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As shown in Figure II-7, in addition to landscaping within the open space areas, 
landscaping is proposed along the eastern and southern perimeters of the site and street trees 
along the northern and western portions of the site.  The landscape plan includes numerous 
planters with trees, shrubs, and other ornamental plantings with low to moderate water demand 
that would be located to provide a varied planting, but continuous landscape theme throughout 
the project site.  Additionally, there are three small street trees located along the Fair Oaks 
Avenue frontage and no street trees located along the California Boulevard frontage.  Subject to 
proper approval, if any street trees are removed during construction along Fair Oaks Avenue they 
would be replaced, and all street trees and street furnishings would be installed in accordance 
with Specific Plan requirements.  

Architecture/Design 

A contemporary architectural style is proposed for the office building.  The building 
would incorporate a concrete frame with post-tensioned concrete floor slabs.  The building’s 
exterior would include a combination of painted, exposed concrete, large (colored) ceramic 
panels, and high-efficiency vision glass panels.  The building is designed in a “slip-H” fashion to 
enhance the open space the proposed Project offers with a landscaped public plaza serving as a 
main feature of the site.  The slip-H design and building features provide for building 
articulations, enhancement of open space and vistas for pedestrians and drivers, and massing 
efficiencies by breaking up massing and maximizing open space.  The design would provide 
greater open space than what is required by the Specific Plan.    

Access and Parking 

As shown on Figure II-8 on page II-14, the parking for the proposed Project would be 
accessed from Edmondson Alley.  The proposed access to the site has been configured to provide 
over 180 feet of on-site queuing, thus ensuring that vehicular queuing would occur on-site rather 
than along Fair Oaks Avenue or California Boulevard during peak traffic hours.  In addition to 
providing on-site queuing, designing the parking structure off of Edmondson Alley provides 
multiple opportunities for site ingress and egress.  Vehicles can access Edmondson Alley off of 
Pico Street, California Boulevard or Fair Oaks Avenue.  They can leave the site via California 
Boulevard or Pico Street to access various other streets, thus providing multiple options after 
exiting the site, as shown on Figure II-8.      

The main pedestrian access to the site would be from California Boulevard, as shown in 
Figure II-8.  Secondary pedestrian access to the site would be provided along the south side of 
the building, with the building entryway serving as a transition between the public plaza and the 
courtyard along the south side of the building. 
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A loading area would be located along the ingress driveway from Fair Oaks Avenue.  
Delivery vehicles would then proceed to exit the site from Edmondson Alley.   

The proposed Project would provide parking consistent with the requirements of the City 
municipal code.  The proposed Project is designed to provide 255 parking spaces within a two-
level subterranean parking garage, which would meet the reduced TOD parking requirement for 
the Project of 2.25 spaces per 1,000 square feet of development.  Thus, the total number of net 
new parking spaces on site would be 180 spaces.  The proposed Project also includes 13 spaces 
for bicycle parking, which meets the requirement for non-residential structures to provide bicycle 
parking in an amount equal to five percent of the total parking required for motor vehicles.   

The proposed Project would provide a two-foot dedication along California Boulevard, a 
two-foot dedication along Fair Oaks Avenue, and a four-foot dedication along Edmondson Alley 
in order to appropriately widen adjacent roadways and sidewalks.   

Lighting and Security Features 

The proposed Project would include exterior low level lighting on buildings and along 
the site perimeters for security and wayfinding purposes.  In addition, exterior low level lighting 
to accent architectural and landscaping elements would be incorporated throughout the site.  
Such lighting would be directed toward areas to be lit to prevent spill-over onto adjacent uses.  
The proposed Project would incorporate a card access system to control parking entry, building 
entry (after hours) and access to individual floors via the elevators.  A card-accessed controlled 
roll down grill would secure the parking garage after normal operating hours.  Access to the 
south courtyard/south building entry would be card-controlled after hours.     

Sustainable Design Features 

The proposed Project would be designed to qualify for a Leadership in Energy and 
Environmental Design (LEED) energy efficiency certification and would be developed in 
compliance with the City Green Practices Ordinance (PMC 14.90).  During construction, all 
demolition and construction debris would be recycled in accordance with the City’s Construction 
and Demolition Waste Ordinance, as cited in Chapter 8.62 of the PMC.  Further, up to 75 percent 
of all demolition wastes would be recycled.  A minimum of 20 percent of construction materials 
would be regional and a dust and storm water runoff control program would be incorporated and 
enforced throughout the construction process.  As part of the building erection process, fly-ash, 
an industrial by-product, would be recycled and utilized as a concrete additive.  The site’s 
location not being near parkland, flood areas, or farmland, but within an urban area with existing 
infrastructure within 0.5 mile of at least 10 basic services and pedestrian access is also consistent 
with sustainable design and location practices.   
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The proposed office building would feature numerous sustainable design features that 
may include, but are not limited to: high efficiency lighting, exterior lighting designed to create 
minimal valent light and automatically timed, individual lighting controls for a minimum of 50 
percent of the building occupants, increased fresh air ventilation to reduce the use of mechanical 
heating/cooling air conditioning/circulation, low air pollution (i.e., volatile organic compounds) 
emitting material and adhesives, increased insulation, mechanical systems that meet ASHRAE 
Standard 90.1-2004 (i.e., high efficiency HVAC system and distribution, central hot water boiler 
system, high efficiency glass system, etc.) and a highly reflective “cool roof” system, 
landscaping, subterranean parking to minimize heat island effects.  Also, an on site recycling 
program (paper, glass, aluminum, etc.) would be established for use by the office tenants.  
Further, the proposed Project would incorporate active water conservation measures, including, 
but not limited to: low flush toilets, dual flush toilet/urinal controls; time-control sink faucets; 
drip irrigation systems for all landscape areas with a master environmental control system; roof 
storm water runoff filtered through selected planters to provide plant irrigation prior to entering 
the storm water runoff system; detention basin/rock pocket infiltration systems, low water use 
landscape materials with heavy surface mulch to reduce evaporation; and maintenance 
specifications that require low water use, including a motorized brush machine for regular 
cleaning of the exterior plaza, courtyard and parking garage (no hose off allowed).  

The site is also located within a TOD area.  As such, the proposed Project is required to 
meet the TOD standards in Section 17.50.340 of the PMC which encourage the use of transit and 
walking through building design standards and reduced parking requirements, as discussed 
above.  In response to the TOD requirements, the Project is proposing to replace the site’s 
automobile intense uses, which consist of an auto-body repair shop, restaurants and a massage 
parlor with a LEED certified office building.  The project site is located in a transit rich area, 
with close access to the Gold Line and Bus Lines 20, 51, and 70.  Light rail is also located within 
0.5 mile of the site.  To encourage the use of pedestrian activity and thereby enhance transit 
usage, the proposed Project is proposing a public plaza, as described above, which would feature 
landscaping and seating amenities for pedestrians.  The Project’s open space would exceed the 
minimum requirements set forth by the PMC.  In addition, bicycle racks would be provided at 
the entry level to the new office building and landscaping would be provided throughout the site 
to encourage pedestrian activity.  Showers would also be made available for employees.  Further, 
parking, including spaces for carpools and van pools, would be provided in accordance with 
PMC requirements for TOD, as discussed above.  

G. CONSTRUCTION AND PHASING 

It is anticipated that construction of the proposed Project would commence in Spring 
2009 and last approximately 19 months.  As discussed above, the three on-site buildings and 
surface parking areas would be removed as part of the Project.  Demolition of the existing 
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structures would occur over approximately one month.  Following demolition of the on-site 
structures, excavation and grading of the site, including the subterranean portion of the parking 
garage, would occur for approximately two months.  It is anticipated that approximately 36,560 
cubic yards of soil would be hauled away during excavation of the site.  Building construction 
would then occur for approximately 16 months.  Assuming this construction time frame, office 
spaces would begin occupancy in late 2010, with full building occupancy determined based on 
market conditions. 

H. INTENDED USE OF THE EIR AND ANTICIPATED APPROVALS 

This EIR is a Project EIR, as defined by Section 15161 of the CEQA Guidelines and, as 
such, serves as an informational document for the general public and the proposed Project’s 
decision-makers.  The City has the principal responsibility for approving the proposed Project 
and, as the Lead Agency, is responsible for the preparation and distribution of this EIR pursuant 
to CEQA Guidelines Section 21067.  This EIR shall be used in connection with all other permits 
and all other approvals necessary for the construction and operation of the proposed Project.  
This EIR shall be used by the City’s Department of Planning and Development, Building 
Division, Department of Public Works, Department of Transportation, the City’s Fire and Police 
Departments and other responsible public agencies that must approve activities undertaken with 
respect to the Project.  In addition, the architectural design of the Project is subject to review and 
approval by the Design Commission. 

Approvals required for development of the Project may include, but are not necessarily 
limited to the following:  

• Minor Conditional Use Permit (CUP) for Tandem Parking (Hearing Officer); 

• Minor CUP for Transit Oriented Development (Hearing Officer); 

• Design Review (Design Commission); 

• Construction Staging and Traffic Management Plan (Department of Public Works); 

• Demolition, grading, foundation, and building permits; and 

• Such additional actions as may be determined necessary.  




