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PROJECT DATA

Total Site Area

4.46 acre (194,334 square feet)

Site area in Culver City

1.63 acres (71,016 square feet)

Site area in Los Angeles

2.83 acres (123,318 square feet)

Total SF of Office

536,000 square feet

Total SF of Office in Culver City

167,000 square feet

Total SF of Office in Los Angeles

369,000 square feet

Total Number of Parking Stalls 1,216 parking stalls
Number of Parking Stalls in Culver City 478 stalls
Number of Parking Stalls in Los Angeles 738 stalls

Number of EV Parking Stations 415 EV capable

Number of EV Stations in Culver City

48 (EVF) /96 (EVC)/ 48 (EVR)

Number of EV Stations in Los Angeles

74 (EVCS) / 149 (EVS)

Number of Bicycle Parking

175 bicycle parking stalls

Bicycle Parking in Culver City

17 (short term) / 34 (long term)

Bicycle Parking in Los Angeles

37 (short term) / 87 (long term)

Total Open Space

81,142 square feet

Open Space in Culver City

38,198 square feet

Open Space in Los Angeles

42,944 square feet
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Project Description

Section 1.2 | Project Summary

Crossings Campus (the Project) is located at 8833 National Boulevard in Culver City and 8888 Venice Boulevard in Los Angeles. Historically,
the Project site addresses included 8825, 8833 National Boulevard and 8771 Washington Boulevard in Culver City, and 8827-8829 National
Boulevard and 8876-8888 Venice Boulevard in the City of Los Angeles.

The Project site is approximately 4.46-acres at the southeast corner of Venice and National Boulevards and straddles two city jurisdictions
with 1.63-acres in Culver City and 2.83-acres in the City of Los Angeles. Venice Boulevard bounds the Project to the north, Helms Bakery
campus to the east, 8777 Washington Boulevard office building to the south, and National Boulevard to the west.

Primary regional access to the Project is by the San Diego Freeway (I-405), located west of the Project, and the Santa Monica Freeway (I-10),
northwest of the Project. The Project is served by various public transit options provided by the Los Angeles County Metropolitan
Transportation Authority (Metro) including the Exposition Light Rail Transit Line (E-Line), the Los Angeles Department of Transportation
(LADOQT), and Culver City CityBus. The Project is in the City of Culver City Transit Oriented Development (TOD) District and in a Transit Priority
Area (TPA) as defined by Senate Bill (SB) 743 and recognized by both jurisdictions.

Crossings Campus is comprised of a four-to five-story building that provides a total of 536,000 square feet of new office floor area, with a
portion of the building in Culver City and another portion in Los Angeles. The overall building is designed with distinct building systems that
correlate with requirements for both jurisdictions (e.g., HVAC and utility service). The building area in Culver City is 167,000 square feet and
includes 4 levels of office and 3 levels of below grade parking. The building area in Los Angeles is 369,000 square feet and includes up to 5
levels of office and 3 levels of below grade parking. The Project provides a total of 1,216 vehicular parking spaces within the three-level
subterranean garage. The Project also provides a minimum of 175 bicycle parking spaces, including spaces for employees and visitors, short-
term spaces, and long-term spaces, in compliance with respective City requirements. The office building is designed to accommodate creative
office uses, including associated production spaces for multimedia content creation and capture, as well as amenities for building tenants
including a cafeteria, coffee stations, and other ancillary uses typical of an integrated office complex development. The Project also includes
pedestrian enhanced landscaping at the ground floor on National Boulevard and Venice Boulevard, a publicly accessible, privately maintained
open space along Washington Boulevard, as well as an internal courtyard for the use of employees and occasional private tenant events.

Thé Project objectives are:

- Redeyelop a site with existing one-story improvements with an integrated project in both the City of Culver City and City of Los Angeles with consistent land use
regulations and design parameters.

- Support’'City and regional goals and policies to reduce vehicle miles traveled and associated greenhouse gas and regional pollutant emissions by increasing
employee density in close proximity to transit, including the Expo Line and numerous bus routes.

- Provide high quality office space to attract and retain desirable innovative (entertainment, media, and/or) technology companies, including a secure project that fulfills
such companies’ needs for security and privacy.

- Strengthen the area's economic vitality by attracting and retaining highly skilled workers.

- Generate additional revenues for the City in the form of increased property and business license taxes, as well as increased sales taxes from increased economic
activity from the additional jobs.

- Provide adequate parking that satisfies anticipated demand on the Project Site.
- Complement and improve the visual character of the area through a high level of architectural design, landscape features, and open space amenities.

- Provide a pedestrian-oriented development that enhances the pedestrian experiences around the Project Site.

- Support environmental sustainability and reduce energy consumption and water demand through such features as electric vehicle charging stations, energy-efficient
lighting, water-efficient plumbing fixtures, and water-efficient landscaping.
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Land Use and Development Standards

Applicability of this Comprehensive Plan

This Comprehensive Plan is a planning document required for a Planned Development Zone District by the City of
Culver City. Given the Project’s nature as an integrated office campus located in the City of Culver City and in the
City of Los Angeles, this Comprehensive Plan includes development standards and land uses covering the
Project.

Surrounding Land Uses

The area surrounding the Project Site is developed primarily with a mix of commercial and residential uses. Land
uses located adjacent to the Project Site include: a two-story office building to the north (across Venice
Boulevard), a Helms Bakery campus single-story warehouse and retail building to the east, the 8777
Washington Boulevard four-story office building and the Access Culver City five-story mixed use residential
building to the south (across Washington Boulevard), and the six to seven-story lvy Station mixed-use project
consisting of office, residential, hotel, and retail uses to the west across National Boulevard.

Project Site General Plan
The Culver City General Plan Land Use Designation for the Project Site is General Corridor.

The Los Angeles General Plan ILand Use Designation is Community Commercial by the West Adams-Baldwin
Hills-Leimert Community Plan.

Project Site Zoning

The Project Site is zoned Planned Development Zone No. 17 (PD-17), which encourages and allows for a model,
sustainable creative office development that effectively brings employment together with nearby mixed-use
residential developments and commercial retail with transit in order to promote goals of improved air quality,
regional mobility and area revitalization. Prior to the PD-17 Zone, the Culver City Parcel was zoned Industrial
General (IG). The frontage of the Culver City Parcel on Washington Boulevard and a portion of the Project frontage
on National Boulevard including the alley along the north side of 8777 Washington Boulevard was also located
within the East Washington Boulevard Overlay (-EW) Zone. The Culver City Parcel is located within the boundary
of the Washington/National Transit Oriented Development District (“Washington National TOD"), the Washington/
National Transit Oriented Development District Streetscape Plan area (“TOD Streetscape”) as well as Culver City
Redevelopment Plan Area 4 (“Redevelopment Plan Area 4"), which expires on November 23, 2029. The property
is also located within the Design for Development for Exposition Light Rail Transit and Station Area adopted by
the City in 2005 (“Expo Line Design for Development”), which includes standards for design, use, massing, and
pedestrian orientation features for development.

The Los Angeles Parcel is zoned C2-2D-CPIO. The C2 Zone permits a wide variety of commercial uses, including
office uses and multimedia production. The “2D" designation following the C2 zone designates the Los Angeles
Parcel as Height District 2 with a Development Limitation, per Ordinance No.184796. The CPIO means that the
Los Angeles Parcel is subject to the West Adams-Baldwin Hills-Leimert Community Plan Implementation Overlay
(“CPIO"), which includes regulations on permitted uses, floor area, height, setbacks, parking and landscape.

Crossings Campus | Comprehensive Plan

Section 2.1 | Land Use

The Los Angeles Parcel is located within the Venice/National Transit Oriented District (TOD) subarea of the CPIO
and is designated as Parcel Group A within that subarea. The applicant is requesting the CPIO “Subarea A"
regulations that specifically apply to the Los Angeles Parcel, including height and setbacks, be amended to
accommodate the design of the Project. Additionally, the applicant is requesting requested that the Exposition
Corridor Transit Neighborhood Plan (“Expo TNP") be amended to remove the Project site.

Relationship to Other Regulations

This Comprehensive Plan provides policies, standards, and regulations guiding the development and use of the
portion of the Project Site located in the City of Culver City. Specific topics not otherwise addressed or

provided in this Comprehensive Plan shall be governed by the Culver City Municipal Code (CCMC), as amended.
No provision of this Comprehensive Plan is intended to repeal, abrogate, annul, impair, or interfere with any
existing ordinance, resolutions, or policy except: a) as specifically repealed by the adoption of this
Comprehensive Plan; or b) where this Comprehensive Plan's provisions are more permissive or restrictive than the
existing Municipal Code.

Where provisions of this Comprehensive Plan impose more permissive or restrictive regulations than required by
any other Culver City ordinance, resolution or policy, the provisions of this Comprehensive Plan shall govern. In
the event of any other conflict between the Comprehensive Plan and any other ordinance, resolution or policy, the
Director of Planning and Development Services (“Director”) or designee shall have the administrative authority to
resolve the conflict and determine what standard applies to the Comprehensive Plan.

Modifications to the Comprehensive Plan shall be processed pursuant to the CCMC, §17.560.025 -
Comprehensive Plan Modifications, Major and Minor or as amended.

The Comprehensive Plan is for the integrated development and use of the properties commonly known as 8825,
8833 National Boulevard and 8771 Washington Boulevard in Culver City, and 8827-8829 National Boulevard
and 8876-8888 Venice Boulevard in the City of Los Angeles. The Project site is addressed as 8833 National
Boulevard (formerly 8825 National Boulevard) in Culver City and 8888 Venice Boulevard in Los Angeles.
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Land Use and Development Standards

Section 2.2 | Permitted Uses

Culver City

The Culver City portion of the project is comprised of

a four-story office use that is 167,000 square feet in
[ __area. The office building is designed to accommodate
S office uses for creative, media, and technology
companies as the primary and principal uses. The
office uses also include accessory and incidental uses,
including but not limited to associated production
spaces for multimedia content creation and capture
and technology (as they may evolve over time) such as
broadcast studios, media production (indoor support
facilities), design, and engineering, administrative, and
support uses. Amenities for building tenants, including
a café, coffee station and other incidental uses
typical of an integrated office complex development,
are allowed as well.

Los Angeles
The Los Angeles portion of the project is comprised
of a four to five-story building that provides 369,000
square feet of new office floor area. The office building
: . is designed to accommodate creative office uses,
; = : - - - B including associated production spaces for multimedia
5 |eve|S abO\b grad& Oﬂ\ce == . o A — . : content creation and capture such as publishing,
e e ' & > @y Motion picture and broadcasting, as well as amenities
i A N - ) & for building tenants including a café, coffee stations,
3 |eve|S be I OW g I’ade park’fng \ B e SRS ! and other ancillary uses typical of an integrated office
S : ' /s complex, all of which are allowable land uses under the
C2 zone.
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Land Use and Development Standards

Section 2.3 | Development Standards

The development standards for the Project are modeled after the commercial development standards set forth in CCMC § 17.230.020- Industrial District Development Standards. In addition, the Project shall conform with all
applicable Building Codes.

PROJECT DATA Culver City Los Angeles
Floor Area 167,000 GSF 369,000 GSF
Floor Area Ratio No maximum FAR, but project will be governed by setbacks, height and design limitations. 31 FAR. See CPIQ, Section VI-2.B.1(a).

Minimum Setbacks

National Boulevard 12-feet from property line to building line; overhead projections may extend to the property line See Section 2.3.1; CPIO shall govern*
See Section 2.3.1
Venice Boulevard Not Applicable See Section 2.3.1; CPIO shall govern*
Washington Boulevard Not Applicable (Washington Parklet) Not Applicable
Adjacent Helms Bakery Property Not Applicable (Project Driveway) See Section 2.3.1; CPIO shall govern*
Height Maximum 56 Feet; See Section 2.3.2; CPIO shall govern*
See Section 2.3.2

See CCMC § 17.300.25 Height Measurements and Height Limit Exceptions. The Planned Development (PD)
zone allows the building to be built up to 56 feet.

Landscaping See Section 7.0; See CCMC § 17.310 - Landscaping See Section 7.0; LAMC shall govern
Open Space See Section 2.3.3 See Section 2.3.3; LAMC shall govern; office use does not require open space.
Automobile Parking and Loading 1/350 sf; See Section 2.3.4 See Section 2.3.4; CPIO shall govern*
Parking on all levels will be managed with valet assist Parking on all levels will be managed with valet assist
Bicycle Parking See Section 4.3 See Section 4.3; 1/10,000 square feet (short term), 1/5,000 square feet (long term) per LAMC
Signage See Section 2.3.6 ; As determined by Master Sign Program, in conformance with Chapter 17.330 (Signs). See Section 2.3.6; LAMC shall govern

* The Applicant has requested to amend the CPIO to change this regulation. This standard is subject to approval of the requested amendment.

Crossings Campus | Comprehensive Plan Page 10



Land Use and Development Standards

Section 2.3.1 | Setbacks/Projections (Culver City)

Culver City Setbacks 1. Culver City - National Boulevard Typical 2. Culver City - National Boulevard Entrance 3. Culver City - Alley adjacent to 8777 Washington
The Project design strengthens the pedestrian experience g g ¥
along National Boulevard by providing a continuous walkway £ E g
along National Boulevard, comprised of a 7-foot parkway g ‘2 E‘
(within the City right-of-way), a 6-foot sidewalk (at-grade |
easement), and a 6-foot landscaped planter along the | BULDNG 1 T stREEN ‘ e, awowsirossem | —
building front. | oo ‘ 1 i Jl R00F$ S
‘ 7LEVEL05-§I§}9})U:$ ‘ .; 4 EEVEL 4$56’-0" LEVEL 05 5%900}:y$
Along the typical portion of the building (reference Image 1),  eww | 1 e - f e
the setback of the building is 12-feet from the property line to | “r e ' - | s
the buildipg line, whilg thg overhead p.rojections ext'end to the \ S E— o — AL ‘ s
property line. The projections are designed to provide natural ' H)
. LEVEL 02 f — sl _ LEVELO? H
shade for pedestrians. - e T w‘ N 1T — | - lmEng
OFFICE ‘ oFFicE VEHICULAR ACCESS ‘ ;
- _ LEVEL 01 Il LEvELOM
At the building entrance (reference Image 2), the setback of v ) 0.0 T e
the building varies from 34'-6" from the property line to the o L wmng . e 1L g
building line to a maximum of 44'-4" from the property line to B  ean e e s i -
the bUI|dIng I|ne PARKING LE;IZEZL-PUS LS ¥ LE;/ZEZL':a e : -22'-0"$
B o P T T Tt - %
National Streetscape Enlarged Detail
: 1
b
:
g
*l
I
i
!
VENICE BLVD ! |
;
CTYOFLOSANGELES A i"r f % 60" !
CITY OF CULVER CITY i q
AT-GRADE AREA v 1 |
3 1370" .
FUESLIG KUW <
L
WASHINGTON BLVD
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Los Angeles Setbacks

The typical ground level along Venice Boulevard provides a
maximum of 9 feet, 6 inches from property line to building
line (excluding any overhead projections); overhead
projections may extend 2 feet over the property line to
provide natural shade. However, the applicant has requested
that the CPIO be amended to allow the maximum setback
from the property line that may be exceeded up to 32 feet
along any portion of a lot line that abuts any Pedestrian
Amenities.

Along National Boulevard, consistent with the Culver City
building, the project provides a 7-foot parkway, a 6-foot
sidewalk, and a 6-foot landscaped planter along the building
front. The Applicant has requested a Waiver of Dedication
and Improvement entitlement, allowing for the proposed
conditions below, which is subject to approval by the City of
Los Angeles. The project provides a 6-foot at-grade
easement to Los Angeles and Culver City to maintain a 13-
foot public right-of-way along National Boulevard. The
building setback is 12 feet from the property line to the
building line, while the overhead projections extend to the
property line.**

The Applicant has also requested that the building elevation
regulations in the CPIO be changed such that elevations are
adjacent to the Helms Building shall be (a) set back a
minimum of 25 feet or (b) feature a five-foot “step-back” at
30 feet above the sidewalk grade, or at the prevailing height
of the Helms Building.

Crossings Campus | Comprehensive Plan

1. Los Angeles - National Boulevard

! PROPI%RTY LINE

Land Use and Development Standards

Section 2.3.1 | Setbacks/Projections (Los Angeles)

2. Los Angeles - Venice Boulevard at Entry

-~ - BUILDING 2 T.0.SCREEN
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F
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-0
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o peo | s

PROFERTY LINE
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4” 0
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_ LEVEL 05-ROOF
4”. 0

OFFICE
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PARKING
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PARKING
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20 0vv< b
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4. Los Angeles - Alley adjacent to Helms Bakery

VENICE BLVD

B

BUILDING 2 T.0.SCREEN
4”_0"

OFFICE

OFFICE

OFFICE

OFFICE

PARKING

PROPERTY LINE

BUILDING 2 T.0.ROOF
4$71, o

LEVEL 05 - ROOF
56'-0" $

LEVEL 04

- 126"

o LEVEL 03
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O

PARKING
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WASHINGTON BLVD

** The figures in this paragraph are subject to the approval of a Waiver of Dedication and Improvement (WDI) request)
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3. Los Angeles - Venice Boulevard Typical
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Land Use and Development Standards

Section 2.3.2 | Building Heights & Vertical Projections

Culver City Heights

The maximum building height for Culver City is 56-feet to the roof
line, consistent with the office building to the south (8777
Washington Boulevard) which is also PD zoned. Ancillary structures
mounted on the roof may reach a maximum of 13-feet, 6-inches
above the roof line of the building, while structures that house the
elevators and stairs may reach a maximum of 16-feet above the roof
line of the building. Architectural features, pursuant to the City's
Zoning Code, as amended, shall be allowed, up to a maximum of 13-
feet, 6-inches above the roof line of the building, and are limited to

15% of the total roof area. The Project includes screened roof- 1. Culver City Building - Maximum Height

mounted equipment, consistent with the architecture of the office 1k
structure, including but not limited to air conditioning, heating, E - @® @ @D | :
exhaust, and ventilation ducts, from public view and adjoining public | “ | ?T r o “
(RECEDING INTO BACKGROUND —
Streets esg\_LgNGlT.O.SCREiN _ _ _ — m 77! : == == : = = — | - - . = — !7 E : o _ } BUILDING1T70.S(;FZVE_E6V!
QPLEELOS:RO0E Ty o ST ——— - - - = i o R - VL0 R0 &
. | ==
Los Angeles Heights SR 1 e — — = = = I — I - e
The Los Angeles Parcel is zoned C2-2D-CPIQO. This CPIO provides e o = = . == ||||| - i \ e
transitional height requirements ranging from 56 feet to 150 feet, o =—3 i——Hlli 1 |* o
pending approval of a CPIO Amendment. In accordance with the Qe - — e = = = — s ' T - -EERe
applicant's proposed amendment to CPIO Subarea A, the building is o = = = — =—— | : . em
tiered from 56 feet in height at the lower levels and reaches 75 feet D '
at the tallest roofline, with a maximum 13-feet, 6-inch
mechanical screen on the roof. The Project includes the same ar- _
chitectural features as those designed for the Culver City building to
screen roof-mounted equipment.
2. Los Angeles Building - Maximum Height
VENICE BLVD
E
CITY OF LOS ANGELES L _ B O0) B B & B B B =G - e
CITYOFCULVERCITY <8P | T - :; : L.. | B A
T Tl ] T[T I I I 1
+7 - o P e P e !; T S R I =5 T = ’i - 7LE%$
|| e === === == Sl IS S S ¢ |
A 1 IR ] [T S e ——— ]
3 I e OOEEERENENEL 0 e o e [
WASHINGTON BLVD L — ——— = = 7 L 3 i e z L __‘r —— = = —————————— = | | ; L
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Land Use and Development Standards
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Section 2.3.3 | Open Space

The Project incorporates public-facing landscaping along National Boulevard, Venice Boulevard,
and Washington Boulevard. The National Boulevard, Venice Boulevard, and Washington
Boulevard streetscapes are enhanced with sizable sidewalks, street trees and landscaped
parkway providing greater separation from the roadways and improving the pedestrian
experience along the Project frontage. The Project provides substantial streetscape
improvements, including a double row (colonnade) of trees along the Venice Boulevard's
approximately 28-foot-deep public right-of-way, and 13 feet of landscaped parkway and
sidewalk along National Boulevard, subject to approval by the appropriate Los Angeles City
departments.

The Project also provides approximately 7,120 square feet of publicly accessible open space via
the Washington Parklet. The publicly accessible open space is located in the southeast corner
of the Project and is accessed from Washington Boulevard. The parklet will provide open space
and greenery along Washington Boulevard where a commercial building is currently located.
The purpose of the publicly accessible open space is to provide a small park-like setting with
landscaping, seating, and a flexible combination of community uses for the enjoyment of
surrounding residents, employees, and visitors. Hours for the parklet generally follow business
hours of operation.

The Project includes private open space (available only to Project employees and visitors of the

. ] ) E" i L 7 J 1N Project), consisting of a central courtyard and terraces throughout the Project, which are
= f - i accessible from the Project's interior.
¢ I [ |H I f | :| . On-Site Culver Cit Los Angeles* Total
Y Bl | = y g

.. , I | B Fire Lane Grasscrete 3,231 sf 2,738 sf 5,969 sf

_; E‘ e Helms Alley Planter - 986 sf 986 sf

i ____ '___: S _’“ _ o . - "_:n,u ; P Interior Courtyard 4,972 sf 16,425 sf 21,397 sf

. ‘-m ﬂ L . [ Washington Parklet 7,120 sf - 7,120 sf

\ "‘ LI ‘E Remaining Site Landscape*** 5,397 sf 5,945 sf 11,342 sf
: ! i TH = Remaining Site Hardscape**** 17,478 sf 16,850 sf 34,328 sf
Total On-Site 38,198 sf 42,944 sf 81,142 sf

Public Right-of-way Culver City  Los Angeles** Total

; \ Landscape 1,749 sf 5,240 sf 6,714 sf

¥ ST S #!1__ R ol geenlle Sl R Hardscape 608 sf 10,140 sf 11,023 sf

= == Total public right-of-way 2,357 SF 15,380 sf 17,737 sf

————— 5 o Tree Count Culver City  Los Angeles** Total

i d i S : Required 19 14 33

_ > i e ZiE 3 Trees Provided 22 66 88
Crossings Campus | Comprehensive Plan *Open Space for Los Angeles is for information purposes only. LAMC does not require open space for office projects.  *** Includes remaining planters on site, including streetscape and at the alley Page 14
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**** Includes remaining hardscape on site, including streetscape and at the alley



Land Use and Development Standards

Section 2.3.3 | Open Space

Existing Streetscape - National Concept Streetscape - National Walkway
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Land Use and Development Standards

Section 2.3.3 | Open Space

Existing Streetscape - Venice Concept Streetscape - Venice Promenade
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Land Use and Development Standards

Section 2.3.3 | Open Space

Existing Streetscape - Washington Concept Streetscape - Washington Pocket Park
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Land Use and Development Standards

Vehicle Parking Culver City

A vehicular driveway is located on the south side of the Culver City portion of the building. This driveway also provides access to
the loading docks and trash areas. In addition, the below-grade parking for Culver City portion of the building can be accessed
via Venice Boulevard and the below-grade parking for the Los Angeles portion of the building. The below-grade parking
structures will allow vehicle access between them. The parking garage entrance is approximately 88-feet off of National
Boulevard, to keep vehicle queuing within the driveway. Parking meets the Culver City Zoning Code for the standards for aisle
width and dimensions for parking spaces. The Culver City project provides a maximum of 478 parking spaces, as required per
Culver City Zoning Code.

Parking for the Culver City portion meets the ratio of 1 stall per 350 SF of office floor area. The Project complies with

§ 17.320.035 - Non-residential Uses, providing 20 percent EV capable parking spaces, 10 percent EV ready parking
spaces, and 10 percent of the required parking spaces are Full EV charger/charging station spaces. In total, Culver City
includes a total of 192 spaces, of which 48 are Full EV Charger and 48 are EV Ready.

Vehicles enter and exit on the ground level via an automatic entry system and sentry guard that is activated by a key card system.
Parking on all levels are managed with valet assist for both the office tenants and office visitors. The below-grade parking levels
are composed of multiple tandem spaces. Employees may be directed to monthly parking spaces allocated within the secure,
underground parking areas, while visitor parking is directed to designated spaces within the structure.

Preferred parking is provided for low emission vehicles, including hybrid, alternative fuel and electrical automobiles, and carpool
vehicles, as required by the California Green Building Code (CGBC). Accessible spaces are provided per California Building Code
(CBC) regulations.

Parking Security Culver City

Access to the Culver City parking structure is located off National Boulevard with access also provided through the parking
garage off Venice Boulevard. The driveway provides a single lane of ingress and a single lane of egress for the office and visitor
spaces. Entry into the parking structure incudes a sentry gate with a short, raised median to separate the ingress and egress
traffic.

Access to the parking structure is closed between the hours of 8:00 p.m. and 7:00 a.m. on normal business days. Entry into the
parking structure is controllable by employees with key card access during and after hours.

Site Security Culver City

The Project incorporates security measures for the safety of employees and visitors. Access to the parking structure is controlled
through gated entries, and the entry areas are well illuminated. The Project security includes controlled keycard access to office
spaces, security lighting within common areas and entryways, and closed-circuit TV monitoring (CCTV).

Crossings Campus | Comprehensive Plan

Section 2.3.4 | Parking & Security (Culver City)

City of Culver City Parking

Required Parking Office Floor Area* Stalls
Commercial Spaces Maximum 1 per 350 SF 167,000 sf 478
Total Parking Provided
LLOT 142
LLO2 167
LLO3 169
TOTAL Parking Provided in Culver City 478

Typical Parking Stall Size for Culver Clty

ﬁﬁ

TYPICAL TYPICAL
STANDARD ADA

-9

ﬁﬁ

&
>
v

g.6" 76"

150"
150"

TYPICAL
COMPACT E

TYPICAL
TANDEM

10% PARKING STALL
SPACE REDUCTION
PER 17.550

10" CLEAR WIDTH TO BE PROVIDED AT ALL PARKING STALLS LOCATED
AGAINST OBSTRUCTIONS PARALLEL TO CAR DOORS, TYPICAL

CAV = CLEAN AIR / CARPOOL / VANPOOL / EV SPACES

*Per § 17.320.020.B Office Floor Area shall be construed to mean gross floor area. The definition of gross floor area
per CCMC is “the square footage in a commercial property designed for tenant’s exclusive use, which typically
includes mezzanines, basements, or upper floors, but does not include shared areas, such as parking garages, public
bathrooms, or maintenance areas.
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Land Use and Development Standards

Vehicle Parking Los Angeles

The vehicular driveway access to the new below-grade parking, as well as loading docks and trash areas, is located at the
eastern edge, and is approximately 60-feet off Venice Boulevard. Parking for the Project meets the City of Los Angeles
Zoning Code for the standards for aisle width and dimensions for parking spaces. The Los Angeles Building includes up to a
total of 738 parking spaces. Parking for the Los Angeles portion of the project is governed by the CPIO, which sets a
minimum of 50% and maximum of 90% of the LAMC requirement for office parking. The project requested to amend the
CPIO to allow for 100% of LAMC code.

Parking for the Los Angeles portion is designed to a maximum ratio of 2.0 per 1000 SF of office floor area, consistent with

Los Angeles Municipal Code (LAMC) requirements. Pursuant to LAMC § 99.05.106.5.3.3 - EV Charging Spaces and EV
Charging Station Calculations and LAMC § 99.05.106.5.3.6 - Number of Required Electric Vehicle Charging Stations, the
number of required Electric Vehicle Spaces (EV) is 30% of the total number of parking spaces provided and the number of

Electric Vehicle Charging Stations (EVCS) is 10% of the total number of parking stations provided; the 10% EVCS stations are

counted towards the total EV spaces. The Los Angeles project provides a total of 223 EV spaces, of which 74 are EVCS.

Access to both parking areas, as well as loading dock and trash areas, are provided from the new alley entrance off \Venice
Boulevard. Vehicles enter and exit on the ground level via an automatic entry system and sentry guard that is activated by a
key card system. Parking on all levels is managed with valet assist for both the office tenants and office visitors. The below-
grade parking levels are composed of multiple tandem spaces. Employees may be directed to monthly parking spaces
allocated within the secure, underground parking areas, while visitor parking is directed to designated spaces within the
structure.

Preferred parking is provided for low emission vehicles, including hybrid, alternative fuel and electrical automobiles, and
carpool vehicles, as required by the California Green Building Code (CGBC). Accessible spaces are provided per California
Building Code (CBC) regulations.

Parking Security Los Angeles

Access to the Los Angeles parking structure is located off the new entrance on Venice Boulevard. The driveway provides a
single lane of ingress and a single lane of egress for the office and visitor spaces. Entry into the parking structure includes a
sentry gate with a short, raised median to separate the ingress and egress traffic.

Access to the parking structure is closed between the hours of 8:00 p.m. and 7:00 a.m. on normal business days. Entry into
the parking structure is controllable by employees with key card access during and after hours.

Site Security Los Angeles

The Project incorporates security measures for the safety of employees and visitors to the Project Site. Access to the parking
structure is controlled through gated entries, and the entry areas are well illuminated. Project Site security includes controlled
keycard access to office spaces, security lighting within common areas and entryways, and closed-circuit TV monitoring
(CCTV).

Crossings Campus | Comprehensive Plan

Section 2.3.4 | Parking & Security (Los Angeles)

City of Los Angeles

Required Parking By CPIO** Office Floor Area* Stalls
369000sf| Upto738

Maximum Commercial Spaces 2.0 per 1,000 SF

Total Parking Provided

LLO1 196
LLO2 284
LLO3 258

TOTAL Parking Provided 738

Typical Parking Stall Size for Los Angeles

-0

g.g" 88"

150"
150"

ﬁﬁ

TYPICAL TYPICAL TYPICAL TYPICAL TYPICAL

COMPACT E STANDARD ADA TANDEM

* Per Los Angeles Planning and Zoning Manual Code, Chapter 1, Article 2 Specific Planning Zoning Comprehensive
Zoning Plan, 12.21A.4, the definition of floor area per section 12.03 - Floor Area (Amended by Ord. No. 182.386, EFF
3/13/13). The area in square feet confined within the exterior walls of a building, but not including the area of the
following: exterior walls, stairways, shafts, rooms housing building operating equipment or machinery, parking areas
with associated driveways and ramps, space dedicated to bicycle parking, space for the landing and storage of
helicopters, and basement storage areas.

** The parking requirement is pursuant to the CPIO which sets a max of 90% LAMC code required parking. The Project
requested a CPIO amendment to increase the max to 100% of LAMC.
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Land Use and Development Standards

Section 2.3.4 | Parking & Security
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Land Use and Development Standards

Section 2.3.4 | Parking & Security

Office Level LO1 (Ground Floor)

OOOOOOOOOOO

Bicycle

Crossings Campus | Comprehensive Plan
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Land Use and Development Standards
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Parking Level LLO2 Section 2.3.4 | Parking & Security
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Land Use and Development Standards

Parking Level LLO3 Section 2.3.4 | Parking & Security
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Land Use and Development Standards

Section 2.3.5 | Loading, Trash and Recycling
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Culver City

The City of Culver City's Public Works Environmental Programs
and Operations (EPO) Division is the City's exclusive franchise
collector of trash, recycling, organics, and construction and
demolition debris. Trash compactors shall be emptied per the
requirements of the City's EPO Division. The trash pick-up point

is located at the vehicular entrance off of National
Boulevard.

Los Angeles

Solid waste, recyclable waste material, and organic waste
handling is performed exclusively by the City of Los Angeles, or

its authorized agents. The trash pick-up point is located at the
vehicular entrance off of Venice Boulevard.

Project Trash Management System

Trash compactors are utilized as needed to reduce the number
of pickups to approximately four per week. All trash/recycling
rooms are visually shielded from public view from adjoining
public streets and rights-of-way. The Project fosters recycling
of reusable materials (e.g., cardboard, plastics and aluminum) by
providing dedicated and easily accessible bins.

The office and cafe trash collections are managed by the
Property. Organic waste recycling services are provided,
generating four cubic yards of organic waste or more per week.
Recyclables (e.g., cardboard, plastics, and aluminum) as well
as organic waste is collected and stored separately. Dedicated
recycling and organic waste bins are provided throughout.

LEGEND

- Trash Area
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Land Use and Development Standards

Section 2.3.6 | Conceptual Sighage

Locations and final signage plans are subject to the approved Culver City
Master Sign Program and the Los Angeles Municipal Code standard sign
regulations.

Signage includes identity signage and building and tenant signage. No off
premises or billboard advertising is provided as a part of the Project. Signage
with flashing, mechanical, or strobe lights is not permitted. Signage is
architecturally integrated into the design of the buildings and establishes the
appropriate identification for the specific uses.

Project signage is illuminated via low-level, low-glare external lighting,
internal halo lighting, or ambient light. Exterior lighting for signage is directed
onto signs to avoid creating off-site glare. lllumination used for Project
sighage complies with light intensities set forth by the Culver City Municipal
Code 17.330: Signs, and Los Angeles Municipal Code 14.4.

Freestanding Monument Signs are provided at multiple locations. The
monument may feature a digital display that only shows slow, gradient color
changes with no abrupt transitions or flashing. Transitions are a minimum of 4
seconds between basic color groups. There are no advertisements, and at no
time will the sign appear as a solid color similar to “traffic signal” red or green.
Signage is placed adjacent to landscaped planters and in compliance with all
freestanding signage safety regulations.

Wall Signs/ Street Address Signs feature an address sign on the facade wall,
with “halo” style lighting.

Directional Signs are provided as hanging signs suspended below the

parking entrance, with digital displays in order to change the messaging of the
lanes from “Enter” to “Exit" throughout the day as required.

Crossings Campus | Comprehensive Plan

PROPERTY LINE

CITY OF LOS ANGELES
CITY OF CULVER CITY

L
m

Z
!
O
Z
z
o8
P2
9

SIGNTYPES

Al Building Address Sign

M1 Building ID Monument Sign
P1 Directional Monument Sign

D1 Parking/Receiving Directional Sign

VENICE BLVD.

=]

Locations and final signage plans are subject to the approved Culver City Master Sign Program and the Los Angeles Municipal Code standard sign regulations.

M—L

CITY OF
LOS ANGELES

CITY OF
CULVER CITY

Page 26



Land Use and Development Standards

A1 - Conceptual Building Address Sign
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Section 2.3.6 | Conceptual Sighage

D1 - Conceptual Parking/Receiving Directional Sign
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Land Use and Development Standards

Section 2.3.7 | Public Art

In accordance with CCMC §15.06.125 - Art in Public Places, the project shall contribute to the
City's Art in Public Places Program in lieu of incorporating public art into the Project, which
contribution will be used to support the installation of art within the Washington/National TOD
area under the Cultural Affairs Public Art Program.

In accordance with LAMC §91.107.4.6 - Arts Development Fee, the project shall also
contribute to the City of Los Angeles Department of Cultural Affairs Private Arts Development
Fee program.
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Land Use and Development Standards

Section 2.3.8 | Special Events and Temporary Events

- Various types of special events and temporary events, either outdoor or indoor, public or private,

: will take place within the publicly accessible open space on Washington Boulevard and the
AP : ey : - private open space for office tenants. The following special events or temporary events may be
Tl ' i : ' G Z ' : —— ... allowed pursuant to the provisions of the Culver City Zoning Code Chapter §17.520 “Temporary
Use, Special Event, and Temporary Event Permits” and in compliance with the Los Angeles
Department of Building and Safety Temporary Special Events Permit, as applicable. Such events
include, but are not limited to entertainment and assembly events such as concerts, food events,
fundraisers, live entertainment, public relations activities, and other similar events, and which are
held on private or public property; outdoor display or exhibit events, including art, cultural, and
educational displays, and arts and crafts exhibits; and special events related to the office
tenant(s).

Special events and temporary events for the publicly accessible community parklet shall be
authorized by the property owner. Development and Operating standards shall comply with
CCMC §17.520.035.

somwes IGRIERVR
T

A _r..._. L

. Development and Operating standards for the private office open space area shall comply with
Culver City Zoning Code §17.520.035 and the Los Angeles Department of Building and Safety
Temporary Special Events Permit, as applicable.

a ' : E: i A0 fg o { e
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LEED Scorecard

<Yes

< Maybe Yes

< Maybe No

<No

20

c1

c3

c5
C6

Cc8
P1
c1

'd.'-I

c3

Cc5
C6
P1
P2
P3

Cc4
P1
P2
P3
P4

Prerequisite/ Credit

Integrative Process

LEED for Neighborhood Development Location OR

Sensitive Land Protection

High Priority Site & Equitable Development
Surrounding Density + Diverse Uses
Access to Quality Transit

Bicycle Facilities

Reduced Parking Footprint

Green Vehicles

Construction Activity Pollution Prevention
Site Assessment

Site Development, Protect or Restore Habitat
Open Space

Rainwater Management

Heat Island Reduction

Light Pollution Reduction

Outdoor Water Use Reduction

Indoor Water Use Reduction

Building Level Water Metering

Outdoor Water Use Reduction

Indoor Water Use Reduction

Cooling Tower Water Use

Water Metering

Fundamental Commissioning + Verification
Minimum Energy Performance
Building-level Energy Metering

Fundamental Refrigerant Management
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LEEDv4/v4.1for 10
New Construction : .
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1
Gensler 2
Integrative Process =
2 1
1 1
1 1
LT 11
Location + Transportation i
F
3
1
SS i
Sustainable Sites 1 1
1
1
1
WE -
1
Water Efficiency 1
1
1
1
EA 1
Energy + Atmosphere i

c1
2
c3
c4
cs
6
c7
P1
P2
c1
2
c3
c4
cs
P1
P2
c1
c2
c3
c4
cs
6
c7
cs
&)
c1
2
c3
c4
s
6

Enhanced Commissioning

Optimize Energy Performance

Advanced Energy Metering

Demand Response

Renewable Energy Production

Enhanced Refrigerant Management

Green Power + Carbon Offsets

Storage & Collection of Recyclables

Construction and Demolition Waste Management Planning
Building Life-Cycle Impact Reduction

Disclosure + Optimization - Environmental Product Decl.
Disclosure + Optimization - Sourcing of Raw Materials
Disclosure + Optimization - Material Ingredients
Construction + Demolition Waste Management
Minimum IAQ Performance

Environmental Tobacco Smoke Control

Enhanced Indoor Air Quality Strategies

Low Emitting Materials

Construction Indoor Air Quality Management Plan
Indoor Air Quality Assessment

Thermal Comfort

Interior Lighting

Daylight

Quality Views

Acoustic Performance

Innovation: Low Mercury

Innovation: O&M Starter Kit

Innovation: Green Education

Exemplary Performance: BPDO - EPDs

Pilot: No Cooling Water

LEED Accredited Professional

Sustainability

Section 3.1 | Sustainability Narrative

EA

Energy + Atmosphere

MR

Materials + Resources

IEQ

Indoor Environmental
Quality

Innovation

RP1
RP2
RP3
RP4

Regional Priority: Access to Quality Transit (min. 3 pts)
Regional Priority: Rainwater Management (min. 2 pts)
Regional Priority: Indoor Water Use Reduction (min. 3 pts)

Regional Priority: Optimize Energy Performance (min. 4 pts)

Regional Priority

Certified: 40-49 pts (46 Recommended), Silver: 50-59 pts (58 Recommended), Gold: 60-79 (69 Recommended), Platinum: 80+ (92 Recommended)

The final LEED scorecard is subject to change upon completion of the Project.
For more information about the LEED scoring criteria, please visit https://www.usgbc.org/leed-tools/scorecard.

The Project design incorporates environmentally sustainable
building features and construction protocols required by the Los
Angeles Green Building Code, Culver City's Reach Codes, CAL-
Green, and LEED Gold Standards. The following sustainability
features and technologies are key objectives for meeting these
measures:

Divert a minimum 75% of total construction waste and maintain a
minimum of 87% operational trash diversion rate;

Plant native and drought tolerant trees and groundcover, and
utilize drip irrigation;

Control and retain water runoff from the site for most rainfall
events;

Install electric vehicle charging stations with infrastructure to add
additional electric vehicle charging stations at a future date;

Project-specific transportation demand management program
designed to help implement strategies and amenities that shift
travel demand and influence behavior;

Prioritize natural materials and those designed with human
health in mind;

Create a system for on-site recycling;
Provide long-term and short-term bicycle spaces;

Select efficient indoor plumbing fixtures to reduce water
consumption by 40% of the USGBC baseline calculations;

Design with efficiency measures to lower energy consumption
by at least 24% of the ANSI/ASHRAE/IESNA baseline;

Additionally, the Project creates an active pedestrian-oriented
walkable streetscape along both National Boulevard and Venice
Boulevard with a parklet at Washington to promote interactive
gathering spaces, bike mobility, and a walkable connection to the
neighboring amenities.
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Mobility Plan

Section 4.2 | Mobility Narrative

The Project’s design encourages safe movement around and within the Project via multiple modes of transportation. The project is designed to encourage various types of transportation, including shuttle services, bus stops, Metro
ridership, and long-term and short-term bicycle parking. Compliance with regulatory requirements and site design elements enhances the use of walking, biking, and public transit to serve as alternatives to vehicular transportation. The
Project implements the following Transportation Demand Management (TDM) measures subject to Culver City Transportation Department and LADOT review and approval before the issuance of the first building permit for the Project
to reduce drive-alone vehicle trips to/from the Project Site:

TDM Program Implementation

TDM Support Services

Reduces single vehicle travel

Description

The Project offers tailored trip planning assistance with in-house TDM coordinators. Employees may receive assistance online, by email, and by
phone. The Project also hosts a weekly virtual kiosk to chat with a team member and answer questions.

Marketing and Communications

Reduces single vehicle travel

The Project provides a comprehensive website detailing alternative transportation options such as carpool, rail, shuttle, coach, bike, and
options available for transportation once on campus. To provide transportation information to new employees, the Commute Program makes a
presentation at New Employee Orientation. The Commute Program also actively monitors email lists and group lists to discuss and collaborate
with employees on improving commute programs. Information dissemination tools includes monthly news updates, web updates, email
templates, information centers, communication regarding service expansions, and attending internal employee events.

Commuter Club

Reduces single vehicle travel

A Commuter Club is an opt-in program that offers employees the opportunity to receive Commute Program email updates about schedule
updates, new service, events, and programs. Special parking spaces are provided for carshare riders, promoting the reduction of vehicles to
and from the site.

Commute Expert Program

Reduces single vehicle travel

This program provides people using a commute alternative an opportunity to meet other employees who are using the same mode who can
“mentor” them by providing answers to questions about using that mode, stop locations, routes, or local transit options.

Walking

Promotes alternative travel

The Project provides enhanced access points to the site to improve pedestrian connectivity and expand adherence to the Americans with
Disabilities Act (ADA). Employees are educated on the local neighborhood and encouraged to walk to events, meetings, and meals

whenever possible. The areas surrounding the walkways and sidewalks are well-landscaped and maintained, with pedestrian-oriented lighting
to contribute to the safety of walking at night.

Public Transit

Promotes bus or metro travel

The Project provides its own shuttle system to provide connections to public transit. The Project also offers a monthly transit subsidy which
provides a financial incentive for riding transit instead of driving to the Project site.

Bicycle Subsidies and Participation Incentives

Promotes bicycle travel

In addition to providing Code-required bicycle parking and shower facilities, the Project provides a monthly subsidy to employees who
commute by bicycle to work, which can be used to pay for bicycle improvements, maintenance, and storage, or towards the purchase of a
bicycle. The Project also promotes cycling by participating in the County’s annual Bike to Work day, providing discounts on select cycling
products, providing a website that has information on safe cycling and cycling apps.

Ride-Share Program

Reduces single vehicle travel

The Project provides an online tool that matches riders with drivers originating from similar locales. This reduces single occupancy vehicle trips
to and from the Project.

Pre-Tax Commuter Benefit

Reduces single vehicle travel

A pre-tax commuter benefit is provided to employees for commute-related expenses such as public transit (after the transit subsidy),
vanpooling, parking. The commuter benefit supplements the transit and bicycle subsidies.

Crossings Campus | Comprehensive Plan
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Mobility Plan

Section 4.3 | Bicycle Parking

Culver City Los Angeles

Bicyclists access the Project from National, VENICE BLVD ; Bicyclists access the Project from National,
Venice and Washington Boulevards. The Culver PG - Sz | / Venice and Washington Boulevards. The Los
City portion provides a minimum of 17 short term - | B | N [ J § , e — D Angeles portionprovides a minimum of 37 short
bicycle parking spaces, and a minimum of 34 1 S ) G ™ e : term bicycle parking spaces, and a minimum of
long term bicycle parking spaces for a minimum A e LIRS = 87 long term bicycle parking spaces, for a

total of 51 bicycle parking spaces. “Inverted-U" Spe e nEcai="} e e minimum total of 124 bicycle parking spaces,

bike racks (or similar as approved by the City of
Culver City) are located on Washington
Boulevard at the publicly accessible open space
to accommodate the 17 short-term bike spaces.

Additional short-term bicycle parking spaces are —\=

provided on the National Boulevard right-of-way

| PARKING ENTRANCE

which is above LAMC requirements of 1/10,000
square feet of office space (short term) and
1/5,000 square feet of office space (long term)
(or 111 bicycle stalls).

“Inverted-U" bike racks (or similar as approved by

HELMS BAKERY

EXISTING BUILDING, NOT PART
OF THE PROJECT

as part of the Washington/ National streetscape
activation.

the City of Los Angeles) are located on the east
and west side of the Venice Boulevard pedestrian
entrance to accommodate the 37 short-term bike

Long-term spaces are provided in a secure RS spaces.
enclosure with bike racks, located at the P1 level % :
of the parking structure for Culver City. The Dero AN Long-term spaces are provided in a secure
Rack Bike stacking system is provided in the E % enclosure with bike racks, located at the P1 level
long-term bike storage area. A total of 5 showers \ % of the parking structure for Los Angeles. The
(2 per gender and 1 unisex) are provided, which ) - LS R Dero Rack Bike stacking system is provided in the
is compliant with City requirements. Shower 00\ long-term bike storage area. A total of 10 showers
rooms will include locker storage. SHORT TERMEIS o (4 per gender and 2 unisex), which is above the
TYPICAL BICYCLE N s o A S ' : | | LAMC 91.6307.1.code requirement of 8 (4 per
PARKING DIMENSIONS M A RV oo || A0S L) e T L | ‘ gender). Shower rooms will include locker
3 y /* [ ’i ‘,> . | 8 TALLx20' WIDE METALSLAT, Storage'
v 6-0 " "-10 " 6-0 " 6-6" " N \ — L Vo7 (N) FIRE HYDRANT; SEE 4 ; Eg&gs%ﬁé@ﬁg;éﬁ?vm
W AISLE W W AISLE W \ e \ | \eol] Ssa s 2 { \ ; ‘
_ \ 11 \ i — 1 {3 o G N e — TN ‘
i =5 | = ; B L N ; B0, ___CITY OF LOS ANG |
2 =7y 5 E PARKING ENTRANCE — | S sl 3 ; 5% | CITY OF CULVER CITY
s - Y s \ \ ] | (E) EASEMENT
I} = 1 \ \ \ ! FIRE DEPARTMENT ACCESS BOX W/
= = \ | — OPERATIONAL OVERRIDE MOUNTED
E - e E ‘\ TO GATE SUPPORT
B _ — — | g \ SHORT-TERM BICYCLE PARKING &
= 7—5- o \ MICR?-MOBILITY STATION
\
E %A \ D PEOESTRAN GATE LEGEND
OVERLAP PLAN VIEW \ STRIPING DIVIDING DRIVE AISLE
- \ \ AND POCKET PARK AT GRADE
\ 012" y .
\ b ? Long Term Bike Storage
3 \\ 8777 WASHINGTON BLVD £
= \ EXISTING BUILDING, NOT PART OF THE PROJECT E/D) . .
s 3 E Short Term Bike Parking

L{ | oo CLR.L 119" BKE RACK 60" CLR | ) /
12"

(48" MIN.) . .

WASHINGTON BLVD

ELEVATION VIEW
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The Project site is served by an existing fixed-route
intercampus shuttle program that transports Apple
employees between Apple buildings in Culver City
and the Metro “E" Line Station. The shuttle runs
between 8:00 am to 6:00 pm, Monday through
Friday, with a 10-minute to 15-minute frequency.
Specific pick-up/drop-off locations for shuttle trips
originating from the Project include other occupied
buildings in the area. There is one curbside cut-out
to serve as pick-up and drop-off areas for the
Project, located in front of the Los Angeles building
along Venice Boulevard. Additionally, the Project will
share the existing Culver City Bus drop off locations
going westbound on Washington Boulevard at the
corner of National Boulevard and Washington
Boulevard and going eastbound on Washington
Boulevard at the corner of National Boulevard and
Washington Boulevard.

Culver City
The Project shares the City bus stops located on
Washington Boulevard, going east and westbound.

Los Angeles

A project specific shuttle drop off loading area is
located at Venice Boulevard and is used to promote
rideshare and direct office Shuttle service. The stop
is located with sufficient distance as to not interfere
with the function of the municipal bus stops.

Crossings Campus | Comprehensive Plan

Mobility Plan

Section 4.4 | Shuttle Service

LEGEND

‘ Culver City Shared Pick Up and Drop Off

. Venice Shuttle Pick Up and Drop Off
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Project Plans

Section 5.1 | Context Plan

12 Platform lPark
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Project Plans

Section 5.2 | Topographic Survey
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Ioor Area - Level P1

LOS ANGELES -
BALCONY
606 SF

CULVERCITY -
BALCONY
1602 SF

L
CULVER CITY
40,272 SF

TT---opENTO

LOS ANGELES -
BALCONY
610 SF

Los ANGELES
73,646 SF.

—-BELOW~~~

CULVERCITY -
BALCONY

LOS ANGELES - «ﬂ
1,606 SF

BALCONY —

;o

BUILDING 1 - CULVER CITY FLOOR AREA PER CBC
SHOWN FOR REFERENCE ONLY

LEVEL [ AREA
CULVER CITY

LEVEL P3 494 SF
LEVEL P2 494 SF
LEVELP1 954 SF
LEVEL 01 36,790 SF
LEVEL 02 40272 SF
LEVEL 03 42,305 5F
LEVEL 04 40,878 SF
162,187 SF

CULVER CITY - BALCONY
LEVEL 02 1,603 SF
LEVEL 03 1,606 SF
LEVEL 04 1,604 SF
4813 SF
PHASE 1 FLOOR AREA 167,000 SF

FLOOR AREA CALCULATION STANDARDS - CULVER CITY

INCLUDES

. AREAS WITHIN EXTERIOR WALLS

. AREAS UNDER ARCH PROJECTIONS OF THE ROOF OR FLOOR ABOVE
. STAIRWAYS

. RAMPS

. CLOSETS

. THICKNESS OF INTERIOR WALLS, COLUMNS OR OTHER FEATURES

EXCLUDES

. SHAFTS

. INTERIOR COURTS

. PARKING, DRIVEWAYS & RAMPS

. BASEMENT STORAGE AREAS

. ROOMS HOUSING MEP, INCLUDING HEAT PUMP CLOSETS

CODE DEFINITION

CALIFORNIA BUILDING CODE CH. 2 SEC. 202 DEFINES FLOOR AREA,GROSS:

THE FLOOR AREA WITHIN THE INSIDE PERIMETER OF THE EXTERIOR WALLS OF THE
BUILDING UNDER CONSIDERATION, EXCLUSIVE OF VENT SHAFTS AND COURTS, WITHOUT
DEDUCTION FOR CORRIDORS, STAIRWAYS, RAMPS, CLOSETS, THE THICKNESS OF INTERIOR
WALLS, COLUMNS OR OTHER FEATURES. THE FLOOR AREA OF A BUILDING, OR PORTION
THEREOF, NOT PROVIDED WITH SURROUNDING EXTERIOR WALLS SHALL BE THE USABLE
AREA UNDER THE HORIZONTAL PROJECTION OF THE ROOF OR FLOOR ABOVE. THE GROSS
FLOOR AREA SHALL NOT INCLUDE SHAFTS WITH NO OPENINGS OR INTERIOR COURTS.

Crossings Campus | Comprehensive Plan

LOS ANGELES
77,010 SF.

T
LOS ANGELES -
BALCONY
3490 SF

FLOOR AREA

D CULVER CITY

Fioor Area - Level 04

LOS ANGELES -
BALCONY -
2015F |

LOS ANGELES -

BALCONY
1050 SF

. T32BSF

LOS ANGELES

CULVERCITY -
BALCONY
1,604 SF

CULVER CITY
40878 SF

LOS ANGELES -
BALCONY —t+—
3661 SF P b e e

.. . .

D CULVER CITY - BALCONY

D LOS ANGELES

D LOS ANGELES -

BALCONY

Floor Area - Level 01

i

SBOVE

LOS ANGELES
69,849 SF

Floor Area - Level 05/Roof

LOS ANGELES -
LOS ANGELES BALCONY
4,381 SF 5097 SF

BALCONY

LOS ANGELES -
393‘5 SF \

LOS ANGELES
6,969 SF

LOS ANGELES
34,387 SF

BUILDING 2 - LOS ANGELES FLOOR AREA PER
LAMC SHOWN FOR REFERENCE ONLY

LEVEL [ AREA
LOS ANGELES

LEVEL P3 938 SF
LEVEL P2 938 SF
LEVEL P1 4,906 SF
LEVEL 0 69,849 SF
LEVEL 02 73,646 SF
LEVEL 03 77,010 SF
LEVEL 04 73,238 SF
LEVEL 05 - ROOF 45,733 SF
346,258 SF

LOS ANGELES - BALCONY
LEVEL 02 1945 SF
LEVEL 03 4,100 SF
LEVEL 04 6,812 SF
LEVEL 05 - ROOF 9,885 SF
22,742 SF
PHASE 2 FLOOR AREA 369,000 SF

Final Floor Area may change but will not exceed 167,000 square feet in Culver City or 369,000 square feet in Los Angeles.

FAR AREA CALCULATION STANDARDS - LOS ANGELES

INCLUDES
. AREAS WITHIN EXTERIOR WALLS
. AREAS UNDER ARCH PROJECTIONS EXCEEDING 5FT IN WIDTH
. RECESSED BALCONY WITH WALLS ON 3 SIDES
ELEVATOR LOBBY IN GARAGE LEVELS

EXCLUDES

. EXTERIOR WALL THICKNESS & EXTERIOR COLUMNS
. STAIRWAYS

. SHAFTS

. ROOMS HOUSING MEP, INCLUDING HEAT PUMP CLOSETS
. PARKING, DRIVEWAYS & RAMPS

. BICYCLE PARKING AREAS

. BASEMENT STORAGE AREAS

. AREAS UNDER ARCH PROJECTIONS NOT INTENDED FOR USE OR OCCUPANCY

. BALCONIES UNDER ARCH PROJECTIONS THAT QUALIFY AS PRIVATE OPEN SPACE

CODE DEFINITION

LOS ANGELES MUNICIPAL CODE SEC. 12.03 DEFINES FLOOR AREA:

IS THAT AREA IN SQUARE FEET CONFINED WITHIN THE EXTERIOR WALLS OF A BUILDING,
BUT NOT INCLUDING THE AREA OF THE FOLLOWING: EXTERIOR WALLS, STAIRWAYS,
SHAFTS, ROOMS HOUSING BUILDING-OPERATING EQUIPMENT OR MACHINERY, PARKING
AREAS WITH ASSOCIATED DRIVEWAYS AND RAMPS, SPACE FOR THE LANDING AND
STORAGE OF HELICOPTERS, AND BASEMENT STORAGE AREAS.
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Culver City Building - Parking Level LLO3
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Culver City Building - Roof | Los Angeles Office Level LO5

Project Plans

Section 5.4 | Floor Plans/Detailed Plans
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Project Plans

Section 5.5 | Elevations & Sections
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CULVER CITY
LOS ANGELES

Project Plans

Section 5.5 | Elevations & Sections

PROPERTY LINE

|
= . S ———— |
BUILDING 1 T.0.SCREEN _ E ¥ o = o = = 7 . _ o BUILDING 1 T.0.SCREEN
66'-6" 66'-6" $
K |
ROOF _ _ ] _ _ ROOF
56'-0" 56'-0"
LEVELO4 -~ = = -~ _ LEVELO4
¢42'-6“ i | 26
=— | = P
eLEVEL [ -~ - —— ] _ LEVEL®
29-0" _ F T 29°-0"
= | = | g
LEVEL02 -~ I — -~ _ LEVEL®
¢15'-6“ | 156"
— I — — —] | = — g
EVEL 0 | = = —— LEVEL 01
o

TRASH COMPACTOR ENTRANCE, L LOADING DOCK ENTRANCE L
4 7 4 %

1. Bronze Metal

Crossings Campus | Comprehensive Plan

" — — . '---.._____-_
6. Opaque Mechanical Screen

PARKING GARAGE ENTRANCE

8. Unitized Window Wall

4. Glass Guardrail

10. Precast Panel

5. Outdoor Paver

Page 57



Project Plans

Section 5.6 | Renderings

Venice Boulevard
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Section 5.6 | Renderings

Corner of Venice Boulevard and National Boulevard
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Project Plans

Section 5.6 | Renderings

National Boulevard Entrance
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Project Plans

Section 5.6 | Renderings

Venice Boulevard Adjacent to Helms Bakery
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Project Plans

Section 5.6 | Renderings

National Walkway South Side of Streetscape Concept
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Project Plans

Section 5.6 | Renderings

National Walkway North Side of Streetscape Concept
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Section 5.6 | Renderings
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Project Plans

Section 5.6 | Renderings

Venice Promenade Concept
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Project Plans

Section 5.6 | Renderings

Project View
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Conceptual Landscape

Section 6.0
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Conceptual Landscape

Section 6.1 | Landscape Plan

EXISTING STREET LIGHT VENIGE BOULEVARD AT CRADE PLANTERTYR.

The conceptual landscape plan for the Project complies with the requirements of the Culver
g City Washington/National Transit Oriented Development District Streetscape Plan (dated

' February 2016). Based on jurisdictional requirements, 6 street trees are provided along the
Culver City building frontage on National Boulevard, 3 street trees proposed along the Los
Angeles building frontage on National Boulevard, and 29 street trees are proposed along the
Los Angeles Building frontages on Venice and National Boulevards (within the City of Los
Angeles). All existing street trees (trees within the public right-of-way) are proposed to be
replaced at a 2:1 ratio in accordance with regulatory requirements and Los Angeles’ Urban
Forestry Division of the Bureaus of Street Services.

"PLATANUS ¥ ACERFOLIA
7 /‘Z ‘BOX STANDARD & 30°

\ The planting palette for each space includes a variety of native and drought-tolerant plants
with low-irrigation water needs. The irrigation systems are tied to the LID storm water design
| system for water reuse and reclamation and are tied to rain sensors to reduce water. Lighting
| accents the planting and walkways (see lighting narrative in Section 7.1).
/‘fslP 6" TALL CONCRETE

EHICULAR CURB

et 1 PLACE Conceptual palettes for the streetscapes and parklet are shown in the subsequent pages.
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Conceptual Landscape

Section 6.1 | Landscape Plan

National Boulevard Tree Plan

PUBLIC (PER TOD PLAN) PRIVATE
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LONDON PLANE TREE
TIPUANA TIPU

Tipu Tree

Lagerstroemia indica ‘Natchez'
WHITE CREPE MYRTLE

Conceptual palettes for the streetscapes and parklet are shown. Palettes may be interchangeable.
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National Boulevard Planting Plan
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Conceptual Landscape

Section 6.1 | Landscape Plan
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\EPILOBIUM CANUM 'SILVER SELECT'
SILVER FUSCHIA

AGAVE 'BLUE FLAME'
| BLUE FLAME AGAVE

EV = EVERGREEN GRASS

PHILODENDRON XANADU
Conceptual palettes for the streetscapes and parklet are shown. Palettes may be interchangeable.

XANADU PHILODENDRON
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DIANELLA HYBRID
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Conceptual Landscape

Section 6.1 | Landscape Plan

Venice Boulevard Tree Plan
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Conceptual palettes for the streetscapes and parklet are shown. Palettes may be interchangeable.
Crossings Campus | Comprehensive Plan Page 72



Venice Boulevard Planting Plan

Conceptual Landscape

Section 6.1 | Landscape Plan
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Conceptual palettes for the streetscapes and parklet are shown. Palettes may be interchangeable.
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Washington Parklet Landscape Plan
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Conceptual Landscape
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| BLUE FESCUE

Section 6.1 | Landscape Plan

COASTAL DESERT GARDEN

ALOE X SPINOSISSMA
SPIDER ALOE

o MULHENBERGIA DUBIA i
KALANCHOE BEHARENSIS | PINE MUHLY.

| FELTBUSH ;

.

AEONIUM VOODOO
_ GIANT RED AEONIUM

AGAVE 'BLUE FLAME'
BLUE FLAME AGAVE

ACACIA PODALYRFIIFOLIA
PEARL ACACIA

Al

ALOE PLICATILIS
FAN ALOE

!
YUCCA ROSTRATA
BEAKED YUCCA

T

Conceptual palettes for the streetscapes and parklet are shown. Palettes may be interchangeable.

: ALOE STRIATA ALOE RUBROVIOLACEA ALOE MARLOTHII SENECIO V. SERPENS
| CORAL ALOE ARABIAN ALOE MOUNTAIN ALOE BLUE CHALKSTICK
+ In, A Ta = At
RIOGONUM LATIFOLIUM ERIOGONUM RUBESCENS ARCTOSTAPHYLOS 'PACIFIC MIST'
)SEASIDE BUCKWHEAT RED ISLAND BUCKWHEAT PACIFIC MIST MANZANITA
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Conceptual Landscape

Section 6.1 | Landscape Plan

Courtyard Tree Plan

ULMUS PARVIFOLIA ‘TRUE GREEN'
CHINESE ELM ‘TRUE GREEN'

'

RHUS LANCEA
(MULTI) AFRICAN SUMAC

PARKISONIA FLORIDA
(MULTI) BLUE PALO VERDE (MULTI) EUROPEAN FANPALM.

O
"

TIPUANA TIPU
| TIPU TREE |

O

BRAHEA ARMATA

PROSOPIS CHILENSIS
CHILEAN MESQUITE

Conceptual palettes for the streetscapes and parklet are shown. Palettes may be interchangeable.

MEXICAN BLUE FAN PALM
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Courtyard Landscape Plan
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CHAMAEROPS HUMILIS

Conceptual Landscape

@ LARGE SHRUBS

/

(MULTI) EUROPEAN FAN PALM

SHRUBS AND GROUNDCOVER

LOMANDRA
BREEZE

UCCA RECURVIFOLIA

|
ANIGOZANTHUS
AMBER VELVET
ST B
I__"‘. an.ll;_‘-

ALOE STRIATA
CORAL ALOE

(MULTI) EUROPEAN FAN PALM

CURVED-LEAF YUCCA

OLEA
MONTRA

Conceptual palettes for the streetscapes and parklet are shown. Palettes may be interchangeable.

CHAMAEROPS HUMILIS

Section 6.1 | Landscape Plan

0

MELALEUCA NESOPHILA
PINK MELALEUCA

TURF (SOD)

»

MYOPORUM PARVIFOLIUM WESTRINGIA FRUTICOSA
DWARF NATIVE MYRTLE RAY OF LIGHT MUNDI

STRELITZIA REGINAE YUCCA R.
BIRDS OF PARADISE MARGARITAVILLE
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Conceptual Landscape

Section 6.1 | Landscape Plan

Helms Alley Landscape Plan

HELMS BAKERY

EXISTING BUILDING, NOT PART
OF THE PROJECT

% J;:‘ -

il ; 3 51 P i . o L s ) ¥
WASHINGTONIA ROBUSTA DODONAEA VISCOSA ‘GREEN’
MEXICAN FAN PALM GREEN HOPSEED BUSH

PLANTERS
RS

CAREX ALMA
STURDY SEDGE

FIELD SEDGE EV

CAREX PRAEGRACILIS

PITTOSPORUM T. 'SILVER SHEEN" | ACACIA C. 'COUSIN ITT' ;
SILVER SHEEN KOHUHU. COUSIN'ITT ACACIA

MAHONIA 'SOFT CARESS'
SOFT CARESS MAHONIA

el Ve
ZAMIA FURFURACEA
CARBOARD PALM

Conceptual palettes for the streetscapes and parklet are shown. Palettes may be interchangeable.
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FIRE LANE

BIKE PARKING
PEDESTRIAN

FLEXIBLE-USE
AREA

EMERGENCY
INGRESS ONLY
NATIVE
LANDSCAPING

MOVABLE TABLER
AND CHAIRS

PEDESTRIAN
PATHWAY

SWING GATE {
MOVABLE TABLE" \ "
AND CHAIRS \ N 1S

Conceptual Landscape

Section 6.2 | Streetscape Details

Washington Parklet
The Project provides approximately 7,120 square feet

by of publicly- accessible open space via the Washington
'~ Parklet. The publicly accessible open space is located
B inthe southeast corner of the Project and is accessed

from Washington Boulevard.

The purpose of the publicly accessible open space is
to provide a small park-like setting with landscaping,
seating, and a flexible combination of community uses,
such as the short-term bike storage, seating areas,
opportunities for kiosks and temporary and special
events. Planned activities in the park could include
exercise programs, pop-up bicycle services, pop-up
juicer or coffee services, speaker programs, and
special events.

Hours for the parklet generally follow business hours of
operation.
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onceptual Landscape

Section 6.2 | Streetscape Details

National Boulevard Streetscape Activation Concept

Activation along National complies with the Washington/National Transit Oriented
Development District Streetscape Plan (dated February 2016) by providing a

. walkable green street that connects Venice and Washington Boulevards.

‘ +—  Pedestrian friendly enhancements include 30-foot on center tree placement
 —— s e — e s m— - -! .

down National Boulevard, a 7-foot parkway and 6-foot walkway with

| enhancements to the sidewalk through canopy street trees and drought-tolerant
landscaping native to Culver City, additional short-term bicycle parking, enhanced

paving areas, decorative lighting accenting the building features and landscape

planters, and seating areas at the building entrance. in addition to the standard

TOD enhancements, the project will provide a subtle activation experience

through QR codes throughout the building planters to promote the landscaping,

suiDinG 2 Or speakers within the planters to provide soft music while walking down National
Boulevard.

o e e

Architectural Pavement 1. Entry Cour

o i

Special Lighting

Excerpt from Washington/National TOD District Streetscape Plan

° National Boulevard Keynote

VENICE BLVD.
. KEYMAP; Lo, revare feynete _
° _' b @ Lagerstroemia fauriei ‘Natchez’ / ‘Natchez' Crape Myrtle New Bike Lane
° 3 .
. ¢,,: % % (2) Existing Driveway To Remain (37) Proposed Bike Box
: 'z’g’%é ‘; @ Existing Street Light to Remain
b Q- %%'%% < @ Existing Traffic Signal to Remain

%%,

@ Existing Fire Hydrant
@ New Concrete Paving
@ New Planting Band
New Planting Area

@ New Crosswalk Pavers

.
(R

- |
) VN — ATTF

\. 3.Sidewalk

=
&
I
3
o
=z
©
S
1S A1SIM

LIMIT OF WORK / R.O.W.
i \ SRR 200 oY o = =

n -
\ X B =1

!

Additional Bike Racks

Ar-chite-c_tura-l Pavement
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Conceptual Lighting

Section 7.1 | Conceptual Lighting

The conceptual lighting design for the Project provides a visually appealing pathway and ambiance
utilizing energy efficient LED lighting to create a soft and warm presence. The building lighting
fixtures prevent light transmittance and glare on adjacent properties, while providing an ambient glow
that delivers safety for pedestrians and highlights the building architecture at night.

Exterior lighting incorporates low-level lights on the buildings and along pathways for security and
wayfinding purposes, while avoiding highly reflective surfaces that result in adverse glare effects. In
addition, low-level lighting to accent signage, architectural features, and landscaping elements are
accented throughout the Project. Project lighting is designed to minimize light trespass from the
Project and complies with all Culver City and Los Angeles Code requirements. All new street and
pedestrian lighting within the public right-of-way complies with applicable city regulations and are
designed to maintain appropriate and safe lighting levels on sidewalks and roadways while minimizing
light and glare on adjacent properties.

All lighting complies with section §17.300.040 of the Culver City Zoning Code and applicable lighting
standards under the LAMC, including the following:

1- Lighting fixtures are architecturally integrated with the character of the Culver City and Los
Angeles Building. Feature lighting includes illuminated columns and architectural features, seating
niches along National Walkway, Venice Promenade and the Washington Parklet, and up lighting on
Project Trees.

2. Alllighting is energy efficient and shielded or recessed so that direct glare and reflections are
confined within the boundaries of the site to the maximum extent feasible and is directed downward
and away from adjoining properties and public rights-of-way.

3. Permanently installed lighting does not blink, flash, and is not unusually high intensity or
brightness.

4. Timers, where acceptable, are used to turn off lights during hours when they are not needed.
5. The Project provides uniformity, or, where appropriate, compatibility of lighting type (i.e. height,
wattage, energy efficiency, base support, finish material, texture, color and style of poles and
luminaires).

6. Landscaping and pedestrian walkway lights are low profile.

7. Freestanding light poles and luminaries do not exceed a maximum height of 18 feet.

8. Secuirity lighting is provided at entries and exits.
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Civil Engineering

Section 8.1 | Concept Demolition Plan

GENERAL DEMOLITION NOTES: CULVER
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Civil Engineering

Section 8.2 | Concept Grading Plan

CONSTRUCTION NOTES: CULVER
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Section 8.3 | Traffic Striping Plan
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Civil Engineering

Section 8.4 | Concept Utility Plan

- UTILITY_CONSTRUCTION NOTES:

000

STORM DRAIN

AREA DRAN PER PLUMEING ENGINEER. SHOWN FOR COORDINATON
A PURPOSES OILY.

RECTAIGULAR CURB DRAN FOR STORIMATER, QVERFLOW.
VANUPACTURED 81 CURS 0 LET

ss——|

(653 TRENCH DRAN PER PLUMBING ENGINEER. SHOWN FOR COORDNATON
PURPOSES ONLY.

T X
7,7,7,7,7§m,*,7m,~w,%,7,7,7,7,7,7,7,7,7,7,7,7,7,7,7,,i,4{ (G comeor To cusG ONH BK
\

- & SANITARY SEWER
28 (D) SANTARY SEWER PPE PER CIY OF LOS AVGELES STANOARD DETALS
\ B
14N OF FL
Ai\— e

AND SPEGIFICATIONS.

(63 PONT OF CONNEGTION 5 FEET FROM BULDING FAGE. SEE PLUNEING
DRANINGS FOR CONTNUKTON. CONNECT T0' ENSTNG LATERAL

PONT OF CONNECTION TO EXISTING SANTARY SEWER. LATERAL
EXSTNG. SanTeRY CONDITION AND.INVERT TO BE VERFIED.

" SEWER LATERAL /@ DOMESTIC WATER

EXISTING CATEH BASIN DOMESTIC WATER PIPE PER LADWP STANDARD DETAILS AND
SPECIFICATIONS. INSTALLATION B  LADWP.

(W) RONT F CONNECTION 5 FEET FROM SULDING FACE. SEE PLUNEING
DRANINGS FOR CONTINUATON.

T
I
1 @ WATER METER VAULT. INSTALLATION BY LADWP. SHOWN FOR
B, COORDINATION PURPOSES ONLY. CONTRACTOR TO CODRDINATE WATER
1
1

SERVGE CONECTON WITH LOGA. PROVER,
(@) PONT OF CONNEGTON T0 EXSTIG VATER PPE.

FIRE WATER

(75 FRE WATER PPE PER LADWP STANDARD DETLS AND SPECIFATIONS.
EG | o NErALTON B Lowe:

=
5 3 (F2) PONT O CONNELTION 5 FEET FROM BULDING FACE. SEE PLUNGING
§ @ BRas FoR SoNTMUATEN,
- F3 WATER METER VAULT. INSTALLATION BY LOCAL WATER PROVIDER. SHOWN

T FOR CODROINATION PURPDSES ONLY. CONTRAGTOR TO GOOROINATE
FRE WATER SERVIGE.

o
A
o

() PONT OF CONECTON TO BUSTING WATER PIPE
. . . . . . . . . . - ‘ (B FRE DEEARTUENT COMECTON PER GOLDEN STATE WATER STANDARCS.
PRVATE FRE HYDRANT PER LIDHE STAOARIS,

| LEGEND:
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, LT oF wor
- o 0 o o T 1 — == — o
s i s
. ] v—
o ° o o o o o o o o I VT = oW——  oouESTE WATER
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—{— ol o os
. —o o - o o o o 4 Ly b M
s A r Ll : M
/ w7 e emrORNED AP
- & FONT oF conNECTN
! —— coorovon ron
o o 1o} § _ CAP OR PLUG
: © o wmios
e S ] UTILITY CLEANOUT
— i STORM DRAIN INLET
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NOTE:

ALL BUP'S PROPDSED AS A PART OF THIS PROJECT ARE TO BE
INSPECTED BY THE ENGINEER OF RECORD AFTER INSTALLATION AND
PRIOR TO_OBTANING A CERTIFICATE GF OCCUPANCY.

NOTE:

~ PRIOR TO THE INSTALLATION OF ALL STORN DRAN AND SEWER NAN LINE
CONNECTIONS, THE CONTRACTOR SHALL POTHOLE AND VERIFY THE HORIZO)
AND_VERTICAL

o

£ NTAL
I LOCATION OF THE MAN LINE. IF CONDITIONS DIFFER FROM THOSE
, THE CONTRACTOR SHALL NOTIFY THE ENGINEER AND SHALL NOT

BEGIN CONSTRUCTION UNTIL THE CHANGED CONDITION HAS BEEN EVALUATED.
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Civil Engineering

Section 8.5 | Concept LID/SUSMP Plan
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