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|.  INTRODUCTION

A. SPECIFIC PLAN AREA

Pacific Coast Commorfspecific PlanRPCCSP) area is located in the City of El Segundo, @pu
of Los Angeles, CalifornigEl Segundas situatedapproximatelyl5 miles southwest of downtown
Los AngelesThe City of El Segundo is located south of the City of Los Angelest of the City
of Hawthorne and the County of Los Angeles, north of titg & Manhattan Beach, arehst of
the City of Los Angeles and the Pacific Océiaier toExhibit 1, Regional Vicinity Map

More specifically, the roughlg.385grossacre area within the Specific Pl&h23netacres post
street dedications) is locakén the northwestjuadrant of the Cytof EI Segundoapproximately
three quarters of aile south of the LosAngeles International Airport (LAXand the Glen
Anderson Centry Freeway (1105, approximatelytwo and onequartermiles west ofthe San
Diego Freeway (SR405), andapproximately twaand a halimiles souttwest of the juncture of
these two freeways

The siteencompassesfsuperblock bounded by Pacific Coast Highway, Mariposa Avenue, Holly
Avenue and Indiana Streebntainng the Aloft and Fafreld Inn and Suites hotels. The site also
includes a parking |l ot on a porti onothatfhast he
frontage on Pacific Coast Highway, Mariposa Avenue to the south and Palm Avenue to the north
(refer toExhibit 2, Local Vicinity Map andExhibit 3, Local Vicinity Aerial View.

The aljacent land usesnd zoninginclude the following (refer to Exhibit 4, Existing
Development

North:  The adjacent land uses to the north inclid@st food restaurant arsdvacant
restaurant and parking lot the General Commercial {8 Zone and multt
family residential usegn the MultitFamily Residential (R8) Zone A gas
station is located on the northwest corner of Mariposa Avenue and Pacific Coast
Highway in the General Comercial (G3) Zone, which is north of the
superblock that contains the two existing hotels and sasthf theparking lot
for the Fairfield Inn and Suites Hotel located along Pacific Coast Highway
between Mariposa and Palm Avenue& fastfood restauran , Ca,nsl 6 s

b

Jr

located northeast of the same parkinglot Car | 0 satthesouthivest | oc a i

corner of Pacific Coast Highway and Palm Avenue.

East: The adjacent land uses to the eastoss Pacific Coast Highwagclude a
property with restaants and office usan the Corporate Office (CO)ahe;a
Ralphs market antivo commercial shopping centers with retail and restaurant
usedn the General Commercial {8 Zone and a 6story office buildingn the
Corporate Office (CO) Zone

South:  The adjacent land uses to the saftHolly Avenue include a small commercial
shopping center with a drug store, bank, two restauranta raail storein the
General Commercial (G) Zone
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West: The adjacent landses to the west includeulti-family residential usem the
Multi-Family Residential (RB) Zone

B. BACKGROUND

In 1957 a 38&oom hotel known as the Thunderbird International Hotel was built on the property

that is contained within the Specific Plan area. A restaurant, coffee shapebaooms and

lounge were added in 1958. The coffee shop was later renovated@pehesl in August 1962

as the Huki Lau restaurant with Polynesian d@
and renamed the Hacienda International Hotel whiak later shortened to the Hacienda Hotel.

The restaurant was renamed the Tiki Hut at that time as well.

The hotel was further expanded over the years and enlarged to include a maximum of 640 rooms
at its peak with a reputation as thé"1@rgest hoteln the County of Los Angeles. In 1987, the

hotel was granted a new Conditional UBermit EA-132 CUP 8%01) to allow for further
renovations and the construction of afé6t tall sign tower with a 158quarefoot sign. Parking

for the Hacienda Hotel veaprovided in multiple locations that included a parking lot located on

the same block to the south of the Hacienda Hotel, a parking lot across the street on the block to
the north of the hotel at 629 North Pacific Coast Highway, and some parking spargsensed

around the hotel buildings.

On October 9, 2014 the Planning Commission approved two new conditional use PEARits
1061; CUP 141 and CUP 10€2)to allow theexistingHacienda HoteWith 619 guest roomt®

be split into two hotelgenovaed and modernizedrhe North Hote(located at 525 and 545 North
Pacific Coast Highwayyas renamed the Fairfield Inn and Suites and the South Hotel was renamed
the Aloft Hotel(located at 475 North Pacific Coast Highway)he Aloft Hotel was reduced o

263 to 246 guest rooms and included a 6,640 sefoateaddition to the existing-Story hotel that
provided a front desk area, lounge, s#fve food area, bar, mufiurpose room and exercise
room. The Aloft Hotel includes an outdoor pool and andoatr dining patio.The Aloft Hotel is

106,74 7grosssquardeet in size. The Fairfield Inn and Suites was reduced from 356 tguaisd
rooms The Fairfieldnn and Suites includesbuildings: a 9story tower containinguest rooms,

a 4story building(with a central courtyard and pool area) that contaileblay arearestaurant,

bar, meeting rooms fithess roomand guest roomandazs t ory fAtwvedagaead bui |l
that containdanquet rooms, a restaurant/bar, and storage Udestotal squarefootage of the
existing Fairfield Inn and Suites Hot@ buildings)is 217,311grosssquare feet in sizeParking

for the Aloft Hotel isprovided in the existingarking lotto the south of théotel (167 parking
spaces) Additionally, 23 spaceare currently provided offite pursuant to an offite parking
covenant in the existing parking lot at 629 North Pacific Coast Highway. Parking for the Fairfield
Inn and Suites Hotel is provided primarily @fite with 213 parking spaces provided pursuant t

an oftsite parking covenanh the existingparking lot at 629 North Pacific Coast Highwaryd

33 parking spaces provideahsite
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The Aloft Hotelis 98,741netsquare feet in size with an existing 0.992 H#d®ed upon its current

lot size and configuratiowhere a maximum of 1.0 FAR is allodie The 3 buildings that comprise
the Fairfield Inn and Suites Hotel total 190,0#6square feet in siz&ith an existing 1.94 FAR
where 1.0 FAR is allowed (existing legal, rRoonforming condition) Both properties are nen
conforming in regard to mangevelopment standards as they were built prior to the current
development standards of the General Commercid) @one.

The existing uses consist of:

Table I-1
Existing Uses

Net Gross

Building Square Square
Footage Footage

Aloft Hotel | 246 gest rooms, lobby/chiecrea, lounge/batail(food self 98,741 106,747
serve), mujturpose aethg room/hospitality suite, fithess
outdoor pool

Fairfield Inn| 350 guest rooms, lobby/check in area, restaurant/ban 190,02§ 217,311
and Suites | room/event space (banquet rooms), office, storage , outdo

Hotel patio area
Total 288,767 324,05§
square| square fee
feet

Underthe existing General Commercial (C3) development standards no additional development
could occur as thexesting hotels utilize the maximum FAR allowed. Further, the parking lot to
the north is currently zoned Automobile Parking (P) which only allows surface parking lots and
parking structuresCommercial development is not permitted in the Automobile Rgiii) Zone.
Therefore, a Specific Plan is needed in order to allow the proposed -uosged
residential/commercial development to be added to the site along with the two existing hotels that
will remain.

BRE El Segundo Property Owner A LLC, BRE El Segufdoperty Owner B LLC, and BRE EL
Segundo Parking LLCcfllectively,i BRE E | Siledyfor thid 8pegific Plaralong with
otherapplications. The other applicatiomgludean Environmental AssessmeatGeneral Plan
and General Plan Map\mendment Zone ChangeZoning Map Amendment Zone Tex
Amendmenta Development Agreemerd, Subdivision of Land (Vesting Tentative Mapjte
Plan ReviewaParking Demand Study and Shared Parldnglysis street dedication waivers for
a portion of the dedicatiaequirements foMariposa Avenue and Indiana Strgetciprocal access
agreementsan amendmento Resolution Nos. 2759 and 2760 to rescind the pusvapprovals
of SUB No. 1405, Lot Tie Covenant No.-08, Oft-site Parking Covenant Nos. MISC-08 and
14-06, leaving in place CUP Nos.-D4 for the Fairfield Inn and Suites Hotel and CUP Ne024
for the Aloft Hotel, along with alcohol service at both hotels with modifications to the conditions
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of approval accordinglyand new offsite parking covenants teplace the previously approved
Parking Covenant Nos. MISC DB and 1406. The intent of the Specific Plan is to alldhe
developnent ofthe Specific Plan area with the combinatiomefv and existing development with
allowed residantial and commercialises with a average floor area ratio (FAR) @f151, a
minimum floor area ratio (FAR) d.161 in any one land use distriahd amaximumfloor area
ratio(FAR) of 2.701in any one land use district he majority of the new development will target
adding new housing stock to the community to meet existing and future housingmeeds$ the
development of existingurface parking loteaind demolition of 41,66@rosssquare feet of a
portion of the Fairfield Inn ahdi Sgo)Yebodbtat e
southwest corner of Mariposa Avenue and Pacific Coast Highwhg.adoption of this &cific

Plan will allow expansionf the uses permitted on the site with development standards tailored to
the ungue mix of hotel, residential drcommercial (retail and officejses on the site.

C. DEMOGRAPHICS

According to the2010 United States Censws 0f2010El Segundo had a population 16,654
personand a total o7,410dwelling unitsFrom 2000 t?201Q E |  Sseapulatiah m@&ased

by 4%. The California Department of Finance reported a popriatf 17,066 persons in May
2019 The2019Profile of the City of EI Segundo prepared by the Southern California Association
of Go v er n me nirdisateg thaf a3 Af@R01) there wei&515jobs inthe City of El
Segundo.

D. ECONOMIC CONTEXT

At its peak beforghe economic recession in 2008 Segundohad a daytime population of
approximately 85,000 persons compatedits resident population of approximately 17,000
persons.Therewasa net loss of jobs in the Cibetween 2007 and 201dth the number of jobs
beginnirg to increasagainin 20013According to SCAG6s 2015 profi
dropped from 56,559 persons in 2007 to 38,447 jobs in 20h2addition to thdiscal benefits

including increased sales taxtility tax and property tathat will be provided as a result of the
addedesidential and commercial us#se potential forapproximatelyb6 addiionaljobsthatwill

be created bythis Specific Planwill improve the oveall economic health of the CityThe

additional jobs will be the result of the new commercial uses as no changes in employment are
anticipated at the two existing hotels with the adoption of this Specific Plan. The additional jobs

and inceased tax baseill contribute tothe Cityd s  a tw iprbvide yigh qualitymunicipal
services to the benefit of t Wheaddiiiohof268housmg i d e nt
units will have a positive effect on the jobs/housing balance bgaserg the number of housing
units in the City to support EI Segundobs job
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A.

OVERVIEW OF THE SPECIFIC PLAN

PURPOSE AND AUTHORITY OF SPECIFIC PLAN

The purpose of this Specific Plan is to provide a foundation for the propmseédises on the
subject property through the application of regulations, standards and designngaid€he

Pacific Coast Commorfpecific Plan provides text and exhibits which describe the proposed land
uses and associated guidelines.

This Specific Plais adoptedoursuant taGovernmentCode88 65450 through 65457.

Pursuantto Government Cod& 65451, a Specific Plan must include text and a diagram or

diagrams which specify all of the following in detail:

A thorough review of the El Segundo General Plan shows that this Specific Plan is compatible and
consistent with the goals and policies outlined in the General Plan. This Specific Plan will further

f

f

The distribution, location, and extent of thees of land, including open space

within the area covered by the plan.

The proposed distribution, location, extent, and intensity of major components of
public and private transportation, sewage, water, drainage, solid waste disposal,
energy and other sential facilities proposed to be located within the land area
covered by the plan and needed to support the land uses described in the plan.

Standards and criteria by which development will proceed, and standards for the
conservation, development, andimation of natural resources, where applicable.

A program of implementation measures including regulations, programs, public
works projects and financing measures necessary to carry out the above items.

A discussion of the relationship of the Speciian to the General Plan.

the goals and policies of thee@eral Plan as more fully described below.

This Specific Plan was prepared to provide the essential relationship between the policies of the

El Segundo General Plan and actual developmenhenProjectarea. By functioning as a

regulatory docurant,thePacific Coast Commorgpecific Plan provides a means of implementing

t he

Specific Plan boundaries must be consistent with the standards set forth in this doclineent.

City

of

E I

Segundobs

Gener al

Pl an. Al

f

Specific Plan is the sole regulatory document for development standards and design standards
except where explicit references are made to the El Segundo Municipal Code or where terms used
in this Specific Plan are defined in the EI Segundo Mualdpde Section 18-6 and are not
defined herein.

Draft
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B. SPECIFIC PLAN SCOPE AND GOALS

The City of ElI Segundo is an employmded community and accordingly, development has been
led by employment rather than housing growithe Pacific CoasCommonsSpecifc Plan wilt

1) serve the mission of economic development in the City which is to create, maintain, and
implement a business climate that fosters a stemogomic community; 2) provide opportunities

for new highquality multiplefamily housing (apartmentand townhomesjhat will increase
howsing supply to meet the needs Bf Segundo residents arlmp | oyees i n EI S
expanding business community) improve the jobs/housing balance by increasing housing
supply; 4) add affordable housing to the Ciby; provide benefits to air quality through the
reduction of greenhouse gas emissions by providing new housing in close proximity to jobs and
public transit; 6) enhance sustainability through the design of the develo@ndi); maintain

the quality of Ife that has characterized El Segundo for more dim@hundred years

Permitted uses within thgpecific Plan arewill createbothhousing and jolepportunitiedor the
residenial and business communityThe new commercial uses (restaurant, retail aftice)

allowed by the Specific Planill create a synergy witthe existing hotels, the new mutéimily
residential uses, aratherexistingcommercial and industrialses in thesurroundingarea The
commercial uses will provide needed amenities ler residents of the multamily residential

uses and the mulfamily residential uses will support the growth of the surrounding commercial
businessesThe design of the project will provide a higlality pedestrian environment that will

be compatible wh the surrounding uses and create a sense of place for the surrounding
neighborhoodThe developmerdllowed undethe Specific Plan wilprovide a basis fa positive
contribution to the maintemac e and e x p an s s econonocfbasaés|eveBpengna n d o 6
typically increaset he Ci t y6s busi ne sthe Cityidocse nustei |ti aamgle su,s eirn
increaset he Ci t y 0 Anircradses ecortoraix bassdl provide the City with resources

to provide highquality services to its residentscadaytime population.

C. CONSISTENCY WITH THE GENERAL PLAN

The El Segundo General Plan provides the underlying fundarmentake Pacific Coast Commons
Specific Plapwhich serves both as a planning and regulatory docufbkatSpecific Plais the
documentimplementing the El Segundo General Fiamnthe Specific Plaarea.

Proposeddevelgpment plans, tentativenaps,and any other development apprevalust be
consistent with the Specific PlaRrojects consistent with this Specific Plan will be auatically
deemed consistent with the General Plan.

Concurrent with the adoption of tRacific Coast CommorfSpecificPlanthe City also processed

a General Plan Amendment that changes the Land Use Designatno@eneral Commercial for

the block boundelly Pacific Coast Highway, Mariposa Avenue, Indiana Street, and Holly Avenue
to the Pacific Coast Commogpecific Planandfrom Parking for the remaining parcels to the
Pacific Coast Commons Specific Plaith an accompanying Land Use map charfdee Speific
Planis thereforeconsistent with the General Plafthe City of El SegunddJore specifically, the
Specific Plandirectly implements or furthers the intent of tfedlowing goals, objectives and
policiesof the General Plan
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ECONOMIC DEVELOPMENT EL EMENT

Goal ED1:

To create in El Segundo a strong, healthy economic community in which all
diverse stakeholders may benefit.

Objective ED11

Policy ED%1.1:

Policy ED%2.1:

Policy ED%2.2:

LAND USE ELEMENT

Policy LU1-5.8:

To build support and cooperation among the City of El Segundo
and its business and residential communities fer tutual
benefits derived from the maintenance and expansion of El
Segundobs economic base.

Mai ntain economic devel opment a
business and residenti al commun |

Seektoexpah E | S<ergail and ecordmercial base sottha
t he di ver se n & dubieess cahd rdsitieatial Ci t y
communities are met.

Maintain and promote land uses thatimpv e tstax Ci t y O
base, balancing economic development and qualityifef
goals.

Innovative land development and design techniques as well as
new materials and construction methods should be encouraged.

Goal LU3: Promote the health, safety, and welbeing of the people of EI Segundo by
adopting standards for the proper balance, relationship, and distribution of

the residential land uses.

Objective LIB-1: Preserve, protect, an@xtend, if possible, existingingle-
Family Residential uses.

Policy LU3-2.1: Promote construction of Higquality Mult-Family Residential
development with ample open space, leisure and recreational
facilities.

Policy LU3-2.2:  Multi-family development will be located only in appropriate
places and evaluated carefully to insure that these
developmerg arenot detrimental to the existing singiamily
character.

Objective LU33.1:Adopt and enforce recreational area requirements for large
multiple unit developments.
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Goal LU4:  Provide a stable tax base for the City through development of new commertia
uses, primarily within a mixed-use environment, without adversely affecting
the viability of Downtown.

ObjectiveLU4-1: Promote the development of high quality retail facilities in
proximity to major employment centers.

Policy LU4-1.1: Require landscapg, its mainteance, and permanent upkeep
on all new commercial developments.

Policy LU4-1.2: All commercial facilities shall be built and maintained in
accordance with Health and Safety Code requirements and shall
meet seismic safety regulations andismmental regulations.

Policy LU4-1.4 New commercial developments shall meet seismic safety
standards and regulations, as well as comply with all noise, air
guality, water and environmental regulations.

Objective LU44: Provide areas where developmdrds the flexibility to mix
uses, in an effort to provide synergistic relationships which
have the potential to maximize economic benefit, reduce traffic
impacts, and encourage pedestrian environments.

Policy LU4-4.6: Promote mixeeuse development nearatrsit nodes and
encourage modes of transportation that do not require an
automobile.

Goal LU7: Provide the highest quality public facilities, services, and public infrastructure
possible to the community.

Policy LU7-1.2:  No newdevelopment shall be allowed unless adequate public
facilities are in place or provided for.

Policy LU7-2.3:  All new development shall place utilities underground.

CIRCULATION ELEMENT

Goal C1: Provide a safe, convenient, and co#ffective circulation system to serve the
present and future circulation needs of the EI Segundo community.

Objective Ci1: Pr ovi de a roadway system that
existing and project lad use and circulation needs

Policy C+1.8: Provide all residential, eomercial, and industrial areas with
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Policy C%1.9:

Policy Ct1.14:

Objective C13:

Policy C13.2

Objective C21:

Policy C21.6.

Policy C21.7:

Objective C22:

Policy C22.1

efficient and safe access to the major regional transportation
facilities.

Provide all residential, commercial, and industrial areas with
efficient and safe access for emergency vehicles.

Require a full evaluation of potential traffic impacts associated
with proposed new developments prior to project approval.
Further require the implementation of appropriate mitigation
measures prior to, or in conjunction with project development.
Mitigation measures may include new roadway links on
segments that would connect the new development to the
existing roadway system, intersection improvements, and other
measuresMitigation measures shall be provided by or paid for
by the project developer.

Ensure that t he Cityos Ma st
efficiently serves the shipping needs of the commercial and
industrial land uses in ElI Segundo while balancing potential
conflicts with residential and recreation land uses throughout
the City.

Ensure that the development review process incorporates
consideration of ofstreet commercial loading requirements for
all new projects.

Provide a pedestrian circulation system to support and
encourage walkings a safe and convenient travel mode within

the Cityds circulation system.

Encourage shopping areas to design their facilities for ease of
pedestrian access.

Closely monitor design practices to ensure a clear pedestrian
walking area by minimizing obstructions, especially in the
vicinity of intersections.

Provide a bikeway systethroughout the City to support and
encourage the use of the bicycle as a safe and convenient travel
mode wi t hi rculdtigneystém.t yods cir

Implement the recommendations on the Bicycle Master Plan
contained in the Circulation Elemeas the availability arises;
l.e., through development, private grants, signing of shared
routes.
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Policy C22.2: Encourag new development to provide facilities for bicyclists
to park and store their bicycles and provide shower and clothes
changing facilities a t or cl ose t o t he
destination

Policy C25.1: Ensure that Transportation Demand Management (JDM
measures are considered during the evaluation of new
developments within the City, including but not limited to
ridesharing, carpooling and vanpooling, flexible work
schedules, telecommuting and car/vanpool preferential
parking.

Policy C31.8: Requirethe provision of adequate pedestrian and bicycle access
for new development projects through the development review
process.

Policy C32.1 Ensure the provision of sufficient ite parking in all new
development.

HOUSING ELEMENT

Goal 3: Provide opportunities for new housing construction in a variety of locations
and a variety of densities in accordance with the land use designations and
policies in the Land Use Element.

OPEN SPACE AND RECREATION ELEMENT

Goal OS1: Provide and maintain high quality open space and recreational facilities that

meet the needs of the existing and future residents and employees within the
City of El Segundo.

CONSERVATION ELEMENT

Policy CN25: Require new construction and development to install water
conserving fixtues and appliances to reduce the amount of new
demand.

Policy CN27: Require new construction and development to incorporate the

principles and practices of sound landscape design and
management, particularly those conserving water and energy.

Policy CN28: Encourage the retrofitting of existing landscapes to incorporate
the principles and practices of sound landscape design and
management, particularly those conserving water and energy.
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Policy CN211: Encourage, whenever appropriate and feasible, deaneliop
techniques which minimize surface raff and allow
replenishment of soil moisture. Such techniques may include,
but not be limited to, the esite use and retention of storm
water, the use of pervious paving material (such as-olk
bark, pea graveland cobble mulches), the preservation of
vegetative covers, and efficiently designed and managed
irrigation systems.

AIR QUALITY ELEMENT
Goal AQ3:  Vehicle work trip reduction for private employees.
Objective A@3-1: Increase the proportion of workips made by transit.
Goal AQ12: Reduction in Residential, Commercial, and Industrial Energy Consumption.

Objective AQL2-1: Enact the recommendations of the AQMP Energy Working
Group for commercial and residential buildings and adopt
ordinances to migate air quality impacts from water and pool
heating systems.

Policy AQ-12-1.2: Itis the policy of the City of El Segundo that the City encourage
the incorporation of energy conservation features in the design
of new projects and the installation of senvation devices in
existing developments.

NOISE ELEMENT

Goal N1: Encourage a high quality environment within all parts of the City of El
Segundo wh e r ®hedltth safety, tahdl weltar@ are not adversely
affected by excessive noise.

ObjectiveN1-1: It is the objective of the City of EI Segundo to ensure that City
residents are not exposed to mobile noise levels in excess of the
interior and exterior noise standards or the single event noise
standards specified in the El Segundo Municipal Code.

Objective N12: It is the objective of the City of El Segundo to ensure that City
residents are not exposed to stationary nt@sels in excess of
E I S e g NoisadQrdinance standards.

Policy N1-2.1: Require all/l new pr oj eadnancet o mee
Standards as a condition of building permit approval.
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Program N12.1A: Address noise impacts in all environmental documents for

PUBLIC SAFETY ELEMENT

Goal PS1:

Goal PS6:

discretionary approval projects, to insure that noise sources
meet City Noise Ordinance standards. These sources may
include mechanical or electrical equipment, truck loading
areas, or outdoor speaker systems.

Protect the public health and safety and minimize the social and economic
impacts associated with geologic hazards.

Objective P$-1:

Policy PS11.1:

It is the objective of the City of El Segundo to reduce exposure
to potentially hazardous geological conditions through land
use planning and project review.

Continue to review proposals for new development and for the
expansion of xsting development in areas of potential
geological hazards.

Program PSAL.1A: The City shall review projects to ensure that slope design

Policy PS-1.2

considers the potential effects of high rainfall, private sewage
systems, landscaping irrigation, and possibleoffurirom
adjacent future development.

Enforce, monitor and improvdevelopment standardshich
place the responsibility on the developer, with advice from
gualified engineers and geologists, to develop and implement
adequate mitigation easures as conditions for project
approval

Program PSIL.2A: The City shall review projects to ensure that adequate

Policy PS21.2:

geotechnical investigation has been completed in areas
susceptible to landsliding and debris flows and in areas where
collapsible or expasive soils occur, and to approve only those
which mitigate these hazards to the satisfaction of the City
Engineer.

The City shall assist in the prevention of structural damage in
areas with a high potential for liquefaction, landslideasd
mudslides by requiring geotechnical studies for new
development to mitigate potential impacts.

A fire safe community.

Objective P6-1:

It is the objective of the City of El Seguntt@at the City
minimizethreats to public safety and proteproperty from
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wildland and urban fires

Policy PS61.1:  Review projects and development proposals, and upgrade fire
prevention standards and mitigation measures in areas of high
urban fire hazard.

Policy PS61.2:  Continue efforts to reduce fire hazardssociated with older
buildings, highrise buildings, and firgprone industrial
facilities, and maintain adequate fire protection in all areas of
the City. Review projects and development proposals, and
upgrade fire prevention standards and mitigatiGasares in
areas of high urban fire hazard.

Program PS4.2C: The City shall continue to require that all property be
maintained in compliance with the fire code.

Goal PS7:  Protect public health, safety, and welfare, and minimize loss of life, injury,
property damage, and disruption of vital services, resulting from earthquakes,
hazardous material incidents, and other natural and marmmade disasters.

D. ENTITLEMENTS
The following entitlementare requiredn conjunction with thisSpecific Plan(SPNo. 19-01):

1 Environmental Assessment No. B&48for the poposednixed-use development
that will add 263housing unitsapproximatelyl1,250 squarefeet of commercial
uses (comprised of retail, restaurant and hotel support based officeansldsj27
squae feet of commercialfloor areathat camot be occupied by commercial
businessés and three parking structurés provide parking for the uses in the
Specific Plan area

T General Plan AmendmeNib. GPA 19-01 to changehe land use@&kignatiorfrom
fiGeneral Commercialand fiParking to fiPacific Coast CommonSpecific Plan
(PCCs P with anaccompanying Land Use map change

1 Zone Text AmendmenNo. ZTA 19-08 to add a new ESMG15-3-2(A)(11)
APaci fic CdSpesific PlargP@CER)d S

1 Zone Chang&lo. ZC 19-01to rezone th@roperty fom iiGeneral Commercial (C
3)o andfiParking (P to APacific Coast CommorSpecific PlanlPCCSP) and an
accompanying Zoning map change

! This commercial floor area is located in the Fairfield Parking Site atwhiprised of lobby area and access
to the multiple levels of the parking structure amg centralcirculation areas such as hallway accessftioe rear of
commercial businessés the lobby and parking structutet is notusable floor arebbcatedwithin thosecommercial
businesses This square footage is labeled as lobby areaainid I1I-11 in this Plan
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| Development Agreement No. DF9-02 between the City of El Segundo aBRE
El Segundd’roperty Owner A.LC, BRE El Segado Property Owner B LLC, and
BRE El Segundo Parking LLC

1 Vesting Tentative Tract MaNo. (VTTM 82806) SUB 19-03 1 for merger,
subdivision and residential/commercial condominium purpesesnfiguring 3
parcels (comprised af2 existing lot3 on the blockbounded by Pacific Coast
Highway, Mariposa Avenue, India Street and Holly Avenue and garcels
(comprised of portions of 4 existing lotsh the block north of Mariposa Avenue
and south of Palm Avenua the Specific Plan Area into 6 new individualdot
Additionally, the Vesting Tentative Tract Map No. 82806 will alloa) 1
residentialground and airspacgarcel for120 apartment@anda maximum of 0
airspace parcels fmommercial condominiumen Lot 1; B a ground and airspace
parcel for the parkig structure andip toa maximum of10 airspace parcels for
commerdal condominiums on Lot 4; and cydsidentiagroundand airspacparcel
for 137 apartments angb to a maximum o0 airspace parcelor commercial
condominiumson Lot 5;andd) 6 residatial condominiums (townhomesh Lot
6.

1 Site Plan Review NdGSPR19-01to allow thesite plan and@hitectural design to
construct the mixedise commercial and residential developmeort the 263
residential units11,252square feet aiew commerciatlevelopmentl,727square
feet ofcommercial floor are¢hat cannot be occupied by commercial businésses
and 3parking structures.

1 Modification of Resolution Nos. 2759 and 2760 to rescind the previous approvals
SUB No. 1405, LotTie Covenant No. 103, Offsite Parking Covenant Nos.
MISC 1403 and14-06, leavingin place CUP No014-01 for the Fairfield Inn and
Suites Hotel an€UP No0.14-02 for the Aloft Hotelalong with alcohol service at
both hotels with modifications to the conditions of appr@agaordingly

1 Parking DemandStudy and Shared Parkindnalysis to establish the parking
requirements for the proposed commercial and residential development combined
with the existing hotel development.

1 Shared Parking Agreemeirt conjunction with the Parking Demand Study and
Shared Parking Analysis, to replattee previous approval of Ofite Parking
Covenant Nos. MISC 183 and MISC 1496.

1 ReciprocalAccess Agreements for driveways and drive aisles accessing multiple
parcels.
2 This commercial floor area is located in the Fairfield Parking Site atwhiprised of lobby area and access

to the multiple levels of the parking structure amg centralcirculation areas such as hallway accessftioe rear of
commercial businessés the lobby and parking structutet is notusable floor arebbcatedwithin thosecommercial
businessesThis square footage iabeled as lobby area in Talble-1l in this Plan
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1 Street dedication waiver requests for a portion of the dedication requirefments
the south side d¥lariposa Avenue anfr a portion of the dedication requirements
for the east side dhdiana Street.

Findings justifying the General Pl@&mendment and Zone Change include:

1. The primary objective of the Specific Plan is to proviftg superior, more
comprehensive site planning of tBgecific Planarea and zoning staadls that
address the needs thie uniquemaster planned sitéat will maintain the existing
hotel uses and construct new mixeske multiplefamily residential and comercial
neighborhood serving uses in three phases

2. Uses permitted within the Specific Plan area are consistent with the proposed
zoning and & compatible with adjacent uses

3. The Specific Plan will provide for additional housing opportunities in eetaof
housing sizes, types and densitiesupport of the goals of the Housing Element
of the General Plan.

E. EXISTING LAND USES

The City of EI Segundo has distinctive land use patterns, whichvédedlinto four quadrants by

the intersectionof Pacific Coast Highwayand ElI Segundo Boulevar@Compatibility of an
individual land use is determined mainly by its relationship to other uses within its quadhent.
Pacific Coast CommorSpecific Plarareais located in the northvegern quadrant of éhCity of

El Segundpwhich is wet of Pacific Coast Highwawnd northof EI Segundo Boulevardrhe
design and implementation of this Specific Plan relate directly to its position within this larger
context.

The Pacific Coast Commons Specific Plan is tedan the northwest quadrant of the Cifihe
northwestquadranbo f t he City has the most varied mixX
residential units, the Downtown area, the Civic Center, the commerciahngddmtel usealong
thewest si@ of thePacific Coast Highway corridor and the industrial area of Smoky Hollow, are
located in this quadrant.

The northeast qadrant of the City lies east across Pacific Coast Higramaynorth of EI Segundo
Boulevard. lItconsists primarily of corpota office and urban mixed usehich allow for office

and commercial use¥he southwest quadrant of the City lgsith of El Segundo Boulevard and
west of Pacific Coast Highway. dbnsiss primarily of anoil refinery/heavy industrial useThe
southeat quadrant of the City lies south of El Segundo Boulevard and east of Pacific Coast
Highway. It consists primarily dhelight industrialland use categomyhich allows a mixture of
industrial and office uses. This quadrant also contains a commegiah which is home to the
retail developmemstof Plaza ElI Segundand the Pointwhich are bothifestyle commercial retail
shopping center that total approximately0®,000 square feedind the Lakes Municipal Golf
Course A Multimedia Overlay Dne ovelies both the southeast and northeast quadrants of the
City.
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Before the adoption otthe Pacific Coast CommorfSpecific Plan PCCSP the property was
designatd asGeneral Commercial and Parkimg the General Plan Landsd Element with
General ©@mmercial(C-3) and Parking (Paoning.

Adjacent land usesiclude the following:

North: The adjacent land uses to the north inclualéast food restaurant, a vacant
restaurant and parking lot, and mud#imily residential usesA gas station is
located on th northwest corner of Mariposa Avenue and Pacific Coast
Highway which is north of the superblock that contains the two existing hotels
and soutteast of the parking lot for the Fairfield Inn and Suites Hotel located
along Pacific Coast Highway between Mmsa and Palm Avenues. A fast

food restaurant, Carl o6s Jr ., i's |l ocat e
Jr. is located at the southwest corner of Pacific Coast Highway and Palm
Avenue.

East The adjacent land uses to the eastoss Pacific Cat Highwayinclude a
property with restaurants and office usasRalphs market, two commercial
shopping centenwith retail and restaurant usesd a 6 story office building.

South The adjacentdnd use$o the soutlof Holly Avenueinclude a srall commercial
shopping center with a drug store, bank, two restaurants and retail store.

West The adjacent landses to the west incluaeulti-family residential uses
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Ill. LAND USE PLAN

The Pacific Coast Commons Specific Plan encompa@s&grossacres of existing developable

area that includes the fAsuperblockd bounded b
Avenue and Indiana Street and a portion of t1I
frontage on Pacific Coast HighwaViariposa Avenue to the south, and Palm Avenue to the north,

see Exhibit 5L.and Use Planand Exhibit 6 Conceptual Site PlanThe Pacific Coast Commons
Specific Plan (APCCSPO0) has 5 land use distri
detil below.

Table Il-1 provides a Land Use Summary with the square footage of the new development and the
existing development. Tabledll providesgreater detail of the project development scenario with

the uses on each Parcel (per the Vesting TigatdMap), the acreage of the parcel, the building
area(gross and netand the FAR.

The existing Aloft Hotel will remain. Two of the three buildings that comprise the existing
Fairfield Inn & Suites Hotel will remain. The 41,660 squfret, 2story bulding at the southwest

corner of Pacific Coast Highway@Mariposa Avenueommonlycalled he A Food and Be:
building (primarily comprised of conference/meeting rooms and restaurant spétepe

demolished and replaced with a parking structuredbatains parking primarily for the Faiefd

Inn and SuitedHotel and3,273 grosssquare feet of new commercial uses at ftoat of the

structure. Access to the parking structure occurs primarily from an existing driveway on Pacific
Coast Highway.

The existingparking lot located at the south end of the PCCSP bounded by Holly Street to the
south, Indiana Street to the west, Pacific Coast Highway to the east and the Aloft Hotel to the north
will be replaced with new development. The new developmdhbwia residential/commercial
mixed-use project with a parking structure integrated into the building designnekleuilding

will include 120 residatial units (apartments) arg]756 gross square feet of commercial uses.
The parking structure will h& access from existing driveways on Pacific Coast Highway and
Indiana Street.

The existing northern parking lot that is on the block north of the Fairfield Inn and Suites Hotel

with frontage on Pacific Coast Highway, bounded by Mariposa Avenue to titie aod Palm

Avenue to the north will be replaced with new development. The new residential/commercial
mixed-use project will include 137 residgad units (apartments) ar@l223gross square feet of
newcommerciadevelopment. It will have a parkingstture integrated into the building design

with access to the structure from existing driveways on both Mariposa and Palm Avenues. The
north parking lot site will also include 6 townhonwelsich are locatedirectywe st of t he C.
Jr. restaurardnd saith of Palm Avenue

A. DEVELOPMENT CONCEPT

The Specific Plan establishes the general type, parameters and character of the development in
orderto develop an integrated Project atbat is also compatible witand complementthe
surrounding areal he proximity of the Specific Plan Areto other residential and commercial
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usesfreeways, major arterials, atloe Metro Rail makes #@n appropriateand attractivdocation
for aresidential/commerciamnixed-usedevelopment that provides both housing &adilitates
economic developmeirt El Segundo.

The Pacific Coast Commorg&pecific Plan development concept providegansition from the
multi-family neighborhoods to the west and the lasgale commercial uses to the east of Pacific
Coast Highway.ThePacific Coast Commons Specific Plan provides for both the maintenance of
both the existing Aloft hotel and the Fairfield Inn and Suites hotel within the Specific Plan
boundaries with the addition of new mixade residential/commercial development to
comgdement the hotel uses and to provide compatible tosége surrounding neighborhood. The
development will include 3 parking structures incorporated into the development to provide both
replacement parking for the hotels from the loss of surface parkinglhas provide parking for

new uses.

On an overall basis, the maximum diexanent potential within thé.23-acre(post dedications)
Specific Plans based uponraaveragdloor area ratio (FAR) 0R2.15 A 2.15FAR results in a
maximum development iensity of622,398grosssquare feet The 622,398gross square feet
includes282398 grosssquare feet of existing development thall wemain and340,000 gross

square feet of new square footage of residential and commercial uses cambineefioor area
ratiovariesin each of the 5 kad use districts that range from a minimun®df6to a maximum of
2.70based upon how the uses are configured combined with the nonconforming conditions for the
two existing hotelgsee Tabléll -111).

Residential usega proposed in 2 of the 5 land use districts, namely*@@ Mixed-Usel (PCC
MU-1) district at the southern end of the Specific Plan area alRCiGdixed-Use2 (PCCMU-

2) district at the northern end of the Specific Plan area. There are 120 dweliin@partments)
in the PCC MU-1 land use districand 143dwelling unitsin the PCC MU-2 land use district
comprised of 137 apartments and 6 townhonid® density in th€ CCMU-1 land use distrids
approximately 97 dwellingnits to the acr€96.67 dvelling units to the acre based upon 54,072
square feet of land areahd the density in theCCMU-2 land use districs approximately 80
units to the acré79.17 dwelling units to the acre based upon 78,686 square feet of landléuea)
average densitgf the two bnd use districts combined is 86.8mits to the acrand the average
density within the etire Specific Plan area is 42.88its to the acrelf the land area of either PCC
Mixed-Use 1 or PCC MixedUse 2 is reduced, the number of dwellingtsino the acre would
increase accordingly.

The Pacific Coast Commons Specific Plan allows affordable housing and provides reduced
requirements for parking in the Development Standards Chapter of this Specific Plan. The 263
residential units permitted iis Specific Plan includingffordable housing units will contribute
significantly to the Cityb6s housing allocati
Needs Assessment (RHNA) established by State law.

B. LAND USEPLAN

The Pacific Coast @nmonsSpecific Plan is based upon the following land uses (refer to Exhibit
5, Land Use Plan
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1. PCC Mixed-Usel (PCC MU-1)

The PCCMixedUsel (PCCMU-1) land use designation is located the southernmost
parcelwith frontage on Pacific Coast Highwayply Avenue and Indiana Stre¢ttaling
1.242netacres(the developable portion difie proposed parcel after dedication of rght
of-way). It is both a cornerparceland a through lot The PCCMU-1 area allows for
multiple-family residentialuses(apartnents) andseveralcommercialuses. The specific
residential and commerciakes are limited ithis land use category as specifiadthe
Specific Plands devel otjpamwentainsthe PEQMiXedUsélo n s .
(PCCMU-1) land use districturrently contains the parking ltir the Aloft hotelthat is
locatedon the adjacent pargeals showrin the conceptual site plam Exhibit 6,Conceptual

Site Plan

2. PCC Commercial-1 (PCC COM-1)

The Commerciall (COM-1) land use designation is located the parcel to the north of

the PCCMixed-Use1l (PCCMU-1) land use designation with frontage on both Pacific

Coast Highway and Indiana Strgétis a through lot) The PCC Commerciall (PCC

COM-1) land use categonytals 0.905etacres(the develophle portion ofthe proposed

parcel after dedication of riglaf-way). The PCC Commerciall (PCC COM-1) area

allows hotels and several other commercial uses that are either accessory to hotel uses
complementary use$he specificcommercialuses in thisand use category are specified

in the Specific Planbdbs devel opment regul at
Aloft Hotel which will remain, as shown in theonceptual site plan in Exhibit 6,
Conceptual Site Plan

3. PCC Commercial-2 (PCC COM-2)

ThePCCCommercial2 (PCCCOM-2) land use designation is located on the parcel to the

north of thePCCCommerciall (PCCCOM-1) land use designation with frontage on both

Pacific Coast Highway and Indiana Stréeétis a through lot) The PCC Commercal-2
(PCCCOM-2) land use categortotals 1.549et acres(the developable portion dhe

proposed parcel after dedication of rigtitway). The PCCCommercial2 (PCCCOM-2)

area allows hotels and several other commercial uses that ar@aedéssory thotel uses

or complementary uses. Tlpermittedcommercialuses in this land use category are
specified in the Specific Plands dethel op me
existing Fairfield Inn and Suites hotéB buildings)which will remain, as shown in the
conceptual site plan in Exhibit 6onceptual Site PlanOne of the three existing buildings
known as the AFood and Bliyweatedighe BCClCOMI di ng
land use district and partially located in the PCC GONand use district will be
demolished.

4, PCC Commercial-3 (PCC COM-3)

ThePCCCommercial3 (PCCCOM-3) land use designation is located on the parcel to the
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north of thePCC Commercial2 (PCC COM-2) land use designation with frontage on

Pacific Coast Hihway, Mariposa Avenueand Indiana Stredit is a through lot). The

PCC Commercial3 (PCC COM-3) land use categoryotals 0.728 netacres (the
developable portion ahe proposed parcel after dedication of rightvay). ThePCC
Commercial3 (PCC COM-3) area allows hotels and several other commercial uses that
areeither accessory to hotel uses or complementary uses. The specific commercial uses in
this | and use category are specified in th
parcel currenyl contains the existing Fairfield Inn and Suites hébeld and beverage

building that will be demolished and replaced with other commercial uses and a parking
structure as shown in the conceptual site plan in Exhib@@nceptual Site Plan

5. PCC Mixed-Use2 (PCC MU-2)

The PCCMixedUse2 (PCCMU-2) land use designation is located the northernmost
parcel with frontageon Pacific Coast Highway, Mariposa Avenue and Palm Avenue
totaling 1.806 netacres(the developable portion tfie proposed parcetdter dedication

of right-of-way). ThePCCMU-2 area allows for multipkamily residential (apartments

and condominiumsand several commercial uséhe specific residential and commercial
uses are limited in this land use category as specified in tneSpf i ¢ Pl ands dev
regulations The parcel currently contains a parking lot that provides parking for the
Fairfield Inn and Suites. The parking lot will be demolished and replaced with multiple
family residential uses (a mix of apartments and twawnes) and commercial usess
shown in the conceptual site plan in ExhibiC®nceptual Site PlanThePCCMixed-Use

2 (PCCMU-2) land use district is proposed to be comprised of 2 parcels as shown in the
Vesting Tentative Map with one parcel containt®/ multiple family residential units
(apartments) and commercial us@&ée other parcel contains 6 townhomes (condominium
units).

Table IIl-1, Land Use Summaiiyroject Development Scenayiand Table [HIl, Land Uses
Project Development Scenarishow the anticipatedoroject developmenscenario forthe
implementation of the uses and standards of this Specific Ptad bponthe Conceptual Site
Plan shown in Exhibit 6Conceptual Be Planand the Vesting Tentative Map shown in Exhibit
7A, VestingTentative Map No82806 An additional exhibit is provided for greater clarity of
existing and proposed lot configuration conditions which is also provided in Exhikixr&ing
and Proposed Lot Configuration DiagramTable Il-1ll, Land Use Summai@pecific Plan
Scenariocshows the maximum allowable floor area for each obtkend use districts.
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Table Il -1
Land Use Summaryi Project Development Scenario

Building Area (Net) Building Area (Gross)

Land Use (square feet) (squae feet)

New Development

Multifamily Residential (Apartme 136,571 140,794
(120 dwelling units inRECMU1L

District)

Multfamily Residential (Apartmg 159,062 163,472
(137 dwelling units inRIECMU2

District)

Multifamly Residential (Townhol 9,540 10,344

/Condominiums) (6 dwelling ur]
thePCCMU2 District)

Commercialuses PCC MUl 5,583 5,756

District)

Commercialuses PCC COM3 4,345 4,479

District)

Commercialuses RPCC MU2 2,156 2,223

District)

Subtotal New Development 317,257 327,068
Existing Development

Hotel (Aloft) 98,741 106,747

Hotel (Fairfield Inn and Suites) 190,026 217,311

Subtotal Existing Development 288,767 324,058
Existing Development To Be - 36,605 -41,660

Demolished (Fairfield Inn and Su

OFood and Beverag8uilding)
Subtotal Existing Developme 252,162 282,398
After Demolition ofiFood and
BeveragéBuilding

Total Site Development 569,49 609,466
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Table Il -II
Land Usesi Project Development Scenario

Building Area  Building Area
(Gross}

SubdivisiorParcel Acreagé

PCCMixedUsel PCCMUL)
Multipléamily
1 Residenti&l20 136,571 140,794 -
apartments)
1 Commercial Uses| 5,583 5,756 -
1 Parking Structure - - -
Subtotal 1.242 (5872 142,154 146,550 2.63
square feet)
PCCCommercial PCCCOM1)
Commercial
2 Existing Hotel (Alof 98,741 108,747 i
Subtotal 0.905(39,425 98741 106,747 251
square feet)
PCCCommercia? PCCCOM2))
Commerciédxisting
3 Hotel (Fairfield Inn 190,026 217,311 -
and Suites)
Existing Hotel
4 (Fairfield InnSuites 36,605 41,66 )
- Food &8everage
Building)
Subtotal 1549(67,487 153421 175,651 2.28
square feet)
PCCCommerciaB PCCCOM3)
4 Commercial Uses 3,175 3,273 -
4 Parking structure 1,170 1,206 i
lobby
Subtotal 0.728(31,693 4,345 4,479 0.4
square feet)
PCCMixedUse2 PCCMU2)
Multipléamily
5 Residential (137 159,062 163,472 -
apartments)
5 Commercial Uses 2,156 2,223 -
5 Parking Structure - - -
Multipléamily
6 Residential (6 9,540 10,344 -
townhons
Subtotal 1806(78,686 170,758 176,039 224
square feet)
TOTAL DEBSLOPMENT| 6.23(271,363 569,419 609,466 2.15

Acreage is baskupon net acreage post dedications.
4 Total allowable intensity per the Specific Plan is capped at 622,398 gross square feet (both existing and new develdymeei)t com
5 FAR calculation is based upon net floor area and developable lot area. Sesr @hfg definitions of gross and net floor area.
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| | square feet) | |

Table Il -1l
Land Use Summaryi Specific PlanScenario

Building Area (Net) Building Area (Gross Floor Area Ratio

Land Usédistrict

(square feet) (square feet) ((FARY)
PCC Mixedsel (PCC MU 145,500 150,000 2.70
1)
PCC Commereial (PCQ 98,741 106,747 2.51
COML)
PCC Commerezal (PCQ 153,421 175,651 2.28
COM2)
PCC Commeretal (PCC 4,850 5,000 0.16
COM3)
PCC Mixedse2 (PCC MU 179,450 185,000 2.2
2)
Total DevelopmentNew + 581,962 622,398 2.5
Existing)
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C. PHASING

Constuction of thenew development areas would occur in three phases. The first phase of
constructiorwould occur in th€CCCommercial3 (PCCCOM-3) land use districatthe Fairfield
Parking Site/Area 4 The second phase of construction would consigh@South SiteArea 1
development in the®?CC Mixed-Use 1 (PCC MU-1) land use district The third phase of
construction would consist of tidorth SiteArea 5 developmenih the PCCMixed-Use2 (PCC

MU-2) land use districtlt is currently anticipated thatélse phases will occur sequentially and if

so, areanticipated tobe completed withid 1/2years of EIR certification and project appraval
However, if the second and third phases of development occur concurrently, construction is
anticipated to be compkd within 2 years and 8 months of EIR certification and project approval.

D. CIRCULATION PLAN

Regionally, theSpecific Plansite is accessible from the San Diego freeway (405), Century
Freeway (D5), the Metro Green Lineanultiple bus linesand themajor arteial Pacific Coast
Highway. No public rightsof-way are proposed within the boundaries of the Specific Plan.
However, theSpecific Plan site has severalvehicular accesgoints off four of the streets
surrounding the Specific Plan area incldiacific Coast Highway, Mariposa Avenue, Indiana
Street and Palm Avenud he cevelopment of the Specific Plavill facilitate on-site circulation

and parking.Access will be provided for emergency vehstie Area 5 in thd?CCMixed-Use2
(PCCMU-2) lard use districvia the two vehicle access points to the fire lane from Mariposa and
Palm Avenues Development within the Specific Plan sitél provide infrastructure and facilitate
access for various modes of travel including automsghilieycles, andedestrian Pedestrian
and handicap accesgsll be provided beteen buildings and to public sidewal&n the fivestreet
frontages along the site.

VEHICULAR CIRCULATION

The proposed street dedications and street dedication waivers discussed indhe kelctw are
depicted in Exhibit 7CConceptual Street Dedication Plan.

Pacific Coast Highway Pacific Coast Highways an existing publienajor arterial streetthat
ahuts the property on its easterdge. No additional rightof-way improvements aregaired as a
result of the development all@d in the Specific PlanNo additional curb cuts besd thethree
existingcurb cus that provide access and circulation to the two existing hotals be Howed
along Pacific Coast Highwawn the Specific Plararea The two existing driveways that access
the north parking lot at 629 North Pacific Coast Highway will be removed.

Mariposa Avenue Mariposa Avenuas an existingoublic 2-lane collectorstreetthat aluts the
property between the northern asouthen blocks of the Specific Plan are&ome additional
right-of-way improvements are required as a result of the development allowed in the Specific
Plan A waiver requesivas grantedor a portion of the street dedication requirememtshe south

side ofMariposa Avenue No additional curb cutbesides the one existing curbt on the north

side of the stredivhich alsoservesas a fire lanejnay be albwed along the north side of
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Mariposa Avenue in the Specific Plan arddo curb cuts may be allowed along the south side of
Mariposa Avenue within the Specific Plan area.

Palm Avenue Palm Avenuas an existingoublic localcommercial/residentiatreet that abuts the
property on its ndhern edge.Palm Avenue has been classified as a local commercial street for
the frontage of the Specific Plan aréaome additional rightf-way improvements are required

as a result of the development allowed in the Specific Plnadditional curlzuts besides the
one existing curb cut (which also serves as a fire lane) may be alkdoverPalm Avenue within

the Specific Plan areaStreet dedicatiorto expand the width of the public righf-way will be
provided

Holly Avenue. Holly Avenueis an existingpublic local commercial/residentiaitreet thatbuts

the property on its southern edgdolly Avenue is classified as a local commercial street for the
block fronting the Specific Plan are§ome additional rightf-way improvements are regad as

a result of the developmealiowed in the Specific PlanThere are no existing curb cuts along
this block of Holly Avenue.No curb cuts may be allowed along Holly Averinghe Specific
Plan area Street dedicatiomo expand the width of the plibright-of-way will be provided

Indiana Street. Indiana Streeis an existingoublic local commercial/residentiatreet hat aluts

the property on its westn edge Some additional rightf-way improvements are required as a
result of the developent allowed in the Specific PlanThe project includes dedication of 25 feet

of existing roadway and sidewalk (to the centerline of the street) to the City of El Segundo.
Currently,the roadway and sidewalk are privately owned and the City of El Segumydas
easement right#An additional dedication of 4 feet will be provided on the east side of the street
along the frontage of Proposed Lots 1 and 4 omlywaiver requestvas grantedor a 3-foot
portion of the street dedication requiremetateexpand the rightof-way on the east side of the
street for the portions of the block where new devekans proposed in the PCC CG3/and a

the PCC MUL land use districtéalong the frontage of proposed Lots 1 and 4). Additionally, a
waiver request was gnged for a oot portion of the street dedication requirements to expand the
right-of-way on the east side of the street for the portion of the block where existing development
is located in the PCC COM and PCC COM? land use districts (along the mitage of proposed

Lots 2 and 3).No additionalcurb cuts besides the thregisting curb cigmay be albwed along
Indiana Street

Public Transit

Public transit includes the Metro Green Line and multiple bus lines that operate in the vicinity of
the Specit Plan. The Metro Green line is a light rail line runnbedween Redondo Beach and
Norwalk. The line runs north/south east of the project site along Nash Street with the closest
station at Nash Street and Mariposa Avenue. The Mariposa Green Lina gapproximately

% mileaway fromthe project site.

There are two Metr bus lines, one Beach Cities bus line, and two LADOT Commuter Express
lines that run in the vicinity of the Specific Plan. Metro Line 232 provides local service between
the City of El Segundo and downtown Long Beach and runs along Pacific Coast Highway.
LADOT Commuter Express 574 provides express service on weekdays from Encino to the City
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of Hawthorne along Pacific Coast Highway and then heads east along El Segundo Bouléward sou
of the project site.Beach Cities Line 109 provides local service between the City of Redondo
Beach and Los Angeles International Airport and runs along Pacific Coast Higlouty of
Grand Avenuegone block south of the Specific Plan aread turns oto Grand Avenue to
Downtown El Segundo to Main Street and north to Imperial Highwgggro Line 625 provides

local service between the City of EI Segundo and Los Angeles International Airport and it runs
along Imperial Highway north of the Specific Plara LADOT Commuter Express 438 provides
express service on weekdays from El Segundbd®owntown Los Angeleginancial District

along Imperial Highway north of the project sitt ADOT Commuter Express 439 provides
expressserviceon weekdaysrom El Segundo to Downtown Los Angeles alddguglas Street

and Imperial Highway to the east of the site.

NON-VEHICULAR CIRCULATION

Walkways will be provided connecting the buildings, uses (hotels, residential and commercial
uses), parking structures and sieds areasnd the public sidewagkon the five (5) surrounding
streets (Pacific Coast Highway, Mariposa Avenue, Palm Avenue, Holly Avenue and Indiana
Street) Marked crosswalks are provided at all major arterial intersections.

The City of El Segundadopted the South Bay Bicycle Plan and it has implemented some of the
bicycle improvements in the proposed Bicycle Plan network including 4.9 miles of Class Il Bike
Routes where vehicles and bicycles share travel lanes) on several City streets. @RoBtks

that are closest to the Specific Plan area are on Grand Avenue from Loma Vista Street to Duley
Road and on Nash Street from Imperial Highway lt&&gundo BoulevardThe Bicycle Master

Plan includes Class | Bike Paths, Class Il Bike Lanes, TllaBske Routes and Bikd-riendly

streets. The nearest proposed facilities are a Class Il Bike Lane runniwgesaisn Mariposa
Avenue and a Class | Bike Path on WashingBtreet one block west of the Specific Plan
boundary.

Bicycle paking facilitiesin accordance with Municipal Code and California Green Building Code
requirementsill be provided in multiple locationm the parking structures and surface parking
areas irthe Specific Plan

E. GRADING CONCEPT

Some ough grading will be required the South Sitéocatedin thePCCMixed-Usel (PCCMU-
1) land use district, thBairfield Parking Sitdocatedin the PCC Commerdal-3 (PCCCOM-3)
land use districiandthe North Sitdocatedn thePCCMixed-Use2 (PCCMU-2) land use district
No gradng will be required for the areas where the existing hotel buildings will remain.

Site grading will require a combination of cut and fill to create a building/parking structure pad
and to accommodate one level of subterranean parking and retainiasgmwéie South Site as a
result of the existing sloped topography. The property slopes down from Pacific Coast Highway
to Indiana Street and slopes down toward Holly Avenue as well with the lowest point at the
intersection of Indiana Street and Holly Axe. The grading is estimated to result in
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approximately 27,00 cubic yards ofcut and fill resulting in 17,70@ubic yardsof soil export.

The Fairfield Parking Site and the North Site are relatively flat. The Fairfield Parkéngs s
estimated to ragre 6,0 cubic yards of cut arfdl for site rebalancinghat will result in Ocubic
yards of export.The North Site is estimated to require 15,000 cubic yards of cut and fill for site
rebalancing resulting in 0 cubic yards of soil expdéiinal gradng plans will be approved by the
City Engineer before the City issues grading permits.
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V. UTILITIES AND INFRASTRUCTURE

The following is a summary of existing and proposed public infrastredor development of the
Specific Pan areaAll infrastructure will be constructed in accordance with the standards of the
governing agency.

A. WATER SERVICE
EXISTING CONDITION

Water utility service is provided by the City of EI Segundo and is currently available within the
Specific Pla area and serves the two existing hotéfater is purchased through West Basin
Municipal Water District which is a member of The Metropolitan Water District of Southern
California.

There is an existing City of EI Segundo-ib@h asbestscement wateline located 1Xeet west

of the centerline of Indiana Stre@his water line is scheduled to be replaced with a nemdt®
ductile iron water main in FY 2022021. There are alstwo existing water lines iRacific Coast
Highway. One is a City of El $®ndo 16inch ductile iron pipe located 32et west of the street
centerline. The other is a-0ch pipe located 38et east of the street centerlinePaim Avenue
north of the Specific Plan arghere is a City of El Segundo-ifich asbestosemeniipe located

6 feet north of the street centerline.Hiolly Street south of the Specific Plan arteere is a City

of El Segundo 1dnchasbestosement pipe located X8et south of the street centerline. There is
also an existing City of EI Segundo-itich ductile iron water line in Mariposa Avenue, located
6-feet south of the street centerlinefer to Exhibis 8A, 8B and 8CConceptual \dter PlanSouth
Site, Conceptual Water Plan Fairfield Parking Site, and Conceptual Water Plan North Site
respectivey).

Water for fire suppression is provided by-site building sprinklers anffom 7 off-site fire
hydrants. Existing fire hydrants owned by the City of El Segundo are located along Pacific Coast
Highway, Holly Avenue, and Indiana Street.

PROPOSED CONDITION

The water service connection for domestic water and fire protection shall be made to one or more
of the existing City of EI Segundo water lin@$e specific location of these connections and pipe
sizing will be based upothe City of EI Segundd approval The system shafirovide adequate
water supply for operation of the buildingés
and onsite fire hydrants (if required by the State or City Fvarshal). A Conceptual Water

Utility Plan has beemleveloped for the Specific Plan Area (refer to ExkiBA, 8B and 8C
Conceptual \&ter PlanSouth SiteConceptualWater Plan Fairfield Parking Site, ar@onceptual

Water Plan North Site respectivily

Fire flows for the proposed development will beséxd on the requirementstied in that version
of the California Fire Code that is in effect at the time of plan submission, as amended by the City.
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Demands for domestic water in the proposed condition were calculated with the assumption that
they will be 120% of the sewer demand rates.

Based on the requirements outlined by the ElI Segundo Fire Department in ReguiatefoH

Fire Hydrant and Private Fire Main Systénstallation,2 additional fire hydrants may need to be
installed in order to prodie coverage for portions of the proposed buildings that are in excess of
150feet from a public fire hydrant. Coordination withe EI Segundo Fire Departmelfire
Prevention Divisioris required to determine whether the additional fire hydrants will degtdad

in the public street and/or within the development.

The minimum number of fire hydrants required was calculated using Table C102.1 from the
California Fire Code. The spacing between fire hydrants for all three sites will biee0@r
publicfrehydr ants, as stated in the City of -EI Sedg
2-a Fire Hydrant and Private Fire Madthy st em | nst al leaTahbled2belod/forc u me n t
the hydrant and number spacing requirements

Table IV-2. Required Number and Spacing of Fire Hydrants.

Mlnlmﬁ%gﬁgber of Spacing Between Hydrant
North Site 3
Fairfield Parking 1 300 ft (typ.)
South Site 3
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B. RECLAIMED WATER
EXISTING CONDI TION

Reclaimed water utility service f@ovided by the West Basin Municipal Water District from a
treatment planobn Hughes Way. There are no existing reclaimed water mains in theststre
adjacent to the project. According Wéest Basin Municipal Watebistrict record drawings, the
closest reclaimed water main is located in Washington Avadjaeent to Washington Park at the
intersection with EIm Stregapproximately 500eet from the intersection of Palm Avenue and
Indiana Street.

PROPOSED CONDITION

Future reclaimed water service is anticipated to be provided through the existongt f
connection on Washington Avenueé&should West Basin Municipal Water District extend the
reclaimed water lines adjacent to the Specific Plan area in the futuré pekas of connection

wi || be based on West Basin Municipal Water
Reclaimed wateservicemay not be available at the time of project completion

C. SEWER SERVICE
EXISTING CONDITION

All existing sanitarysewer lines in the streets surrounding the project site are owned by the City
of El SegundoSewer utility service is provided by the City of EI Segundd #relLos Angeles
CountySanitation Districtand is currently available within the site.

An 8-inchvitrified clay pipe (VCP) gravity line is located west of the site under the centerline of
Indiana Street, with a depth varying frorfi€zt to 9feet below grade to the pipe invert. The sewer
begins at a manhole located approximatelyed8 south of Maripsa Avenue, before sloping south
where it connects to two 1iich sewer lined one on Holly Avenueand one that continues south
on Indiana Street. In Indiana Street, there is alsaiactOductile iron pressure sewer locatefi 6
east of the street centier.

In Pacific Coast Highway, there is an existingiaeh VCP gravity line located 2fget west of
the street centerline. The pipe slopes from north to south and varies in deptH&eintogl8feet.
At the intergction with Holly Avenugthe pipe conects to a Iihch sever running west on Holly
Avenue

An existing 8inch VCP gravity linas located under the street centerline of Palm Avenue. This
sewer has a high point elevation at a manhole located approximatefiged9@est of Pacific Coast
Highway. The pipe slogs to drain out to both mainlines both sides of the manhole. On the east
end, it conects to the 1:nch sewetocatedin Pacific Coast Highway.

There are two existing sewer lines on Mariposa Avenue, west of Indiana Street. OBanslan
VCP gravity line located on the street centerline. It slopes from east to west and connects to an 8
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inch sewer line on lllinois Court. The other sewer line on Mariposa AvenueOisnat pressure

sewer located 3eet north of the street centedin A sewer study has been conducted that
determined the existing sewer system has sufficient capacity to accommodate the additional flow
that will be generated by the new development.

PROPOSED CONDITION

New sewer laterals are proposed &tirthe newbuildings It is anticipated that the new sewer
lateralswill connect to several of the existing gravity lines surrounding the project. The proposed
project does not currently impact the existing pressure lines. The sewer laterals will be designed
to slopeat a minimum of 2% and maintain a minimum scouring velocity-tefe®/second Points

of connection will be bas e dvllcequrealseverConnectiom f E |
Permit from the City of El Segund@ conceptual sewer plan has beeweloped for the Specific

Plan area (refer tBxhibits 9A, 9B and €, Conceptual 8werPlan South SiteConceptualSewer

Plan Fairfield Parking Site, an@onceptualSewerPlan North Site respectivgly
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D. DRAINAGE
EXISTING CONDITION

There are two existing storm drains near this project that are owned by Caltrans and the City of El
Segundo.

The existing Caltrans storm drain is located below Pacific Coast Highway. The stnmsdr
comprised of reinforced concrete pipe (RCP) and varies in size franth&s to 24nches.The
variable widthexisting RCP storm drais located 66.5eet east of the centerline in the portion of
the street that is south of Pine Avenue and istémtapproximately 28et east of centerline in

the portion that is north of Pine Avenue, although this location varies. The pipe flows from north
to south. The depth of the pipe invert varies from approximately fréeet4o 6feet below grade.

The City of El Segundo storm drain is an existingigdh, RCP storm drain that runs through
Indiana Street, and flows from north to south. It conveys stormwater from a catch basin on the
west side ofidiana Street and is located f&@twest oft h e p r opgentydirte.6This spomM

drain runs south and ties in to another storm drain on Holly Avenue that runs west before ultimately
discharging into a basin located approximatelyfies southwest of the Specific Plan area, at

the intersection of Center Streetd Grand Avenue. The catch basin is located approximately 230
feet north of Holly Avenue.

Federal Emergency Management Agency (FEMA) map #06037C1770F shows this Project site is
located within Zone X, which is described to be an area of minimal flooddand determined
to be outside of the 0.2% annual chance floodplain. There are no Special Flood Hazdkels on

PROPOSED CONDITION

Drainage must comply with all applicable laws and regulations, including without limitation, the
Ci t yods Na onDischarge ElminatibnuSysiem (NPDES) Permit.

Proposed drainage will include stormwater treatment features on multiple sites within the Specific
Plan area, in accordance with the City of El Segundo Low Impact Development (LID)
requirementsThe storm weger quality design volume required by Los Angeles County Low
Impact Development (LID) standards will be stored in the system and infiltrate into the soil
beneath the underground system within 48 hoiitsese treatment features are designed to treat
the 83h percentile storm event, while overflow drainage features will be designed based on the
25-year storm event.

Infiltration is feasible for stormwater treatmevithin the Specific Plan aredt appears that one
drywell at eaclof the three new develomnt sites within the Specific Plan aredll be able to
capture the required volume and will be able to treat that volume as quickly as it enters the drywell
system. The same drywell design will be used at each sSiiee drywells will include overflow

piping that will be sized based on theyg&ar storm evenOverflow features will convey water to
Indiana Street or Mariposa Avenue and into the City of El Segundo catch basin on Indiana Street.
Thus, stormwater in the proposed condition will flow onlyhe €City of El Segundo storm drain.
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Because the peak flow rate will be reduced in the proposed condition, it is assumed that the City
of El Segundo storm drain will have more than enough capacity to handle the flowrratatgd

A Conceptual Drainag®lan has been developed for the Specific Plan traaprovides both
existing and proposecbnditions (refer to Exhibit&0A, 1@, 10C, 10D, 10E, and E)EXxisting
Drainage Plan South Site, Conceptual Drain&jan South SiteExisting Drainage Plan Fairfie
Parking Site, Conceptual Drainage Plan Fairfield ParkingeSExisting Drainage Plan North
Site, and Conceptual Drainage Plan North Site respeciively
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E. GAS
EXISTING CONDITION

Natural gas service is provided by Southern California Gas ConiSa@al Gasand is curratly
available within thedeveloped portions of thgite and in streets surroundirtbe project site
Specificaly, existing SoCal Gas utilities are located in the following streets adjacent to the project
site: Pacific Coast Highway, Palm Avenue, Mariposa Avenue, Indiana Street, and Holly Avenue.

PROPOSED CONDITION

The existinggas service will benaintained and future gas service will be provided thrquiylate

gas service lineonnections to th&oCal Gaautilities (public main line(s))n the surrounding
streetghat include Pacific Coast Highway, Palm Avenue, Mariposa Avdnd&na Street, and
Holly Avenue. The private gas service lines will be secured by easements with SoCal Gas.

A conceptual fan has been developed for the Sped#ian area (refer to Exhikii1A, 11B, and
11C, Conceptual Electric, Gas & TelecommunicatiPlan South Site, Conceptual Electric, Gas
& Telecommunication Plan Fairfield Parking Site, and Conceptual Electric, Gas &
Telecommunication Plan North Site respectively

F. ELECTRIC
EXISTING CONDITION

Electric power is provided by Southern Califiarizdison(SoCal Edisonjo the Specific Plaarea
through an underground utility conduit systamnthe streets adjacent to the project site including
Pacific Coast Highway and Mariposa Avenue

PROPOSED CONDITION

SoCal Edson hagxisting underground at&rical utilities in the streets adjacent to the project site,
including Pacific Coast Highway and Mariposa Averidiew underground utility conduit system

will be needed tantercept the existing underground electric system and provide electrical power
to the proposed improvements. An easement will be granted to SoCal Edison for access and
maintenance. Final locations and points of connection for the electrical system will be based on a
final approved SoCal Edison desigA.conceptual plan has been dwped for the Specific Plan
area(refer to Exhibits 11A, 11B, and T, Conceptual Electric, Gas & Telecommunication Plan
South Site, Conceptual Electric, Gas & Telecommunication Plan Fairfield Parking Site, and
Conceptual Electric, Gas & Telecommunicatiian North Site respectivgly
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G. TELECOMMUNICATIONS UTILITIES
EXISTING CONDITION

Cable and telecomumication service is progted by Sonify, Velocity, Verizon, CenturyLink, and
Charter Communications in the vicinity of the Specific Plan area. Verizon and CenturyLink
currently have underground facilities in Pacific Coast Highway. Charter Communicasisres
combination of aerial and underground facilities in Indian Street, Mariposa Avenue, Palm Avenue
and Holly Avenue. Velocity provides phone and internet servitieetédloft and thd-airfield Inn
andSuiteshotels Currently, Sonifyprovidestelevision service to the Alofand Fairfield Inn and
Suiteshotels

PROPOSED CONDITION

It is anticipated that Velocity and Sonify would continue to provide service to the Aloft and the
Fairfield Inn and Suites hotel€harter Commuations has indicated th& may provide service

to the project, but will need to perform an investigation of the area to confirm that it is feasible
New underground utility conduit sisms will intercept the existing underground
telecommunications system and provide serviodgké proposed buildings. An easement will be
granted to the telecommunication companies for access and maintenancelociimais and
points of connection for the telecommunications system will be based on a final abgesign

by the telecommunicains providersA conceptual plan has been developed for the Specific Plan
area (refeto Exhibits 11A, 11B, and 11, ConceptuaElectric, Gas & Telecommunication Plan
South Site, Conceptual Electric, Gas & Telecommunication Plan Fairfield Parking Saée, an
Conceptual Electric, Gas & Telecommunication Plan North Site respegtively

H. SOLID WASTE DISPOSAL
EXISTING CONDITION

Solid waste disposal is praled to multiplefamily and commercialisers by a variety of private
haulers.

FUTURE CONDITION

Develgpment within the Specific Plawould contract with a providerLandfill capacity is
adequate for assumed population aasidential anccommercial growth within Los Angeles
County Solid waste facilities within the Specific Plan area will complith all ESMC

requirements pertainingo building, fire, zoning codese(g, adequate trash enclosures and
screening).

l. FIRE PROTECTION
EXISTING CONDITION

Fire protection services are provided by the El Segundo Fire Department which has two stations.
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Fire Staiton 1 is located at 314 Main Street (next to City Hall) which is 1.1 miles from the Specific
Plan area. Fire Station 2 is located at 2261 East Mariposa Avenue (at Mariposa Avenue and
Douglas Street) which is 0.8 miles from the Specific Plan aféee prwision of water for fire
suppression is provided by-aite building sprinkleraind fromseveralbff-site fire hydrants

FUTURE CONDITION

Buildings will have sprinkler systenas required by thESMC. Additional fire hydrants will be
provided in addion to existing hydrants to provide coverage for portions of the proposed buildings
that are in excess of 150 feet from a public hydrant. Spacing betweendiamtsyfor theSouth

Site (in thePCCMixed-Usel (PCCMU-1) land use district), Fairfield Peing Site (in thePCC
Commercial3 (PCCCOM-3) land use district), and in tHgorth Site (in thePCC Mixed-Use 2
(PCCMU-2) land use district) will be 300 feet for public fire hydrants. The North Site will have
a minimum of 3 hydrants. The Fairfield Riaug Site will have a minimum of 1 hydrant and the
South Site will have a minimum of 3 hydrantre hydrant requirements are discussed in greater
detail above imiSection IA Water Service of this Specific PlanDevelopment will be required

to pay fre impact feeso off-set the additional demand for municipal fire protection services as a
result of the new development

J. POLICE SERVICES
EXISTING CONDITION

Police services are provided by the El Segundo Police Department which is located atr848 Mai
Street.

FUTURE CONDITION

Development will be required to pay police impact feeff-set the additional demand for
municipal police services as a result of the new development
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V. DESIGN GUIDELINES

These design guidelinesare intended a$ g u inc anstead ofidev el op me na regu
Consequently, strict compliance is not requirélese design guidelinespply only to new
construction(not applicabldo existing buildingsand site improvemenia the PCCMU-1, PCC

COM-1, PCCCOM-2, andPCCCOM-3 land use districtsand site areas that are modified as of

the effective date of this Specific Plaiio promotehe quality of design planned for th#soject

the design guidelines given in this document establish criteria that enhance the doardinat
organization, function and idetytiof the site, while maintaining a compatilsldationship with
thesurounding development dhe Pacific Coast CommorfSpecific Plan

A. DESIGN OBJECTIVES

DesignGuidelines for the Pacific Coast Commddgecific Plan will promote and reinforce the
Citybdébs commit ment t oThéabjgdivesolitlekeigtidelinesarete:l o p me n't

1 Provide for highquality residential and commercialevelopment withinthe
Specific Plan area

1 Promote orderly and predictaldevelopment.

1 Encourage individual creativity and innovative solutions by allowing flexibility in
how a particular guideline is met as long as the intent of the guideline is achieved.

T Ensure functional pedestrian, bicycle and motor vehicle circulatibmwthe
Project and convenient pedestrian and bicycle linkages to and frgacead
residential angéommercialreas and schools

1. Site Planning

a. The arrangement of new buildings, parking and circulation areas should
recognize the particular charactadstof the site and should create a
cohesive identity

b. Site development should utilize variations on buildimgentation and
landscaping adjacent to the public streete  t h a't a monol ithi
building faces is not created.

C. The design and locatioof accessory wldings (e.g.,maintenanceand
storagebuildings, trash and recycling enclosures, and outdoor mechanical
equipment enclosureshould be incorporated into and be compatible with
the overall design ahe Projectand the main buildings ohe site.
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Appropriate linkages between interrfdlojectcomponents ah buildings
should be incorporatethcluding pedestrian walkways

e. Buildings should be arranged treate opportunities for outdoamenities
(e.g., plazas, courtyardsyutdoor eatingreas etc.)where appropriatand
feasible

2. Access and Parking

a. The use of common (shared) access points and driveways is encouraged;
placement of vehicle access points close to building entries should be
avoided to minimize pedestrian and vehicular totst

b. Entry driveway areashauld be clearlymarked by identifyingfeatures,
(e.g., prominent landscape featuresd weltldesigned monumeitype
signs).

C. Access to each building should be clearly visible to pedestrians and
motorists through the use sijnage, color, and/or design elements.

d. Surface prking lots adjacent to and visible from public stregtsuld
incorporate landscapirtg minimize undesirable visual impacts.

e. Surface parking areas should drghanced and visually broken tipough

the wse ofcanopytrees and landscape improvemeatsl to reduce the
effects of heat gain

Parking lotand drivewaydesign is encouraged to include water quality
storm water facilities consistent with City stands

3. Architecture/Orientation/Massing

a.

The masmg, scale and architectural style should consider compatibility
with the surrounding character and existing bugdimo reflect a cohesive
character.

The orientation of the newly constructed buildings should facilitate a
encourage pedestrian acties

The mass and scale of new buildings should be compatible with the existing
and adjacent structures and with each othkeis can be accomplished by
transitioning from the height of adjacent buildings to the tallest elements of
the new building, steppg back the upper portions of taller buildings, and
incorporating human scale elements, such as pedestrian scaled doors,
windows, and building materials on the ground floor.
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Buildings should be divided into distinct massing elements and should be
articulaed with architectural elements and details. Changes in height,
horizontal plane, materials, patterns and colors should be used to reduce
building scale and mass.

Primary building entries should be easily identified through the use of
prominent architectal elements, signage, landscaping, decorative
hardscape, lighting, canopies, roof form, architectural projections, columns,
vertical and/or horizontal elements, and other design features that help
emphasize a buildingbs entry.

Building elevations, whethdront, side, or rear, that are visible from public
rightsof-way should be architecturally detailed to incorporate quality
materials and architectural features that reflect the theme ofusding
structures and facadeBuilding entrances should be d#y identifiable.
The use of recesses, projections, columns, and other desigrents to
articulate entrances is encouraged.

Facades should includeertical and horizontal variations in wall planes,
building projections, door and window bays, and singlamentsBuilding
articulation should be present on the side and rear walls of the bsiitling
visible fromthe adjacent streets (Pacific Coast Highway, Mariposa Avenue,
Holly Avenue, Indiana Street, and Palm Avenue) and the western facing
building faadesn thePCCMixed-Use2 (PCCMU-2) land uselistrict.

The exterior surfaces of buildings for the ground floor must be protected
with antigraffiti coating wheranot screened by shrubs, vines and trees

Color and Materials

a.

Colors and materials shtl be consistent and complementary throughout
the Projecarea.

Exterior materials and architectural details should complement each other
and should be stylistically consistent.

Building materials must be durable and resistant to damage, defacing, and
general wear and teakcceptable building materials may include concrete,
fiber cement sidingstone masonry, metal, stucco, glass and/or other
contemporary composites.

Building materials that support sustainability through the se of
environmentally sood buildingmaterials and local resources (elgcally
available, contain high recyclembntent, are reused, come from renewable
sources, and that contain low volatile organic compound (VOC) levels) is
highly encouraged.
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5. Screening and Mechanical Eqipment

a. All screening deviceshouldbe compatible with the architecture, materials
and colors of the building.

b. Loading docks, bays and parking spaces, delivery service areas, outdoor
storage areas, staaibne mechanical equipment facilities, should be
located and designed to minimize their visibility, circulation conflicts and
adverse noise impact§ound attenuation wallshould be used where
appropriate to reduce noise where required by cod¢herProjed s
environmental analysis.

C. Utility and mechargal equipmenshouldbe screened from view of public
streets and nearby buildings on all sides with landscaping and/or
architectural elements.

d. Rooftop mounted equipment visible from the surrounding area, adjacent
buildings, and any public rightsf-way should be screened from public
view and equipment should be painted to match the roof color when
equipment is visible.

e. Trash and recycling receptacles areas
should be completely screened from
public view from public rights-of-way
with  solid walls, wood, adior
landscaping.

f. Ground mounted enclosureshould be
protected with antgraffiti coatingwhere

not screened by shrubs, vines and trees _
Trash enclosures with

architectural screening elements

6. Parking Structures

a. Parking garages should be designed to help reduce the mass and scale of the garage
and to enste their compatibility with surrounding uses.

b. Parking garages should be designeohtoimizethe view of vehicles in the garage
through a combination of screen walls and plantings while providing adequate
visibility for security purposes.

c. The exterior aevations of parking structures should be designed to avoid a
monotonous, monolithic appearance. This can be accomplished through a menu of
options as follows:
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