. PROJECT DESCRIPTION

1. Project Summary

The Project involves the construction of a 42-story mixed-use tower, comprised of 348 dwelling
units, including 29 units set aside for Very Low-Income households, and 12,821 square feet of
ground floor commercial uses. The Project would demolish 38,545 square feet of existing
commercial buildings on-site, including the historic building located at 5401 Wilshire Boulevard,
which is a designated contributor to the Miracle Mile Historic District. However, the east and south
fagades of the existing historic commercial building would be preserved in place, rehabilitated,
and incorporated into the Project. Parking would be provided in three above-ground and three
subterranean levels. The Project would include a total floor area of 476,777 square feet on a
57,374 square foot lot (1.32 acres) for a FAR of 8.31:1.

2. Environmental Setting

a) Project Location

The Project Site is comprised of six lots totaling approximately 57,374 square feet and includes
the following addresses: 5401 — 5425 Wilshire Boulevard; 664 — 670 Cochran Avenue;! and 665
- 671 Cloverdale Avenue. The Site is generally bounded by Wilshire Boulevard to the south,
Cloverdale Avenue to the east, multi-family residential uses to the north, and Cochran Avenue to
the west. The Project Site has approximately 260 linear feet of frontage on Wilshire Boulevard,
220 linear feet of frontage on Cochran Avenue, and 227 feet of linear frontage on Cloverdale
Avenue.

The Project Site is located within the Wilshire Community Plan area of the City of Los Angeles,
approximately nine miles from the Pacific Ocean, and bears the land use designation Regional
Commercial, which corresponds to the CR, C1.5, C2, C4, P, PB, RAS3, RAS4, R3, R4 and R5
zones defined in the Los Angeles Municipal Code (LAMC). The Project Site is zoned [Q]C4-2-
CDO and [Q]C2-1-CDO. The Project Site is also located in the Miracle Mile Community Design
Overlay (CDO). The Miracle Mile is a one-mile commercial corridor fronting Wilshire Boulevard,
which extends from Sycamore Avenue to Fairfax Avenue. The Miracle Mile area reflects the
commercial expansion in Los Angeles during the 1920s and 1930s attributable to the emergence
of the automobile, which led to the creation of a unique urban commercial center outside of
Downtown Los Angeles. The commercial buildings constructed during this time along this section
of Wilshire Boulevard are generally representative of the Art Deco and Streamline Moderne
architectural styles.

The existing Project Site addresses on Cochran Avenue are 664 — 670 Cochran Avenue. As part of the Project,
the Applicant intends to file for addresses up to 690 Cochran Avenue.
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1. Project Description

b) Existing Project Site Conditions

The Project Site is currently developed with two commercial buildings (formerly occupied by
Staples and Wilshire Beauty Supply), totaling approximately 38,545 square feet, and associated
surface parking. There are 11 existing trees on the Project Site, although none are protected
under the City’s Protected Tree Ordinance.? There are currently no street trees along the Project
Site frontage on Wilshire Boulevard, Cochran Avenue, or Cloverdale Avenue. The Project Site is
within the boundaries of the Miracle Mile Historic District, and the existing building at 5401 Wilshire
Boulevard is a contributor to this District, but is not individually designated.

Maps showing the Project Site in its local context are included as Figures II-1 and II-2.
¢) Surrounding Land Uses

The surrounding neighborhood is improved with a variety of office, retail, restaurant, and
residential uses. The area adjacent to the Project Site to the north is zoned [Q]C2-2-CDO and is
improved with two-story multi-family residential buildings, which are part of the Ridgeley Drive-
Detroit Street Multi-Family Residential Historic District (identified through SurveylLA in 2015).
Properties adjacent to the Project Site to the west, east, and south are zoned [Q]C4-2-CDO. To
the west, across Cochran Avenue, is a 24-story commercial building. The property to the east,
across Cloverdale Avenue, is improved with a two-story commercial building and the property to
the south, across Wilshire Boulevard, is improved with a ten-story commercial building.

d) Land Use Plans and Zoning

As stated above, the Project Site is located in the Wilshire Community Plan area, one of the City’s
35 community plans that collectively comprise the Land Use Element of the Los Angeles General
Plan (General Plan). The Project Site has a General Plan land use designation of Regional
Commercial and is zoned [Q]C4-2-CDO and [Q]C2-1-CDO, which allows for multi-family
residential, commercial, and parking uses. The Project Site is also located in the Miracle Mile
Community Design Overlay.

Tree Report, prepared by Carlberg Associates, October 17, 2021, included as Appendix B of the Initial Study,
which is included as Appendix A-1 of this Draft EIR,
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1. Project Description

3. Project Objectives
The objectives of the Project are as follows:

o Promote smart growth by locating in-fill residential and community-serving commercial
uses, near public transit lines (Metro Rail and Bus), and employment centers, thereby
reducing vehicle miles traveled (VMT), pollutant emissions, and greenhouse gas
emissions.

o Contribute housing toward the City’s Regional Housing Needs Assessment (RHNA)
allocation.

e Provide a mix of residential units for varying income levels, including units reserved for
Very Low Income households.

o Preserve and rehabilitate the east and south fagades of the building at 5401 Wilshire
Boulevard and incorporate them into a new building, with the extant character-defining
features of the primary south and east fagades preserved and restored.

o Provide residential units and ground floor commercial uses that generate local tax
revenues.

¢ Create a pedestrian friendly environment and activate the ground floor street frontages by
providing pedestrian amenities such as landscaped areas with benches and ground floor
commercial uses.

e Develop an iconic, architecturally-compelling vertical neighborhood that adds visual
distinction and a unique feature to the Miracle Mile.

4. Project Characteristics

a) Project Overview

The Project consists of the construction and operation of up to 348 dwelling units and
approximately 12,821 square feet of ground floor commercial uses.3 Twenty nine of the dwelling
units would be income-restricted affordable for Very Low Income households. The Project would
remove approximately 38,545 square feet of existing commercial uses, including the existing
commercial building at 5401 Wilshire Boulevard, which is a contributor to the Miracle Mile Historic
District. The east and south fagades of the 5401 Wilshire Boulevard building would be preserved
in place while the remainder of the building is demolished in order to construct the Project’s
subterranean levels. The east and south fagades of the building at 5401 Wilshire Boulevard would

It is anticipated that all residential units would be rental units. However, as discussed later in this section under
“Requested Permits and Approvals,” the Project includes a Vesting Tentative Tract Map, which would allow for the
sale of residential units.
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1. Project Description

be rehabilitated and incorporated into a new one-story building at 5401 Wilshire Boulevard. The
remainder of the Project Site would be developed with a new 42-story mixed-use tower (39 stories
over a three-level podium) with three levels of subterranean parking and a maximum height of
530 feet. The Project would include a total floor area of up to 476,777 square feet.

The podium deck (Level 4) would provide landscaped open space for Project residents including
open space amenities consistent with LAMC Section 12.21 G requirements. Interior residential
amenities would include shared workspace areas, library, and fithess center. Overall, the Project
includes approximately 38,592 square feet of open space of which approximately 7,041 square
feet would be outdoor landscaped space. The Project would also provide 87 trees throughout the
Project Site, and an additional five Canary Island Date Palms in the Wilshire Boulevard parkway.

The Project would also include a Sign Plan for the installation of up to 2,121 square feet of signage
across three street frontages (Wilshire Boulevard, Cochran Avenue, and Cloverdale Avenue),
including Projecting Signs, Window Signs, Wall Signs, Awning Signs, Information Signs, and
regulatory signs for tenant identification, wayfinding, and public information purposes. All Project
signage would comply with LAMC signage regulations.

The Project’s site plan is included in Figure II-3, floor plans are provided in Figures II-4 through
11-14, elevations are provided in Figures 1l-15 through 1I-17, the landscape plans are provided in
Figures 11-18 through [I-22, perspective views are provided in Figures II-23 and 11-24, and the
signage plan is provided in Figure 11-25. In addition, a breakdown of the Project’s proposed floor
area is provided in Table II-1, below.

Table 11-1
Summary of Proposed Floor Area
Land Use Size
Residential
Residential Units 348 du
Residential Square Footage 463,956 sf
Total Residential 348 du (463,956 sf)
Commercial
Restaurant Square Footage 4,443 sf
Café Square Footage 1,000 sf
Retail Square Footage 7,378 sf
Total Commercial 12,821 sf
Total 476,777 sf
du = dwelling units sf = square feet

b) Design and Architecture

The architectural design of the Project interprets the Streamline Moderne style of several buildings
in the surrounding Miracle Mile through the imposition of a unique curvilinear tower with structural
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1. Project Description

form. The exterior tower fagade is designed such that each glazing unit overlaps against the next
providing shade and reducing the solar load into the building, and provides a textured and
operable ventilation system. The tower would be set back from the podium edges to reduce the
appearance of Project massing from the street level. Architectural features would include material
changes, horizontal design elements, and Art Deco-inspired canopied entryways. The ground
level would provide street-facing commercial uses with storefront glazing, as well as landscaping
and pedestrian amenities. The Project’s south-facing facade includes active retail uses on the
ground floor with direct pedestrian access at street level. The building would orient to the sidewalk,
continuing the pattern of the street-facing storefronts along Wilshire Boulevard.

The existing commercial building at 5401 Wilshire Boulevard, a contributor to the Miracle Mile
Historic District, would be demolished and two of its facades would be preserved in place and
incorporated into the new building at 5401 Wilshire Boulevard to ensure that the building’s
Streamline Moderne architectural style and character-defining features are preserved. After
completing the removal of non-structural elements from the interior of this building, the roof, along
with the north and west fagades and the building volume would be removed in order to construct
the Project’s subterranean parking. Exterior-placed steel beams would be placed along the south
and east fagades tied to interior bracing to secure the fagades in place with minimal impact to the
integrity of the cast-in-place concrete (see Figure [I-26). During the general construction of the
Project, the west and north walls of the new building would be created, along with a new roof,
approximating the original volume of this building. Outdoor open space would be located on the
roof of the rehabilitated building at 5401 Wilshire Boulevard. The east and south fagades would
be rehabilitated, the east fagade would be extended approximately three feet to the north, and
the south fagade would be extended slightly to the west. As a means to finish the exterior, the
following elements would be reconditioned:

e A continuous band of metal-framed glazed storefront at street level topped by a
continuous, projecting plaster band.

o Above the plaster band, overlapping planes and volumes of smooth plaster with rounded
corners and continuous cornices with geometrically patterned bands, facets, and fluting.

e The projecting central volume is supported on squat half-columns with horizontal fluting.
A flat wall panel with stepped channeling and a square spire rise above the roof parapet
just north of the rounded corner.

e The primary entrance located at the corner would consist of a pair of frameless glass doors
with metal pulls, sidelights, and transom light.

e The storefront, banding, smooth plaster wall surfaces, and cornices continue onto the east
facade.
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1. Project Description

c) Open Space and Landscaping

Pursuant to LAMC Section 12.21.G, the Project is required to provide a minimum of 100 square
feet of open space per unit with less than 3 habitable rooms, 125 square feet of open space per
unit with three habitable rooms, and 175 square feet of open space for more than three habitable
rooms. According to the LAMC definition of habitable rooms, a kitchen is not considered a
habitable room for open space purposes.

The proposed unit mix includes 136 studio units, 102 one-bedroom units, and 110 two-bedroom
units. Thus, the Project would construct 238 units with less than three habitable rooms and 110
units with three habitable rooms, yielding an open space requirement of 37,550 square feet. The
Project would provide approximately 38,592 square feet of indoor and outdoor open space.
Pursuant to LAMC Section 12.21.G.2(a)(4)(i), a maximum of 25% of the Project’s total required
open space may be provided as interior recreation rooms. The Project would provide
approximately 9,388 square feet (25%) of its required open space in indoor recreation areas on
the third, fourth, and fifth levels. Outdoor common open space would be provided on the Project’s
third and fourth levels. Level 3, the rooftop of the 5401 Wilshire Boulevard building, would include
approximately 7,513 square feet of open space. The Level 4 podium deck would provide
approximately 21,691 square feet of open space including recreational amenities such as sitting
areas and a pool and spa. Overall, the outdoor common open space would total approximately
28,163 square feet. Approximately 7,041 square feet, or 25%, of the provided outdoor common
open space would be landscaped.

Trees are required at the rate of one tree for every four residential dwelling units. As a result, 87
trees are required, and 87 trees would be provided throughout the Project Site. The Project would
not remove any street trees and five additional Canary Island Date Palms are proposed in the
Wilshire Boulevard parkway.

d) Access
(1) Vehicular Access

Vehicular access to the Project would be provided from the side streets (Cochran Avenue and
Cloverdale Avenue) with no vehicle access proposed from Wilshire Boulevard. The Project
includes a total of four driveways, two on Cochran Avenue and two on Cloverdale Avenue. Of the
four driveways serving the Project, two driveways would provide off-street access for drop-
off/pick-up, ride hailing services, deliveries, and loading on the ground floor via a one-way street-
to-street porte-cochere from Cochran Avenue to Cloverdale Avenue (vehicles would enter the
porte-cochere from Cochran Avenue and exit on Cloverdale Avenue). The remaining two
driveways provide access for Project patrons and residents. Specifically, the driveway on Cochran
Avenue would provide access to the above grade parking for patrons of the commercial uses,
and the driveway on Cloverdale Avenue would provide access to the subterranean automated
parking area for Project residents.
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1. Project Description

(2) Pedestrian Access

Pedestrian access to the commercial uses would be from Wilshire Boulevard, Cochran Avenue,
and Cloverdale Avenue. Primary access to the residential lobby would be from Cochran Avenue,
and the Wilshire Boulevard lobby would provide additional residential access as well as access
to commercial patron parking. At the ground level, the Project would allow for landscaped areas
with benches and outdoor dining at the proposed restaurants and café on Wilshire Boulevard,
Cochran Avenue, and Cloverdale Avenue.

e) Parking
(1) Vehicular Parking

The Project Site is located approximately 625 feet west of the major transit stop at the intersection
of Wilshire Boulevard and La Brea Avenue. Therefore, pursuant to AB 2097, the City cannot
impose a mimum parking requirement on the Project.# The Project proposes to provide 478
parking spaces.

Residential parking, provided in the subterranean levels, would be parked in an automated
parking system,5 while the parking spaces for the commercial patrons would be provided above
grade (levels 2-3) and would consist of traditional parking.

(2) Bicycle Parking

Bicycle parking is required pursuant to LAMC Section 12.21.A.16(a). The Project proposes 348
dwelling units, requiring a total of 162 long-term and 17 short-term residential bicycle parking
stalls. The Project would provide all 162 required long-term residential bicycle stalls within an
enclosed room on the second level and would provide 18 short-term residential bicycle stalls at
the ground floor on the sidewalk along Cochran Avenue.

Non-residential bicycle parking is required at one space per every 2,000 square feet of floor area,
with a minimum of two long-term spaces and two-short term spaces for each proposed use. The
Project contains 12,821 square feet of commercial area, which includes café, restaurant, and
retail uses. In total, the Project is required to provide nine short-term and nine long-term bicycle
parking spaces for commercial uses, and would provide 10 short-term and 10 long-term stalls.
The short-term commercial bicycle parking would be located on the sidewalk along Wilshire
Boulevard and Cloverdale Avenue, and the long-term commercial bicycle parking would be

Without the allowable parking reductons per AB 2097, the Project would be required to provide 509 residential
parking spaces and 80 commercial parking spaces, consistent with the requirements of the LAMC.

The automated parking system would allow residents to park in a specified loading area, and then the automated
system would transfer the vehicle to the storage area. Once a resident is ready to retrieve their vehicle, they would
call their vehicle using an app, kiosk, or keyfob, and the automated system would transfer their car to the specified
loading area where the resident would retrieve it.
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1. Project Description

located within the commercial parking area on level 2 of the building’s podium. In total, the Project
would provide 200 bicycle parking spaces.

f) Sustainability

The Project would comply with the Los Angeles Green Building Code (LAGBC), which is based
on the California Green Building Standards Code (CalGreen) (Part 11 of Title 24, California Code
of Regulations).

g) Construction Details

The Project’s construction would occur over approximately 36 months and would include the
following phases: demolition, site preparation, grading and excavation,
drainage/utilities/trenching, foundations/concrete pour, building construction, paving, and
architectural coatings. The Project is expected to become operational in 2027. The Project’s
estimated construction schedule is shown in Table II-2.

Table II-2
Estimated Construction Schedule

Phase Duration
Demolition Month 1
Site Preparation Month 2
Grading Months 3-7
Drainage/Utilities/Trenching Month 5
Foundations/Concrete Pour Months 5-6
Building Construction Months 6-36
Paving Months 25-36
Architectural Coatings Months 8-36

Excavation to construct the Project is expected to reach a depth of 63 feet below the existing
grade, and would result in approximately 152,032 cubic yards of material that would be exported
from the Project Site and disposed of at the Vulcan Landfill in Sun Valley (while the driving
distance to this facility is approximately 16 miles, the analysis contained in the Initial Study and
this Draft EIR conservatively assumes a one-way distance of up to 30 miles). Therefore, a Haul
Route would be required as part of the City’s permitting process. The haul route would likely be
as follows, subject to LADOT approval:

o Trucks would exit the Project Site by turning right onto southbound Cloverdale Avenue,
left onto eastbound Wilshire Boulevard, and right onto southbound La Brea Avenue to
access the I-10 freeway.
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e Trucks returning to the Project Site would exit the 1-10 freeway onto La Brea Avenue and
would travel north on La Brea Avenue, turn left on Wilshire Boulevard, and right onto
Cloverdale Avenue.

5. Requested Permits and Approvals

The list below includes the anticipated requests for approval of the Project. The EIR will analyze
impacts associated with the Project and will provide environmental review sufficient for all public
agency actions associated with the Project. The discretionary approvals required to implement
the Project are:

1.

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.22.A.25 and Government
Code Section 65915, a Density Bonus for a Housing Development Project with 348
dwelling units, of which 11 percent of the base density, or 29 units, would be set aside
for Very Low Income households, with the following on- and off-menu incentives:

e Pursuant to LAMC Section 12.22.A.25(f)(8), an on-menu incentive to average the
density, floor area, and open space, across contiguous parcels in the [Q]C4-2-
CDO and [Q]C2-1-CDO zones.

o Pursuant to LAMC Section 12.22.A.25 (g)(3), an off-menu incentive to permit a
Floor Area Ratio (FAR) of up to 8.31:1 across the [Q]C4-2-CDO and [Q]C2-1-CDO
zones, in lieu of the 6:1 FAR otherwise permitted in the C4-zoned portion of the
Project Site, and the 1.5:1 FAR otherwise permitted in the C2-zoned portion of the
Project Site.

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

Pursuant to LAMC Section 13.08.E, a Community Design Overlay (CDO) Plan
Approval for the partial demolition and rehabilitation of the existing improvements on
the Project Site, the construction of a new mixed-use building, and a Sign Program
allowing the installation of up to 2,121 square feet of signage within the boundary of
the Miracle Mile CDO.

Pursuant to LAMC Section 16.05, Site Plan Review for a development project which
creates, or results in an increase of, 50 or more dwelling units.

Pursuant to LAMC Section 17.03 and 17.15, a Vesting Tentative Tract Map for the
merger and resubdivision of six ground lots into one ground lot and nine airspace lots.

Haul route for approximately 152,032 cubic yards of export.

Other discretionary and ministerial permits and approvals that may be deemed
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necessary, including, but not limited to, temporary street closure permits, grading
permits, excavation permits, foundation permits, building permits, and sign permits.

6. Responsible Public Agencies

A Responsible Agency under CEQA is a public agency with some discretionary authority over a
project or a portion of it, but which has not been designated the lead agency (State CEQA
Guidelines Section 15381). No responsible agencies have been identified for the Project.
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Figure 11-3
Site Plan
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Figure 11-4
Level P3 Floor Plan
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Source: Keating, 2023. |

Figure 11-24
Additional Perspective View
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Figure 11-25

Sign Location Plan

Source: Keating, 2023. |
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Figure 11-26

South and East Fagades During Construction
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