EXHIBIT B

RECOMMENDED
FINDINGS OF FACT FOR APPROVAL

PLN17-0020
2756 Alvarado Street
Paceline Investors (Applicant) and
IPT Alvarado Commerce Center LP (Property Owners)

The Board of Zoning Adjustments hereby approves PLN17-0020, subject to the
following findings:

CALIFORNIA ENVIRONMENTAL QUALITY ACT REVIEW

Pursuant to Section 15063 of the California Environmental Quality Act (CEQA) Guidelines,
an Initial Study (preliminary environmental analysis) was completed by the City to
determine what form of environmental review is required for a Project. The Initial Study
contains the project description, description of environmental setting, identification of
environmental effects by checklist, explanation of environmental effects, discussion of
mitigation for significant environmental effects, and evaluation of the Project’'s consistency
with existing and applicable land use controls. On the basis of this initial evaluation: The
City as lead agency finds that, although the proposed Project could have a significant
effect on the environment, there will not be a significant effect in this case because
revisions in the project have been made by or agreed to by the City. A Mitigated Negative
Declaration was prepared.
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SITE PLAN REVIEW

1.

Site plan elements (such as but not limited to: building placement, yard
setbacks, size and location of landscape areas, parking facilities and
placement of service areas) are in compliance with the minimum
requirements of this Code, and are arranged as to achieve the intent of such
requirements by providing a harmonious and orderly development that is
compatible with its surroundings. Parking, loading, storage and service areas
are appropriately screened by building placement, orientation walls and/or
landscaping.
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The layout of the proposed new 159,450 square foot industrial building as shown
in the plan sets is in conformance with the underlying IG Industrial General
District. The proposed setbacks, lot coverage, landscaped areas, vehicle
circulation and parking, are in conformance with the Zoning Code, with the
exception of the building height for which an exception is requested. The
placement of the building, driveways, and parking areas provide for a
harmonious and orderly development that maintains the required setback from
the Alvarado Street and Aladdin Avenue frontages. The area to the south of the
building would be used for accessing the building by trucks and includes 21 dock
loading doors. The site planning and the architecture place the loading dock
doors and activity on the south side of the building, to provide the architectural
attention and aesthetic features to the east and north elevations facing Alvarado
Street and Aladdin Avenue.

2. The building(s) has(have) adequate articulation, with appropriate window
placement, use of detailing, and/or changes in building planes to provide
visual interest. The exterior materials, finishes, detailing, and colors are
compatible with those of surrounding structures. Visually incompatible
elements, such as roof-mounted utilities, are fully screened from public view.

The building design is articulated. The prominent east and north elevations that
face Alvarado Street and Aladdin Avenue will be appointed with various features
that lessen its expansive appearance such as recessed areas. The use of the
color and materials scheme, window glazing, eyebrows above windows,
canopies, metal panels, and recesses of the building mitigates the appearance of
the elevations. The design is modern and it blends in and also complements the
existing immediate industrial area. All roof mounted equipment has been
conditioned to be screened.

3. The landscaping complements the architectural design, with an appropriate
balance of trees, shrubs, and living ground covers, and provides adequate
screening and shading of parking lots and/or driveways.

The developer is proposing to have a total of 33,019 square feet of landscaping at
the subject property. The new landscaped areas amounts to 11 percent of the 6.9
acre site area that will be developed and exceeds the 5 percent landscape
minimum required. The conceptual landscape plan includes adding trees, shrubs,
perennials, and ornamental grasses to the site. The project will retain the existing
mature street trees, which will add to and improve the visual quality of the property.
Further, landscaped setbacks from the perimeter property line will be provided
including the street frontages and at the interior property lines. The frontage
landscaped setbacks will enhance the Alvarado Street and Aladdin Avenue
frontages. Also, the perimeter landscaped areas will provide attractive buffering
from adjacent properties. Prior to issuance of building permits, a final landscape
and irrigation plan is to be submitted for review. The plan shall provide adequate
landscaping that will be sufficient to continue to provide a contextually
appropriate level of landscaping with a variety of plant material at the subject
property.
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4, Detail features, such as signs, fences, and lighting for buildings, parking lots,
and/or driveways are visually consistent with the architectural and landscape
design, and minimize off-site glare.

The proposed sign program including monument signs for identification and
directional signs in landscaped planters, and wall signs ensure the signs are of
good aesthetic and high quality in appearance, to match or blend in with the new
architecture of the building. On-site exterior lighting has been conditioned for
review their location, height, decorative features, and construction details. No site
lighting will be permitted to spill offsite or shine above the horizontal plane. Also,
the design and materials used for the trash enclosures will be required to be
blend in and be compatible with the proposed new building.
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