. The Project
is requesting a General Plan Amendment to change the land use designation from
Heavy Industrial to Regional Commercial, and a corresponding Vesting Zone and
Height District Change from M3-1-RIO to (T)(Q)C2-2-RIO, in order to implement the
Project.

The Community Plan does not contain policies that specifically address requests for
the sale of alcoholic beverages; however, the sale of alcohol is inherent in the
operation of similar commercial uses within the vicinity of the Site. The proposed
request for the sale and dispensing of a full line of alcoholic beverages for on- and off-
site consumption within up to 11 establishments, including restaurants, retail,
studio/event/gallery/museum use, and three operators within the hotel (a bar,
restaurant, and rooftop establishment), mini-bars within hotel guest rooms, room
service to hotel rooms and associated outdoor dining/deck areas is consistent with the
following Central City North Community Plan goal and objective:

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

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

The Project would contribute to the area’s viable commercial development by
introducing new restaurant, retail, office, and studio and gallery uses nearby other
similar uses. The area surrounding the Project Site is urbanized and improved with a
range of residential, commercial, and industrial uses. Alcohol sales for on- and off-site
consumption as part of the Project would be desirable to the public convenience and
welfare as the uses are in an infill location accessible to nearby residents, workers,
and visitors.

The commercial uses would create an active environment for surrounding residents,
workers, and visitors by increasing the walkability of the streets. The Project’s
commercial uses and publicly accessible plaza would directly front Mesquit Street and
7t Street, activating each frontage with pedestrian activity and creating an
environment that would be safe, clean, and attractive. The ability for the site to offer a
full line of alcoholic beverages would allow the restaurant, retail, studio/event/gallery/
museum, and hotel uses to remain competitive with other similar uses serving the
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same area, as alcohol service is a common part of these types of commercial uses.
Further, patrons are drawn to the Arts District neighborhood and nearby downtown
neighborhoods due to the shopping, entertainment, and dining experiences available
to them, and offering a full line of alcoholic beverages at these uses on the Project Site
would be an added amenity for patrons of the Project that would help to strengthen
economic development, and support a strong and competitive commercial sector in
the Community Plan area.

The Community Plan does not specifically address the requested Class 2 Conditional
Use Permit for the use and maintenance of a helipad; however, the City’s General
Plan promotes the provision of services throughout the City in locations that are
convenient to the public yet do not impact nearby properties. As stated earlier in
Finding No. 2, the Class 2 Conditional Use request is in harmony with the applicable
the General Plan elements.

Based on the above, the sale and dispensing of a full line of alcoholic beverages for
on-site and off-site consumption within up to 11 establishments, including restaurants,
retail, studio/event/gallery/museum use, and three operators within the hotel (a bar,
restaurant, and rooftop establishment), mini-bars within hotel guest rooms, room
service to hotel rooms and associated outdoor dining/deck areas, and a CU2 for the
use and maintenance of rooftop helipad would substantially conform with the purpose,
intent and provisions of the General Plan and the applicable community plan.

Additional findings required per LAMC Section 12.24 W.1 (Conditional Use for
Alcoholic Beverages):

d.

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

The Project requests a Main Conditional Use Permit to permit the sale and dispensing
of a full line of alcoholic beverages for on- and off-site consumption within up to 11
establishments, including restaurants, retail, studio/event/gallery/museum use, and
three operators within the hotel (a bar, restaurant, and rooftop establishment), mini-
bars within hotel guest rooms, room service to hotel rooms and associated outdoor
dining/deck areas. While the specific tenants or uses have not yet been identified, the
Project would be limited to commercial uses permitted in the C2 Zone, pending
approval of the Project’'s requested General Plan Amendment, Vesting Zone, and
Height District Change entitlements. The Main Conditional Use Permit provides an
umbrella entitlement with general conditions that apply to up to 11 commercial
establishments serving the Project. These conditions include, but are not limited to,
security measures such as a camera surveillance system, appropriate lighting in the
evening hours, hours of operation, prohibition of after-hours use, except routine clean-
up, and prohibition of dancing and adult entertainment. Additionally, within the first six
months of operation, all employees involved with the sale of alcohol shall enroll in the
LAPD “Standardized Training for Alcohol Retailers” (STAR) or Department of Alcoholic
Beverage Control “Licensee Education on Alcohol and Drugs” (LEAD) training
program or the Responsible Beverage Service (RBS) Training Program.

Additionally, the surrounding neighborhood contains similar buildings that provide
commercial uses which serve alcohol on- and off-site; therefore, the introduction of
another such establishment would not create an adverse or unique condition. The
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Project’s new establishments would help to enhance the availability of dining, hotel,
and entertainment options in the neighborhood, as well as provide options for the
Project’'s commercial and residential tenants. All music, sound, or noise which is under
the control of the tenant shall be in compliance with the Citywide Noise Ordinance.
Further, loitering is prohibited on and around the premises, and the Applicant would
be required to maintain the premises and sidewalk in good condition. These conditions
would be supplemented by more specific physical and operational restrictions to
address the characteristics of each individual establishment implemented through a
Plan Approval required prior to the effectuation of the grant for each respective tenant.
Under these Plan Approvals, the Zoning Administrator and LAPD have the opportunity
to recommend conditions, including the maximum number of indoor seats, as
determined by LADBS.

Therefore, as conditioned, the request to allow the sale and dispensing of a full line of
alcoholic beverages for on- and off-site consumption within up to 11 establishments,
including restaurants, retail, studio/event/gallery/museum use, and three operators
within the hotel (a bar, restaurant, and rooftop establishment), mini-bars within hotel
guest rooms, room service to hotel rooms and associated outdoor dining/deck areas,
in conjunction with the proposed uses, would not adversely affect the welfare of the
community.

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

According to the California State Department of Alcoholic Beverage Control (ABC)
licensing criteria, two on-site and one off-site licenses are authorized for the subject
Census Tract Number 2060.51. Within the subject Census Tract there are currently a
total of 62 active licenses, including, 53 on-sale and 9 off-sale licenses. As such, the
number of existing on- and off-sale licenses within the Census Tract where the Project
Site is located exceeds ABC guidelines.

According to statistics provided by the LAPD’s Central Division Vice Unit, within Crime
Reporting District No. 159, which has jurisdiction over the Project Site, a total of 407
crimes were reported in 2023 (372 Part | and 35 Part Il crimes), compared to the
Citywide average of 162 crimes and the total High Crime Reporting Districts average
of 194 crimes for the same reporting period. The vast majority of Part 1 Crimes are
reported as larceny. Part Il Crimes reported include Narcotics (7), DUI related (3),
moving traffic violations (4), and other offenses (9).

Concentration can be undue when the addition of a license would negatively impact a
neighborhood. Concentration is not undue when the approval of a license does not
negatively impact an area, but rather such a license benefits the public welfare and
convenience. The ABC has discretion to approve an application if there is evidence
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that normal operations would not be contrary to the public welfare and would not
interfere with the quiet enjoyment of property by residents in the area. Negative
impacts commonly associated with the sale of alcoholic beverages, such as criminal
activity, public drunkenness, and loitering are mitigated by the imposition of conditions
requiring responsible management and deterrents against loitering, public drinking,
driving under the influence, and public drunkenness. As stated above, the number of
existing on-site licenses within the census tract where the Project Site is located
exceeds ABC guidelines. However, as conditioned, allowing the sale, dispensing, and
consumption of a full line of alcoholic beverages for on-site consumption in conjunction
with the proposed restaurant uses is not anticipated to create a law enforcement issue.
Consequently, this approval would not result in an undue concentration of premises
selling, dispensing, and consumption of a full-line of alcoholic beverages.

Additionally, the 11 proposed establishments are part of a larger development, which
would benefit from oversight of the building complex as a whole. Moreover, included
in this grant are a number of general conditions that would act to minimize any impacts
that might be generated by alcohol serving establishments including that each
individual venue seeking to utilize a permit to sell alcoholic beverages for on-site
consumption as a part of this Main Conditional Use Permit must apply for a Plan
Approval. The Plan Approval process would allow the Department of City Planning to
tailor conditions to each individual Applicant and establishment, and create measures,
which would minimize impacts. Likewise, concerns associated with any individual
establishment can be addressed in more detail through the Plan Approval process,
which would provide an opportunity to consider more specific operational
characteristics when a tenant is identified, and the details of each establishment are
highlighted.

The Project would not adversely affect community welfare because the proposed
restaurants, studio/event/gallery/museum, and hotel uses would be located in an area
that permits commercial uses. Conditions are in place to ensure security measures
and public welfare, such as a camera surveillance system, appropriate lighting in the
evening hours, restrictive hours for loading and unloading, and prohibiting loitering. In
addition, all music, sound, or noise which is under the control of the individual tenants
shall be in compliance with the Citywide Noise Ordinance. As such, as conditioned,
the proposed uses in conjunction with the dispensing of a full line of alcoholic
beverages for on- and off-site consumption within up to 11 establishments, including
restaurants, retail, studio/event/gallery/museum use, and three operators within the
hotel (a bar, restaurant, and rooftop establishment), mini-bars within hotel guest
rooms, room service to hotel rooms and associated outdoor dining/deck areas would
be compatible with the surrounding development and will not adversely affect the
welfare of the surrounding community.

f. The proposed use will not detrimentally affect nearby residentially zoned
communities in the area of the City involved, after giving consideration to the
distance of the proposed use from residential buildings, churches, schools,
hospitals, public playgrounds and other similar uses, and other establishments
dispensing, for sale or other consideration, alcoholic beverages, including beer
and wine.

The Project Site is located in an urbanized area, adjacent to the Los Angeles River,
and generally surrounded by a mix of land uses that include industrial, commercial,
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10.

open space, and public facilities uses, ranging from low- to mid-rise buildings. The
area has been undergoing changes to the development landscape, with new
residential, live/work, restaurant, retail, and office uses being introduced within an area
previously more concentrated with commercial and industrial use.

There are seven sensitive uses, including six multi-family residences and one
condominium building located within 1,000-foot radius of the Project Site.

Consideration has been given to the distance of the subject establishment from the
above-referenced sensitive uses, including residential uses. As conditioned, the
Project would provide adequate security measures to discourage loitering, theft,
vandalism, and other nuisances as imposed; all sales employees would receive
training in responsible alcohol sales; age verification devices and prompts would be
part of the Point-of-Sale system to assist cashiers in prevention of sales to minors; and
potential effects of excessive noise or disruptive behavior. Furthermore, the
surrounding area is an urban environment that contains similar buildings with residents
in close proximity to restaurants and other establishments that serve alcohol. While
the sale of alcoholic beverages is important to the restaurants that would be located
on the Project Site, it would be incidental to primary operations and, as such, no
detrimental effects should be expected from the Project.

Plans submitted by the Applicant show that the 11 potential establishments for which
alcohol sales are being requested, would front Mesquit Street and/or the Deck, in
addition to Building 3, which comprises the entirety of the proposed hotel uses. The
proposed on-site sale of a full line of alcoholic beverages would be compatible with
the existing and proposed neighborhood-serving commercial uses within the Central
City North Community Plan area. Moreover, included in this grant are several
conditions that would act to minimize any impacts that might be generated by alcohol
serving establishments, including that each individual venue seeking to utilize a permit
to sell alcoholic beverages for on-site consumption as a part of this Main Conditional
Use Permit must apply for a Plan Approval. The Plan Approval process would allow
the Department of City Planning to tailor conditions to each individual establishment,
which would minimize any impact that may be generated. Therefore, as conditioned,
the Project would not detrimentally affect residentially zoned properties or any other
sensitive uses in the area.

Zone Variance Findings

In conjunction with the development of the Project, the Applicant is requesting a Zone
Variance to permit reduced parking bay widths from what would otherwise be required by
LAMC Section 12.21 A.5(b). The following are the required findings to permit a Zone
Variance as required by LAMC Section 13B.5.3.

a.

The strict application of the provisions of the zoning ordinance would result in
practical difficulties or unnecessary hardships inconsistent with the general
purposes and intent of the zoning regulations.

The Project requests a Zone Variance to permit reduced parking bay widths from what
would otherwise be required by LAMC Section 12.21 A.5(b). The LAMC requires
parking bays of variable width depending on a variety of factors, including parking stall
dimensions and the angle of parking stalls to the drive aisles in that location. The
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Project proposes a design such that the parking bay widths may not meet the minimum
dimensional requirements of this Section of the LAMC in every location.

The overall intent of the Zoning Code regarding parking is to ensure developments
provide an adequate amount of parking for their proposed uses and to minimize
potential parking impacts on the surrounding area. The Project proposes to provide
1,976 parking spaces within a parking structure consisting of both subterranean and
above-ground levels covering the majority of the Project Site, which is necessary to
meet the anticipated demand generated by the Project's many different uses. The
Project is required to provide a relatively high number of parking spaces on the Project
Site and has been carefully designed to accommodate this number on-site. Strict
application of the parking bay width requirements would mean that the parking
structure drive aisles would have to be widened in places, resulting in the loss of a
substantial number of parking spaces, and effectively preventing the Project from
being able to provide an adequate number of parking spaces on-site and resulting in
both practical difficulties for operation of the Project and unnecessary hardship on
Project design that can be avoided. As the Project Site is long and narrow, with
approximate dimensions of 375 feet at its widest and 70 feet at its narrowest by 1360
feet long, the proposed parking structure measures nearly 1,000 feet long but only
approximately 135 feet wide at the northern end, limiting the amount of space for
parking and constraining the layout and design of parking aisles. In addition, there is
an existing LADWP sewer line that runs under the Project Site, constraining the Project
from including additional levels of subterranean parking. As such, the request is
necessary to enable the Project to provide an adequate amount of parking in as
efficient a layout as possible, given the unique configuration and conditions of the
Project Site. In addition, the Project has been designed such that no drive aisle will
measure less than 24 feet in width, thereby ensuring that all parking stalls and aisles
have adequate access and clearance. Therefore, strict application of the parking bay
width requirements of the LAMC would result in practical difficulties and unnecessary
hardships for the Project inconsistent with the general intent and purposes of the
zoning regulations.

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

The Project Site is a distinctive and unique property directly abutting the Los Angeles
River, in the Arts District neighborhood. The Project Site is comprised of four
contiguous lots, totaling approximately five acres in size, bounded by the Sixth Street
Bridge to the north, Mesquit Street to the west, 7th Street to the south, and the freight
and passenger rail lines and rail yards owned by National Railroad Passenger
Corporation (Amtrak), Burlington Northern/Santa Fe Railway Company (BNSF), and
the Los Angeles County Metropolitan Transportation Authority (Metro) to the east.

The Project Site is unique in that it is both large and unusually shaped and configured.
Specifically, the Project Site is long and narrow, with approximate dimensions of 375
feet at its widest and 70 feet at its narrowest by 1360 feet long; and the main portion
of the Project Site where the parking levels are proposed measures nearly 1,000 feet
long but only approximately 135 feet wide at the northern end, limiting the amount of
space for parking and constraining the layout and design of parking aisles. In addition,
there is an existing LADWP sewer line that runs under the Project Site, constraining
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the Project from including additional levels of subterranean parking. As such, the
request is necessary to enable the Project to be able to provide an adequate amount
of parking in as efficient a layout as possible, given the unique configuration and
conditions of the Project Site. Other properties in the same zone and vicinity are not
generally this dimensionally constrained by surrounding improvements. In addition,
other properties are not generally this large, or propose such a wide range of uses,
and thus would not be required to provide as much parking when built out (assuming
a similar land use designation and zone as those being requested for the Project).
Therefore, these are special circumstances that apply to the Project Site that do not
generally apply to most other properties in the same zone and vicinity.

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

The Project requests a Zone Variance to permit reduced parking bay widths from what
would otherwise be required by LAMC Section 12.21 A.5(b). The LAMC requires
parking bays of variable width depending on a variety of factors including parking stall
dimensions and the angle of parking stalls to the drive aisles in that location. The
Project proposes a design such that the parking bay widths may not meet the minimum
dimensional requirements of this Section of the LAMC in every location.

The Project Site is unique in that it is both large and unusually shaped and configured.
As the Project Site is long and narrow with approximate dimensions of 375 feet at its
widest and 70 feet at its narrowest by 1360 feet long, the main portion of the Project
Site where the parking levels are proposed measures nearly 1,000 feet long but only
approximately 135 feet wide at the northern end, limiting the amount of space for
parking and constraining the layout and design of parking aisles. In addition, there is
an existing LADWP sewer line that runs under the Project Site, constraining the Project
from including additional levels of subterranean parking. Other properties in the same
zone and vicinity are not generally this dimensionally constrained by surrounding
improvements. In addition, other properties are not generally this large, or propose
such a wide range of uses, and would not be required to provide as much parking
when built out (assuming a similar land use designation and zone as those being
requested for the Project). As such, the request is necessary to enable the Project to
be able to provide an adequate amount of parking in as efficient a layout as possible,
given the unique configuration and conditions of the Project Site.

The Project proposes to provide up to 1,976 parking spaces within a parking structure
consisting of both subterranean and above-ground levels covering the majority of the
Project Site, which is necessary to meet the anticipated demand generated by the
Project’'s many different uses. The Project is required to provide a relatively high
number of parking spaces on the Project Site and has been carefully designed to
accommodate this number on-site. If the request were denied, the parking structure
drive aisles would have to be widened in places, resulting in the loss of a substantial
number of parking spaces, effectively preventing the Project from being able to provide
an adequate number of parking spaces on-site and resulting in both practical
difficulties for operation of the Project and unnecessary hardship on Project design,
whereas other properties are able to operate with the amount of parking desired and/or
required to be provided. Therefore, given the specific circumstances of the Project
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Site, the preservation and enjoyment of a substantial use generally possessed by other
property in the same zone and vicinity would be denied to the Project Site in question
if flexibility in parking bay widths were not granted.

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

The Project requests a Zone Variance to permit reduced parking bay widths from what
would otherwise be required by LAMC Section 12.21 A.5(b). The LAMC requires
parking bays of variable width depending on a variety of factors including parking stall
dimensions and the angle of parking stalls to the drive aisles in that location. The
Project proposes a design such that the parking bay widths may not meet the minimum
dimensional requirements of this Section of the LAMC in every location.

The Project Site is large enough to handle vehicle ingress and egress to the parking
levels without interfering with traffic flow within the public right-of-way. Parking is
proposed to be provided entirely on-site within the Project building footprint, and the
Project has been carefully designed to accommodate the required and necessary
amount of parking while minimizing any potential impacts on the surrounding area. As
the request will be entirely self-contained, granting of the request would not affect any
other properties or operations in the vicinity. The request will enable the Project to
provide an adequate amount of parking for a wide range of uses which serve the
neighborhood and the overall community, thereby improving the public welfare and
convenience for both visitors and residents of the surrounding area. Therefore, the
Zone Variance will not be materially detrimental to the public welfare, or injurious to
the property or improvements in the same zone or vicinity in which the property is
located.

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

Pursuant to LAMC Section 13.A.2.10.D, when acting on multiple applications for a
project, when appropriate, findings may be made by reference to findings made for
another application involving the same Project. This finding is substantially identical to
the finding found earlier in this document as General Plan Finding No. 2 and in
accordance with Sections 12.24 E, W.1, and W.23 of the LAMC, is hereby incorporated
by reference. As discussed in Finding No. 2, the Project would be consistent with the
purposes, intent and provisions of the General Plan and its elements, including the
Framework Element, Housing Element, Mobility Element, Health and Wellness
Element, Air Quality Element, and the Land Use Element (Central City North
Community Plan) that relate to residential and commercial land uses. The Project will
enhance the built environment in the surrounding neighborhood and would provide a
function that is fitting and compatible with the character of the surrounding community
and supports the commercial viability of the region as a whole.

Specifically, although the Project is requesting a Zone Variance to permit reduced
parking bay widths from what would otherwise be required by the LAMC, the Project
will remain in substantial conformance with the goals of the General Plan. The overall
intent of the Zoning Code regarding parking is to ensure developments provide an
adequate amount of parking for their proposed uses and to minimize potential parking
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impacts on the surrounding area. The Project proposes to provide up to 1,976 parking
spaces within a parking structure consisting of both subterranean and above-ground
levels covering the majority of the Project Site, which is necessary to meet the
anticipated demand generated by the Project’'s many different uses. The request will
enable the Project to meet this demand entirely on-site, thereby enabling the
development of the Project’'s many proposed uses while minimizing parking impacts
on the surrounding area. As the request will be entirely self-contained, granting of the
request would not affect any other properties or operations in the vicinity. Therefore,
the Zone Variance is substantially consistent with and will not adversely affect any
element of the General Plan.

11. Project Review Findings

a.

The project substantially conforms to the purposes, intent and provisions of the
General Plan, applicable community plan, and any applicable specific plan.

The Project proposes to construct a new mixed-use development totaling up to
1,792,103 square feet of floor area on an approximately five-acre site and would
consist of the following primary components, with up to: 676,437 square feet of office;
271 hotel guest rooms; 895 residential units, including 45 units for Extremely Low
Income households and 99 units for Very Low Income households; 14,345 square feet
of retail; 28,688 square feet of restaurants; 35,515 square feet of studio/event/
gallery/museum space; 34,000 square feet of gym uses; and a 30,000 square-foot
charter elementary school. The proposed uses would be accommodated in four,
interconnected buildings, ranging in height from 210 feet to 378 feet, located above
subterranean and podium parking. The Project may also include the construction of a
64,900 square-foot publicly-accessible Optional Deck Concept that would extend over
a portion of the adjacent Railway Properties east of the Project Site. The existing one-
to four-story freezer, cold storage, and dry storage warehouses and surface parking
would be demolished.

The Los Angeles General Plan sets forth goals, objectives and programs that guide
both Citywide and community-specific land use policies. The General Plan is
comprised of a range of State-mandated elements, including, but not limited to
Housing and Conservation, Land Use, Noise, Safety, and Transportation. The City’s
Land Use Element is divided into 35 Community Plans that establish parameters for
land use decisions within those sub-areas of the City. The Project is consistent with
the following Elements of the General Plan: Framework Element, Mobility Element,
Housing Element, Health and Wellness Element, Air Quality Element, and the Land
Use Element - Central City North Community Plan.

Pursuant to LAMC Section 13.A.2.10.D, when acting on multiple applications for a
project, when appropriate, findings may be made by reference to findings made for
another application involving the same Project. This finding is substantially identical to
the finding found earlier in this document as Finding No. 2 and in accordance with
Section 13B.2.4.E of the LAMC, is hereby incorporated by reference. As discussed in
Finding No. 2, the Project would enhance the built environment in the surrounding
neighborhood and would provide a function that is fitting and compatible with the
character of the surrounding community and commercial viability of the region as a
whole.
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As discussed in Finding No. 2 above, the Project Site is located within the River
Improvement Overlay (RIO) District and would be required to comply with the Los
Angeles River Design Guidelines, which establishes best practices for designing
projects located within the RIO District. The Los Angeles River Design Guidelines
consist of overarching objectives followed by a list of specific implementation
strategies. These strategies address river-adjacent development. The Project Site is
immediately adjacent to the Los Angeles River. Pursuant to LAMC Section 13.17 G .4,
the Project is requesting an Exception from the exterior site lighting standards of the
RIO District to allow a maximum initial luminance value no greater than 0.50 horizontal
and vertical foot candles at the site boundary and 15 feet from the site. Aside from the
requested Exception, the Project would further the relevant objectives of the Los
Angeles River Design Guidelines, including employing high quality, attractive and
distinguishable architecture and minimizing the appearance of parking and loading
areas by minimizing the parking building footprint, wrapping the ground floor with office
and retail space, locating more than half the parking underground, and placing loading
areas within the building.

Based on the above, the Project is in substantial conformance with the purposes, intent
and provisions of the General Plan, applicable community plan, and any applicable
specific plan.

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

The Project Site is located within the Central City North Community Plan and would
be an infill development in an area developed with low- and medium-rise industrial and
commercial buildings of widely varying age. The Project Site proposes to demolish the
existing one- to four-story freezer, cold storage, and dry storage warehouses and
surface parking to accommodate a new, mixed-use development totaling up to
1,792,103 square feet of floor area on an approximately five-acre site, consisting of
the following primary components, with up to: 676,437 square feet of office; 271 hotel
guest rooms; 895 residential units, including 45 units for Extremely Low Income
households and 99 units for Very Low Income households; 14,345 square feet of retail;
28,688 square feet of restaurants; 35,515 square feet of studio/event/gallery/museum
space; 34,000 square feet of gym uses; and a 30,000 square-foot charter elementary
school. The proposed uses would be accommodated in four, interconnected buildings,
ranging in height from 210 feet to 378 feet, located above subterranean and podium
parking. The Project may also include the construction of a 64,900 square-foot
publicly-accessible Optional Deck Concept that would extend over a portion of the
adjacent Railway Properties east of the Project Site.

Height, Bulk, & Mass

The Project Site is located in an urbanized area and generally surrounded by industrial
and commercial buildings. To the north across Sixth Street Bridge are one to three-
story office buildings, manufacturing buildings, and Metro Facility Location 64 (a
maintenance and repair facility). To the east of the Project Site are the Railway
Properties owned by National Railroad Passenger Corporation (Amtrak), Burlington
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Northern/Santa Fe Railway Company (BNSF), and the Los Angeles County
Metropolitan Transportation Authority (Metro). To the south of the site across the
Seventh Street Bridge are one- to four-story mixed-use residential, commercial, office
buildings. To the west of the Project Site and across and adjacent to Mesquit Street
are multi-story mixed-use residential uses and single-story industrial/commercial uses
with surface parking, and the Department of Water and Power River Switching Station
electricity substation with an associated electrical tower and a transmission line right-
of-way that crosses the Los Angeles River, bisecting the Project Site.

While the area immediately around the Site is generally surrounded by low- and
medium-rise industrial and commercial buildings, the Project Site is located in the Arts
District neighborhood which continues to undergo changes to the development
landscape, including the introduction of taller buildings with a variety of new uses such
as residential, live/work, restaurant, retail, and office uses being introduced within an
area previously concentrated with commercial and industrial uses.

Several proposed and approved projects located within one mile of the Site, including
the height/number of stories of each project, are provided in the table below. As shown,
the recently approved and proposed projects range in height from 116 feet to a
maximum of 364 feet. The Project’s four buildings would range in height from 210 to
378 feet, two of which would be slightly taller than the height of the next tallest
proposed project at 4" and Central, the Project's maximum height would not be
significantly taller than four of the seven projects listed below.

Height and Number of Stories of Proposed/Approved Nearby Projects
Project Number of Distance from Apbroved/Proposed
Location Stories/Height Project Site PP P
2143 Violet 31 stories/343 feet 0.5 mile Approved
Street
2045 V|o1let 13 stories/273 feet 0.5 mile Proposed
Street
th
1100 Eas1t 5 8 stories/116 feet 1 mile Proposed
Street
1101 East 51 . :
Street 12 stories/170 feet 1 mile Approved
th
) ?Jterz?wter;?nd 30 stories/max 1.2 mile Proposed
A 5 height of 364 feet '
venue
527 Colyton 12 stories/148 feet 0.9 mile Proposed
Street
401 Hewitt . .
Street 18 stories/292 feet 1 mile Approved
"This project was approved by the City Planning Commission in November 2024.
2This project would include five buildings.

The Project has been designed to embody the distinct urban fabric of the Arts District
neighborhood, which includes industrial, arts production, residential, and general
commercial uses. The Project is designed in a contemporary architectural style that
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alternates different textures, colors, materials, and distinctive architectural treatments
including concrete, steel, and glass, which are prevalent throughout the Arts District’s
warehouses and industrial structures. The proposed buildings would also include
transparent facades, a sculptural profile, and three-dimensional stepped design that
cascades down to the ground floor, combined with a range of outdoor spaces,
maximizing views of the River and City skyline, and connecting the Optional Deck
Concept with Mesquit Street and the Seventh Street Bridge.

Setbacks

Pursuant to LAMC Section 12.14, the C2 Zone defaults to the R4 Zone for residential
setbacks, measured at the first residential level. Pursuant to LAMC 12.14 C.1, front
yard setbacks are not required in the C2 Zone. Pursuant to LAMC 12.14 C.2, the
required rear yard setback for the Project would be 20 feet at the lowest residential
level. Pursuant to LAMC 12.22 A.18(c)(3), no yard requirements shall apply to
structures with a mix of commercial and residential uses in the C2 Zone with a
Regional Commercial land use designation that abut a street or alley. As proposed,
the Project does not provide any front, side, rear yard setbacks for commercial uses.
As the front yard abuts Mesquit Street, no residential setback is required; however,
16-foot side yards and a 20-foot rear yard setback are provided for residential uses.

Off-Street Parking and Loading Area

The driveway and loading zone areas were sited to minimize interference between
pedestrians and vehicles. Ingress/egress vehicular access to the Project Site would
be provided from five driveways, two of which would be accessible via 7t Street; and
three via Mesquit Street which would have two access points, one driveway in the
center and two driveways near the northern edge of the Project Site, and both of which
would provide ingress/egress access. The driveways would be designed in
accordance with Los Angeles Department of Transportation (LADOT) standards. All
driveways along Mesquit would provide ingress/egress access. Vehicles would be
restricted from turning left into the eastern 7t Street driveway and limited to egress
only with right-turns out of the western driveway. The eastern driveway on 7th Street
would also be signalized to facilitate safe pedestrian access across the Seventh Street
Bridge.

A curbside passenger loading zone would be provided along Mesquit Street, from
Jesse Street to 6th Street. Commercial loading docks would be located on the ground
level of the Project’s parking structure; and truck deliveries would enter and exit the
parking structure via the northern driveway on Mesquit Street and have ability to
turnaround on-site. A loading area to accommodate passenger vehicles would also be
accessible via the northern driveway on Mesquit Street.

Vehicle parking would be provided in a parking garage, with five subterranean levels,
one at grade, and one mezzanine level, and the Project would provide 1,976 spaces.
As conditioned, the Project shall comply with the DTLA 2040 parking regulations. In
addition, the Project would provide 30 percent of its provided parking spaces to be
Electric Vehicle (EV) ready, and 10 percent of its provided parking spaces would be
provided chargers for EV within the subterranean parking levels.

Landscaping
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The Project provides a usable open space throughout the Project Site, of which a
portion is proposed to be landscaped with various species of native and Mediterranean
grasses, shrubs, and trees. The Project Site contains no existing trees or vegetation,
including in any adjoining public right-of-way. A total of 224 trees would be planted,
213 of which will be planted throughout the Project Site and 11 trees to be planted in
the public right-of-way.

Trash Collection

As conditioned, all trash and recycling areas would be enclosed and screened from
public view and accessed via the eastern side of Buildings 1, 2, 3, and 5.

Lighting & Building Signage

The Project would add new retail, restaurant, studio/event/gallery/museum, office,
school, and residential uses that include accent and security lighting, in compliance
with LAMC requirements. The Project has been designed and conditioned to
incorporate pedestrian lighting that is installed with shielding to ensure the Project’s
lighting is directed onto the site. Additionally, the Project’s helipad design would
include lighting and, as conditioned, would comply with Federal, State, and applicable
local regulations. As stated in Finding No. 9, the helipad would be located on the roof
of Building 5, which would be 378 feet tall and would not be visible from nearby
buildings. Thus, the helipad lighting would not intrude onto adjacent properties.

The Project also includes a request for a Supplemental Signage Use District. The Sign
District would ensure cohesive signage throughout the site, supporting placemaking
efforts that contribute to the Project. The Sign District would regulate Wall Signs, Pillar
Signs, and On-Site Digital Displays; and would include tenant and project
identification, general information, and pedestrian wayfinding. As conditioned, that
there shall be no off-site signage of any kind.

As an infill commercial and residential development, the Project would be compatible
with existing and future development on adjacent and neighboring properties with
regards to height, bulk, and setbacks, off-street parking facilities, loading areas,
lighting, landscaping, trash collection, and other such pertinent improvements.
Therefore, the arrangement of the development would be consistent and compatible
with existing and future development in neighboring properties.

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

The Project would include 895 residential units and would be required to provide
89,725 square feet of open space based on the number of proposed unit mix.

The Project would exceed the requirements for usable common open space, not
including the 64,900 square-foot Optional Deck Concept, of which 47,926 square feet
is proposed to be landscaped with various species of native and Mediterranean
grasses, shrubs, and trees. On the ground level are the Northern Landscaped Area
and the Mesquit Plaza, as well as streetscape buffers/areas and landscape buffers.
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On the deck level, which is equivalent to Level 3, the Project proposes various deck
areas and the potential addition of a 64,900 square-foot Optional Deck Concept. All
of these areas shall be publicly accessible. Other common open space areas that are
provided for on-site residents and hotel guests total 12,040 square feet and 3,455
square feet, respectively. While private open space in the form of balconies is
provided, they are not being counted towards the usable open space calculations as
the proposed common open space exceeds the minimum LAMC requirements.

As such, the Project would provide recreational and service amenities to improve the
habitability for the residents and minimize impacts on neighboring properties.

12. State Housing Element Law Findings

The Project is located on parcels identified in the Inventory of Sites prepared for the 2021-
2029 Housing Element, which was anticipated to accommodate 152.6 Very Low Income
Units, 152.6 Low Income Units, and 238.8 Above-Moderate Income Units. The Project
proposes 895 residential units, including 45 units for Extremely Low Income households and
99 units for Very Low Income households. Therefore, the Project would result in fewer units
by income category than those identified in the Housing Element.

a.

The reduction is consistent with the adopted general plan, including the housing
element.

Pursuant to LAMC Section 13.A.2.10.D, when acting on multiple applications for a
project, when appropriate, findings may be made by reference to findings made for
another application involving the same Project. This finding is substantially identical to
the finding found earlier in this document as Finding No. 2 and is hereby incorporated
by reference. As discussed in Finding No. 2, the Project would be consistent with the
purposes, intent and provisions of the General Plan and its elements, including the
Housing Element. The Project would include 895 residential units, including 45 units
for Extremely Low Income households and 99 units for Very Low Income households,
and the requested General Plan Amendment, Vesting Zone Change, and Heigh
District Change would help facilitate the additional provision of housing on a site where
housing would not have been previously permitted. Specifically, the Project would
provide a range of residential unit types, including studio, one bedroom, and
penthouse units.

The remaining sites identified in the housing element are adequate to meet the
requirements of Section 65583.2 and to accommodate the jurisdiction’s share of
the regional housing need pursuant to Section 65584. The finding shall include
a quantification of the remaining unmet need for the jurisdiction’s share of the
regional housing need at each income level and the remaining capacity of sites
identified in the housing element to accommodate that need by income level.

Pursuant to Government Code (GC) Section 65863(b)(2), the City finds that while the
Project would result in fewer units by income category than those identified in the
Inventory of Sites prepared for the 2021-2029 Housing Element, the remaining sites
identified in the Housing Element of the General Plan are adequate to meet the
requirements of GC Section 65583.2 and to accommodate the jurisdiction’s share of
the regional housing need pursuant to GC Section 65584. Based on the sites inventory
and inventory of candidate sites included in the 2021-2029 Housing Element of the
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General Plan, as well as the most recent Annual Progress Report on the Housing
Element submitted to the California Department of Housing and Community
Development (HCD) as of May 1, 2024, the City’s remaining RHNA Allocation for the
2021-2029 Planning period is as follows: 111,247 Very Low Income Units, 65,133 Low
Income Units, 74,766 Moderate Income Units, and 153,459 Above-Moderate Income
Units. As of May 1, 2024, the City has a remaining capacity of 111,247 Very Low
Income Units, 65,133 Low Income Units, 74,766 Moderate Income Units, and 153,459
Above-Moderate Income Units. The excess Above-Moderate Income Unit capacity
may accommodate both Moderate and Above Moderate Unit RHNA Allocations.
Therefore, the City finds that there are adequate remaining sites in the Housing
Element to accommodate the remaining RHNA Allocation for the planning period, and
in compliance with the requirements of GC 65583.2.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS

Introduction

The City of Los Angeles (the “City”), as Lead Agency, has evaluated the environmental impacts
of the 670 Mesquit Project by preparing an environmental impact report (EIR) ENV-2017-249-EIR
(SCH No. 2017041071). The EIR was prepared in compliance with the California Environmental
Quality Act of 1970, Public Resources Code Section 21000 et seq. (CEQA) and the California
Code of Regulations Title 14, Division 6, Chapter 3 (the "CEQA Guidelines").

The 670 Mesquit Project EIR, consisting of the Draft EIR, the Final EIR, and Addendum, is
intended to serve as an informational document for public agency decision-makers and the
general public regarding the objectives and environmental impacts of 670 Mesquit Project, located
within the Arts District at 606-612, 638-694, and 679-689 South Mesquit Street, 1494-1498 East
6" Street, and 2119-2135 East 7" Street within the Central City North Community Plan area of
the City of Los Angeles. The Project (Modified Alternative 2) proposes to construct a new, mixed-
use development totaling up to 1,792,103 square feet of floor area on an approximately five-acre
site. Modified Alternative 2 would consist of the following primary components, with up to: 676,437
square feet of office; 271 hotel guest rooms; 895 residential units, including 45 units for Extremely
Low Income households and 99 units for Very Low Income households; 14,345 square feet of
retail; 28,688 square feet of restaurants; 35,515 square feet of studio/event/gallery/museum
space; 34,000 square feet of gym uses; and a 30,000 square-foot charter elementary school. The
proposed uses would be accommodated in four, interconnected buildings, ranging in height from
210 feet to 378 feet, located above subterranean and podium parking. Modified Alternative 2 may
also include the construction of a 72,990 square-foot publicly-accessible Optional Deck Concept
that would extend over a portion of the adjacent railway properties east of the Project Site. The
existing one- to four-story freezer, cold storage, and dry storage warehouses and surface parking
would be demolished.

The Draft EIR was circulated for a 47-day public comment period beginning on December 30,
2021, and ending on February 14, 2022. A Notice of Availability (NOA) was distributed on
December 30, 2021, to all property owners within 500 feet of the Project Site and interested
parties, which informed them of where they could view the document and how to comment. The
Draft EIR was available to the public at the City of Los Angeles, Department of City Planning, and
the following local libraries: Los Angeles Central Library, Little Tokyo Branch Library, Robert Louis
Stevenson Branch Library. A copy of the document was also posted online at
https://planning.lacity.gov/development-services/eir/670-mesquit-project-0 and was available for
purchase on a CD-ROM through the Department of City Planning.
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The Final EIR was then distributed on December 7, 2022. Notices regarding availability of the
Final EIR were distributed to property owners and occupants within a 500-foot radius of the Project
Site, as well as anyone who commented on the Draft EIR, and interested parties. Responses
were sent to all public agencies that made comments on the Draft EIR at least 10 days prior to
certification of the EIR pursuant to CEQA Guidelines Section 15088(b).

The Deputy Advisory Agency (DAA) certified the EIR, identifying Alternative 2 as the Preferred
Alternative, on August 22, 2023 (“Certified EIR”) in conjunction with the approval of the Project’s
Vesting Tentative Tract Map No. VTT-74765. In connection with the certification of the EIR, the
Deputy Advisory Agency adopted CEQA findings, as well as a statement of overriding
considerations and a mitigation monitoring program (MMP). The DAA adopted the MMP in the
EIR as a Condition of Approval. All mitigation measures in the MMP are also imposed on the
Project through Condition of Approval of CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-
ZV-PR, to mitigate or avoid significant effects of the Project on the environment and to ensure
compliance during implementation of the Project.

An Addendum was posted on the Department of City Planning website in November 2024. The
Addendum analyzed modifications to the preferred development alternative for the Project
(Modified Alternative 2), including reducing the office space square-footage, increasing the
number of hotel guest rooms and residential units, decreasing the retail, restaurant,
studio/event/gallery/museum use, gym, and charter school floor area, reducing the publicly-
accessible deck square-footage, and the number of buildings from five to four.

NO SUPPLEMENTAL OR SUBSEQUENT REVIEW IS REQUIRED

CEQA and the State CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3,
Sections 15000-15387) allow the City to rely on the previously certified EIR unless a Subsequent
or Supplemental EIR is required. Specifically, CEQA Guidelines Sections 15162 and 15163
require preparation of a Subsequent or Supplemental EIR when an EIR has been previously
certified or a negative declaration has previously been adopted and one or more of the following
circumstances exist:

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
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the previous EIR;

C. Mitigation measures or alternatives previously found not to be feasible would in fact be
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
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.

None of the above changes or factors have arisen and there are no substantial changes to the
Project, and it is substantially the same as the approved project. No substantial changes have
been identified to the surrounding circumstances, and no new information of substantial
importance has been identified since the approval of the Project. There is no evidence of new or
more severe significant impacts, and no new mitigation measures are required for the project.

Accordingly, there is no basis for changing any of the impact conclusions referenced in the
certified EIR’s CEQA Findings. Similarly, there is no basis for changing any of the mitigation
measures referenced in the certified EIR’'s CEQA Findings, all of which have been implemented
as part of the conditions of approval. There is no basis for finding that mitigation measures or
alternatives previously rejected as infeasible are instead feasible. There is also no reason to
change the determination that the overriding considerations referenced in the certified EIR’s
CEQA Findings, and each of them considered independently, continue to override the significant
and unavoidable impacts of the Project.

Therefore, as the Project was assessed in the previously certified EIR, and pursuant to CEQA
Guidelines Section 15162, no supplement or subsequent EIR or subsequent mitigated negative
declaration is required, as the whole of the administrative record demonstrates that no major
revisions to the EIR are necessary due to the involvement of new significant environmental effects
or a substantial increase in the severity of a previously identified significant effect resulting from
changes to the project, changes to circumstances, or the existence of new information. In addition,
no addendum is required, as no changes or additions to the EIR are necessary pursuant to CEQA
Guidelines Section 15164.

RECORD OF PROCEEDINGS

The record of proceedings for the decision includes the Record of Proceedings for the original
CEQA Findings, including all items included in the case files, as well as all written and oral
information submitted at the hearings on this matter. The documents and other materials that
constitute the record of proceedings on which the City of Los Angeles’ CEQA Findings are based
are located at the Department of City Planning, 221 North Figueroa Street, Suite 1350, Los
Angeles, CA 90021. This information is provided in compliance with CEQA Section 21081.6(a)(2).

In addition, copies of the Draft EIR and Final EIR are available on the Department of City
Planning’s website at https://planning.lacity.org/project-review/environmental-review/published-
documents (to locate the documents, select “Environmental Impact Reports (EIRs)” and search
for the environmental case number).
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PUBLIC HEARING AND COMMUNICATIONS

Two public hearings were held for the Project. First, a Hearing Officer (HO) Hearing was held
virtually and telephonically via Zoom by the Hearing Officer on behalf of the City Planning
Commission on December 7, 2022, at 10:00 a.m. Due to pending comments from the Bureau of
Engineering (BOE) and ongoing discussions with the Applicant with BOE and the owners of the
Railway Properties, the December 7" Hearing only included the HO and did not include the
Deputy Advisory Agency (DAA) requests. This was addressed on the record in the December
7tht" HO Hearing. Subsequently, a joint public hearing was held virtually and telephonically via
Zoom by the DAA and HO on behalf of the City Planning Commission on March 22, 2023, at 9:30
a.m., for the proposed subdivision and Project entitlements. In attendance at both hearings were
the Applicant’s Team and Representative, members of the subdivision committee, and members
of the general public.

Summary of Public Hearings

1. Present: There was a combined total of 51 participants during both meetings, including
City Planning Staff, the Applicant team, members of the Subdivision Committee, and
members of the public.

2. Public Speakers: A combined total of 34 people spoke at both hearings, not inclusive of
the Applicant team; 32 people spoke in support of the project; two people spoke against
the Project. In addition, a total of 31 written comments were received to express support
for the Project.

3. The Applicant’s Representative described the Project design and entitlement requests.
4. Public Hearing Testimony
Speaker Comments Supporting the Project

e The Project will benefit the community by transforming the neighborhood and providing
new jobs.

e The Project provides skilled trade construction jobs to local members of the
community.

e The Project will add positive growth to the Arts District neighborhood.

e The Project will focus on the pedestrian streetscape and placemaking to beautify the
existing community.

e The Project will add jobs and provide affordable housing for the community.

e The Project’'s proposed school use would benefit the community and potential
residents of the Project.

Speaker Comments Opposing the Project

e The Project is inconsistent with the adjacent Fashion District and industrial land uses
surrounding the Project Site.

e The Project should provide industrial uses to improve upon the Project Site while
complementing the existing surrounding area and remaining compliant with the
proposed DTLA 2040 industrial land use designation.
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The Project needs more affordable housing which is consistent with the proposed
DTLA 2040 Community Plan and existing Community Plan.

Response to Public Testimony:

The Applicant clarified that the Project would not need an additional tract map due to
the proposed Optional Deck Concept, and it is not anticipated that there would be any
additional amendments to the existing tract map.

The Applicant clarified that the Project is seeking to approve and develop Alternative
2 as proposed and analyzed in the EIR, which, like the Project, includes an Optional
Deck Concept.

The Applicant provided their contact information to a commenter who inquired about
collaboration with a local non-profit regarding the Project’s potential school use.

The Applicant addressed public comments related to developing industrial uses on the
Project Site in accordance with the proposed DTLA 2040 land use designation by
stating that commercial uses are allowable under the proposed land use designation
on the Project Site.

The Applicant stated that they are looking forward to working with all union
representatives who provided comments on the Project.

Lastly, the HO requested that speakers with questions contact the City if they had
additional questions or requests for clarification after the HO hearing.

WRITTEN CORRESPONDENCE

City Staff received 31 written comments from members of the public in support of the Project.
Comments in support of the Project were similar to those submitted during the Public Hearings
held for the Project.
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OWNER:

APPLICANT:

PROJECT ADDRESS:

LEGAL DESCRIPTION:

DESCRIPTION:

FRANK GALLO/RANCHO COLD STORAGE
670 MESQUIT STREET.

LOS ANGELES, CA 90021

T+1213 624 8861

ZACHARY VELLA/RCS VE LLC
8436 MELROSE PLACE,

LOS ANGELES, CA 90069
T+1212 686 2500

670 MESQUIT STREET
LOS ANGELES, CA 90021
T+1213 624 8861

SEE SHEET G-102 FOR DETAILED
LEGAL DESCRIPTION
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5164-017-008

5164-018-009
5164-016-009
5164-016-010

5164-016-803

HARDSCAPE AREA TOTAL: 116,410 SF (69%)
LANDSCAPE AREA TOTAL: 51,819 SF (31%)

TREE REQUIREMENTS
(PER LAMC SECTION 12.21.G)

EXISTING TREES: 0

TOTAL TREES REQUIRED/PROPOSED: 224

[G] LONG TERM BYCICLE PARKING:
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1-25DU = 1B.P.PER1DU =25
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APN:  5164-016-009, -010, -803 (PORTION)

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF LOS ANGELES, IN THE COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

THAT PORTION OF LOTS 76 THROUGH 87, INCLUSIVE, OF THE GOODWIN TRACT, IN THE CITY OF LOS ANGELES,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 11, PAGE 42, OF
MISCELLANEOUS RECORDS, ALSO BEING A PORTION OF PARCEL 3-A, AS PER DEED RECORDED JANUARY 13, 1977,
AS INSTRUMENT NO. 77-45686, OF OFFICIAL RECORDS, BOTH IN THE OFFICE OF COUNTY RECORDER OF SAID
COUNTY, DESCRIBED AS FOLLOWS:

BEGINNING AT THE WESTERLY TERMINUS OF THAT CERTAIN COURSE DESCRIBED WITHIN PARCEL 3-A OF SAID
DEED RECORDED ON JANUARY 13, 1977 AS INSTRUMENT NO. 77-45686, STATED THEREIN AS NORTH 84° 47' 12"
EAST 152.81 FEET", SAID POINT ALSO BEING THE INTERSECTION OF THE WESTERLY LINE OF THAT CERTAIN DEED
RECORDED SEPTEMBER 20, 1924, IN BOOK 4052, PAGE 242, OF OFFICIAL RECORDS, IN THE OFFICE OF THE
COUNTY RECORDER OF SAID COUNTY, WITH THE SOUTHERLY LINE OF THAT CERTAIN DEED BEING THE FINAL
ORDER OF CONDEMNATION DOCUMENT, RECORDED OCTOBER 28, 1931, AS CASE NO. 296924, SUPERIOR COURT
CASE;

THENCE, LEAVING SAID INTERSECTION, ALONG SAID SOUTHERLY LINE, NORTH 84° 50' 00" EAST 89.00 FEET;
THENCE, LEAVING SAID SOUTHERLY LINE, SOUTH 11° 02' 32" EAST 110.58 FEET;
THENCE, SOUTH 11° 34' 24" EAST 345.91 FEET;

THENCE, SOUTH 79° 26' 45" WEST 46.52 FEET, TO A POINT ON THE WESTERLY LINE OF PARCEL 3-A OF SAID DEED
RECORDED JANUARY 13, 1977 AS INSTRUMENT NO. 77-45686;

THENCE, ALONG LAST SAID WESTERLY LINE, NORTH 10° 40' 43" WEST 309.55 FEET, TO THE SOUTHERLY LINE OF
THE LAND DESCRIBED WITHIN SAID DEED RECORDED SEPTEMBER 20,1924 IN BOOK 4052, PAGE 242, OF OFFICIAL
RECORDS;

THENCE, ALONG LAST SAID SOUTHERLY LINE, SAID LINE ALSO DESCRIBED WITHIN PARCEL 3-A OF SAID DEED
RECORDED JANUARY 13, 1977 AS INSTRUMENT NO. 77-45686, SOUTH 84° 50' 00" WEST 62.43 FEET, TO THE
WESTERLY LINE OF THE LAND DESCRIBED WITHIN SAID DEED RECORDED SEPTEMBER 20, 1924 IN BOOK 4052,
PAGE 242, OF OFFICIAL RECORDS;

THENCE, ALONG LAST SAID WESTERLY LINE, SAID LINE ALSO DESCRIBED WITHIN PARCEL 3-A OF SAID DEED
RECORDED JANUARY 13, 1977 AS NO. 77-45686, NORTH 5° 20' 00" WEST 150.00 FEET, TO THE POINT OF
BEGINNING.

SAID LAND IS DESCRIBED AND DELINEATED ON CERTIFICATE OF COMPLIANCE LOT LINE ADJUSTMENT, PARCEL
MAP EXEMPTION NO. 2009-4029, RECORDED JUNE 9, 2010 AS INSTRUMENT NO. 10-785275 OFFICIAL RECORDS.

EXCEPT THEREFROM ALL MINERALS, OIL, GAS AND OTHER HYDROCARBONS, AS WELL AS METALLIC OR OTHER
SOLID MINERALS, WITHOUT THE RIGHT TO GO UPON OR USE THE SURFACE OF SAID LAND, OR ANY PART THEREOF,
FOR THE PURPOSE OF DRILLING FOR, MINING, OR OTHERWISE REMOVING, ANY OF SAID MINERALS, BUT WITH THE
RIGHT HOWEVER, TO REMOVE ANY OF SAID MINERALS FROM SAID LAND BY MEANS OF WELLS, SHAFTS, TUNNELS,
OR OTHER MEANS OF ACCESS TO SAID MINERALS WHICH MAY CONSTRUCTED, DRILLED OR DUG FROM OTHER
LAND, PROVIDED THAT EXERCISE OF SUCH RIGHTS SHALL IN NO WAY INTERFERE WITH OR IMPAIR THE USE OF THE
SURFACE OF SAID LAND OR OF ANY IMPROVEMENTS THEREON, AS RESERVED BY ATCHISON, TOPEKA AND SANTA
FE RAILWAY COMPANY, IN DEED RECORDED JANUARY 13, 1977 AS INSTRUMENT NO. 77-45686 OF OFFICIAL
RECORDS.

APN:  5164-017-002, 003 AND 008

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF LOS ANGELES, IN THE COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL 1:

LOTS 269 TO 279 INCLUSIVE, OF THE WINGERTER TRACT, IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 15, PAGE 52 OF MISCELLANEOUS RECORDS,
IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

EXCEPTING THEREFROM THAT PORTION OF SAID LOT 269 LYING NORTHERLY OF THE FOLLOWED DESCRIBED LINE:

BEGINNING AT A POINT IN THE EAST LINE OF MESQUIT STREET, 50 FEET WIDE, AS SHOWN ON SAID MAP, DISTANT
NORTH 5° 17' WEST, ALONG SAID EAST LINE, 403.57 FEET FROM THE SOUTHWEST CORNER OF LOT 276 OF SAID
WINGERTER TRACT, THENCE NORTH 84° 40' 20" EAST 138.32 FEET, MORE OR LESS TO THE EASTERLY LINE OF
SAID LOT 269.

ALSO EXCEPTING THEREFROM THOSE PORTIONS OF SAID LOTS 276, 277, 278 AND 279, LYING SOUTHERLY OF
THE FOLLOWING DESCRIBED LINE:

BEGINNING AT THE SOUTHWESTERLY CORNER OF SAID LOT 276, WHICH POINT IS THE NORTHEASTERLY CORNER
OF MESQUIT STREET 50 FEET, AND SEVENTH STREET, AS SHOWN ON MAP OF SAID TRACT, THENCE ALONG THE
WESTERLY LINE OF SAID LOT 276 AND THE EASTERLY LINE OF SAID MESQUIT STREET NORTH 5° 17' 00" WEST
132.90 FEET TO THE TRUE POINT OF BEGINNING, THENCE LEAVING SAID WESTERLY LINE OF SAID MESQUIT
STREET AT RIGHT ANGLES NORTH 84° 43' 00" EAST 163.58 FEET, MORE OR LESS, TO A POINT IN THE EASTERLY
LINE OF SAID LOT 279 WHICH IS DISTANT THEREON NORTH 10° 36' 50" WEST 151.89 FEET FROM THE
SOUTHEASTERLY CORNER THEREOF.

PARCEL 2:

ALL OF LOTS 265, 266, 267 AND 268 AND THOSE PORTIONS OF LOTS 264 AND 269 OF THE WINGERTER TRACT,
IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA AS SHOWN ON MAP RECORDED
IN BOOK 15, PAGE 52 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY, DESCRIBED AS A WHOLE AS FOLLOWS:

BEGINNING AT A POINT IN THE EAST LINE OF MESQUIT STREET, DISTANT NORTH 5° 17" WEST THEREON 403.57
FEET FROM THE SOUTHWEST CORNER OF LOT 276 OF SAID TRACT, THENCE NORTH 84° 40' 20" EAST 138.32
FEET TO A POINT IN THE EASTERLY LINE OF SAID LOT 269, THENCE NORTH 10° 36' 50" WEST, ALONG THE
EASTERLY LINES OF SAID LOTS 269 TO 264 INCLUSIVE, TO A LINE THAT BEARS NORTH 84° 45' 14" EAST FROM A
POINT IN THE WESTERLY LINE OF SAID LOT 264 DISTANT NORTH 5° 17 WEST THEREON 23.75 FEET FROM THE
SOUTHWEST CORNER OF SAID LOT 264, THENCE SOUTH 84° 45' 14" WEST T0 SAID WESTERLY LINE OF LOT 264,
THENCE SOUTH 5° 17' EAST, ALONG THE WESTERLY LINES OF SAID LOTS, TO THE POINT OF BEGINNING.

PARCEL 3:

THAT PORTION OF LOTS 276, 277, 278 AND 279 OF THE WINGERTER TRACT, IN THE CITY OF LOS ANGELES,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 15, PAGE 52 OF
MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, LYING SOUTHERLY OF
THE FOLLOWING DESCRIBED LINE:

BEGINNING AT THE SOUTHEASTERLY CORNER OF SAID LOT 276, WHICH POINT IS THE NORTHEASTERLY CORNER
OF MESQUIT STREET, 50 FEET WIDE, AND 7TH STREET, AS SHOWN ON MAP OF SAID TRACT, THENCE ALONG THE
WESTERLY LINE OF SAID LOT 276 AND THE EASTERLY LINE OF SAID MESQUIT STREET, NORTH 5° 17' 00" WEST
132.90 FEET TO THE TRUE POINT OF BEGINNING, THENCE LEAVING SAID WESTERLY LINE AND SAID MESQUIT
STREET AT RIGHT ANGLES, NORTH 84° 43' 00" EAST 163.58 FEET, MORE OR LESS, TO A POINT IN THE EASTERLY
LINE OF SAID LOT 279, 151.89 FEET FROM THE SOUTHEASTERLY CORNER THEREOF.

PARCEL 4:

A PORTION OF LAND IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, WITHIN
THAT CERTAIN TRACT, CITY LANDS OF LOS ANGELES AS PER MAP FILED IN BOOK 2, PAGES 504 AND 505 OF
MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED AS
FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF LOT 279, WINGERTER TRACT, AS PER MAP FILED IN BOOK 15, PAGE
52 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, SAID POINT ALSO
BEING ON THE NORTHERLY RIGHT OF WAY LINE OF SEVENTH STREET, 80.00 FEET WIDE, AS SHOWN ON SAID
WINGERTER TRACT; THENCE EASTERLY ALONG SAID NORTHERLY RIGHT OF WAY LINE, SOUTH 89° 24' 00" EAST
19.60 FEET; THENCE LEAVING SAID NORTHERLY RIGHT OF WAY LINE NORTH 12° 55' 45" WEST, 154.69 FEET TO A
POINT ON THE EASTERLY PROLONGATION OF THE NORTHERLY LINE OF SAID LOT 279; THENCE WESTERLY ALONG
SAID EASTERLY PROLONGATION NORTH 84° 43' 00" WEST, 13.00 FEET TO THE NORTHEAST CORNER OF SAID LOT
279; THENCE ALONG THE EASTERLY LINE OF SAID LOT 279, SOUTH 10° 36' 00" EAST 151.86 FEET TO THE POINT
OF BEGINNING.

APN:  5164-017-006

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN CITY OF LOS ANGELES IN THE COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL 1:

THOSE PORTIONS OF LOTS 85T0 90 INCLUSIVE OF THE GOODWIN TRACT, IN THE CITY OF LOS ANGELES,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED OCTOBER 6, 1886, IN BOOK
11, PAGE 42 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER, LYING WESTERLY
OF THE WESTERLY LINE OF THE LANDS NOW OR FORMERLY OWNED BY SOUTHERLY CALIFORNIA
RAILWAY, TOGETHER WITH THAT PORTION OF LOT 91 OF SAID GOODWIN TRACT, DESCRIBED AS FOLLOWS:
BEGINNING AT THE NORTHWEST CORNER OF SAID LOT 91; THENCE EASTERLY ALONG THE NORTH
LINE OF SAID LOT, 103.74 FEET, MORE OR LESS, TO THE MOST WESTERLY LINE OF LAND OF
SOUTHERN  CALIFORNIA RAILWAY COMPANY; THENCE ALONG SAID WEST LINE SOUTH 10" 36' EAST
30.08 FEET TO THE NORTH LINE OF THE LAND DESCRIBED IN THE EXCEPTION FROM PARCEL 1, IN
THE DEED TO CALIFORNIA CONSUMERS CORPORATION, RECORDED IN BOOK 7129 PAGE 63 OF
OFFICIAL RECORDS, IN THE OFFICE OF THE COUNTY RECORDER; THENCE ALONG SAID NORTH LINE 84'
43' 30" WEST 106.53 FEET, MORE OR LESS, TO THE EAST LINE OF MESQUIT STREET; THENCE ALONG
THE EASTERLY LINE NORTH 5' 17" WEST 30.04 FEET TO THE POINT OF BEGINNING.

PARCEL 2:

ALL OF LOTS 262 AND 263, TOGETHER WITH THAT PORTION OF LOT 264 OF THE WINGERTER TRACT, IN
THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED
MARCH 29, 1887 INBOOK 15, PAGE 52 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY
RECORDER, DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWEST CORNER OF SAID LOT 264; THENCE SOUTH 5' 17' EAST 16.25 FEET;
THENCE NORTH 84' 45' 14" EAST 119.21 FEET TO THE EAST OF SAID LOT 264; THENCE NORTH 10'
36' WESTTO THENORTH LINE OF SAID LOT 264; THENCE WEST ALONG THE NORTH LINE OF SAID LOT
264, 117.64 FEET TO THE POINT OF BEGINNING.

PARCEL 3:

THAT PORTION OF LOTS 91 AND 92 OF THE GOODWIN TRACT, INTHE CITY OF LOS ANGELES, COUNTY
OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED OCTOBER 6, 1886 IN BOOK 11, PAGE 42
OF MISCELLANEOUS RECORDS, INTHE OFFICE OF THE COUNTY RECORDER, TOGETHER WITH A
TIRIANGULAIR PIECE ADJOINING LOT 92 ON THE SOUTH BEING DESCRIBED AS A WHOLE AS FOLLOWS:
BEGINNING AT THE NORTHWEST CORNER OF SAID LOT 91; THENCE SOUTHERLY ALONG THE EAST LINE OF
MESQUIT STREET TO THE NORTH LINE OF LOT 262 OF THE WINGERTER TRACT, IN THE CITY OF LOS
ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED MARCH 29,
1887 IN BOOK 15, PAGE 52 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER;
THENCE EASTERLY ALONG THE NORTH LINE OF SAID LOT 262, 110.16 FEET, MORE OR LESS, TO THE WEST
LINE OF LAND OF, OR FORMERLY OF, SOUTHERLY CALIFORNIA RAILWAY COMPANY; THENCE ALONG SAID
WEST LINE TO THE NORTH LINE OF SAID LOT 91; THENCE WESTERLY ALONG NORTH LINE OF SAID LOT
91T0 THE POINT OF BEGINNING

EXCEPTING FROM SAID PORTION OF SAID LOT 91 THAT PORTION LYING NORTHERLY OF THE NORTH LINE
OF THE LAND DESCRIBED IN THE EXCEPTION FROM PARCEL 1 IN THE DEED TO CALIFORNIA CONSUMER
CORPORATION, RECORDED IN BOOK 7129 PAGE 63 OF OFFICIAL RECORDS, IN THE OFFICE OF THE COUNTY
RECORDER.

APN:  5164-018-009

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF LOS ANGELES, IN THE COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

LOTS 246 TO 252 INCLUSIVE OF WINGERTER TRACT, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 15, PAGE 52 OF MISCELLANEOUS RECORDS, IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

670 MESQUIT

ENTITLEVENT SUBMITTAL 76
ENTITLEVENT SUBMITIAL #5
ENTITLEVENT SUBMITTAL #4

ENTITLEVENT SUBMITTAL 73
ENTITLEVENT SUBMITIAL 2
ENTITLEVENT SUBNITTAL #1

ATE 1SSUE.

‘THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND.
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROJECT OR COMPLETION OF THIS

PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

e

| I S e —

LEGAL
DESCRIPTIONS

16507

= G-102

NTS
ARCHD




|

s

E6THST

-
. 5 \ \
Y £ s
- z 5
5 2 e \
) w 2] .
z = g \
g £ \
P o < 5 |
k H )
£ .
-
b
z
El
b
JESSE sT
Y
= z
5 ¥
12 < <
[o} o =
< 2
7THST
7THST
= j
12
o
2 \
o
<
=

]

ENTITLEVENT SUBMITTAL 76
ENTITLEVENT SUBMITIAL #
ENTITLEVENT SUBMITTAL #4
ENTITLEVENT SUBMITTAL 73
ENTITLEVENT SUBMITTAL 2

ENTITLEVENT SUBNITTAL #1

1SSUE.

‘THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND.
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROJECT OR COMPLETION OF THIS

PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

e




670 MESQUIT

LOSAVGELES CALFOMAGZ! LD ANGELES,CLroRNA Wt

T SMMEOASTRET SUTE R0 SSOMKERST

T T Tson.
B0t 2, U Lossmcetss cam
TomTouTousET s s

L0 ANGELES, CALFORNA T L0 AVGELES,CALFORNA 0T
sswsTis w0 o oty s, e 5
EINFRANCEED CALRGRIASHS £ SEGIND0,CALFORNA OGS

ENTITLEVENT SUBMITTAL 76

022402017 ENTITLEMENT SUBMITTAL #3
021032017 ENTITLEMENT SUBMITTAL #2
01232017 ENTITLEMENT SUBMITTAL #1
DATE 1SSUE.

‘THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND.
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROJECT OR COMPLETION OF THIS

PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

e

| I S [ ]

EXISTING SITE

16507

7. G-104

=50
ARCHD




JWLY LINE OF LOS ANGELES RIVER

LY LINE OF LOS ANGELES RIVER

e

A

670 MESQUIT

LOSAVGELES CALFOMAGZ! LD ANGELES,CLroRNA Wt

LOSANGLES CALZORADINT 108 NGELS CALFORMAWOTT

EINFRANCEED CALRGRIASHS £ SEGIND0,CALFORNA OGS

3222024 ENTITLENENT SUBMITTAL #6
11/11/2022_ENTITLENENT SUBMITTAL #%5
1200672019 ENTITLEVENT SUBMITTAL 74
022402017 ENTITLEMENT SUBMITTAL #3
021032017 ENTITLEMENT SUBMITTAL #2
01232017 ENTITLEMENT SUBMITTAL #1
DATE 1SSUE.

‘THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND.
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROJECT OR COMPLETION OF THIS

PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

e

EXISTING SITE PLAN

16507

= G105

ARCHD




NOT FOR CONSTRUCTION

BASEMENT LEVEL 5

e 1

«—

S e~ T




670 MESQUIT

NOT FOR CONSTRUCTION

BASEMENT LEVEL 4

o~
S
)

T T — T — - ————

T T T ————

T T T ————




NOT FOR CONSTRUCTION

BASEMENT LEVEL 3

£

a0 =i

| A—

SR 3w e -




NOT FOR CONSTRUCTION

BASEMENT LEVEL 2

ESQUIT




NOT FOR CONSTRUCTION

BASEMENT LEVEL 1

T T — T — - ————

T T — T — - ————

T T T ————

T T T ————




e S
bt | B

s34 | 2 =
gEsg | 3 -
ffs5 | & =]
ESEz | 2

285518 >
£R5e | 8 o
gft | & &
sg2 |2 o
gEs ¢ =
£°8 pur

ARCHD

?

0/

e

L

NOTE: SEE LANDSCAPE DIWGS FOR LANDSCAPE
AND HARDSCAPE DESIGN AT MESQUIT, DECK AND

ROOF TERRACES

AN

o | wo Lwe e sr, o
| P

AT

F + + =

W EY Y| 00

L

e

.

E2

i

|50 W

W |50, 0o
ING COLUMNS 8 PIERS |

L

wr

Wy

?.2.2. 20,090

e

wr

i

wr

?

W | WY 00, WO ST @O

L

ARl

wr

wr




-9
@ S
" o
=z -
m [T
5
w
=z S
g =<
4 AH m4
- 2 N . <
=1 5 L
g - =
E : ~ i
g2 S iz

ARCHD

NOTE: SEE LANDSCAPE DIWGS FOR LANDSCAPE
AND HARDSCAPE DESIGN AT MESQUIT, DECK AND

ROOF TERRACES

¥
j

L.
[

}
;
i i i i

T

@ | 2 oo

9

I A I S

e lul
1
:

At
!
x
|

wr |, wr | w0

P07

|
t
i
==
|
1
i
|
1
i
i
|
|
i
|
|
i

®




o
g 2 @P o
g8k o
sz ! ]
ShE | B o
s5g I3
LLLLL tls d - o
= SE85 | 5 = o
2l2z)z)2 )2 Eohs| 2 o< =
EEEEEE T — a5 [
&(5|5|5|5|5 2852 | & ~ A
5 i %ei | 5 Q
[= 2 = 255 = w
m = 558 g a
= =5 [
g HHE 2 =

Asindicated

ARCHD

NOTE: SEE LANDSCAPE DIWGS FOR LANDSCAPE
AND HARDSCAPE DESIGN AT MESQUIT, DECK AND

ROOF TERRACES

Ry e s R T

AT —  ———

T
T

*
T

———— - —— - Ao

1SRN -

i
I
Tt

\

|

|

y
L
|
|
y
|
|
|

T

AR AR
Il
:
1l 11 |
JP*"F*‘P*
e L
‘ El
" ,T,ﬁ-;f ol 5
‘
=~
=
. —
L
T

|3

?I..Y

o B0 RN e
|
i f!\me\hT%\TLL\FSVLiF!h ‘‘‘‘‘‘




@ S =
" = <
= o
s m o
5 —
g 2o 3
H S o
Z So =
m &7 § "
- 2 o . <€
3 5 =1
3 2 w 3
B & [y E|
g 4 — 2 3
s - m 42
© & o £

ARCHD

NOTE: SEE LANDSCAPE DIWGS FOR LANDSCAPE
AND HARDSCAPE DESIGN AT MESQUIT, DECK AND

ROOF TERRACES

s

.

!

|

|

|

|

|
~p
[ ]
—\ |
=l
L]

wL

\

|

\

|
H %

T
l

|

|

|
il
I
L1

!
i
|
|
|
J
|
\
e
I ‘7 77*

‘‘‘‘‘‘‘‘‘‘‘‘ o
!

\
|
R ————

AARARARIRAARS
W
\
¢
—
\

P
1
\
|
|
|
i




NOT FOR CONSTRUCTION

B1-L09/B2-L07/B3-L09 /
B5-L06 FLOOR PLAN

- —
A

] e e e e = |
\

———

T——— - T

I e




NOT FOR CONSTRUCTION

FLOOR PLAN

B3-L17 ROOF TERRACE




NOT FOR CONSTRUCTION

o~
-

B3-ROOF FLOOR PLAN

[T
R 2
L I I
I TN CR I .
ORI
A
A
I
R e R O A S
SR =
THU#HWmewH%HLﬁHUﬁHH¢HLﬁHHHHHH
\\\\\\\
R | |
:Mﬁi\jiﬁ I -
e e S —
1 O N
g rrTrrT
N
R T e e R
S 1 ) O
-‘jiﬂj e
T L T A
e e B
I s = S T O IO
v/ A . #\Lv ‘‘‘‘‘ o
f
|
|




NOT FOR CONSTRUCTION

FLOOR PLAN

B2-L22 ROOF TERRACE

@
o
@
®
o
®
@
-
o :
®" il
o Ll | 2 O N Y -
: [EE [T
o @Ay AT @
O E— = Ryt
s I i1 R O O O I
> B NIl
S 0 L
Ot R
o LI e
O e e
ST Bl <
W wHHHHHHHHHHH%in\ \\@MHHqHWHHiHHAHH#H%HHAHH#HHHHHH
Mw ‘‘‘‘‘‘‘‘‘‘‘ |5 5 A B
T 0| | A A
O Arf—1— | 4 %Q?tkakf ‘‘‘‘‘ —
o I iwgtﬁifxir%pir% ‘‘‘‘‘‘
| IR
T e
O HH——1— E— .
o o N
| i
o R 5 1 X B B
O I | e
O T N - = | = Y O
RS 7‘1\1 ~f -
A e 1 O O A
I N O A
_ i, | | | | I | | | | |
e @




% &
® ©
@‘wHwHwHwHHHWﬂW‘#HWﬁHH%H
I R
|
S O A ———
o 1 s
ST CTTrTT
O I i S
O S o Y O
I A S A T N
\\\\\ W%MH‘ ]
AN S=
= N
Sl i Gy
B O 3 e
T ﬁémwéa
S It
T T
B 7 N
S e U1 e Y A T
D
TN T T
A
p+<t;%pg% ‘‘‘‘‘ -
T O A N N N
T T T T
R A 0y e < s S
v s ) O A
1 A N B
Hﬂ,ﬁH,ﬁHwﬂwH#HLﬂwﬂ,ﬁH#H ﬁHHHHHH
B i e s R
%ﬁt;hpgh \\\\\ -
[ A
T T T T
/A e s S s
12 S O IS
: | .
ST =
O s
ol — e
f 1 T A N A
‘‘‘‘‘‘‘ L I L S S S N S
o i jw FTCT T T
O gt —— Y= 7 A N g s ==
R Blea/ainnnEEE
e I
A (I A B
_ ,
i ©
] ¢




NOT FOR CONSTRUCTION

B2-ROOF FLOOR PLAN




LIl e ®l &
® 9 ¢
RireduTesor
H i
@ A
3 *
- by
® |
8 ,
9 R S 0 N 7
= e T TN
1, O Y 0 T
N B T
S B A e i N/ e RS N
o R e I S
N | 7 Y Y O O Y
o IR
o O e
o b b B
o N N O O U T
ST e
T 1 <RI —
o ‘ o O O
@ - 7 \L!S‘r‘wt\‘x_‘\\,’\\r\‘ e
SRSAE & iR —
° ] o | T
A
S S A O
NN
-:¢i,7ji7 L I e .
NS -
1 S S S S
(NI
T T T .
A
ST s =SS S O
IR
e
NI
| | Il | | | | |
©




NOT FOR CONSTRUCTION

FLOOR PLAN

B1-L32 ROOF TERRACE

670 MESQUIT

Ll gl s LY
®

IR R O

T ot o o

g " S T e

“4 -t~

mifl
\

f,;%,f,
\

N

2.9
T
—

B
||
L
B X;‘g%if
r
}
—i=
|
|
—tt 1t
]
|
\
]
|
|




P [+4
o
" o
z —
2 [
2 S ©o
8 wH . T
= m o g ]
= 2 - . <€
3 5 @ i
g 5 | 2 ©
g iz - H
= 5 - L3
g s H 2] kR

@W ,,,,,,, K
&2 o
z | f
s il
: N ="
o i
&g k=
o A LR
: S ] =
S S —— 1 S P 1
R IS =Gl
IR i,
R R N 1)
S A )
RN e
S = i
&4 R -\ A
ol VIS DTG
: I
o AT
O o — ettt
B e o O A
eI T e i o e e
O I T BRI A e e =
W wHHHHHHTHthHWWSHmeH;H WHMHH%H‘WHHHHHH
T 1 s e s e S
2 T T T T
O 1aﬁgﬁ14#44# ‘‘‘‘‘ -
O N /IS R—— A S Y
o 0 1 O Y
7 100 N
I =
ot il AT S
A%fiﬂ471Jfle ‘‘‘‘‘‘
TL T
o1 I A N e B
O f——t——
ol N
R BRI AT B
| T,,L B
N N A B
_F
| _ O, &>
|




NOT FOR CONSTRUCTION

ROOF PLAN




670 MESQUIT

AR AR

!

B1-L03 (DECK)
3 m
ow

P
i
1;)
L

d
-
0.9.9.0.0.0.

1) (1 2 5 4 5 6 7 8 [ n) (o1
5Y| @ wr e @y wr e e wr wr | 20 oo

I
i

T
\

E
1
00

A

=
2
T
E,G

ﬁ 26
I

I —_—

_AEEN
i

20.0.9.0.0.0.0.0.0 000
IRRREEE

2w Pe PP P P P P P B

B1-L35 ROOF

@ s

NOT FOR CONSTRUCTION

BUILDING 1 PLANS

OO0 0000 0

OO O

B1-L02 (MEZZ)
)

o

® D @

T e

Tf

r

T £

Jisis

EE)
ety
1) (1
15: @y wr e Exy wr a e

=10

B1-L05-L30 (TYPICAL PLAN)

—_—

T T T T TR

e
e

0

£.2.9.9.0.0.0.9.9.059

B1-L34




NENTS OF SERVICE AND

{ER PROJECTS, FOR
R COPLETION OF THIS

THERS,

PROJECT B
NOT FOR CONSTRUCTION

BUILDING 2 PLANS

1SSUE
THESE DRAVINGS ARE INSTRUI
ADDITIONS TO THIS PROIECT

670 MESQUIT

T

I
-
RESIoENTIAL

‘A‘

] fosoncoode]

90?0 P 0P, G

©,0,.0,0,.0 OO

—=
il
-

i

®.0 0.0 0 0 00

®

®

PP P P P P P P B

O | et il
Oy . Ot mmd | H B § ©r
: 5 N R E gy =
@4 9. ORl S g, . O
Ils¥ 3le¥ Slet
Bl i S S

oF
L

(&)

P P P P P P P

BT P P P e P P 7
PP P P P P P P B

08090909 P.9.9. 49

2-L24
0o

(8)
A,

2-.23
e

D%
.

B

S Y Y I

-4

B2-L06-L21

)

(5)

S
|

a
E

i

L]
-4 —L
9.9

900,

2-L.26 ROOF

@




NOT FOR CONSTRUCTION

BUILDING 3 PLANS

Ae0)
10

1

3o

+

15T

n

+

1

n

+

+

—TEEE

289.0.0.0.980

@$§f@m?f@¢?ﬂ?

PR 7. P P B2
o
T

B3-L01

f
AF
{“7 .
|
i

|
|
|

B3-L02 (MEZZ)

B3-L04-L15 (TYPICAL)

CEA

B3-L03 (DECK)

e

®
©
@

@4 @ ?

Ten? ee T o 1 o 1 o0

%D

i

e | WITTY
N e e T el

999,0.9.9,090
@2LLe

B3-L19 ROOF

B3-L16

A2
=00

B3-L18
7)

©
®*
@
®




NOT FOR CONSTRUCTION

BUILDING 5 PLANS

il g

Twiw‘(L
-

T

R SN, N R S

;

T Fe

@ OOO®
HOMOCIOIOMN

D 0. 000, ®
MOMODIOM

o
e
® 0 0 6 OO ®
we | ue | ur Juoles] se | ue | e Luolus|er] o

| e psejue, e | wo | wo_jsejuesexe |

1.

i o

B ——

RN

N

\4\‘4\

—1

=

79..9.9.000.0.0.9900.0

CE)
=i

a e wr |

P ——— T

we | 6o sy sr] wo
——t
g

ae Exy
P — T

o0

=
e
? ® @ 00 ® @ OO ?

I S P 1 o I e e e e




BUILDING 5 PLANS

e
?Q

Q?L

5 e e e e O
F | O @HW

®
®

e

e

®
®

wr

50

OO

@y 150

OO
eo Lso]] =

© ©
v | e | ue

090 500 P P PRRT 7
BNPRS 7 -

]

iy

wr

OO

we |5 || e

®

ae

®

B Y| W

OO®

G P

®

|

/i
,7

|

I—
@i

|

7*
’7

|

—
65@5
b
,,4‘

|
,f ‘
T
+
|
|

I
Oz:=
ﬁ

7939993

|
L B T B I

311
50

150"

7,7, 7.589,0,0, 0.

.
r
1/*

2.2.9.999,9,9,0999 ¢

B5-122
—=]
—
|
-

OO O G
w®,.90.0800,60,6,
—

E?z‘LZA

i :,,

o

—
|

?é;iJ




B5-.26 ROOF

@%

o

wechamcaL |

=

P - 0

L owr W

ST

© 0000 @

oF

ENTITLENENT SUBNITTAL
ENTITLENENT SUBMITTAL
ENTITLENENT SUBMITTAL
ENTITLENENT SUBNITTAL
ENTITLENENT SUBMITTAL

ENTITLENENT SUBMITTAL
DATE 1SSUE

THESEDRAWIGS RE NSTRUNENTS OF SERVCE MO

A00TONS T0 TS ROVECT R COVPLETON0F T
PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

BUILDING 5 PLANS




BEDROOM

LIVING ROOM

DINING

KITCHEN

TYPICAL 1-BEDROOM APARTMENT

LIVING ROOM

DINING

KITCHEN

TYPICAL STUDIO APARTMENT

670 MESQUIT

ENTITLEVENT SUBMITTAL 76
ENTITLEVENT SUBMITIAL #
ENTITLEVENT SUBMITTAL #4

ENTITLEVENT SUBMITTAL 2
ENTITLEVENT SUBNITTAL #1
DATE 1SSUE.

‘THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND.
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROJECT OR COMPLETION OF THIS

PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

TYPICAL 1-BEDROOM
AND STUDIO
APARTMENT

16507

o A-126

ARCHD




81135 ROOF (TOFF378.0)

BILER TOFF S g 1= [ -
B T0FF )
sl rorrsse g >
5 =] L ||
BiumToFFue L] e 1

81132 (10FF30-0)

NN

81151 MOFF31E0) 1 esoerc | | Iy 8 w3 waxHBoHT o MensCREDG 47T
[R— T [resomemae] |
p— . ...mgwg__ il & T [— o EusRocrrosE
o1 roreae . e[ ] i mt| =M i | ssrosrars
s mrorem TH= i ' H w s [N R e
s1usmOFFaT 1 i e I
E -~ — —- o . B2L(TOFFI%E)
s rorez0 T oo ] O | i - QBIOEEA
81124 OFF20 L =il i o || I - _ Gy RIZOOFFAZE)
munTosF2y || mjl = i esifys ERY =1 = FE R —
mwz0FF2w - Ol » [ I .
511 ToFF 2w [ | resomnat [ u wesioprrac ] | LG 3 Ak HEEHT 10T b BLL0EXR (05T
BILATOFEIND) & o b [T [ o . o g 5 n o ol P [< ; B3LBTOFF1950)
B11L19 (T.0F F.187" [ RES AL
L i1 L L —— — | H =} i BILIT (LOFF 182
BILBTOFE T | - RN N 1 1 H
81L17 (LOFF.168 [ [ | o ResiopTIaL |l ] | | n s BT | BILI6 (TOFFABE)
81L16 (LOFF.158 gy = s Iy = i B ind || B3LIS(TOFF1560)
BILISMOFF S I ) | - [T Trorm Ll B3 TOFF156)
BILUTOFF18 Ol | = . D IENEED Ll B3I TOFF150)
BLOFE 1 il = . (e " AR u ssL0FF 8
s osiiee) O | B Tl il =im 1 T e u sour 0FE1140)
B1L11 (TOFF.1035) [ || n_n L | | | TN n L HoTEL L ] B3LI0(TOFF1036)
B1L10(LOFF0) [ || T L | | [ | [ o I HoteL Hl B3L09 (L.OFF930)
81L09(TOFFE26) | | n L o |
B1L05(TOFF72 L (NN B 1 | B (S | |
B1L07 (LOFF 6t n_n o | | [ wore 1
B1L06(TOFF510) nn L mil = = {] ] vor= BILOS (TOFF514)
—t | - —~
B1L05 (TOFF.40- L o | | L TR B3LO4 (TOFF A0S
B0 T0FF335) 3 mil = =
105K LEVEL 07 F240) ] e | i =) I Ll o oL TorFae)
; — —
R | = 5 [ = e = =T oo
125 WnesouTieveL TorF) [ E e oo [ o - <
\, = - - TRuck Lonoms pav
w
paosrarn g & H [ il [ | L] \ I
P-2TOFF. ES ] ] e ] [ N 1 1l
3 | e e [ | F—| =
s || 18 H
L L. - _n._
wnoeroros
S o)
B2 B3
el wr | we | wr | wr 07 o 5r| oo wr | we 0w we wr, | wr | wo 0w 0w | wr

OO0 © OO0 00000 VLY © 0 O 0 O 0 O COE ® ®

OO OO ® OO

670 MESQUIT

ENTITLENENT SUBMITTAL 76
ENTITLENENT SUBMITTAL #5
ENTITLENENT SUBMITTAL 2

9

ENTTLENENT SUBMTTA
BT

3
H

THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND.
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROIECT OR COMPLETION OF THIS
PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

N/S SECTIONS

16507

e A251




TNAAX

A

orfice

orrics

I \ \

NN,

orfice

orfice

4 orfice

T e
I

A

S 5

 dp BT RXF Q0rE )
L g snnoremse
L | Bisn0re00)
L i BU00FETN
Ll mmnorzn

670 MESQUIT

ns1

| |y BLR2TOFFHED)
&

BRFNEE T
L | munorezon
L 1 Bn0rEzsn)
L g mrenorezon
L |gp mtrnorezen
L igp BBLT0FERD)
1 | estsnorezon
1| B TOFF1%6:0)
PRz ]
| |y oaoreuen
1 g BSUITOFES40)
L L monorsion
L g mumnorsimn
L BU00FEIZY

o

ENTITLENENT SUBMTT?
ENTITLEN
ENTITLENENT SUBMTT
ENTTLENENT SUBMTTA
ENTITLENENT SUBMTT
ENTITLENENT SUBMTT
1SSUE

LU |10 | 160

| | o 85107 T0FF 8-
&

P
RPN LI
Lguumorssn

85108 (LOFF.4307

THESE DRAWINGS ARE INSTRUUENTS OF
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROIECT OR COMPLETION OF THS
PROJECT BY OTHERS.

IGE AND

NOT FOR CONSTRUCTION

N B5L02 TOFFIE)
<

1, -85L01-DECK | TTH STREET (T OF F24.0)
<

il H

EE NS

TP UEZ(TORF106)

St
-

ST = oo

(h-85P1 NESQUITLEVEL) (TOFF.)
P

P1TOFF-186)
<

L P2TOFF2T40)
N PATOFF3T2)
<

P4 TOFF 46
<

L PS(TOFF-55:40)
<

(sevono)

e we e ae

wr, W e ne e e e e ae e E73 e
1 1 1

50 50 5y E2 e
1 1 1

e

o
o

r | 150 | 150
—t—

e

OO & O O 0 6 0 0 O O e O® 6 © 0 6 © O

O 6 O 6 60 ® & ® 0V ® O®

N/S SECTIONS

16507

e A-252

ARCHD




BLIRG (050 g
85126 TOFF%5:0)
BUSIOETD g
L Ez LY
BT0FERD)
SUR0FEND)
BN gy
SO0 g
BUOTOFFNT g
BUCIOPFD g
BUIIOFFD g
BUSIOFFRID g
B5L15 [OFF210:0)
BUUIOENT g
BLOGOFRED g
BLUOFFET g
B0 g
BLOtOrEn g
BUBMOPEED g
BUBIOFE N
BUITOFFRE g,
BUSTOFFaN) g,
BUSTOFENS) 4
BUI0FF00) 4

B5 LIS (TOFF43:0)

HSTREET (TOFF26-0)

Ui - Mex et of WEP Scrsnin 5590

ecuamcaL

orrice

orrice

orrice

orice

orrice

orrice

orice

ornce n

orrice

orrice

omeeevoe]| |

Suiong - Max gt 5.

st sesning et

< B1SROOF (1OFFT80)
¢

oy 3.

TN
pranmn|

o B2L6 ROOF (TOFF2840)
&

<, BILIOROOF TOFF210:0)
¢

ITTT1T]
ﬂml‘]J

§NREEN T

WTTTTTJT
e &
WTTTITHT

[ imERE 5
HI\I\}J

TICTIIT
| INNEEE |

[TTTT
TTTIT
[NRE
[ITIT

i

[

BRZOOMES g
SPINESUTOR 10670 gy

P-1TOFF-A86)
P2(TOFF.27:0)
PITOFFAT2)
P4TOFF465) J

PS(OFF-850) ]

LA A A

L[] [a

RTCAL CLEARANCE

il

L

w

L 00 | wr | m6

Ly

® 0 60000 0 6 6 6 0O

670 MESQUIT

o cosT 3

N e
ENTITLENENT SUBMITTAL 76
ENTT MTTAL 25

2l
£k
£

ENTTLENENT SUBMTTA
BT

3
H

THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROIECT OR COMPLETION OF THS
PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

E/W SECTIONS

16507

e A-253

ARCHD




NOT FOR CONSTRUCTION

WEST ELEVATION

oL —

-
|
|
ii
i
|
|
(
|
\
|
’\
!]f
T
LI

LT

0
n

NN
T
LU
T
n
in
T
il
n
i
I
7]
i
10
i
Tl
I

i
i
i
i i

L

T
I
WAL
I
ni T\F n
LH

|

‘[‘

I

i
i
Wil
I
n
i
win
I
|
i
w
il
0
Il
n

i
it
im

\
i

‘ IEE» ‘
I
1
N
.
\
W
[T ;\ I

I
\‘

!
A
h
D:F
i
i
0

[1T]
L
T
QEE
'THJ
Linin
F‘FW
Ui
Hn
i

T

|
==
g B 1 == =Si==
Sy VYRS /N0 = 0 = U 2 —
H
H
, \
e R e e e e e e e R R e
\\\\\\\\\\\\\\\\\\\\\\\\\\ =
T
[
o o ] o A o | I
T
o o o o o o o o o o o o o e o e o o o =H
—
H
O i 5 o e e e e o i —
L]
ii

b 5127 ROOF (TOFE3T8:0)
¢
& BSLBTOFF K5 )
¢
B 10FF320)
¢
510 TOFF3%0)
5103 TOFF220)
rrrrrr x80)
rrrrrr 2101
510 TOFF280.0)
rrrrrrr n
518 (TOFF252.0)
517 (TOFF. 280)
5116 (1OFF. 200)
B5LI5 T0FF2: 0
P 950
1510FE1 w20)
RTOFE 80)
rrrrrr 59)
rrrrrr w0
09T 0FF 1250 n
< BUBIOFF120)
¢
o B TOFFB0)
¢
06 TOFF&0)
< B TOFETLD)
¢
o B T0FFHD)
¢
TOFFATY)
L BSLI2(TOFF35)
£5.L01.DECK, 7TH STREETT.0F 7 2
i
8P VE2Z (LOFF 105
st (£veL (T0FF0)

i
| =
[l — T TOTHEsaul (£vel

S B B

+

a
T

T

-

+

1

+

1

+

1t

-

T

T T T T T 1

556506660 08666 6 66 66 6 b

T

000

1

566666666 bbb

+

1 1

+

1 1 1 1 1

+

+




B1LISROOF (TOFFITE) 4
-
B1LUNEZZ TOFF3%64) 4
B1LM [OFFI54) 4
-
81U 10FF340)
-

805
81131 1OFF316:0)
81L0TOFFI3E) ¢
81129 [ 0FF 226

-
81126 10FF22:0)

-
81127 [0FF2116)

-
8116 (0FF2610) ¢

-
815 (10FF206) ¢

-
81124 (0FF2400) 4

-
B1LB(0FF295) 4
812 T0FF2190) 4

81121 10FF285) ¢

B1LTOFF1580) 4
B1L19TOFF176) 4
BILIBTOFFITY) ¢
B1LIT TOFF1666) 4
BILIGTOFFI60) ¢
BILISTOFFUSS) ¢
81U [OFF1:0) ¢
B1LIITOFF1248) ¢
81L1210FF114:0)
81 TOFF103:6) ¢
B1LOTOFFSSD) ¢
B1L8 TOFFEZE) 4
B1LBTOFFTZ) 4
8107 LOFF16) ¢
81106 1 0FF51:0)

g
B1UBOECKLEVEL 10FF240)
L

81L2TOFF.10:6)

0 LMESUEVLTOEED)

uling 1 s, it of MEP S 3000

[rE—

WO T
NEENN | NNENE|
NENEE | EREEE|

SN ERE (RREEE
(AENNN NEERS]

|SmEEAn mREES]
(HENEN NERES]
LI
INNEEE [ EEENE|

INEEEN REER
[NENNN | ENEEN|
(NENEN| NERES]
(NEEEEINREER
Tl T

ELCOL N
|NEEEE | SREER(]
[EENNN NNEES]

CRNEERERRERR{
NEENN | NEEEN|
NESNNNEEE|

| i 3- Mo, Hih o WEP Sasring 2300

Bt 3-ax g 210

SimgnEn EREi

Fiiagan o

[
H

=

— TR OFETE
_ @ musnorrusn
_ g musnorrszn
— _§ BUH0rETen

85123 TOFF.

0

N L L

_ @ mu00rez0n
NG L
@m0y
PN R L
_ @ tunrorn
— @ busorezen
_ @ B0ty
— B0

85L2(TOFF.

68:0)

— g BU0FEsen

_ @ umaoreizy
— w0t

85106 T0FF&4

— g EUBIOFEND

8504 (LOFF56:0)

B5L3TORFAID)

BSLOVDECK  TTH STREET (TOFF 240')

— @ EPIEZ0FEE)

J(1OFFD)

B1

[, me | W |

B3—
o)
wr | %o | @

o
@

OO O 66 00 L © © O O

5P (UESQUITLS
<

670 MESQUIT

o cosT o

N e
ENTITLENENT SUBMITTAL 76
ENTITLENENT SUBMITTAL #5
ENTITLENENT SUBMITTAL 2
ENTITLENENT SUBMITTAL £3
ENTITLENENT SUBMTT
ENTITLENENT SUBMTTAL 1

F
DATE 1SSUE

THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROIECT OR COMPLETION OF THS
PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

NORTH ELEVATION

16507

e A-302

ARCHD




L25 ROOF (TOF F284-01)

=
i
=

;

B2125 (LOFF 2825
B2 (L0 FF2I )
T

BUBTOFF2)S) g
%

BLD(TOFF22E) g4
4

o

=

=
=
I
F=a=i=
o

=

e —

=
=

[T

=
=
= i i i

o

3
=
=
sEE

ziz

=

=

o

I
=

=

=

=

|

=

\El\

*4
T

:‘:I:I\’:I

=
e
i

:Ig:l\]
i
B
:I%:I\:I
n
=3

=

O
|
O

=
e
=
-

=t

EE=iEkE

-
e

T

-
EIEEEEEEEEEEEEEEEE e

v::;lj;’:“u[d[lﬂ:gdf

— =
o

=
i

=2

bbdbddddd

i
EEEE

S5 o
imim

5 g

=HEH
H=E R e
o i i

e e B e A== is =]

S/ o

|
TEHE
g g

=
=

=

{1

S5 I

%ﬂ:h:[
i
dd

IS ===
Spl====

| ==

1=
H
"
=
H

B =

e R

o Ik
Q,AQfA [
o Il

670 MESQUIT
SoveseuTSTHEET
(oshcas th

B FERGBTATE e

RN Towser A apaESS
msRovERST MSRERLD, SUTE
ICSMGAES CAFRNABOT  LOSAGELES R
T 3
T

03222021 ENTITLENENT SUBMITTAL
11112022 ENTITLENENT SUBMITTAL;
1262019 ENTITLENENT SUBMITIAL,
02242017 ENTITLENENT SUBMITTAL
02032017 ENTITLENENT SUBMITTAL
01232017 ENTITLENENT SUBMITTAL
DATE 1SSUE

THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND.
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROIECT OR COMPLETION OF THS
PROJECT BY OTHERS.

NOT FOR CONSTRUCTION

| I S e B
v w W w W
EETIONE

EAST ELEVATION

. A-303

ARCHD




BRI gy

BUBI0FEHSY &
_msnorrmn g
marorrsen g, _
SO0 g
manoreme g
mnorem g _
manorrmon ¢ _

B5LI9TOFF26:0) g
4

Busig - s g

[T I
UM

[T
NN ARHE

MO

T

nisERanANEEN

T

T

MO

LRSS R AR
T

{RRRRNHRRNY
T

B5LIBTOFF22:0) g

[NERENARERR

|

[

T

T T
B

l

[

T
LRI

WU

B5L16TOFF240) g
&

T

JiRERRIRAAN

ERIREARANEAE]

SUSIORFN g

B5L14 (T.OFF.165:0)

ST g
SUIOEED g

B5L11 TOFF154:0)

BUOTOFMT g
BUSTOTTET g
BUBIOREY g

B5L07 TOFFSE0) g
%

ARERR[AREAES

T

JANERRHARER!

[EERRUHARN]

T

[RERRNIRAR

[NRRRALNRRN

T

| NERRIjNERN

I

\
T ]

1l

I

\

I

\

I

[T

T

anandnnsaghy|

I
I
I
I
[
i
T

1l
T
IRERNNERE

T

LI

T

ST N —

85105 LOFFTV0) g

=

T
RRRREARRA
| AR

I
I
TTI
T

85L04 (LOFFS6.0) g

LT

HI

BSLIYTOFFA0) g

I
T

i

85L02 10FF336)
85L01.DECK /TH STREET (T.0F £24:0)

PRORE0S) ¢ |

HTIITITIT

I

Butdg 1M gt 730

b B1LISROOF (TOFF378.)
<

EII0F 80

Buiong 2w it 54

|
EREARE
AN NNEAGI

U [IAARR, ANERN ]
I

b B2 ROOF (T0F£ 2840
¢

¥

[TTTTTOFTTTTI

WS ={:m S HEE | EEEE )
iFARIEERY

(oA R AR N ERREF
[T \)H]HHH
LT LT
NNEERINNENN/INNEE]
| ]
|LEEEES; J[IIIKHHH
IO
| HIEEEEN I
[
EEES]
TTI1]
e 2|
TTTTTTT
TITJTITIT

b BILI9ROOF (TOFF210:0)
¢

670 MESQUIT

N

ENTITLENENT SUBMITTAL 76
ENTITLENENT SUBMITTAL #5
ENTITLENENT SUBMITTAL 2
ENTITLENENT SUBMITTAL £3

ENTITLENENT SUBMIT
ENTITLENENT SUBNIT
1SSUE

THESE DRAWINGS ARE INSTRUNENTS OF SERVICE AND.
MAY NOT BE USED FOR OTHER PROJECTS, FOR
ADDITIONS TO THIS PROIECT OR COMPLETION OF THS
PROJECT BY OTHERS.

e
SlE==i===

(Al

=

® 060000 06 6 6 OO

NOT FOR CONSTRUCTION

SOUTH ELEVATION

. A-304

ARCHD




k

o

OPEN SPACE DIAGRAM LEVEL 01- GROUND FLOOR
17=100"-0"

Q OPEN SPACE DIAGRAM LEVEL 03- DECK LEVEL
17=128'-0”

C\ OPEN SPACE DIAGRAM BUILDING 3 LEVEL 17
1"=1000"

oo

goeo

OPEN SPACE CALCULATIONS:
A_Common Open Space GFA (sqft)
1. Hardscape 31,474
2.1 16,760
LEVEL 01- GROUND FLOOR TOTAL 48,234
OPEN SPACE CALCULATIONS:
GFA (sqft)
A. Common Open Space
1. Hardscape 24,850
2.1 14,750
Optional Deck Hardscape 45,500
Optional Deck | 19,400
LEVEL 03 - DECK LEVEL TOTAL 39,600
OPEN SPACE CALCULATIONS:
GFA (sqft)
A Common Open Space
= |_1-Hardscape 3220
=2t i 235
BUILDING 3 LEVEL 17 TOTAL 3455

CALCULATIONS
A. OPEN SPACE CALCULATION
CODE REQUIRED OPEN SPACE TOTAL:

HARDSCAPE AREA TOTAL:
LANDSCAPE AREA TOTAL:

89,725 SQFT
67,294 SQFT (75%)
22,432 SQFT (25%)

PROVIDED OPEN SPACE,

CODE + NONE CODE REQUIRED TOTAL : 103,329 SQFT

HARDSCAPE AREA TOTAL: 70,910 SQFT (67%)
LANDSCAPE AREA TOTAL: 32,419 SQFT (33%)
LEVEL 01 - GROUND FLOOR: 48,234 SQFT
LEVEL 3 - DECK LEVEL: 39,600 SQFT
BUILDING 3 LEVEL 17: 3,455 SQFT
BUILDING 2 LEVEL 22: 1,870 SQFT
BUILDING 2 LEVEL 23: 4,133 SQFT
BUILDING 1 LEVEL 31: 2,683 SQFT
BUILDING 1 LEVEL 32: 3,354 SQFT

NOTE:

1. THE OPEN SPACE INCLUDED IN THE OPEN SPACE

CALCULATIONS REFLECT ONLY COMMON OPEN SPACES WITH

ACCESS BY ALL RESIDENTS, INCLUDING NORTHERN LANDSCAPED AREA, WEST
GARDEN, STREETSCAPE, RIVER DECK, HOTEL AND ROOF TERRACES.

2. ADDITIONAL LANDSCAPE AREAS LOCATED BEYOND COMMON OPEN SPACE
AREA ARE EXCLUDED FROM ABOVE CALCULATIONS.

B. TREE CALCULATIONS
LOS ANGELES COUNTY CODE
City or Los Angeles Municipal Code

Section 22.126.030 - Tree Requirements

EXISTING TREES: 0  TOTAL
TREES REQUIRED: 224 TOTAL
895 UNITS/4 224
PROPOSED TREES: 224 TOTAL
LEVEL 01 - GROUND FLOOR: 73
LEVEL 03 - DECK LEVEL: 103
BUILDING 3 LEVEL 17: 8
BUILDING 2 LEVEL 22: 7
BUILDING 2 LEVEL 23: 14
BUILDING 1 LEVEL 31: 1
BUILDING 1 LEVEL 32: 8
C. SHORT TERM BICYCLE PARKING: 263 TOTAL

LOS ANGELES MUNICIPAL CODE

SECTION 12.21.A.16(a)(1)(i) - Short-Term Bicycle Parking
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PLANT PALETTE AND LEGEND

TREE

Platanus Quercus Tabebuia Arbutus Olea Prosopis Lagerstroemia
racemosa agrifolia chysotricha marina europea chilensis indica x fauriei
‘Natchez'
SHRUBS, PERENNIALS & GROUND COVERS
P Tl i =

Berberis

Artemisia
californica pinnata pililaris

Baccharis

Achillea

Rhamnus Salvia Salvia
i millefolium

Eriophyllum Ceonothus Lomondra Zamia Encephelartos Cistus spp. Rosmarinus
confertiflorum spp. longifolia furfurcea princeps officinalis
‘huntington carpet’
GRASSES & RUSHES

b

Festuca Juncus Arctostaphylos

Leymus Chondropetalum Carex Muhlenbergia
condensatus glauca patens tectorum praegracilis rigens uva-ursi

VINES

Clematis Lonicera
ligusticifolia subspicata
CACTI & SUCCULENTS
: e -

Aloe tangerine Yucca Aloe
arborescens

Agave Agave
geminiflora parryi rostrata

Opuntia
americana
N A

%

Aloe Dracaena
Marlothii draco

Symbol Scientific Name

0900

Platanus racemosa
Quercus agrifolia
Tabebuia chrysotricha
Arbutus marina

Olea europaea
Prosopis chilensis

Lagerstroemia indica x fauriei ‘Natchez'

Artemisia californica
Berberis pinnata
Baccharis pilularis
Rhamnus californica
Achillea millefolium
Salvia clevelandii
Salvia leucophylla
Eriophyllum confertiflorum
Ceanothus spp
Lomandra longifolia
Zamia furfuracea
Encephalartos princeps
Cistus spp.
Rosmarinus officinalis ' huntington carpet'
Leymus condensatus
Festuca glauca

Juncus patens
Chondropetalum tectorum
Carex praegracilis
Muhlenbergia rigens
Arctostaphylos uva-ursi
Clematis ligusticifolia
Lonicera subspicata
Agave americana
Agave geminiflora
Opuntia parryi

Agave santina

Aloe tangerine

Yucca rostrata

Aloe arborescens

Aloe Marlothii
Dracaena draco

Common Name
California Sycamore
Coast live oak
Golden Trumpet Tree
Marina arbutus

Olive

Chilean mesquite

Crape myrtle

California sagebrush
California barberry
Coyote brush
Coffeeberry

Yarrow

Cleveland sage
Purple sage

Golden yarrow
California lilac

Spiny headed Mat rush
Cardboard palm

Kei cycad

Rockrose

Rosemary

Giant wildrye

Blue fescue
Common rush

Small cape rush
California field sedge
Deergrass

Bearberry

Western white clematis
Southern honeysuckle
Century plant

Twin flowered agave
Prickly pear
Ellemeet's agave
Tangerine aloe
Beaked yucca
Krantz aloe
Mountain aloe

Dragon tree

Size

36" Box
36" Box
36" Box
36" Box
36" Box
36" Box
36" Box

5- Gal
5- Gal
5- Gal
5- Gal
1- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
1- Gal
1-Gal
5- Gal
5- Gal
1-Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal
5- Gal

City of
Los
Angeles WUCOLS IV Region 3
Native Plant Factor

Y Moderate, 40-60% Eto
Very Low, <10% Eto
Moderate, 40-60% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Moderate, 40-60% Eto

zz z zz

Very Low, <10% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Very Low, <10% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Very Low, <10% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Moderate, 40-60% Eto
Moderate, 40-60% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Moderate, 40-60% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Very Low, <10% Eto
Low, 10-30% Eto
Very Low, <10% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Very Low, <10% Eto
Low, 10-30% Eto
Low, 10-30% Eto
Very Low, <10% Eto

ZZ22Z2<ZZ<ZZ<K<<<X<Z<Z<ZZZZZ<<<=<-=<-=<-=<-=<K=

Expected Height
x Canopy
Diameter

50'H x 25' W
40" Hx 35' W
25'Hx25'W
20'H, 20' W

20'H, 15'W

30"H x 30W
20" Hx 10' W

NOTE: PLANT PALETTE IS INITIAL AND WILL BE REFINED AS PROJECT DEVELOPS. PER RIO OVERLAY SECTION 13.17 F. 1.
1 75% OF PROJECTS NEWLY LANDSCAPED AREA SHALL BE PLANTED WITH A COMBINATION OF THE FOLLOWING: NATIVE
TREES, PLANTS AND SHRUBS, OR SPECIES DEFINED AS WATERSHEDWISE, OR LISTED IN THE LOS ANGELES COUNTY

RIVER MASTERPLAN LANDSCAPE GUIDELINES AND PLANT PALETTES.
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SUPPLEMENTARY OPEN SPACE CALCULATIONS
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GROUND FLOOR OPEN SPACE CALCULATIONS

Streetscape Buffer 1

|

Overall Ground Floor

|

Northern Garden

Streetscape Buffer 2

Mesquit Plaza

STREETSCAPE BUFFER 1

STREETSCAPE BUFFER 2

MESQUIT PLAZA

CALCULATIONS: CALCULATIONS: CALCULATIONS:

A. Common Open Space GFA (sqgft) A. Common Open Space GFA (sqft) A. Common Open Space | GFA (sqft)
1. Hardscape 3,733 1. Hardscape 3,406 1. Hardscape 15,343
2. Landscaping 889 2. Landscaping 1,757 2. Landscaping 2,162

TOTAL 4,622 TOTAL 5,163 TOTAL 17,505

GROUND FLOOR OPEN

NORTHERN GARDEN

SPACE CALCULATIONS: CALCULATIONS:

A. Common Open Space GFA (sqft) A. Common Open Space GFA (sqft)
[J| 1. Hardscape 31,474 1. Hardscape 9,007
@] 2. Landscaping 16,760 2. Landscaping 7,663

LEVEL 01- GROUND FLOOR TOTAL 48,234 TOTAL 16,670

Streetscape Area

STREETSCAPE AREA
CALCULATIONS:

A. Common Open Space | GFA (sqft)

1. Hardscape 4,250
2. Landscaping 24
TOTAL 4,274
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GROUND FLOOR OPEN SPACE
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DECK LEVEL OPEN SPACE CALCULATIONS

Overall Deck Level

OPEN SPACE CALCULATIONS:

GFA (sqft)

A. Common Open Space

1. Hardscape

24,850

2. Landscaping

14,750

LEVEL 03 - DECK LEVEL TOTAL

39,600

Deck Area Off Property

DECK AREA OFF PROPERTY
CALCULATIONS:

A. Common Open Space

GFA (sqft)

1. Hardscape

45,500

2. Landscaping

19,400

TOTAL

64,900

Deck Area On Property

DECK AREA ON PROPERTY
CALCULATIONS:

A. Common Open Space

GFA (sqft)

1. Hardscape

8,891

2. Landscaping

200

TOTAL

9,091

Deck Plaza

DECK PLAZA
CALCULATIONS:

A. Common Open Space

GFA (sqft)

1. Covered Hardscape

15,959

2. Covered Landscaping

14,550

TOTAL

30,509
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EXHIBIT B

Renderings
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2. VIEW LOOKING EAST FROM JESSE STREET
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3. VIEW FROM MESQUIT PASEO LOOKING SOUTH TOWARDS 7TH STREET PLAZA
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EXHIBIT C
670 Mesquit Sign District

CPC-2017-247-GPAJ-VZCJ-HD-SN-SPPE-
MCUP-CU2-ZV-PR

December 12, 2024



ORDINANCE NO.

An ordinance establishing the Mesquit Sign District pursuant to the provisions of Section
13.11 of the Los Angeles Municipal Code (Code).

WHEREAS, the Framework Element encourages the establishment of a strong pedestrian
orientation within regional centers, so that these districts and centers can serve as a focus of
activity and investment for the surrounding community;

WHEREAS, the 670 Mesquit Project site is designated for Regional Commercial land uses
and is located within the Central City North Community Plan area, which calls for conserving and
strengthening viable commercial development and the economic base in the community;

WHEREAS, the 670 Mesquit Project will be a mixed-use infill development incorporating
creative office, commercial, hospitality, educational, and residential uses with amenities for
Downtown residents and visitors from through the City, in an area transitioning from low-rise
industrial uses to mixed uses;

WHEREAS, the project will redevelop industrial and storage uses with high-jobs-
producing land uses that will increase economic activity in the Arts District and the City, and a
comprehensive signage program will facilitate the success of the project by ensuring the
economic vitality of the project tenants, thereby contributing to the City’s economic base;

WHEREAS, a clear and consistent set of regulations established by this Sign District
would provide a level of certainty for future signage for the site, providing signage compatible with
the surrounding community character by only permitting on-site signage and limiting digital
displays;

WHEREAS, the Sign District will foster a vibrant urban environment with a unified
aesthetic and sense of identity, by setting standards for uniform signage design, providing well-
planned placement, design and architectural integration of signage with consideration for
surrounding uses and architectural design, and improving pedestrian and traffic safety by directing
functional wayfinding and building identification throughout the site; and

WHEREAS, a Sign District implementing a comprehensive signage program will
complement the Ribbon of Light Bridge and proposed PARC Improvements, highlight the
presence of and connectivity to the Los Angeles River, help to establish the Ribbon of Light Bridge
and 7 Street Bridge as a gateway from the eastern side of the river to the Arts District, and
building on the artistic character of the neighborhood.

NOW, THEREFORE,
THE PEOPLE OF THE CITY OF LOS ANGELES
DO ORDAIN AS FOLLOWS:

SECTION 1. ESTABLISHMENT OF THE MESQUIT SIGN DISTRICT.

The City Council hereby establishes the Mesquit Sign District (Sign District), which shall be
applicable to that area of the City shown within the heavy line on Map 1 - Sign District Boundary
Map, comprising approximately 5.5 acres of land generally bounded by 6th Street to the north,
railway property to the east, 7" Street to the south, the east and west sides of Mesquit Street for
approximately 300 feet north of 7" Street, and Mesquit Street to the east from that point north to
6" Street.



MAP 1. SIGN DISTRICT BOUNDARY MAP

[NOTE: PLACEHOLDER BELOW, MAP TO BE UPDATED, AND WILL ALSO SHOW
BOUNDARY TO INCLUDE AIRSPACE AREA FOR THE DECK EXTENSION]

AT . T

SECTION 2. PURPOSE.
The Sign District is intended to:

A. Support and enhance the land uses and urban design objectives of the Central City North
Community Plan;

B. Create a unique and recognizable identity utilizing signage elements, to draw visitors to the
area to benefit the local economy and reduce lingering blight by standardizing signage in
the Sign District area;

C. Permit a variety of signage elements to allow for creativity and flexibility in design over time;

D. Ensure that new signs are responsive to and integrated with the aesthetic character of the
structures on which they are located;

E. Reduce potential adverse impacts by concentrating signage, and setting standards for
signage amounts, size, illumination, and sign motion/animation; and
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F.

Coordinate the location, type, and display of signs so as to enhance the pedestrian realm,
minimize potential traffic hazards, protect public safety, and maintain compatibility with
surrounding uses.

SECTION 3. APPLICATION OF SUPPLEMENTAL USE DISTRICT REGULATIONS.

A.

This ordinance regulates signs within the Sign District. The regulations of this Ordinance are
in addition to those set forth in the Planning and Zoning provisions of the Los Angeles
Municipal Code (Code) existing as of the effective date of this ordinance. These regulations
do not convey any rights not otherwise granted under the provisions and procedures
contained in the Code or other relevant ordinances, except as specifically provided for in
this Ordinance.

Wherever this Ordinance contains provisions that establish regulations that are different
from, more restrictive than, or more permissive than the Code, this Ordinance shall prevail.

SECTION 4. DEFINITIONS.

Whenever the following terms are used in this Ordinance, they shall be construed as defined in
this Section. Words and phrases not defined herein shall be construed as defined in Sections
12.03 and Article 4.4 of the Code existing as of the effective date of this ordinance.

Can / Cabinet Sign. An opaque or clear sign with illuminated or nonilluminated text, logos
or symbols placed on, behind or extruded through the plastic face of an enclosed cabinet
attached to the face of the building.

Captive Balloon Sign. Any object inflated with hot air or lighter-than-air gas that is tethered
to the ground or a structure.

Digital Display. A sign face, building face, and/or any building or structural component that
displays still images, scrolling images, moving images, or flashing images, including video
and animation through the use of grid lights, cathode ray projections, light emitting diode
displays, plasma screens, liquid crystal displays, fiber optics, or other electronic media or
technology that is either independent of or attached to, integrated into, or projected onto a
building or structural component, and that may be changed remotely through electronic
means.

Off-Site Sign. A sign that displays any message directing attention to a business, product,
service, profession, commaodity, activity, event, person, institution or any other commercial
message, which is generally conducted, sold, manufactured, produced, or offered or occurs
elsewhere than within the boundaries of the Sign District.

On-Site Sign. A sign that is other than an Off-Site Sign.

Pillar Sign. A freestanding sign that is mounted directly on the ground, consisting of
rectangular sign faces or a sculptural themed shape, with a horizontal dimension that does
not exceed the length of the vertical dimension.

Tenant Frontage. The linear length of building frontage of a tenant space, hotel, or lobby
or entrance that serves a residential use; along a public street or right-of-way, driveway, or
pedestrian walkway or plaza. Tenant frontage length shall be calculated separately for each
building story.



Wall Sign. Any sign attached to, painted on or erected against the wall of a building or
structure, with the exposed face of the sign in a plane approximately parallel to the plane of
the wall.

SECTION 5. PROCEDURAL REQUIREMENTS.

A.

Building Permits. The Los Angeles Department of Building and Safety (LADBS) shall not
issue a permit for a sign, a sign structure, sign illumination, or alteration of an existing sign
within the Sign District unless the sign complies with: (1) the requirements of this Ordinance
as determined by the Director of Planning (Director); and (2) applicable requirements of the
Code.

Director Sign-Off Required. LADBS may issue a permit for the following types of signs
with only a ministerial Director sign-off on the permit application after determining the sign
complies with all the applicable requirements of this Ordinance and Appendix A, Conceptual
Sign Plan. The Director’s approval shall be indicated by stamping the permit plans.

1.  Digital Displays in compliance with the locations shown in Appendix A, Conceptual
Sign Plan

2.  Pillar Signs
3. Wall Signs

The Director shall sign off on the permit application if the sign complies with all of the
applicable requirements of this Ordinance and Appendix A and the applicable requirements
of the Code. The Director's approval shall be indicated by stamping and dating the permit
plans.

Exempt Signs, Murals, and Art Installations. LADBS permit applications for the following
sign types, Original Art Murals, and Public Art Installations, shall be subject to LADBS review
and approval, and/or Department of Cultural Affairs review and approval, based on the
applicable requirements of this Ordinance and the Code, but are exempt from Director's
review and do not require a Director's permit signoff:

1.  Information Signs
2 Monument Signs
3 Projecting Signs
4. Window Signs

5 Marquee Signs

6 Temporary Signs
7.  Awning Signs

8.  Original Art Murals

9. Public Art Installations



Project Compliance. LADBS shall not issue a permit for the following signs unless the
Director has issued a Project Compliance approval, pursuant to the procedures set forth in
Division 13B.4.2 of the Code, and standards set forth in Section 7.A of this Ordinance:

1.  Digital Displays which deviate from the locations shown in Appendix A, Conceptual
Sign Plan

Requests for Deviations from or Interpretations of Regulations. The procedures for
adjustments, exceptions, and interpretations to this Ordinance shall follow the procedures
set forth in Division 13B.4 of the Code. The procedures for modifications of entitlement shall
follow the procedures set forth in Section 13.B.5.4 of the Code. The procedures for
amendments of this Ordinance shall follow the procedures set forth in Section 13.B.1.2 of
the Code.

SECTION 6. GENERAL REQUIREMENTS.

A.

General Requirements of Code. Unless specified in this Ordinance to the contrary, the
general sign requirements set forth in the Code as of the effective date of this ordinance
shall apply to this Sign District for permits, plans, design and construction, material, street
address numbers, identification, maintenance, prohibited locations and sign illumination.
Notwithstanding the foregoing, any combined area restrictions in Article 4.4, including, but
not limited to, Code Sections 14.4.8.A.2 (Monument Signs), 14.4.9.B.2 (Projecting Signs),
14.4.10.A.4 (Wall Signs), 14.4.10.A.5 (Wall Signs), 14.4.13.B.3 (Roof Signs), 14.4.13.B.4
(Roof Signs), 14.4.14.B (Window Signs), and 14.4.16.B.2 (Temporary Signs), shall not apply
to signs within the Sign District. A building permit shall be obtained from LADBS in
accordance with the applicable provisions of the Code for all signs, sign structures, and/or
alterations to existing signs, other than changes to or replacement of sign face copy.

Permitted Signs. Except as otherwise prohibited in Section 6.C (Prohibited Signs), below,
and notwithstanding Section 14.4.4 B of the Code, all signs described and regulated in
Section 7 (Standards for Specific Types of Signs) of this Ordinance and all signs otherwise
permitted by the Code shall be permitted within the Sign District.

Prohibited Signs. The following signs shall be prohibited:
1. Can/ Cabinet Signs

Captive Balloon Signs

llluminated Architectural Canopy Signs

Inflatable Devices

Off-Site Signs

Pole Signs

Supergraphic Signs

Roof Signs

© ® N o o »~ 0 Db

Any sign not specifically authorized by this ordinance or by the Code
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General Sign Area and Location Requirements. The sign area and location of signage is
subject to the standards identified in Sections 6 (General Requirements) and Section 7
(Standards for Specific Types of Signs) of this Ordinance, Code Section 14.4.4 C (Prohibited
Locations). In addition, no sign shall be placed over the exterior surface of any opening of a
building, including its windows, doors, and vents, unless the Los Angeles Fire Department
(LAFD) determines, in writing, that the sign would not create a hazardous condition.

lllumination. Except for Temporary Signs (which may not be illuminated), all signs may be
iluminated by either internal or external means. The illumination regulations set forth in the
Code, including but not limited to Section 93.0117, shall apply. Methods of signage
illumination may include, but are not limited to: electric lamps, such as neon tubes; fiber
optics; incandescent lamps; LED; LCD; cathode ray tubes exposed directly to view; shielded
spot lights and wall wash fixtures. In addition, signage shall be subject to the following
regulations:

1. Lighting onto Residential Units and Commercial Buildings. All illuminated signs
shall be designed, located or screened so as to minimize to the greatest reasonable
extent possible direct light sources onto any exterior wall of a residential unit and into
the window of any commercial building. If signs are to be externally lit, the source of
the external illumination shall be shielded from public view.

2.  Sign lllumination Limitations. No sign shall be arranged and illuminated in a manner
that will produce a light intensity of greater than three-foot candles above ambient
lighting, as measured at the property line of the nearest residentially zoned property.

3. Reflective Materials. Signs shall not use highly reflective materials such as mirrored
glass.

4. Green Code. All light sources, including illuminated signage, shall comply with
CALGreen (Part 11 of Title 24, California Code of Regulations) and the Green Code
of the City of Los Angeles.

5. Digital Display lllumination Standards.

a. Digital Displays shall have a nighttime luminance no greater than 300 candelas
per square meter (cd/m2) and a daytime brightness, from sunrise to sunset, no
greater than 5,000 candelas. Digital Displays shall transition smoothly at a
consistent rate from their daytime luminance to their maximum permitted
nighttime luminance levels, beginning 45 minutes prior to sunset and concluding
45 minutes after sunset. After sunrise, signs will transition smoothly from the
applicable nighttime maximum luminance for 45 minutes, up to their daytime
luminance.

b. Each Digital Display shall be fully dimmable and shall be controlled by a
programmable timer and photocell to adjust the sign luminance according to the
time of day and applicable lighting standards.

c. All light emitting diodes used within a Digital Display shall have a maximum
horizontal beam spread of 170 degrees and maximum vertical beam spread of
160 degrees.



6.

Pillar Sign lllumination Standards.

a. Any digital elements included on a Pillar Sign shall have a nighttime luminance
no greater than 150 cd/m2 and a daytime brightness, from sunrise to sunset, no
greater than 3,500 cd/m2. The digital elements shall transition smoothly at a
consistent rate from their daytime luminance to their maximum permitted
nighttime luminance levels, beginning 45 minutes prior to sunset and concluding
45 minutes after sunset. After sunrise, signs will transition smoothly from the
applicable nighttime maximum luminance for 45 minutes, up to their daytime
luminance.

b. Each digital element on a Pillar Sign shall be fully dimmable and shall be
controlled by a programmable timer and photocell to adjust the sign luminance
according to the time of day and applicable lighting standards.

lllumination Testing Protocol for Digital Displays. Prior to the operation of any Digital
Display, the applicant shall conduct testing to indicate compliance with the illumination
regulations of this Ordinance, and provide a copy of the results, along with a certification
from an LADBS approved testing agency, to the Director and to LADBS stating that the
testing results demonstrate compliance with the requirements of this Ordinance. The testing
shall be at the applicant's expense and shall be conducted as follows:

1.

Testing. In order to determine whether the illumination complies with Section 14.4 of
the Code and the requirements of this Ordinance, a representative testing site shall
be established on or next to those light sensitive receptors, as defined by the City's
CEQA Guidelines, outside of the Sign District area, which have the greatest exposure
to signage lighting on each of the four facades of the Project. A light meter mounted
to a tripod at eye level, facing the Project buildings, shall be calibrated and
measurements taken to determine ambient light levels with the sign on. An opaque
object shall be used to block out the view of the sign and the building from the light
meter at a distance of at least four feet away from the tripod. A reading shall then be
taken to determine the ambient light levels with the sign off. The difference between
the two measurements shall be the amount of light the sign casts onto the sensitive
receptor. Alternatively, the applicant may measure light levels by using the same tripod
and same light meter, but by turning the signage on and off.

Metering. The illumination and intensity levels of all Digital Displays shall also be
metered from a minimum of four perspectives (i.e., a perspective metering each
facade) using the Candela as unit of measurement and shall indicate conformance
with the standards of this Ordinance.

Re-testing. In addition, if as a result of a complaint or otherwise, LADBS may
undertake a preliminary investigation and determine if it has cause to believe the
Project's signage lighting is not in compliance with this Ordinance, the Code, or other
applicable laws. LADBS may request, at the expense of the applicant or its successor,
that the testing protocol outlined in this section be implemented to determine
compliance. If the testing reveals that the signage is not in compliance with this
Ordinance, the applicant or its successor shall immediately adjust the signage
illumination to bring it into compliance and shall be subject to all of the enforcement
provisions of the Code including administrative citations for continuing daily violations.



Refresh Rates. The Refresh Rate is the rate at which a Digital Display may change content.
The Refresh Rates are as follows and shall apply to Digital Displays and Digital Display
elements of Pillar Signs as set forth in Section 7.

1. Controlled Refresh Rate. The Controlled Refresh Rate shall be no more frequent than

one refresh event every eight seconds, with an instant transition between images. The
sign image must remain static between refreshes.

Non-Controlled Refresh Rate. The Non-Controlled Refresh shall permit images,
videos, animation, parts and/or illumination that flash, change, move, stream, scroll,
blink or otherwise incorporate motion to change at an unrestricted rate.

Vehicular Safety Features. Digital Displays which use a Non-Controlled Refresh
Rate and are visible from any public street shall incorporate the following measures:

a. Digital Displays shall not incorporate driver interaction features.

b.  Digital Displays shall not use colors or images that replicate or could be confused
with traffic safety signage.

c. Digital Displays shall not use stroboscopic or flashing images.

d. Digital Displays shall use dissolves for transitions between static and animated
content.

Visual Maintenance. All signs shall be maintained to meet the following criteria at all times:

1.

The building and ground area around the signs shall be properly maintained. All
unused mounting structures, hardware, and wall perforation from any abandoned sign
shall be removed and building surfaces shall be restored to their original condition.

All sign copy shall be properly maintained and kept free from damage and other
unsightly conditions, including graffiti.

All sign structures shall be kept in good repair and maintained in a safe and sound
condition and in conformance with all applicable codes.

Razor wire, barbed wire, concertina wire, or other barriers preventing unauthorized
access to any sign, if any, shall be hidden from public view.

No access platform, ladder, or other service appurtenance, visible from the sidewalk,
street, or public right-of-way, shall be installed or attached to any sign structure.

Signs that are no longer serving the current tenants, including support structures, shall
be removed and the building facades originally covered by the signs shall be
repaired/resurfaced with materials and colors that are compatible with the facades.

Alterations, Repairs or Rehabilitation. Any alteration, repair or maintenance work on a
legally permitted sign or sign structure shall be governed by the Code.

Materials. The materials, construction, application, location and installation of any sign shall
be in conformance with the Los Angeles Building Code and the Los Angeles Fire Code.
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K. New Technologies. The Director may permit the use of any technology or material that did
not exist as of the effective date of this ordinance, provided that the material is approved by
LADBS, utilizing the Director's Interpretation procedure outlined in Division 13B.4 of the
Code, if the Director finds that such technology or material is consistent with the regulations
described herein.

SECTION 7. STANDARDS FOR SPECIFIC TYPES OF SIGNS.

A. Digital Displays.

1.

Sign Area. The maximum Digital Display sign area for DD.01, as shown on Appendix
A, Conceptual Sign Plan, shall not exceed 1,128 square feet, and the maximum Digital
Display sign area for DD.02, as shown on Appendix A, Conceptual Sign Plan, shall
not exceed 5,329 square feet. Digital Displays may be divided provided the total sign
area shall not exceed the maximum for each sign.

Height. The top of Digital Displays shall not extend above building levels shown in
Appendix A, Conceptual Sign Plan.

Location. Digital Displays shall be in conformance with the locations shown in
Appendix A, Conceptual Sign Plan. Any deviation from the location will require a
Project Compliance review.

Design.

a. Digital Displays shall be in substantial conformance with the design guidelines
identified in Appendix A, Conceptual Sign Plan.

b. Digital Displays shall use grid lights, cathode ray projections, light emitting diode
displays, plasma screens, liquid crystal displays, fiber optics, or other electronic
media or technology to be developed in the future, but may not include strobe
lights, flashing lights, revolving beacon, or any other technology that interferes
with traffic safety or visibility or is prohibited by applicable state or federal law.

c. Digital Displays shall be integrated into the architectural design of the building
and shall align with major building elements such as window banding or vertical
changes in material or texture.

Illumination. Digital Displays shall be subject to the applicable illumination standards
of Section 6.E (lllumination) of this Ordinance. The applicant shall submit a signage
illumination plan to the Director as part of the Director Sign-off or Project Compliance
Review procedures for Digital Displays set forth in Section 5 above. The signage
illumination plan shall be prepared by a lighting design expert, and those portions of
the plan setting forth the wattage draw must be certified and stamped by an electrical
engineer certified by the State of California. The plan shall include specifications for
all illumination, including maximum luminance levels, and shall provide for the review
and monitoring of the displays in order to ensure compliance with the regulations of
this ordinance.

Refresh Rates. Digital Displays shall be subject to the Controlled Refresh Rate.



Hours of Operation. Digital Displays shall only be permitted to operate between the
hours of 7:00 am to 11:00 pm.

Operation. No Digital Display shall be made operative until a Certificate of Occupancy
has been issued for the building on which the Digital Display is located. The Digital
Display facing east (DD.01 or .02) shall not be made operative until the approximately
64,900 square-foot Optional Deck Concept is developed and open to the public, in
accordance with conditions of approval of associated entitlement case CPC-2017-247-
GPAJ-VZCJ-HD-SN-SPPE-MCUP-CU2-ZV-PR, including requirements for the
landscaping of the deck and the screening of the sign with trees from the 6" Street
Bridge and the Los Angeles River.

Pillar Signs.

1.

Sign Area. Pillar Signs shall not exceed 56 square feet per face. If Digital Display
elements are used, each shall not exceed 24 square feet per face.

Height. Pillar Signs shall not exceed 10 feet in height to the top of the sign above
grade or finished floor level.

Location. Pillar Signs shall be limited to a total of sixteen signs as shown in Appendix
A, Conceptual Sign Plan. There shall be no limitation on the location of a Pillar Sign
relative to any another sign, except that the location of the Pillar Sign shall not interfere
or present a hazard to pedestrian or vehicular traffic and shall not be placed within a
25-foot visibility triangle at corners or driveways.

Design. Pillar Signs shall be in substantial conformance with the design guidelines
identified in Appendix A, Conceptual Sign Plan.

lllumination. Pillar Signs shall be non-illuminated or internally illuminated. Digital
Display elements of Pillar Signs shall be subject to the applicable illumination
standards of Section 6.E.5 (Pillar Sign lllumination Standards) of this Ordinance.

Refresh Rate. For Pillar Signs with any Digital Display element, the Digital Display
element shall be subject to the Non-Controlled Refresh Rate.

Hours of Operation. For Pillar Signs with any Digital Display element, the Digital
Display element shall only be permitted to operate between the hours of 7:00 am to
12:00 am.

Wall Signs. Wall Signs are designated into two types: Tenant Wall Signs and Tall Building
Wall Signs. Wall Signs are prohibited outside of the height and location limitations identified
for the two Wall Sign types.

1.

Tenant Wall Signs. Tenant Wall Signs generally identify ground-floor tenants or
buildings, and may include identification for commercial businesses, hotels, and
residential lobbies, subject to the following criteria:

a. Sign Area. Each Tenant Wall Sign shall not exceed 2.5 square feet of sign
area per linear foot of tenant frontage.
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b.  Number of Signs. Each tenant shall be limited to a maximum of one Tenant
Wall Sign per building frontage, and not to exceed three Tenant Wall Signs per
tenant with multiple building frontage

c. Height and Location. Tenant Wall Signs are only permitted at the ground-floor
building level or within 45 feet in height from the adjacent grade.

d. Design. Tenant Wall Signs shall be in substantial conformance with the design
guidelines identified in Appendix A, Conceptual Sign Plan.

2. Tall Building Wall Signs. Buildings at least 120 feet in building height may have Tall
Building Wall Signs that identify the building, subject to the following criteria:

a. Sign Area. A Tall Building Wall Sign may not occupy more than 50 percent of
the area in which the sign may be located on a single building face or 800 square
feet, whichever is less, except that a maximum of two Tall Building Wall Signs
may measure up to 1,700 square feet in area within the Sign District.

b.  Number of Signs. A building may have no more than two Tall Building Wall
Signs on any two sides of the building.

c. Height and Location. On a flat topped building, Tall Building Wall Signs must
be located between the top of the windows on the topmost floor and the top of
the roof parapet or within an area 26 feet below the top of the roof parapet. On
buildings with stepped or otherwise articulated tops, Tall Building Wall Signs may
be located within an area 26 feet below the top of the building or within an area
26 feet below the top of the parapet of the main portion of the building below the
stepped or articulated top. Tall Building Wall Signs must be located on a wall and
may not be located on a roof, including a sloping roof, and may not obstruct views
outward from any habitable rooms.

d. Design. Tall Building Wall Signs shall be in substantial conformance with the
design guidelines identified in Appendix A, Conceptual Sign Plan.

SECTION 8. SEVERABILITY.

If any provision of this ordinance or its application to any person or circumstance is held to be
unconstitutional or otherwise invalid by any court of competent jurisdiction, the invalidity shall not
affect other provisions, clauses or applications of said ordinance which can be implemented
without the invalid provision, clause or application, and to this end the provisions and clauses of
this ordinance are declared to be severable.
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WALL SIGNS | A. PROJECT IDENTIFICATION

PROJECT IDENTIFICATION SIGNS SHALL SIT ON THE TOP OF THE BUILDINGS AND WILL BE LARGE FORMAT SIGNAGE
THAT WILL BE INSTALLED ON THE ELEVATION OF THE BUILDING, IN FRONT OF THE CURTAIN WALL SYSTEM. THESE
SIGNS SHALL IN NO WAY PROTRUDE BEYOND THE BUILDING ROOF LINE. THE SIGNAGE SHALL BE LEGIBLE BUT
SHALL BE NO MORE THAN TWO (2) STORIES IN HEIGHT, WITH VISUALLY COMFORTABLE SPACING AS RELATED TO
THE HORIZONTAL CURTAIN WALL DATUM LINES (HORIZONTAL GLASS DIVISION MULLIONS). LIGHTING OF THIS

SIGN SHALL BE EITHER HALO, SIDE OR FACE ILLUMINATED WITH NO HOT SPOTS OR LIGHT LEAKS. SIGNS WILL BE
FABRICATED OF QUALITY DURABLE WEATHER RESISTANT MATERIALS COMPLEMENTARY TO THE BASE BUILDING
MATERIALS.



WALL SIGNS | B. TENANT IDENTIFICATION
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TENANT IDENTIFICATION SIGNS ARE SMALLER FORMAT SIGNAGE THAT ARE TO BE INSTALLED ONLY ON THE INSIDE
OF THE EXTERIOR WALL GLAZING AND MUST OCCUPY ONLY FULL PANELS OF CURTAIN WALL GLASS MODULES.
THESE SIGNS MUST BE A FREE-STANDING INSTALLATION, AND NOT BE APPLIED DIRECTLY ONTO THE INSIDE
SURFACE OF THE GLASS OR INTERIOR MULLIONS. TENANT SIGNAGE MUST BE PROPORTIONED AND PLACED WITHIN
THEIR RESPECTIVE ARCHITECTURAL FACADE. BRAND CREATIVITY IS ENCOURAGED WITH THE HIGHEST QUALITY
MATERIALS AND ILLUMINATION TO BE REQUIRED.



WALL SIGNS | C. ON-SITE DIGITAL DISPLAY

ON-SITE DIGITAL DISPLAYS ARE LARGE FORMAT LED DISPLAYS THAT CAN BE INSTALLED EITHER ON TOP OF OR
BEHIND THE EXTERIOR WALL, BUT THEY MUST ALIGN WITH THE GLAZING MODULES. THE FINISH OF THE DISPLAY
EDGES (IF VISIBLE) SHALL BE COORDINATED WITH THE EXTERIOR GLAZING SYSTEMS. ALL WIRING MUST BE
DESIGNED TO BE HIDDEN FROM VIEW. LATEST HIGH QUALITY LED TECHNOLOGIES SHALL BE USED, AND BRIGHTNESS
WILL BE CONTROLLED PER DARKSKY GUIDELINES.



WALL SIGNS | D. ADDRESS INFORMATION

ADDRESS INFORMATION SIGNAGE WILL CONTAIN THE STREET ADDRESS PER FIRE CODE REGULATIONS. SIGNAGE
WILL BE LEGIBLE FROM THE STREET WITH APPROPRIATE CONTRAST OF NUMBERS TO ITS BACKGROUND.
TYPOGRAPHY AND MATERIALS SHALL BE COMPLEMENTARY TO THE BASE BUILDING MATERIALS.



WALL SIGNS | E. PARKING INFORMATION
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PARKING INFORMATION SIGNAGE IN FRONT OF GARAGE ENTRIES SHALL BE PART OF A HOLISTIC DESIGN WITH A
SIMPLE COLOR PALETTE THAT COORDINATES WITH OR PAIRS WELL WITH THE EXTERIOR BUILDING MATERIALS.
WHILE IT NEEDS TO BE VISIBLE, IT SHOULD NOT CALL OUT FOR ATTENTION WITH OVERLY BRIGHT COLORS. SIGNAGE
SHALL BE SIMPLE RECTANGLES OR INDIVIDUAL LETTERS THAT SIT COMFORTABLY WITHIN OPENINGS AND ADHERE
TO CLEAR HEIGHTS AND OTHER NECESSARY CLEARANCES PER CODE. TYPOGRAPHY SHALL BE NON-SERIF AND
CONSISTENT ACROSS ALL PARKING AND WAYFINDING SIGNAGE FOR THE ENTIRE DEVELOPMENT. TYPOGRAPHY SIZE
SHALL BE LEGIBLE BUT COMFORTABLY SPACED WITHIN THE SIGNAGE AREA TO NOT BE OVERPOWERING. LIGHTING
OF THIS SIGN SHALL BE EITHER HALO, SIDE OR FACE ILLUMINATED WITH NO HOT SPOTS OR LIGHT LEAKS. SIGNS
WILL BE FABRICATED OF QUALITY DURABLE WEATHER RESISTANT MATERIALS.



PROJECTING SIGNS | F. PARKING INFORMATION

PARKING INFORMATION PROJECTING SIGNAGE ARE SIMILAR TO PARKING INFORMATION WALL SIGNS, BUT THESE
SIGNS PROTRUDE OUT OF THE EXTERIOR WALL PERPENDICULARLY FOR VISIBILITY OF DRIVERS. ADHERING TO THE
SAME DESIGN STANDARDS AS PARKING INFORMATION WALL SIGNS. INSTALLATION POINTS FOR THESE PROJECTING
SIGNS SHALL BE MADE ONLY ON THE DIVIDING LINES OF THE EXTERIOR WALL, OR BE CENTERED TO MODULES
WHERE NECESSARY. HEIGHTS SHALL ALSO ALIGN WITH HORIZONTAL DATUM LINES ACROSS THE EXTERIOR WALL,
OR SIT COMFORTABLY WITHIN THESE DATUM LINES WITH CONSIDERATION TO SIZE AND PROPORTIONS. LIGHTING OF
THIS SIGN SHALL BE EITHER HALO, SIDE OR FACE ILLUMINATED WITH NO HOT SPOTS OR LIGHT LEAKS. SIGNS WILL
BE FABRICATED OF QUALITY DURABLE WEATHER RESISTANT MATERIALS COMPLEMENTARY TO THE BASE BUILDING
MATERIALS.



FREESTANDING SIGNS | G. INFORMATION PILLAR SIGNS

INFORMATION PILLAR SIGNAGE ARE FREE-STANDING STRUCTURES THAT SHALL BE A SIMPLE GEOMETRY WITH
FINISHES THAT COORDINATE WITH OR PAIR WELL WITH THE EXTERIOR BUILDING MATERIALS AND/OR ELEMENTS IN
THE LANDSCAPE. THESE SIGNS WILL PROVIDE INFORMATION, MAPPING, AND PEDESTRIAN DIRECTION INFORMATION.
SIGNS WILL BE FABRICATED OF QUALITY DURABLE WEATHER RESISTANT MATERIALS COMPLEMENTARY TO THE
BASE BUILDING MATERIALS.



FREESTANDING SIGNS | H. DIGITAL KIOSKS
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DIGITAL KIOSKS ARE FREE-STANDING STRUCTURES THAT SHALL BE A SIMPLE GEOMETRY WITH HIGH QUALITY
FINISHES. THESE ELEMENTS CAN BE MULTI-FUNCTIONAL TO INCORPORATE TOUCHSCREEN DISPLAYS, LCD/LED
MONITORS, PEDESTRIAN LIGHTING, PUBLIC WIFI, DYNAMIC MAPPING, TRANSIT INFORMATION, PUBLIC ART, ETC.
THE BRIGHTNESS OF THE DISPLAYS SHALL BE ADJUSTABLE AND EASILY PROGRAMMABLE. ALL WIRING TO BE
HIDDEN FROM VIEW. THE KIOSKS WILL BE FABRICATED OF QUALITY DURABLE WEATHER RESISTANT MATERIALS
COMPLEMENTARY TO THE BASE BUILDING MATERIALS.
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EXHIBIT E

Mitigation Monitoring

Program
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CHAPTER 4 - MITIGATION MONITORING
PROGRAM

1. Introduction

This Mitigation Monitoring Program (MMP) has been prepared pursuant to Public
Resources Code Section 21081.6, which requires a Lead Agency to adopt a “reporting or
monitoring program for changes to the project or conditions of project approval, adopted
in order to mitigate or avoid significant effects on the environment.” In addition, Section
15097(a) of the State CEQA Guidelines requires that a public agency adopt a program
for monitoring or reporting mitigation measures and project revisions, which it has
required to mitigate or avoid significant environmental effects. This MMP has been
prepared in compliance with the requirements of CEQA, Public Resources Code Section
21081.6 and Section 15097 of the State CEQA Guidelines.

The City of Los Angeles is the Lead Agency for the Project and therefore is responsible
for administering and implementing the MMP. A public agency may delegate reporting or
monitoring responsibilities to another public agency or to a private entity that accepts the
delegation; however, until mitigation measures have been completed, the Lead Agency
remains responsible for ensuring that implementation of the mitigation measures occurs
in accordance with the program.

An Environmental Impact Report (EIR) has been prepared to address the potential
environmental impacts of the Project. The evaluation of the Project’s impacts in the EIR
takes into consideration the project design features (PDF) and applies mitigation measures
(MM) needed to avoid or reduce potentially significant environmental impacts. This MMP is
designed to monitor implementation of the PDFs and MMs identified for the Project.

2. Organization

As shown on the following pages, each identified project design feature and mitigation
measure for the Project is listed and categorized by environmental impact area, with
accompanying identification of the following:

e Enforcement Agency: the agency with the power to enforce the PDF or MM.

e Monitoring Agency: the agency to which reports involving feasibility, compliance,
implementation, and development are made.

e Monitoring Phase: the phase of the Project during which the PDF or MM shall be
monitored.

e Monitoring Frequency: the frequency at which the PDF or MM shall be monitored.

e Action Indicating Compliance: the action by which the Enforcement or Monitoring Agency
indicates that compliance with the identified PDF or required MM has been implemented.

670 Mesquit Project City of Los Angeles
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4. Mitigation Monitoring Program

3. Administrative Procedures and Enforcement

This MMP shall be enforced throughout all phases of the Project. The Applicant shall be
responsible for implementing each PDF and MM and shall be obligated to provide
certification, as identified below, to the appropriate monitoring and enforcement agencies
that each PDF and MM has been implemented. The Applicant shall maintain records
demonstrating compliance with each PDF and MM. Such records shall be made available
to the City upon request.

During the construction phase and prior to the issuance of permits, the Applicant shall
retain an independent Construction Monitor (either via the City or through a third-party
consultant), approved by the Department of City Planning, who shall be responsible for
monitoring implementation of PDFs and MMs during construction activities consistent with
the monitoring phase and frequency set forth in this MMP.

The Construction Monitor shall also prepare documentation of the Applicant’s compliance
with the PDFs and MMs during construction every 90 days in a form satisfactory to the
Department of City Planning. The documentation must be signed by the Applicant and
Construction Monitor and be included as part of the Applicant's Compliance Report. The
Construction Monitor shall be obligated to report to the Enforcement Agency any non-
compliance with the MMs and PDFs within two businesses days if the Applicant does not
correct the non-compliance within the specified time following notification to the Applicant
by the monitor or if the non-compliance is repeated. Such non-compliance shall be
appropriately addressed by the Enforcement Agency.

4. Program Modification

After review and approval of the final MMP by the Lead Agency, minor changes and
modifications to the MMP are permitted, but can only be made subject to City approval.
The Lead Agency, in conjunction with any appropriate agencies or departments, will
determine the adequacy of any proposed change or modification. This flexibility is
necessary in light of the nature of the MMP and the need to protect the environment. No
changes will be permitted unless the MMP continues to satisfy the requirements of CEQA,
as determined by the Lead Agency.

The Project shall be in substantial conformance with the PDFs and MMs contained in this
MMP. The enforcing departments or agencies may determine substantial conformance
with PDFs and MMs in the MMP in their reasonable discretion. If the department or
agency cannot find substantial conformance, a PDF or MM may be modified or deleted
as follows: the enforcing department or agency, or the decision maker for a subsequent
discretionary project related approval, finds that the modification or deletion complies with
CEQA, including CEQA Guidelines Sections 15162 and 15164, which could include the
preparation of an addendum or subsequent environmental clearance, if necessary, to
analyze the impacts from the modifications to or deletion of the PDFs or MMs. Any
addendum or subsequent CEQA clearance shall explain why the PDF or MM is no longer
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4. Mitigation Monitoring Program

needed, not feasible, or the other basis for modifying or deleting the PDF or MM, and that
the modification will not result in a new significant impact consistent with the requirements
of CEQA. Under this process, the modification or deletion of a PDF or MM shall not in
and of itself require a modification to any Project discretionary approval unless the
Director of Planning also finds that the change to the PDF or MM results in a substantial
change to the Project or the non-environmental conditions of approval.

5. Mitigation Monitoring Program
a) Air Quality

(1) Project Design Features

Project Design Feature AQ-PDF-1: Fireplace Exclusion: The residential units within
the Project will not include the installation of natural gas-fueled fireplaces.

o Enforcement Agency: City of Los Angeles Department of Building and Safety
o Monitoring Agency: City of Los Angeles Department of Building and Safety
o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Once at Project plan check prior to issuance of building
permit; Once at final inspection

o Action Indicating Compliance: Plan approval and issuance of applicable building
permit; Field inspection signoff

(2) Mitigation Measures

Mitigation Measure AQ-MM-1: Construction Equipment Features: The Applicant shall
implement the following construction equipment features for equipment operating at the
Project Site. These features shall be included in applicable bid documents, and
successful contractor(s) must demonstrate the ability to supply such equipment.
Construction features will include the following:

e The Project shall utilize off-road diesel-powered construction equipment that
meets or exceeds the California Air Resources Board (CARB) and United States
Environmental Protection Agency (USEPA) Tier 4 Final off-road emissions
standards or equivalent for equipment rated at 50 horsepower (hp) or greater
during Project construction. Such equipment shall be outfitted with Best Available
Control Technology (BACT) which means a CARB certified Level 3 Diesel
Particulate Filter or equivalent.

e During plan check, the Project’s representative shall make available to the lead
agency and South Coast Air Quality Management District (SCAQMD) a
comprehensive inventory of all off-road construction equipment, equal to or greater
than 50 horsepower, that will be used during any of the construction phases. The
inventory shall include the horsepower rating, engine production year, and
certification of the specified Tier standard. A copy of each such unit’s certified tier
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4. Mitigation Monitoring Program

specification, best available control technology (BACT) documentation, and CARB
or SCAQMD operating permit shall be maintained on-site at the time of
mobilization of each applicable unit of equipment.

e Alternative-fueled generators shall be used when commercial models that have
the power supply requirements to meet the construction needs of the Project are
commercially available from local suppliers/vendors.

e Contractors shall maintain and operate construction equipment so as to minimize
exhaust emissions. All construction equipment must be properly tuned and
maintained in accordance with the manufacturer’s specifications. The contractor
shall keep documentation on-site demonstrating that the equipment has been
maintained in accordance with the manufacturer’s specifications. Tampering with
construction equipment to increase horsepower or to defeat emission control
devices shall be prohibited.

e Construction activities shall be discontinued during second-stage smog alerts. A
record of any second-stage smog alerts and of discontinued construction activities
as applicable shall be maintained by the Contractor on-site.

Enforcement Agency: South Coast Air Quality Management District; City of Los
Angeles Department of Building and Safety

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

Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Once at Project plan check prior to issuance of demolition or
grading permit; Periodically during field inspection

Action Indicating Compliance: Plan check approval and issuance of applicable
demolition or grading permit; Field inspection signoff

Mitigation Measure AQ-MM-2: Emergency Generator Maintenance & Testing: The
Project shall utilize SCAQMD Certified Internal Combustion (ICE) engine emergency
generators that meet or exceed the California Air Resources Board (CARB) and United
States Environmental Protection Agency (USEPA) Tier 4 Final emissions standards.
Each emergency generator will normally be limited to one hour in a day for routine
maintenance and testing purposes.

o Enforcement Agency: City of Los Angeles Department of Building and Safety; South
Coast Air Quality Management District

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

o Monitoring Phase: Pre-construction; Operation

o Monitoring Frequency: Once at Project plan check prior to issuance of building
permit; Periodically during operation and during routine maintenance and testing
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4. Mitigation Monitoring Program

o Action Indicating Compliance: Plan check approval and issuance of applicable
building permit; Field inspection signoff

Mitigation Measure AQ-MM-3: Emergency Generators: The Project representative
shall schedule routine maintenance and testing of the emergency generators installed on
the Project Site on different days. Prior to the installation of emergency generators, the
Project representative shall supply documentation to the City that emergency generator
testing by contractors, service providers, or maintenance crews will be conducted in
accordance with the specified requirements. The Project representative shall maintain
records of emergency generator testing, including testing dates, which shall be made
available to the City upon request.

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

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

o Monitoring Phase: Pre-construction; Operation

o Monitoring Frequency: Once at Project plan check prior to issuance of building
permit; Periodically during operation and during routine maintenance and testing

o Action Indicating Compliance: Plan check approval and issuance of applicable
building permit; Field inspection signoff

b) Cultural Resources

(1) Mitigation Measures

Mitigation Measure CUL-MM-1: Standards Conformance Plan Review for 7t" Street
Bridge. The Project proposes new vehicular/pedestrian ramps that would connect to
the 7th Street Bridge and would result in removal of character-defining features and
materials. To reduce potential impacts, the Applicant shall retain a qualified preservation
consultant, meeting the Secretary of the Interior’s Professional Qualifications Standards
for History, Architectural History, or Architecture, pursuant to 36 CFR 61 and who has
at least 10 years of experience in design review and collaboration applying the
Standards (Qualified Preservation Professional) to review the draft and final plans for
the Project, to ensure conformance with the Secretary of the Interior's Standards for
Rehabilitation (Standards).

e Where the Project could impact the physical materials of the 7th Street Bridge, the
Qualified Preservation Professional shall provide recommendations for appropriate
protective measures and preservation treatment (repair or in-kind replacement) of
the affected historic bridge fabric to be retained, to ensure that historic features,
materials and finishes are protected, and that the 7th Street Viaduct Plaque and the
light post shall be protected during removal, storage, and relocation.

e The Qualified Preservation Professional shall prepare a Plan Review Report,
documenting conformance with the Standards, which shall be submitted as a draft
to the City’s Department of City Planning Office of Historic Resources, within 30
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4. Mitigation Monitoring Program

days of completion of the final design plans, and shall make any recommendations
necessary to bring the Project design for the alterations and additions to the 7th
Street Bridge into conformance with the Standards.

e Once the Project plans have been revised and are ready to be finalized, the
Qualified Preservation Professional shall review the 90 percent construction plans
and prepare a final report documenting conformance with the Standards, which
shall be submitted to the City’s Department of City Planning Office of Historic
Resources, for final approval.

o Enforcement Agency: City of Los Angeles Department of City Planning’s Office of
Historic Resources

o Monitoring Agency: City of Los Angeles Department of City Planning’s Office of
Historic Resources

o Monitoring Phase: Pre-construction
o Monitoring Frequency: Once, prior to issuance of a building permit

o Action Indicating Compliance: Submittal of compliance documentation to the City
of Los Angeles Department of City Planning’s Office of Historic Resources

Mitigation Measure CUL-MM-2: Reproduction of the 7th Street Bridge Railings. The
7th Street Bridge’s existing concrete railings are not original but are reproductions of the
originals. Prior to their removal, the Applicant shall prepare molds for the 7th Street
Bridge’s concrete railings. The molds shall be securely stored on-site, ensuring that the
railings could be reinstalled in the future if necessary and that the 7th Street Bridge can
be returned to its current condition.

o Enforcement Agency: City of Los Angeles Department of City Planning’s Office of
Historic Resources; City of Los Angeles Department of Building and Safety

o Monitoring Agency: City of Los Angeles Department of City Planning’s Office of
Historic Resources; City of Los Angeles Department of Building and Safety

o Monitoring Phase: Pre-construction; Construction; Operation

o Monitoring Frequency: Once at Project plan check prior to issuance of applicable
building permit; Periodically during construction; Once at final inspection

o Action Indicating Compliance: Plan approval and issuance of applicable building
permit; Post-construction documentation to show the Project is safely storing the
moldings

Mitigation Measure CUL-MM-3: Construction Monitoring for the 7th Street Bridge.
Prior to any demolition or construction activities that would affect the historic fabric of the
7th Street Bridge, including removal of steps, fencing, or other existing materials attached
to or part of the bridge, removal of the bridge’s concrete railings or light post, or alteration
of structural features such as bents, a Qualified Preservation Professional shall be
retained to document existing conditions and provide preservation treatment
recommendations including protective measures and treatment recommendations.
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4. Mitigation Monitoring Program

Prior to commencement of construction activities, the Qualified Preservation
Professional shall document existing conditions at Project locations where
alterations are to be made and meet with and provide preservation guidelines and
instructions to the construction manager and team.

During construction, the Qualified Preservation Professional shall monitor and
document the Project, including demolition monitoring, preservation treatment
oversight, and construction monitoring for Project components that would affect
the character-defining features of the bridge such as any structural alterations of
the 7th Street Bridge, removal/construction of pedestrian stairs, construction of
vehicular ramps/intersections, removal of railings, relocation of the 7th Street
Viaduct Plaque and light post and fixture, installation of new street signals, and
if included, construction of the Deck. The Qualified Preservation Professional
shall provide oversight and monitoring for the preparation of molds of the 7th
Street Bridge’s existing concrete railings (see CUL-MM-2) and shall also provide
preservation oversight and monitoring for the removal and relocation of the 7th
Street Viaduct Plaque and the historic light post on the bridge’s railings that would
be removed and relocated. The Qualified Preservation Professional shall
document the existing conditions of the railing, 7th Street Viaduct Plaque and
light post prior to their removal; monitor the railing mold-making process and
appropriate storage of the molds for potential future use; monitor the process of
removal of the 7th Street Viaduct Plaque and light post; review and document
procedures for temporary storage of the 7th Street Viaduct Plaque and light post;
monitor the 7th Street Viaduct Plaque and light post relocation and reinstallation
process; and provide preservation treatment recommendations for repair of the
7th Street Viaduct Plaque and light post in conformance with the Standards.
Monitoring intervals are to be determined based upon construction schedule and
timing of Project activities that will affect the 7th Street Bridge. The monitoring
visits shall be documented in a monitoring report for each visit. Once the majority
of the construction activities affecting the 7th Street Bridge are completed, the
Qualified Preservation Professional shall document the Project’'s conformance
with the Standards in a Substantial Completion Report that shall be submitted to
the City’s Department of City Planning Office of Historic Resources for review
and approval.

Enforcement Agency: City of Los Angeles Department of City Planning’s Office of
Historic Resources, City of Los Angeles Department of Building and Safety

Monitoring Agency: City of Los Angeles Department of City Planning’s Office of
Historic Resources, City of Los Angeles Department of Building and Safety

Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Prior to issuance of first demolition or building permit,
periodically during construction, at completion of construction

Action Indicating Compliance: Submittal of Substantial Completion Report to the
City of Los Angeles Department of City Planning’s Office of Historic Resources and
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4. Mitigation Monitoring Program

the City of Los Angeles Department of Building and Safety, and issuance of first
applicable demolition or building permit

Mitigation Measure CUL-MM-4: Historic Structure Report for the 7th Street Bridge.
The 7th Street Bridge was previously documented in a Historic American Engineering
Record report that summarized the history of the bridge and included copies of the historic
bridge plans. The existing bridge exhibits several alterations from its original design, and
under the Project will undergo additional alterations. To provide a baseline for the current
Project and protect the integrity of the bridge under the current and future projects, a
Historic Structures Report (HSR) shall be prepared by a Qualified Preservation
Professional in accordance with guidelines set forth by the National Park Service in
Preservation Brief No. 43: “The Preparation and Use of Historic Structure Reports” by
Deborah Slaton (Slaton, 2005: 1). The HSR shall provide a summary of the bridge’s
history and existing condition through available historic plans, current plans, and physical
information. The HSR shall act as a guidance document for the current project and any
future projects on the 7th Street Bridge. The HSR shall include guidelines for the most
appropriate approach to treatment for any currently proposed work, including, but not
limited to, protective measures, rehabilitation, repair, in-kind replacement, preservation
treatment of materials/features, and maintenance. The HSR shall follow the three-part
format and organization as outlined in Preservation Brief No. 43, including the following:
Part 1 — the bridge’s history, chronology, physical description, significance, and existing
condition assessment; Part 2 — Treatment and Work Recommendations for the Project;
and Part 3 — Supplemental Record of Work Performed including planning or technical
studies or other investigations, records of physical work, construction documents,
annotated drawings, construction monitoring logs, photographs, the Project plans
showing the proposed alterations to the 7th Street Bridge, the Substantial Completion
Report, and any other pertinent technical data or documentation. This report shall be
reviewed by the City’s Office of Historic Resources and Bureau of Engineering, to ensure
that that the HSR meets the City’s requirements. Once the Project is completed, the
Applicant shall file the HSR with the City’s Department of City Planning Office of Historic
Resources and Bureau of Engineering, and the South Central Coastal Information Center
(SCCIC).

o Enforcement Agency: City of Los Angeles Department of City Planning’s Office of
Historic Resources, City of Los Angeles Bureau of Engineering

o Monitoring Agency: City of Los Angeles Department of City Planning’s Office of
Historic Resources, City of Los Angeles Bureau of Engineering

o Monitoring Phase: Pre-construction; Post-construction

o Monitoring Frequency: Pre-construction and periodically during Construction, Post-
construction

o Action Indicating Compliance: Submittal of compliance documentation to the City
of Los Angeles Department of City Planning’s Office of Historic Resources and the
City of Los Angeles Bureau of Engineering, and issuance of applicable building permit
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4. Mitigation Monitoring Program

Mitigation Measure CUL-MM-5: Prior to the issuance of a demolition permit, the
Applicant shall retain a qualified Archaeologist who meets the Secretary of the Interior’s
Professional Qualifications Standards for professional archaeology (qualified
Archaeologist) to carry out and ensure proper implementation of mitigation measures that
address archaeological resources. The Applicant shall submit a letter of retention to the
City of Los Angeles Department of City Planning (City) no fewer than 15 days before
construction activities commence to demonstrate to the City that the Applicant has
retained a qualified Archaeologist who meets the Secretary of the Interior’s Professional
Qualifications Standards. The letter shall include a resume for the qualified Archaeologist.
The letter shall also demonstrate that a Native American Monitor from the Gabrielefio
Band of Mission Indians — Kizh Nation has been retained as required by Mitigation
Measure TCR-MM-1.

The qualified Archaeologist shall oversee an archaeological monitor who has a bachelor’s
degree in a relevant field of study and either two months of archaeological construction
monitoring experience or two months of supervised training with prehistoric or historic
archaeological materials in a field or laboratory setting. The archaeological monitor shall
be present during construction activities on the Project Site deemed by the qualified
Archeologist to have the potential for encountering archeological resources, such as
demolition, pavement removal, clearing/grubbing, drilling/auguring, potholing, grading,
trenching, excavation, tree removal, or other ground disturbing activity associated with
the Project. The activities to be monitored may also include off-site improvements in the
vicinity of the Project Site, such as utilities, sidewalks, or road improvements. The
archeological monitor and Native American Monitor shall have the authority to direct the
pace of construction equipment activity in areas of higher sensitivity and to temporarily
divert, redirect or halt ground disturbance activities to allow identification, evaluation, and
potential recovery of archaeological resources in coordination with the qualified
Archaeologist. Full-time monitoring may be reduced to part-time inspections, or ceased
entirely, if determined appropriate by the qualified Archaeologist after consulting with
Native American Monitor.

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

o Monitoring Agency: City of Los Angeles Department of City Planning
o Monitoring Phase: Pre-construction, Construction

o Monitoring Frequency: Prior to issuance of a demolition permit; Ongoing during
demolition, excavation and grading activities

o Action Indicating Compliance: Issuance of a demolition permit; Compliance report
by Qualified Archaeologist

Mitigation Measure CUL-MM-6: Prior to commencement of construction activities, a
Sensitivity Training shall be given by the qualified Archaeologist and Native American
Monitor for construction personnel. The training shall focus on how to identify
archaeological resources and tribal cultural resources that may be encountered during
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construction activities, and the procedures to be followed in such an event. Within 5 days
of completing the training, a list of those in attendance shall be provided by the qualified
Archaeologist to the Applicant. Applicant shall maintain the documentation of this training,
including the list of attendees, for inspection by the City upon its reasonable request.

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

o Monitoring Agency: City of Los Angeles Department of City Planning, City of Los
Angeles Department of Building and Safety

o Monitoring Phase: Pre-Construction
o Monitoring Frequency: Prior to issuance of demolition or grading permit

o Action Indicating Compliance: Issuance of a demolition or grading permit;
Compliance report by Qualified Archaeologist

Mitigation Measure CUL-MM-7: In the event that historic (e.g., bottles, foundations,
refuse dumps/privies, railroads, etc.) or prehistoric (e.g., hearths, stone tools, shell and
faunal bone remains, etc.) archaeological resources are unearthed, ground-disturbing
activities shall be halted or diverted away from the vicinity of the find so that the find can
be evaluated. An appropriate buffer area shall be established by the archaeological
monitor and the Native American Monitor (in the case of prehistoric resources) in
accordance with industry standards, reasonable assumptions regarding the potential for
additional discoveries in the vicinity, and safety considerations for those making an
evaluation and potential recovery of the discovery. This buffer area shall be established
around the find where construction activities shall not be allowed to continue. Work shall
be allowed to continue outside of the buffer area.

All resources unearthed by Project construction activities shall be evaluated by the
qualified Archaeologist. If a resource is determined by the qualified Archaeologist to
constitute a “historical resource” pursuant to CEQA Guidelines Section 15064.5(a) or a
“unique archaeological resource” pursuant to Public Resources Code Section 21083.2(g),
the qualified Archaeologist shall coordinate with the Applicant and the City to develop a
formal treatment plan that would serve to reduce impacts to the resource. The treatment
plan established for the resource shall be in accordance with CEQA Guidelines Section
15064.5(f) for historical resources and Public Resources Code Sections 21083.2(b) for
unique archaeological resources. Preservation in place (i.e., avoidance) is the preferred
manner of treatment. If in coordination with the City, it is determined that preservation in
place is not feasible, appropriate treatment of the resource shall be developed by the
qualified Archaeologist in coordination with the City and may include implementation of
archaeological data recovery excavations to remove the resource along with subsequent
laboratory processing and analysis. Any archaeological material collected shall be
curated at a public, non-profit institution with a research interest in the materials, if such
an institution agrees to accept the material. If no institution accepts the archaeological
material, they shall be donated to a local school, Tribe, or historical society in the area for
educational purposes.
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In the event encountered resources appear to qualify as tribal cultural resource, a meeting
between the City, the qualified Archeologist, Native American Monitor, and the Applicant
shall be held to discuss the significance of the find and whether it qualifies as a tribal
cultural resource pursuant to Public Resources Code Section 21074(a). If the resource is
determined to be a tribal cultural resource, appropriate treatment shall be determined per
the procedures outlined in Mitigation Measure TCR-MM-2.

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

o Monitoring Agency: City of Los Angeles Department of City Planning, Department
of Building and Safety

o Monitoring Phase: Construction
o Monitoring Frequency: Ongoing during Project demolition, grading and construction

o Action Indicating Compliance: Compliance report by Qualified Archaeologist

Mitigation Measure CUL-MM-8: Within 14 days of concluding the archaeological
monitoring, the qualified Archaeologist shall prepare a memorandum stating that the
archaeological monitoring requirement of the mitigation measure has been fulfilled and
summarize the results of any archaeological finds. The memorandum shall be submitted
to the Applicant and City. Following submittal of the memorandum, the qualified
Archaeologist shall prepare a technical report the follows the format and content
guidelines provided in California Office of Historic Preservation’s Archaeological
Resource Management Reports (ARMR). The technical report shall include a description
of resources unearthed, if any, treatment of the resources, results of the artifact
processing, analysis, and research, and evaluation of the resources with respect to the
California Register of Historical Resources and CEQA. Appropriate California Department
of Parks and Recreation Site Forms (Site Forms) shall also be prepared and provided in
an appendix to the report. The technical report shall be prepared under the supervision
of the qualified Archaeologist and submitted to the City within 150 days of completion of
the monitoring. The final draft of the report shall be submitted to the South Central Coastal
Information Center.

o Enforcement Agency: City of Los Angeles Department of City Planning

o Monitoring Agency: City of Los Angeles Department of City Planning

o Monitoring Phase: Construction

o Monitoring Frequency: Once, completion of demolition/grading/excavation activity
o Action Indicating Compliance: Compliance report by Qualified Archaeologist
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c) Geology and Soils

(1) Mitigation Measures

Mitigation Measure GEO-MM-1: A qualified paleontologist meeting the Society of
Vertebrate Paleontology (SVP) Standards' (Qualified Paleontologist) shall be retained
prior to the approval of demolition or grading permits. The Qualified Paleontologist shall
provide technical and compliance oversight of all ground-disturbing activities (e.g., clearing,
grading and excavation) that relate to paleontological resources, shall attend the Project
kick-off meeting and any construction progress meetings, and shall report to the Project
Site in the event potential paleontological resources are encountered in order to assess the
significance of the discovery and determine appropriate documentation and/or salvage.

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

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

o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Prior to issuance of demolition or grading permit; Periodic
during construction activities

o Action Indicating Compliance: Issuance of demolition or grading permit;
Compliance report by Qualified Paleontologist

Mitigation Measure GEO-MM-2: The Qualified Paleontologist shall conduct construction
worker paleontological resources sensitivity training prior to the start of ground-disturbing
activities (including vegetation removal, pavement removal, etc.), in accordance with SVP
Standards. In the event construction crews are phased, additional trainings shall be
conducted for new construction personnel. The training session shall focus on recognition
of the types of paleontological resources that could be encountered within the Project Site
and the procedures to be followed if they are found. Documentation shall be retained
demonstrating that all construction personnel attended the training.

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

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

o Monitoring Phase: Pre-construction
o Monitoring Frequency: Prior to issuance of demolition or grading permit

o Action Indicating Compliance: Issuance of demolition or grading permit;
Compliance report by Qualified Paleontologist

1 SVP, Standard Procedures for the Assessment and Mitigation of Adverse Impacts to Paleontological
Resources.
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Mitigation Measure GEO-MM-3: Full-time paleontological resources monitoring shall be
conducted for all ground-disturbing activities in previously undisturbed sediments that
exceed 10 feet in depth, and are, therefore, likely to impact high-sensitivity older Alluvial
sediments. The surficial Alluvium has low paleontological sensitivity, and, therefore, work
in the upper 10 feet of the Project Site does not need to be monitored. The Qualified
Paleontologist shall spot-check the excavation on an intermittent basis and recommend
revision of the depth of required monitoring based on his/her observations. The frequency
of spot-checks shall be determined based on the pace of excavations, both vertically and
laterally. Paleontological resources monitoring shall be performed by a qualified
paleontological monitor (meeting the standards of the SVP) under the direction of the
Qualified Paleontologist. Full-time monitoring can be reduced to part-time inspections or
ceased entirely if determined adequate by the qualified paleontologist. Monitors shall
have the authority to temporarily halt or divert work away from exposed fossils in order to
recover the fossil specimens. Any significant fossils that could yield information important
to prehistory, or that embody the distinctive characteristics of a type of organism,
environment, period of time, or geographic region, collected during Project-related
excavations shall be prepared to the point of identification and curated into an accredited
repository with retrievable storage. Monitors shall prepare daily logs detailing the types of
activities and soils observed, and any discoveries. The Qualified Paleontologist shall
prepare a final monitoring and mitigation report to document the results of the monitoring
effort and shall provide the final report to the Department of City Planning.

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

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

o Monitoring Phase: Construction
o Monitoring Frequency: Ongoing during demolition, excavation and grading activities
o Action Indicating Compliance: Compliance report by Qualified Paleontologist

GEO-MM-4: If construction or other Project personnel discover any potential fossils
during construction, regardless of the depth of work or location, work at the discovery
location shall cease within a 50-foot radius of the discovery until the Qualified
Paleontologist has assessed the discovery and made recommendations as to the
appropriate treatment. If the find is deemed significant, it shall be salvaged following the
standards of the SVP and curated with a certified repository. If there are significant
discoveries, fossil locality information and final disposition will be included within the final
report which will be submitted to the appropriate repository and the Department of City
Planning.

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

o Monitoring Agency: City of Los Angeles Department of City Planning, Department
of Building and Safety
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o Monitoring Phase: Construction
o Monitoring Frequency: Ongoing during demolition, excavation and grading activities
o Action Indicating Compliance: Compliance report by Qualified Paleontologist

d) Greenhouse Gas Emissions

(1) Project Design Features

Project Design Feature GHG-PDF-1: Green Building Features. The Project will be
designed to achieve the equivalent of the United States Green Building Council (USGBC)
Leadership in Energy and Environmental Design (LEED) Silver Certification level for new
buildings. The Project will demonstrate compliance with the LEED Silver Certification or
equivalent green building standards by providing architectural and engineering
documentation, building energy modeling simulations, and other supporting evidence
consistent with USGBC accepted documentation standards. Pre-construction
documentation that indicates the Project is designed to achieve the number of points
required for LEED Silver Certification will be provided to the City prior to building permit
issuance. Post-construction documentation that indicates the Project operates within the
expected parameters to achieve the number of points required for LEED Silver Certification
will be provided to the City after completion of the required LEED commissioning activities.
As part of the Project’'s LEED Silver Certification or equivalent green building standards,
the Project will optimize building energy performance and achieve a minimum of four points
in the Energy and Atmosphere Credit 2 category (LEED version 4), which means a 12
percent reduction from the LEED baseline, which is based on the ASHRAE 90.1-2010
standard in LEED version 4. The Project will reduce water usage and achieve a minimum
of one point in the Water Efficiency Credit 1 category (LEED version 4), which means a 50
percent reduction in outdoor water use for irrigation from the LEED baseline, and a
minimum of five points in the Water Efficiency Credit 2 category (LEED version 4), which
means a 45 percent reduction in indoor water use from the LEED baseline.

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

o Monitoring Agency: City of Los Angeles Department of Building and Safety
o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Once at Project plan check prior to issuance of building
permit; Once after completion of LEED Silver Certification or equivalent
commissioning activities

o Action Indicating Compliance: Plan approval and issuance of applicable building
permit; Post-construction documentation that indicates the Project operates within the
expected parameters to achieve the number of points required for LEED Silver
Certification or equivalent; Issuance of Certificate of Occupancy
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e) Hazards and Hazardous Materials

(1) Mitigation Measures

Mitigation Measure HAZ-MM-1: Health and Safety Plan. The construction contractor(s)
shall prepare and implement site-specific Health and Safety Plans (HASP) in accordance
with 29 CFR 1910.120 to protect construction workers and the public during all excavation
and grading activities, due to the potential to encounter TPH diesel, TPH oil, TPH
gasoline, SVOCs, and total metals during construction. This HASP shall be submitted to
the LADBS for review prior to commencement of demolition and construction activities
and as a condition of the grading, construction, and/or demolition permit(s). The HASP
shall include, but is not limited to, the following elements:

e Designation of a trained, experienced site safety and health supervisor who has
the responsibility and authority to develop and implement the site HASP;

e A summary of all potential risks to demolition and construction workers and
maximum exposure limits for all known and reasonably foreseeable site chemicals;

e Specified personal protective equipment and decontamination procedures, if needed;

e Emergency procedures, including route to the nearest hospital; and

Procedures to be followed in the event that evidence of potential soil contamination (such
as soil staining, noxious odors, debris or buried storage containers) is encountered.
These procedures shall be in accordance with hazardous waste operations regulations
and specifically include, but are not limited to, the following: immediately stopping work in
the vicinity of the unknown hazardous materials release, and retaining a qualified
environmental firm to perform sampling and remediation, as needed.

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

o Monitoring Phase: Prior to issuance of a demolition or grading permit; Construction
(during soil-disturbing activities)

o Monitoring Frequency: Once at Project plan check prior to issuance of demolition or
grading permit; Ongoing with periodic field inspections during construction if impacted
material is discovered

o Action Indicating Compliance: Issuance of demolition or grading permit; Field
inspection signoff

Mitigation Measure HAZ-MM-2: Soil and Groundwater Management Plan. In support
of the HASP described above in Mitigation Measure HAZ-MM-1, the contractor(s) shall
develop and implement a Soil and Groundwater Management Plan (SGMP) that includes
a materials disposal plan specifying how the construction contractor(s) will remove,
handle, transport, and dispose of all excavated materials and dewatering effluent in a
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safe, appropriate, and lawful manner. The SGMP shall include the following, at a
minimum:

e Site description, including the hazardous materials that may be encountered.

e Roles and responsibilities of onsite workers, supervisors, and the regulatory
agency.

e Training for site workers focused on the recognition of and response to
encountering hazardous materials.

e Protocols for the materials (soil and/or dewatering effluent) testing, handling,
removing, transporting, and disposing of all excavated materials and dewatering
effluent in a safe, appropriate, and lawful manner.

e Confirmation sampling to verify that the remaining soil and/or groundwater at the
site does not have chemical concentrations above screening levels for the
applicable planned land use.

¢ Identification of licensed disposal sites permitted to accept the waste materials.

e Reporting requirement to the overseeing regulatory agency, documenting that site
activities were conducted in accordance with the SGMP.

The SGMP shall include a groundwater dewatering control and disposal plan specifying
how groundwater (dewatering effluent), if encountered, will be handled and disposed of
in a safe, appropriate, and lawful manner. The groundwater portion of the SGMP shall
include the following, at a minimum:

e The locations at which groundwater dewatering is likely to be required.
e Test methods to analyze groundwater for hazardous materials.

e Appropriate treatment and/or disposal methods.

This SGMP shall be submitted to the LADBS for review prior to commencement of
demolition and construction activities and as a condition of the grading, construction,
and/or demolition permit(s). Contract specifications shall mandate full compliance with all
applicable local, state, and federal regulations related to the identification, transportation,
and disposal of hazardous materials, including those encountered in excavated soil and
dewatering effluent.

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

o Monitoring Phase: Prior to issuance of a demolition or grading permit; Construction
(during soil-disturbing activities)

o Monitoring Frequency: Once at Project plan check prior to issuance of demolition or
grading permit; Ongoing with periodic field inspections during construction if impacted
material is discovered
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o Action Indicating Compliance: Issuance of demolition or grading permit; Field
inspection signoff

Mitigation Measure HAZ-MM-3 (Project with the Deck Concept Only): Prior to
construction of the Deck and any associated soil disturbing activities at the Railway
Properties, the construction contractor shall retain and consult a qualified environmental
professional to conduct a soil sampling assessment, in accordance with applicable
regulations. It is anticipated that the soil samples would be analyzed for TPH gasoline,
TPH diesel, TPH oil, SVOCs, and total metals. While the Railway Properties are not within
a Methane Buffer Zone, methane/soil gas testing shall also be conducted as part of the
soils sampling assessment. The soil analytical results shall be compared to applicable
screening levels established by the appropriate regulating agencies. In the event that
methane gas is detected above the laboratory RL, construction of the Project with the
Deck would occur per the provisions of the LAMC, Division 71 Methane Mitigation
Standards Ordinance.

In the event elevated contaminant levels or methane gas levels are reported that exceed
applicable regulatory standards, Mitigation Measures HAZ-MM-1 and HAZ-MM-2 would
be implemented for the Project Site, which would include the Railway Properties under
the Project with the Deck Concept.

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

o Monitoring Phase: Prior to issuance of a demolition or grading permit; Construction
(during soil-disturbing activities)

o Monitoring Frequency: Once at Project plan check prior to issuance of demolition or
grading permit; Ongoing with periodic field inspections during construction if impacted
material is discovered

o Action Indicating Compliance: Issuance of demolition or grading permit; Field
inspection signoff
f) Noise and Vibration

(1) Project Design Features
See Project Design Feature TRAF-PDF-2 (Construction Traffic Management Plan) below.
Project Design Feature NOISE-PDF-1: Impact Pile Driving and Blasting

Prohibitions. The Project will not require or allow impact pile drivers and will not require
or allow blasting during construction activities.

o Enforcement Agency: City of Los Angeles Department of Building and Safety
o Monitoring Agency: City of Los Angeles Department of Building and Safety
o Monitoring Phase: Pre-Construction; Construction
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o Monitoring Frequency: Once during plan check; Periodic field inspections

o Action Indicating Compliance: Issuance of building permit; Field inspection sign-off

Project Design Feature NOISE-PDF-2: Mechanical Equipment. All outdoor mounted
mechanical equipment will be enclosed or screened from off-site noise sensitive receptors
and be designed with standard noise control devices, such as sound attenuators or
acoustics louvers.

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

o Monitoring Agency: City of Los Angeles Department of Building and Safety
o Monitoring Phase: Pre-Construction, Construction

o Monitoring Frequency: Once at Project plan check prior to issuance of building
permit; once at field inspection

o Action Indicating Compliance: Plan check approval and issuance of applicable
building permit; Field inspection signoff

(2) Mitigation Measures

Mitigation Measure NOISE-MM-1: Noises Barriers. Prior to issuance of any demolition,
grading or building permit, the Project shall provide temporary ground-level 20-foot-tall
construction noise barriers equipped with noise blankets or equivalent noise reduction
materials rated to achieve sound level reductions of at least 15 dBA between the Project
Site and the ground-level and second-levels at sensitive receptor location R1 and
between the Project Site and R4 (if R4, the future 6th Street PARC is constructed and
operational at the time of Project construction). These temporary noise barriers shall be
used to block the line-of-sight between the construction equipment and the noise-
sensitive receptor(s) during the duration of construction activities. The Project applicant
shall provide documentation prepared by a qualified noise consultant verifying
compliance with this measure.

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

o Monitoring Agency: City of Los Angeles Department of Building and Safety

o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Once at Project plan check; Once during field inspection

o Action Indicating Compliance: Plan check approval and issuance of any demolition,
grading or building permit; Submittal of compliance report from qualified noise consultant

Mitigation Measure NOISE-MM-2: Construction Equipment Noise Shielding and
Muffler Devices: Contractors shall ensure that all construction equipment, fixed or mobile,
are equipped with properly operating and maintained noise shielding and muffling devices,
consistent with manufacturers’ standards. Prior to the issuance of demolition permits,
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certification of muffler installation shall be submitted to the City for review. The construction
contractor shall keep documentation onsite demonstrating that the equipment has been
maintained in accordance with the manufacturers’ specifications. Most of the noise from
construction equipment originates from the intake and exhaust portions of the engine cycle.
According to FHWA, use of adequate mufflers systems can achieve reductions in noise
levels of up to 10 dBA.2 The contractor shall use muffler systems that provide a minimum
reduction of 8 dBA compared to the same equipment without an installed muffler system,
reducing maximum construction noise levels. Contractors shall include the muffler
requirements in contract specifications. The contractor shall also keep documentation on-
site prepared by a noise consultant verifying compliance with this measure.

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

o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Once at Project plan check; Periodic field inspections

o Action Indicating Compliance: Plan check approval and issuance of any demolition,
grading or building permit; Field inspection sign-offs

Mitigation Measure NOISE-MM-3: Truck Deliveries. Contractors shall include in all
vendor and concrete supplier contracts a requirement for truck deliveries to and from the
Project Site to prohibit travel on Jesse Street between Mateo Street and Santa Fe Avenue
or on Mateo Street between 4th Place and Willow Street when traveling to or from the Project
Site during Project demolition, grading and construction. The construction contractor shall
provide a flag person along Jessie Street near the segment between Mateo Street and
Santa Fe Avenue and along Mateo Street between 4th Place and Willow Street to ensure
that all concrete and vendor trucks do not travel along both of these identified segments.

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

o Monitoring Agency: City of Los Angeles Department of Building and Safety

o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Once at Project plan check; Periodic field inspections

o Action Indicating Compliance: Plan check approval and issuance of any demolition,
grading or building permit; Field inspection sign-offs

NOISE-MM-4: Amplified Speakers — All Outdoor Spaces. Outdoor amplified sound
systems, if any, will be limited to a sound level equivalent to 85 dBA (Leq-1hr) measured at
a distance of 25 feet from the amplified speaker sound system. A qualified noise
consultant shall provide written documentation that the design of the system complies
with the maximum noise level. Compliance will be ensured through pre-performance

2 FHWA, Special Report — Measurement, Prediction, and Mitigation, Chapter 4 Mitigation,
https://www.fhwa.dot.gov/Environment/noise/construction_noise/special_report/hcn04.cfm. Accessed
July 16, 2021.
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noise tests/measurements for performances or ambient music speakers with potential to
exceed the sound level, along with any necessary adjustments to the location and nature
of proposed performances or ambient music speakers. Speakers will be downward or
inward facing and shielded from off-site sensitive uses. The Applicant or Operator shall
prepare standard operating procedures for the use of amplified speakers at this location
consistent with this requirement. The standard operating procedures shall be provided to
the City and the Los Angeles Police Department (LAPD) prior to the issuance of a building
permit for the Project and posted onsite in the event of LAPD response to noise
complaints.

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

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

o Monitoring Phase: Post-Construction
o Monitoring Frequency: Once at Project plan check; Once at field inspection

o Action Indicating Compliance: Plan check approval and issuance of applicable
building permit; Submittal of compliance report from qualified noise consultant prior to
Certificate of Occupancy

Mitigation Measure NOISE-MM-5: Amplified Speakers — River Balcony North.
Amplified speaker volumes within the River Balcony North area shall be limited to a level
that would not exceed 75 dBA at a distance of 25 feet from the speaker. A qualified noise
consultant shall provide written documentation that the design of the system complies with
the maximum noise level. Compliance will be ensured through pre-performance noise
tests/measurements for performances or ambient music speakers with potential to exceed
the sound level, along with any necessary adjustments to the location and nature of
proposed performances or ambient music speakers. Speakers will be downward or inward
facing and shielded from off-site sensitive uses. The Applicant or Operator shall prepare
standard operating procedures for the use of amplified speakers at this location consistent
with this requirement. The standard operating procedures shall be provided to the City and
Los Angeles Police Department (LAPD) prior to the issuance of a building permit for the
Project and posted onsite in the event of LAPD response to noise complaints.

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

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

o Monitoring Phase: Post-Construction
o Monitoring Frequency: Once at Project plan check; Once at field inspection

o Action Indicating Compliance: Plan check approval and issuance of applicable
building permit; Submittal of compliance report from qualified noise consultant prior to
Certificate of Occupancy
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Mitigation Measure NOISE-MM-6: Construction Vibration (Except Shoring). The
operation of construction equipment that generates high levels of vibration, such as large
bulldozers, loaded trucks, jackhammers, and small bulldozers shall be prohibited within
21 feet, 19 feet, 12, feet, and 3 feet, respectively, of receptor V1 (multi-family residential
uses located at 2101 E. 7th Street). The use of large bulldozers and loaded trucks shall
be prohibited within 8 feet, the use of jackhammers shall be prohibited within 5 feet, and
the use of small bulldozers shall be prohibited within 1 foot of receptor V6 (the 7th Street
Bridge). The contractor(s) shall require and document compliance with the minimum
allowable setbacks in a construction vibration management plan, which shall be provided
to the City prior to issuance of a demolition permit. The construction vibration
management plan shall detail the types of equipment to be used during demolition,
grading, and building construction, estimated vibration velocities, and distance to vibration
receptors V1 and V6. Equipment and or alternative construction techniques to be used
within the required setbacks for large bulldozers, loaded trucks, jackhammers, and small
bulldozers shall be identified to ensure that vibration velocities will not exceed thresholds
for potential structural damage. This measure does not apply to temporary shoring
activities and shoring infrastructure that must be installed to provide adequate physical
support for subterranean excavation.

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

o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Once at Project Plan Check; Periodic field inspections

o Action Indicating Compliance: Plan check approval and issuance of any demolition,
grading or building permit; Field inspection sign-offs

Mitigation Measure NOISE-MM-7: Construction Vibration (Shoring). The following
procedures are required for shoring system design and monitoring of excavation, grading,
and shoring activities:

e Prior to the issuance of a shoring or grading permit, excavation and shoring plans
for temporary shoring walls shall be prepared by a California Registered Civil
Engineer experienced in the design and construction of shoring systems. The
shoring systems shall be selected and designed in accordance with all current code
requirements, industry best practices, and the recommendations of the Project
Geotechnical Engineer. Maximum allowable lateral deflections for the Project Site
are to be developed by the Project Geotechnical Engineer in consideration of
adjacent structures, property, and public rights-of-way. These deflection limits shall
be prepared in consideration of protecting the adjacent older structure at receptor
location V1 (multi-family residential uses located at 2101 E. 7th Street) and the
historic bridge at receptor location V6 (the 7th Street Bridge). The shoring engineer
shall produce a shoring design, incorporating tie-backs, soldier piles, walers, or other
appropriate supports that is of sufficient capacity and stiffness to meet or exceed the
Project strength and deflection requirements. Calculations shall be prepared by the
shoring engineer showing the anticipated lateral deflection of the shoring system
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and its components and demonstrating that these deflections are within the
allowable limits. Where tie-back anchors shall extend across property lines or
encroach into the public rights-of-way, appropriate notification and approval
procedures shall be followed. The final excavation and shoring plans shall include
all appropriate details, material specifications, testing and special inspection
requirements and shall be reviewed by the Project Geotechnical Engineer for
conformance with the design intent and submitted to LADBS for review and approval
during the Grading Permit application submission. The Project Geotechnical
Engineer shall provide on-site observation during the excavation and shoring work.

e Appropriate parties, including but not limited to the lead Contractor, City of Los
Angeles Public Works, and Los Angeles Department of Building and Safety, shall
be notified immediately and corrective steps shall be identified and implemented if
maximum allowable lateral deflections for the Project Site that are developed by
the Project Geotechnical Engineer are exceeded, or if new cracks, distress, or
other damage are observed in adjacent structures, sidewalks, buildings, utilities,
facades, etc.

¢ Foundation systems shall be designed in accordance with all applicable loading
requirements, including seismic, wind, settlement, and hydrostatic loads, as
determined by the California Building Code and in accordance with the
recommendations provided by the Project Geotechnical Engineer. Foundation
systems are anticipated to consist of cast-in-place concrete mat foundations
supported by cast-in-place concrete drilled shaft or auger cast piles. Driven
(impact) piles shall not be used.

o Enforcement Agency: City of Los Angeles Department of Building and Safety, City
of Los Angeles Bureau of Engineering

o Monitoring Agency: City of Los Angeles Department of Building and Safety, City of
Los Angeles Bureau of Engineering

o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Prior to the issuance of a shoring or grading permit; Periodic
field inspections

o Action Indicating Compliance: Plan check approval and issuance of applicable
shoring or grading permit; Field inspection sign-offs

Mitigation Measure NOISE-MM-8: Inspections. Prior to the issuance of a demolition or
building permit, the Applicant shall retain the services of a third-party licensed building
inspector or structural engineer to inspect and document (video and/or photographic) V1
(multi-family residential located at 2101 E. 7th Street) and V6 (7th Street Bridge) for the
apparent physical condition of the building’s readily visible features. Inspection and
documentation shall also be carried out by and in coordination with a qualified
preservation consultant for the historic bridge at receptor location V6 (7th Street Bridge).
Daily inspections shall occur when construction activities involving vibration-generating
equipment such as bulldozers, jackhammers, loaded trucks, and drill rigs are used within
21 feet of V1 and within 8 feet of V6. In the event that damage occurs due to construction
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vibration the adjacent older structure at receptor location V1 (multi-family residential uses)
or the historic bridge at receptor location V6 (the 7th Street Bridge) based on assessment
by the third-party inspector or engineer, the Applicant/or the Applicants designated
representative, shall arrange for repairs during the construction phase. Such repairs, if
needed shall be undertaken by a qualified contractor. Repair of historic features on the
historic bridge at receptor V6 (the 7th Street Bridge) shall be performed in consultation
with a qualified preservation consultant, and, if warranted, in a manner that meets the
Secretary of the interior's Standards.

Additional Requirements during Shoring. Prior to the issuance of a demolition or building
permit, the general contractor shall hire a California Registered Professional Engineer or
California Professional Land Surveyor to prepare an Adjacent Structures Construction
Monitoring Plan, subject to review and approval by LADBS, prior to initiation of any
excavation and shoring activities to ensure the protection of the adjacent older structure
at receptor location V1 (multi-family residential uses) and the historic bridge at receptor
location V6 (the 7th Street Bridge) from damage due to settlement during excavation and
shoring. The Adjacent Structures Construction Monitoring Plan shall be carried out by a
California Professional Land Surveyor and establish survey markers and document and
record through any necessary means, including video, photography, survey, etc. the initial
positions of and existing cracks on the adjacent structures and facades to form a baseline
for determining settlement or deformation. Upon installation of soldier piles, survey
monuments shall be affixed to the tops of representative piles so that deflection can be
measured. The shored excavation and adjacent structures, sidewalks, buildings, utilities,
facades, cracks, etc. shall be visually inspected each day. Survey monuments shall be
measured at critical stages of dewatering, excavation, shoring, and construction but shall
not occur less frequently than once every 30 days. Reports shall be prepared by the
California Professional Land Surveyor documenting the movement monitoring results. In
the event that vibration or settlement due to excavation or construction activity causes
damage requiring repairs to the adjacent older structure at receptor location V1 (multi-
family residential uses) or the historic bridge at receptor location V6 (the 7th Street Bridge)
based on assessment by the third-party inspector or engineer, the Applicant/or the
Applicants designated representative, shall arrange for repairs during the construction
phase. The repair work shall be performed by a qualified contractor. Repair of historic
features on the historic bridge at receptor V6 (the 7th Street Bridge) shall be performed
in consultation with a qualified preservation consultant and in accordance with the
California Historical Building Code and the Secretary of the Interior's Standards, as
appropriate. A log of all complaints submitted and actions taken to address those
complaints shall be kept on site and shall be provided to the City prior to full build permit
issuance/at the conclusion of demolition and shoring, and review by Office of Historic
Resources (OHR) shall be required if any damage occurs related to the bridge.

o Enforcement Agency: City of Los Angeles Department of Building and Safety, City
of Los Angeles Department of City Planning’s Office of Historic Resources, City of Los
Angeles Bureau of Engineering
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o Monitoring Agency: City of Los Angeles Department of Building and Safety, City of
Los Angeles Department of City Planning’s Office of Historic Resources

o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Prior to the issuance of a demolition or building permit;
Periodic field inspections

o Action Indicating Compliance: Plan check approval and issuance of applicable
demolition or building permit; Field inspection sign-offs

Mitigation Measure NOISE-MM-9: Construction Vibration (Human Annoyance). Prior
to the issuance of a demolition or building permit, to address potential vibration impacts
regarding human annoyance, the Applicant shall designate a construction relations officer
to serve as a liaison with the adjacent sensitive receptor location V1. The liaison shall be
responsible for responding to concerns regarding vibration within 24 hours of receiving a
complaint. The liaison shall respond to concerns by ensuring that steps are taken to
reduce vibration levels at V1 (multi-family residential uses located at 2101 E. 7th Street)
as deemed appropriate and safe by the on-site construction manager. Such steps could
include substituting lower vibration generating equipment or activity, rescheduling of high
vibration-generating construction activity, or other potential adjustments to the
construction program to reduce vibration levels at the adjacent sensitive receptor location
V1. A log of all complaints submitted and actions taken to address those complaints shall
be kept on site and shall be provided to the City prior to full build permit issuance/at the
conclusion of demolition and shoring.

o Enforcement Agency: City of Los Angeles Department of Building and Safety
o Monitoring Agency: City of Los Angeles Department of Building and Safety
o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Prior to the issuance of a demolition or building permit;
Periodic field inspections

o Action Indicating Compliance: Issuance of applicable demolition or building permit;
Field inspection sign-offs

g) Police Protection

(1) Project Design Features

Project Design Feature POL-PDF-1: Security Features During Construction. Private
security personnel will monitor vehicle and pedestrian access to the construction areas
and patrol the Project Site, construction fencing with gated and locked entry will be
installed around the perimeter of the construction site, and security lighting will be
provided in and around the construction site.

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

o Monitoring Frequency: Periodic field inspections

o Action Indicating Compliance: Field inspection sign-offs

Project Design Feature POL-PDF-2: Security Features During Operation. The
following security features will be implemented during Project operation:

Controlled access of the multifamily residential uses, office uses, hotel units, and
the residential and hotel common open space areas.

Access to commercial and restaurant uses and publicly accessible open space
areas will be unrestricted during business hours, but public access will be
discontinued after businesses have closed.

Facility operations will include staff training and building access/design to assist in
crime prevention efforts and to reduce the demand for police protection services.

Project Site security will include provision of 24-hour video surveillance and full-
time security personnel.

Duties of the security personnel will include, but would not be limited to, assisting
residents and visitors with Project Site access; monitoring entrances and exits of
buildings; managing and monitoring fire/life/safety systems; and patrolling the
property.

Project design will include lighting of entryways, publicly accessible areas, and
common building and open space residential areas for security purposes.

Public amenity areas, including the Mesquit Paseo, Elevated Pedestrian Walkway
and River Balconies, Entry Plazas, Northern Landscaped Area, and the Deck
(under the Project with the Deck Concept) will be generally open to the public from
6 A.M. to 11 P.M., and will otherwise have restricted access through fencing and
gates designed in compliance with LAMC and RIO design standards. These areas
will be well lit at night and regularly patrolled by security personnel

o Enforcement Agency: City of Los Angeles Police Department, City of Los Angeles
Department of Building and Safety

o Monitoring Agency: City of Los Angeles Department of City Planning, City of Los
Angeles Department of Building and Safety

o Monitoring Phase: Pre-construction; Post-construction

o Monitoring Frequency: Once at Project plan check; Once during field inspection

o Action Indicating Compliance: Plan check approval and issuance of applicable
building permit; Issuance of Certificate of Occupancy
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h) Transportation

(1) Project Design Features

Project Design Feature TRAF-PDF-1: Construction Traffic Management Plan. Prior
to the issuance of a demolition permit or building permit for the Project, a detailed
Construction Management Plan will be prepared and submitted to the City for review and
approval. The Construction Management Plan will include, but not be limited to, the
following elements as appropriate:

e As traffic lane, parking lane and/or sidewalk closures are anticipated, worksite
traffic control plan(s), approved by the City of Los Angeles, will be developed and
implemented to route vehicular traffic, bicyclists, and pedestrians around any such
closures.

e Ensure that access will be maintained for land uses in proximity to the Project Site
during project construction.

e Coordinate with the City and emergency service providers to ensure adequate
access is maintained to the Project Site and neighboring businesses and
residences.

e Provide off-site truck staging in a legal area furnished by the construction truck
contractor.

e Schedule deliveries and pick-ups of construction materials during non-peak travel
periods to the extent possible and coordinate to reduce the potential of trucks
waiting to load or unload for protracted periods.

e Describe the haul truck routes and avoid haul truck routes that travel past Los
Angeles Unified School District facilities.
o Enforcement Agency: City of Los Angeles Department of Transportation, City of Los
Angeles Department of Building and Safety
o Monitoring Agency: City of Los Angeles Department of Transportation
o Monitoring Phase: Pre-construction; Construction

o Monitoring Frequency: Once at plan check prior to issuance of applicable demolition
or building permit; Periodic field inspections

o Action Indicating Compliance: Approval of Construction Traffic Management Plan
from the Los Angeles Department of Transportation prior to issuance of applicable
demolition or building permit; Field inspection sign-offs

Project Design Feature TRAF-PDF-2: Construction Worker Parking Plan. The
Applicant will prepare a Construction Worker Parking Plan prior to commencement of
construction to identify and enforce parking location requirements for construction
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workers. The Construction Worker Parking Plan will include, but not be limited to, the
following elements as appropriate:

e During construction activities when construction worker parking cannot be
accommodated on the Project Site, the plan will identify alternate parking
location(s) for construction workers and the method of transportation to and from
the Project Site (if beyond walking distance) for approval by the City 30 days prior
to commencement of construction.

e Construction workers will not be permitted to park on street with the exception of
Mesquit Street and Jesse Street east of Santa Fe Avenue.

¢ Provide all construction contractors with written information on where their workers
and their subcontractors are permitted to park and provide clear consequences to
violators for failure to follow these regulations.

o Enforcement Agency: City of Los Angeles Department of Transportation, City of Los
Angeles Department of Building and Safety

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

o Monitoring Frequency: Once prior to issuance of applicable demolition or building
permit; Periodic field inspections

o Action Indicating Compliance: Approval of Construction Worker Parking Plan from
the Los Angeles Department of Transportation prior to issuance of applicable
demolition or building permit; Field inspection signoffs

(2) Mitigation Measures

Mitigation Measure TRAF-MM-1: Transportation Demand Management (TDM)
Program. The Applicant shall implement a TDM Program aimed at discouraging single-
occupancy vehicle trips and encouraging alternative modes of transportation, such as
carpooling, taking transit, walking, and biking. The TDM Program shall detail additional
program elements beyond the site design features already incorporated into the Project.
The TDM Program shall be subject to review and approval by LADOT. The exact
measures to be implemented shall be determined when the Program is prepared. A
preliminary TDM Program shall be submitted for LADOT review prior to issuance of the
first building permit for the Project, with final TDM approval by LADOT required before
issuance of the first certificate of occupancy for the Project. Required strategies in the
TDM Program shall include, but are not necessarily limited to:

Parking

e Parking cost unbundled from leases for office and commercial tenants, coupled
with employee parking cash-out and pricing workplace parking.

e Parking costs unbundled from rent for residential tenants.
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Transit

e Tenants in the office and commercial uses and residents shall be provided with the
opportunity to obtain subsidized/discounted daily or monthly public transit passes
to use locally/regionally. These passes can be partially or wholly subsidized by the
employer and residential management company, respectively.

e Public bus stop enhancements/amenities, such as curb cuts and continental
crosswalks, at bus stops nearest to Project Site:

— Decatur Street & 7th Street: Metro Rapid 720

— Alameda Street & 7th Street: Metro Rapid 760

— Imperial Street & 7th Street: Metro 18, 60, 62

— Molino Street & Palmetto Street: LADOT DASH A

e Improved first-mile/last-mile connections to nearby bus stops

Commute Trip Reductions

e Commute trip reduction program for office and commercial workers and residents
including established performance standards, required implementation,
monitoring, and reporting.

Shared Mobility

e A ride-sharing program shall be provided by designating a certain percentage of
parking spaces for ride sharing vehicles, designing adequate passenger
loading/unloading and waiting areas for ride-sharing vehicles, and providing a
website or message board for coordinating rides.

Education & Encouragement

e TDM marketing and promotion (website and possible mobile app for transportation
information specific to the Project).

e Mobility hub (car share, bike share, bike repair facilities, and real-time transit
information).

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

Monitoring Agency: City of Los Angeles Department of Transportation, City of Los
Angeles Department of City Planning

Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Once at Project plan check prior to issuance of building
permit; Once prior to Certificate of Occupancy

Action Indicating Compliance: Submittal of Preliminary TDM Program for Los
Angeles Department of Transportation review prior to issuance of the first building
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permit for the Project; Approval of TDM Program from the Los Angeles Department of
Transportation prior issuance of the first certificate of occupancy for the Project;
Submittal of compliance documentation by Applicant.

Mitigation Measure TRAF-MM-2: US-101 Southbound Off-ramp/7th Street
Intersection Signalization. The Applicant shall work with the City of Los Angeles and
Caltrans to signalize the intersection of the US-101 Southbound Off-ramp and 7th Street.
This would require complying with the Caltrans project development process as a local
agency-sponsored project.

o Enforcement Agency: City of Los Angeles Department of Transportation; Caltrans
o Monitoring Agency: City of Los Angeles Department of Transportation; Caltrans
o Monitoring Phase: Post-construction

o Monitoring Frequency: Once at Project plan check prior to issuance of building
permit; Once prior to prior to issuance of Certificate of Occupancy

o Action Indicating Compliance: Documentation demonstrating coordination with City
of Los Angeles and Caltrans related to a signalization plan. Either, verification from
Caltrans that the improvement is bonded and within their own permit review process,
or correspondence from Caltrans formally declining to implement the mitigation
measure, should Caltrans elect not to implement the mitigation measure.

i)  Tribal Cultural Resources

(1) Mitigation Measures

Mitigation Measure TCR-MM-1: Prior to the issuance of a demolition permit, the
Applicant shall retain a Native American Monitor from the Gabrielefio Band of Mission
Indians — Kizh Nation (Kizh Nation or Tribe) who shall be present during construction
activities deemed by the Native American Monitor to have the potential for encountering
tribal cultural resources, such as demolition, pavement removal, clearing/grubbing,
drilling/augering, potholing, grading, trenching, excavation, tree removal or other ground
disturbing activity associated with the Project. The activities to be monitored may also
include off-site improvements in the vicinity of the Project Site, such as utilities, sidewalks,
or road improvements. A monitoring agreement between the Applicant and Kizh Nation
shall be prepared that outlines the roles and responsibilities of the Native American
Monitor and shall be submitted to the City prior to the earlier of the commencement of
any ground-disturbing activity, or the issuance of any permit necessary to commence a
ground-disturbing activity. The Native American Monitor shall also provide Sensitivity
Training to construction personnel as required by Mitigation Measure CUL-MM-6.

The Native American Monitor, in coordination with the qualified Archaeologist and
archaeological monitor as identified in Mitigation Measure CUL-MM-5, shall have the
authority to direct the pace of construction equipment activity in areas of higher sensitivity
and to temporarily divert, redirect or halt ground disturbance activities to allow
identification, evaluation, and potential recovery of tribal cultural resources. Full-time
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monitoring may be reduced to part-time inspections, or ceased entirely, if determined
appropriate by the Native American Monitor in the event there appears to be little to no
potential for impacting tribal cultural resources. Native American monitoring shall
conclude upon the latter of the following (1) written confirmation to the Kizh Nation from
a designated point of contact for the Applicant or Lead Agency that all ground-disturbing
activities and phases that may involve ground-disturbing activities on the Project Site or
in connection with the Project are complete; or (2) a determination and written notification
by the Kizh Nation to the Project Applicant/Lead Agency that no future, planned
construction activity and/or development/construction phase at the project site possesses
the potential to impact tribal cultural resources.

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

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

o Monitoring Phase: Pre-construction; During construction

o Monitoring Frequency: Prior to issuance of demolition permit; Ongoing during
demolition and excavation activities

o Action Indicating Compliance: Letter of Retention submitted to Los Angeles
Department of City Planning (Pre-Construction) and issuance of demolition permit;
Field inspection sign-off from Native American Monitor (Construction); Completed
report by certified archaeologist and Native American Monitor

Mitigation Measure TCR-MM-2: The Native American Monitor shall complete daily
monitoring logs that provide descriptions of the relevant ground-disturbing activities, the
type of construction activities performed, locations of ground-disturbing activities, soil
types, cultural-related materials, and any other facts, conditions, materials, or discoveries
of significance to the Tribe. Monitor logs shall identify and describe any discovered tribal
cultural resources, including but not limited to, Native American cultural and historical
artifacts, remains, places of significance, etc., as well as any discovered Native American
(ancestral) human remains and burial goods. Copies of monitor logs shall be provided to
the Project Applicant/Lead Agency upon written request to the Tribe.

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

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

o Monitoring Phase: Construction demolition and excavation activities
o Monitoring Frequency: Periodic field inspections

o Action Indicating Compliance: Completed monitoring logs by Native American
Monitor
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Mitigation Measure TCR-MM-3: In the event that prehistoric/Native American (e.g.,
hearths, stone tools, shell and faunal bone remains, etc.) archaeological resources are
unearthed, ground-disturbing activities shall be halted or diverted away from the vicinity
of the find so that the find can be evaluated. An appropriate buffer area shall be
established by the Native American Monitor and archaeological monitor in accordance
with industry standards, reasonable assumptions regarding the potential for additional
discoveries in the vicinity, and safety considerations for those making and evaluation and
potential recovery of the discovery. This buffer area shall be established around the find
where construction activities shall not be allowed to continue. Work shall be allowed to
continue outside of the buffer area. A meeting shall take place between the Applicant, the
qualified Archaeologist, the Gabrieleno Tribe, and the City to discuss the significance of
the find and whether it qualifies as a tribal cultural resource pursuant to Public Resources
Code Section 21074(a). If, as a result of the meeting and after consultation with the
Gabrieleno Tribe and the qualified Archaeologist, a decision that the resource is in fact a
tribal cultural resource, a treatment plan shall be developed by the Gabrieleno Tribe, with
input from the qualified Archaeologist as necessary, and with the concurrence of the City’s
Planning Director. The treatment measures in the treatment plan shall be implemented
prior to construction work continuing in the buffer around of the find. The preferred
treatment is avoidance, but if not feasible may include, but would not be limited to, capping
in place, excavation and removal of the resource and follow-up laboratory processing and
analysis, interpretive displays, sensitive area signage, or other mutually agreed upon
measures. The treatment plan shall also include measures regarding the curation of the
recovered resources. The recovered prehistoric or Native American resources may be
placed in the custody of the Gabrieleno Tribe who may choose to use them for their
educational purposes or they may be curated at a public, non-profit institution with a
research interest in the materials. If neither the Gabrieleno Tribe or institution accepts the
resources, they may be donated to a local school or historical society in the area for
educational purposes.

o Enforcement Agency: City of Los Angeles Department of Planning

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

o Monitoring Phase: Construction demolition and excavation activities
o Monitoring Frequency: Periodic field inspections

o Action Indicating Compliance: If archaeological resources are unearthed, a
completed treatment plan by the Gabrieleno Tribe, with input from the qualified
Archaeologist as necessary, and with the concurrence of the City’s Planning Director

j) Water Supply

(1) Project Design Features

Project Design Feature WS-PDF-1: Water Conservation Features. The Project will
provide the following specific water efficiency features:
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e High Efficiency Toilets with a flush volume of 1.06 gallons of water per flush, or
less;

e Domestic water heating system located in close proximity to point(s) of use, where
feasible;

e Leak detection system for swimming pools and Jacuzzis;
e Drip/subsurface irrigation (Micro-Irrigation);

e Proper hydro-zoning/zoned irrigation (group plants with similar water requirements
together);

e Drought-tolerant plants — 62 percent of total landscaping

e Water conserving turf — 3 percent of total landscaping with a 0.6 Plant Factor being
committed;

e Automated pool chemical delivery system; and
¢ Installation of thermal pool covers on all outdoor pools/spas.

o Enforcement Agency: City of Los Angeles Department of Water and Power; City of
Los Angeles Department of Building and Safety

o Monitoring Agency: City of Los Angeles Department of Building and Safety

o Monitoring Phase: Pre-construction; Construction; Operation

o Monitoring Frequency: Once at Project plan check (provide proof of compliance);
Once prior to Certificate of Occupancy

o Action Indicating Compliance: Plan approval and issuance of applicable building
permit; Issuance of Certificate of Occupancy
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	b. Each digital element on a Pillar Sign shall be fully dimmable and shall be controlled by a programmable timer and photocell to adjust the sign luminance according to the time of day and applicable lighting standards.


	F.
	G.
	H.
	F. Illumination Testing Protocol for Digital Displays. Prior to the operation of any Digital Display, the applicant shall conduct testing to indicate compliance with the illumination regulations of this Ordinance, and provide a copy of the results, al...
	1. Testing. In order to determine whether the illumination complies with Section 14.4 of the Code and the requirements of this Ordinance, a representative testing site shall be established on or next to those light sensitive receptors, as defined by t...
	2. Metering. The illumination and intensity levels of all Digital Displays shall also be metered from a minimum of four perspectives (i.e., a perspective metering each facade) using the Candela as unit of measurement and shall indicate conformance wit...
	3. Re-testing. In addition, if as a result of a complaint or otherwise, LADBS may undertake a preliminary investigation and determine if it has cause to believe the Project's signage lighting is not in compliance with this Ordinance, the Code, or othe...

	G. Refresh Rates
	1. Controlled Refresh Rate. The Controlled Refresh Rate shall be no more frequent than one refresh event every eight seconds, with an instant transition between images. The sign image must remain static between refreshes.
	2. Non-Controlled Refresh Rate. The Non-Controlled Refresh shall permit images, videos, animation, parts and/or illumination that flash, change, move, stream, scroll, blink or otherwise incorporate motion to change at an unrestricted rate.
	3. Vehicular Safety Features. Digital Displays which use a Non-Controlled Refresh Rate and are visible from any public street shall incorporate the following measures:
	a. Digital Displays shall not incorporate driver interaction features.
	b. Digital Displays shall not use colors or images that replicate or could be confused with traffic safety signage.
	c. Digital Displays shall not use stroboscopic or flashing images.
	d. Digital Displays shall use dissolves for transitions between static and animated content.


	H. Visual Maintenance
	1. The building and ground area around the signs shall be properly maintained. All unused mounting structures, hardware, and wall perforation from any abandoned sign shall be removed and building surfaces shall be restored to their original condition.
	2. All sign copy shall be properly maintained and kept free from damage and other unsightly conditions, including graffiti.
	3. All sign structures shall be kept in good repair and maintained in a safe and sound condition and in conformance with all applicable codes.
	4. Razor wire, barbed wire, concertina wire, or other barriers preventing unauthorized access to any sign, if any, shall be hidden from public view.
	5. No access platform, ladder, or other service appurtenance, visible from the sidewalk, street, or public right-of-way, shall be installed or attached to any sign structure.
	6. Signs that are no longer serving the current tenants, including support structures, shall be removed and the building facades originally covered by the signs shall be repaired/resurfaced with materials and colors that are compatible with the facades.

	I. Alterations, Repairs or Rehabilitation
	J. Materials
	K. New Technologies

	SECTION 7. STANDARDS FOR SPECIFIC TYPES OF SIGNS.
	A. Digital Displays.
	1. Sign Area. The maximum Digital Display sign area for DD.01, as shown on Appendix A, Conceptual Sign Plan, shall not exceed 1,128 square feet, and the maximum Digital Display sign area for DD.02, as shown on Appendix A, Conceptual Sign Plan, shall n...
	2. Height. The top of Digital Displays shall not extend above building levels shown in Appendix A, Conceptual Sign Plan.
	3. Location. Digital Displays shall be in conformance with the locations shown in Appendix A, Conceptual Sign Plan. Any deviation from the location will require a Project Compliance review.
	4. Design.
	a. Digital Displays shall be in substantial conformance with the design guidelines identified in Appendix A, Conceptual Sign Plan.
	b. Digital Displays shall use grid lights, cathode ray projections, light emitting diode displays, plasma screens, liquid crystal displays, fiber optics, or other electronic media or technology to be developed in the future, but may not include strobe...
	c. Digital Displays shall be integrated into the architectural design of the building and shall align with major building elements such as window banding or vertical changes in material or texture.

	5. Illumination.  Digital Displays shall be subject to the applicable illumination standards of Section 6.E (Illumination) of this Ordinance. The applicant shall submit a signage illumination plan to the Director as part of the Director Sign-off or Pr...
	6. Refresh Rates.  Digital Displays shall be subject to the Controlled Refresh Rate.
	7. Hours of Operation. Digital Displays shall only be permitted to operate between the hours of 7:00 am to 11:00 pm.
	8. Operation. No Digital Display shall be made operative until a Certificate of Occupancy has been issued for the building on which the Digital Display is located. The Digital Display facing east (DD.01 or .02) shall not be made operative until the ap...

	B. Pillar Signs.
	1. Sign Area. Pillar Signs shall not exceed 56 square feet per face. If Digital Display elements are used, each shall not exceed 24 square feet per face.
	2. Height. Pillar Signs shall not exceed 10 feet in height to the top of the sign above grade or finished floor level.
	3. Location.  Pillar Signs shall be limited to a total of sixteen signs as shown in Appendix A, Conceptual Sign Plan. There shall be no limitation on the location of a Pillar Sign relative to any another sign, except that the location of the Pillar Si...
	4. Design. Pillar Signs shall be in substantial conformance with the design guidelines identified in Appendix A, Conceptual Sign Plan.
	5. Illumination. Pillar Signs shall be non-illuminated or internally illuminated. Digital Display elements of Pillar Signs shall be subject to the applicable illumination standards of Section 6.E.5 (Pillar Sign Illumination Standards) of this Ordinance.
	6. Refresh Rate. For Pillar Signs with any Digital Display element, the Digital Display element shall be subject to the Non-Controlled Refresh Rate.
	7. Hours of Operation. For Pillar Signs with any Digital Display element, the Digital Display element shall only be permitted to operate between the hours of 7:00 am to 12:00 am.

	C. Wall Signs. Wall Signs are designated into two types: Tenant Wall Signs and Tall Building Wall Signs. Wall Signs are prohibited outside of the height and location limitations identified for the two Wall Sign types.
	1. Tenant Wall Signs. Tenant Wall Signs generally identify ground-floor tenants or buildings, and may include identification for commercial businesses, hotels, and residential lobbies, subject to the following criteria:
	a. Sign Area. Each Tenant Wall Sign shall not exceed 2.5 square feet of sign area per linear foot of tenant frontage.
	b. Number of Signs. Each tenant shall be limited to a maximum of one Tenant Wall Sign per building frontage, and not to exceed three Tenant Wall Signs per tenant with multiple building frontage
	c. Height and Location. Tenant Wall Signs are only permitted at the ground-floor building level or within 45 feet in height from the adjacent grade.
	d. Design. Tenant Wall Signs shall be in substantial conformance with the design guidelines identified in Appendix A, Conceptual Sign Plan.

	2. Tall Building Wall Signs. Buildings at least 120 feet in building height may have Tall Building Wall Signs that identify the building, subject to the following criteria:
	a. Sign Area.  A Tall Building Wall Sign may not occupy more than 50 percent of the area in which the sign may be located on a single building face or 800 square feet, whichever is less, except that a maximum of two Tall Building Wall Signs may measur...
	b. Number of Signs.  A building may have no more than two Tall Building Wall Signs on any two sides of the building.
	c. Height and Location. On a flat topped building, Tall Building Wall Signs must be located between the top of the windows on the topmost floor and the top of the roof parapet or within an area 26 feet below the top of the roof parapet. On buildings w...
	d. Design. Tall Building Wall Signs shall be in substantial conformance with the design guidelines identified in Appendix A, Conceptual Sign Plan.



	SECTION 8. SEVERABILITY.
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