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LETTER OF DETERMINATION

MAILING DATE:

APR 0 5 2Q1&

Case No. CPC-2015=4611 -GPA-VZC-HD-DB-MCUP-WDLSPR
CEQA: ENV-2015-4612-EIR; SCH No. 2016021044
Plan Area: Hollywood
Related Case: VTT-74231-1A
Project Site:

Add Areas:

Applicant:

Council District: 4 - Ryu

6901-6931 West Santa Monica Boulevard;
1107-1121 North Mansfield Avenue;
1106-1126 North Orange Drive
6851-6855 West Santa Monica Boulevard; 1107-1121 North Citrus
Avenue; 1104-1116 North Mansfield Avenue; 7001-7029 West Santa
Monica Boulevard; 1118-1110 North Sycamore Avenue; 1107-1117 North
Orange Drive; 7051 West Santa Monica Boulevard; and 1105-1115 North
Sycamore.
Unaddressed
parcels
include APN’s
5532016031,
5532016015, and 5531013025
Mark Spector, ONNI Santa Monica, LLP
Representative: Dale Goldsmith, Armbruster Goldsmith & Delvac LLP

At its meeting of March 22, 2018, the Los Angeles City Planning Commission took the actions
below in conjunction with the approval of the following project:
Demolition and removal of the existing office and automobile storage buildings (totaling 54,661
square feet) located on the project site, and development of a mixed-use building, including 231
multi-family residential units and 15,000 square feet of ground-floor neighborhood-serving
commercial uses (including up to a 5,000 square-foot high-turnover restaurant and up to 10,000
square feet of general retail), and 390 vehicle parking spaces within two subterranean, one at
grade and one above grade level of parking. Approximately eight (8) percent of the permitted
base density, equal to 15 units, will be restricted for Very Low-Income households. The project
will vary in height from 23 feet to 80 feet, four (4) inches, and will have a total build-out of 218,316
square feet.
The City of Los Angeles is initiating a General Plan Amendment to change the land use
designation of the proposed Add Areas from “Highway Oriented Commercial” to “General
Commercial”. The total area of the proposed Add Areas is 2.73 acres. The Add Areas are
developed with existing operating uses and are not proposed to be developed in conjunction with
the proposed project, and no development is currently proposed for the Add Area parcels. In
addition, the Add Areas will not be rezoned, as the current existing zones are consistent with the
proposed General Commercial land use and will not provide the property owners with additional
development rights. The proposed General Plan Amendment is intended to provide consistency
of land uses along the north side of Santa Monica Boulevard.
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Found, based on the independent judgment of the decision-maker, after consideration of
the whole of the administrative record, the project was assessed in the 6901 Santa Monica
Boulevard Mixed-Use Project EIR No. ENV-2015-4612-EIR, SCH No. 2016021044, certified
on March 22, 2018; and pursuant to CEQA Guidelines, Sections 15162 and 15164, no
subsequent EIR or addendum is required for approval of the project;
Approved and recommended that the Mayor and City Council adopt, pursuant to Los
Angeles Municipal Code (LAMC) Section 11.5.6, a General Plan Amendment to the
Hollywood Community Plan to redesignate the site from Highway Oriented Commercial and
Medium Density Residential to General Commercial and to change the land use designation
of the parcels listed within the add areas, from Highway Oriented Commercial to General
Commercial;
Approved and recommended that the City Council adopt, pursuant to LAMC Sections
12.32 F and 12.32 Q, a Vesting Zone Change and Height District Change from C2-1D and
R3-1XL to (T)(Q)C2-2D, including a new D-Limitation to restrict the floor area ratio to 3:1;
Approved a Density Bonus Compliance Review for a 27.5 percent density bonus to permit
231 multi-family residential units, including 15 units for Very Low Income Households (eight
percent of permitted base density) with the following incentives/waivers:
a.
Pursuant to LAMC Section 12.22 A.25(f)(7), an On-Menu Incentive to allow a
density calculation based on lot area prior to street dedications;
b.
Pursuant to LAMC Section 12.22 A.25(g)(3), an Off-Menu Waiver of Development
Standard to allow a zero-foot side yard setback along Santa Monica Boulevard in
lieu of the 10 feet otherwise required; and
c.
Pursuant to LAMC Section 12.22 A.25(g)(3), an Off-Menu Waiver of Development
Standard to allow the floor area calculation based on lot area prior to street
dedications;
Approved a Master Conditional Use Permit, pursuant to LAMC Section 12.24 W.1, to allow
the sale and dispensing of a full line of alcoholic beverages for on-site consumption for up
to three establishments;
Denied a Waiver of Street Improvements, pursuant to LAMC Section 12.37 1.3, for
dedications and improvements on Santa Monica Boulevard adjacent to the project site;
Approved a Site Plan Review, pursuant to LAMC Section 16.05, for a project that results
in an increase of 50 or more dwelling units;
Adopted the attached Conditions of Approval as modified by the Commission including
Staffs Technical Modification dated March 21, 2018; and
Adopted the attached Findings.

The vote proceeded as follows:
Moved:
Second:
Ayes
Absent:

Dake Wilson
Choe
Ambroz, Khorsand, Millman, Mitchell, Padilla-Campos, Perlman
Mack

Vote:

8-0

James K. Williams, Commission Executive Assistant II
Los Angeles City Planning Commission
Fiscal Impact Statement: There is no General Fund impact as administrative costs are recovered through
fees.
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Effective Date/Appeals: The decision of the Los Angeles City Planning Commission is final and not
appealable as it relates to the General Plan Amendment, Vesting Zone Change and Height District Change.
The remainder of the Los Angeles City Planning Commission’s decision is appealable to the Los Angeles
City Council within 20 days after the mailing date of this determination letter. Any appeal not filed within
the 20-day period shall not be considered by the Council. All appeals shall be filed on forms provided at the
Planning Department’s Development Service Centers located at: 201 North Figueroa Street, Fourth Floor,
Los Angeles; 6262 Van Nuys Boulevard, Suite 251, Van Nuys; or 1828 Sawtelle Boulevard, West Los
Angeles.
FINAL APPEAL DATE:

APR 2 § 2018

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the
90th day following the date on which the City's decision became final pursuant to California Code of
Civil Procedure Section 1094.6. There may be other time limits which also affect your ability to seek judicial
review.
Attachments: Modified Conditions of Approval, Ordinance, Maps, Findings, Resolution
c:

Heather Bleemers, Senior City Planner
Sergio Ibarra, City Planner
Kathleen King, City Planning Associate

ORDINANCE NO.
An ordinance amending Section 12.04 of the Los Angeles Municipal Code by amending
the zoning map.
THE PEOPLE OF THE CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS:
Section 1. Section 12.04 of the Los Angles Municipal Code is hereby amended by
changing the zone classifications of properties shown upon a portion of the Zoning Map
incorporated therein and made a part of Article 2, Chapter 1 of the LAMC, so that such portion
of the Zoning Map shall conform to the zoning on the map attached hereto and incorporated
herein by this reference.
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(Q) Qualified Conditions of Approval
As Modified by the City Planning Commission on March 22, 2018.
Pursuant to Section 12.32 G of the Los Angeles Municipal code (LAMC), the following limitations
are hereby imposed upon the use of the subject property, subject to the "Q” Qualified
classification.
1.

Project Description. The project includes the demolition and removal of the existing
office and automobile storage buildings (totaling 54,661 square feet) located on the
project site, and development of a mixed-use building, including 231 multi-family
residential units and 15,000 square feet of ground-floor neighborhood-serving
commercial uses, and two levels of subterranean, one at-grade level, and one above
grade level of parking in accordance with LAMC Section 12.21-A,4. Approximately 8% of
the permitted base density, equal to 15 units, will be restricted for Very Low-Income
Households, within a maximum height of 80 feet, four (4) inches.

2. The use and development of the 231 multi-family units shall not be permitted to operate
as a Transit Occupancy Residential Structure (TORS). To enable the TORS
apartment/hotel hybrid use, the applicant is required to request a Conditional Use Permit.
3. Site Development. Except as modified herein, the project shall be in substantial
conformance with the plans and materials stamped "Exhibit A” and dated January 11,
2018, and attached to the subject case file. No change to the plans will be made without
prior review by the Department of City Planning, and written approval by the Director of
Planning, with each change being identified and justified in writing. Minor deviations may
be allowed in order to comply with provisions of the Municipal Code, the subject
conditions, and the intent of the subject permit authorization.
4. Zoning. In compliance with the LAMC, uses permitted in the C2 Zone shall apply to the
project site.
5. Development Services Center. Prior to sign-off on building permits by the Department
of City Planning’s Development Services Center for the project, the Department of City
Planning’s Major Projects Section shall confirm, via signature, that the project’s building
plans substantially conform to the conceptual plans stamped as Exhibit "A”, as approved
by the City Planning Commission.
Note to Development Services Center: The plans presented to, and approved by, the
City Planning Commission (CPC) included specific architectural details that were
significant to the approval of the project. Plans submitted at plan check for condition
clearance shall include a signature and date from Major Projects Section planning staff
to ensure plans are consistent with those presented at CPC.
6. Landscaping. All open areas not used for buildings, driveways, parking areas,
recreational facilities or walks shall be attractively landscaped, including an automatic
irrigation system, and maintained in accordance with a landscape plan prepared by a
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licensed landscape architect or licensed architect, and submitted for approval to the
Department of City Planning.
7. Lighting. All outdoor lighting shall be shielded and down-casted within the site in a
manner that prevents the illumination of adjacent public rights-of-way, adjacent
properties, and the night sky (unless otherwise required by the Federal Aviation
Administration (FAA) or for other public safety purposes). Areas where retail and
restaurant uses are located shall be maintained to provide sufficient illumination of the
immediate environment so as to render objects or persons clearly visible for the safety of
the public and emergency response personnel.
8. Solar Power: Generators used during the construction process shall be electric or solar
powered. Solar generator and electric generator equipment shall be located as far away
from sensitive uses as feasible.
9. Tribal Cultural Resource Inadvertent Discovery. In the event that objects or artifacts
that may be tribal cultural resources are encountered during the course of any ground
disturbance activities (including the following: excavating, digging, trenching, plowing,
drilling, tunneling, quarrying, grading, leveling, removing peat, clearing, pounding posts,
auguring, backfilling, blasting, stripping topsoil or a similar activity), all such activities shall
temporarily cease on the project site until the potential tribal cultural resources are
properly assessed and addressed pursuant to the process set forth below:
•

•

•

•

•

•

•

Upon a discovery of a potential tribal cultural resource, the project Permittee shall
immediately stop all ground disturbance activities and contact the following: (1) all
California Native American tribes that have informed the City they are traditionally
and culturally affiliated with the geographic area of the proposed project; (2) and the
Department of City Planning at (213) 978-1454.
If the City determines, pursuant to Public Resources Code Section 21074 (a)(2), that
the object or artifact appears to be tribal cultural resource, the City shall provide any
effected tribe a reasonable period of time, not less than 14 days, to conduct a site
visit and make recommendations to the Project permittee and the City regarding the
monitoring of future ground disturbance activities, as well as the treatment and
disposition of any discovered tribal cultural resources.
The project Permittee shall implement the tribe’s recommendations if a qualified
archaeologist, retained by the City and paid for by the project Permittee, reasonably
concludes that the tribe’s recommendations are reasonable and feasible.
The project Permittee shall submit a tribal cultural resource monitoring plan to the
City that includes all recommendations from the City and any effected tribes that have
been reviewed and determined by the qualified archaeologist to be reasonable and
feasible. The project Permittee shall not be allowed to recommence ground
disturbance activities until this plan is approved by the City.
If the project Permittee does not accept a particular recommendation determined to
be reasonable and feasible by the qualified archaeologist, the project Permittee may
request mediation by a mediator agreed to by the Permittee and the City who has the
requisite professional qualifications and experience to mediate such a dispute. The
project Permittee shall pay any costs associated with the mediation.
The project Permittee may recommence ground disturbance activities outside of a
specified radius of the discovery site, so long as this radius has been reviewed by the
qualified archaeologist and determined to be reasonable and appropriate.
Copies of any subsequent prehistoric archaeological study, tribal cultural resources
study or report, detailing the nature of any significant tribal cultural resources,
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remedial actions taken, and disposition of any significant tribal cultural resources shall
be submitted to the South Central Coastal Information Center (SCCIC) at California
State University, Fullerton.
Notwithstanding the above, any information determined to be confidential in nature,
by the City Attorney’s office, shall be excluded from submission to the SCCIC or the
general public under the applicable provisions of the California Public Records Act,
California Public Resources Code, and shall comply with the City’s AB 52
Confidentiality Protocols.

10. Building Design. Any blank walls, including the northern building fa?ade at the parking
garage level shall include metal trellises with climbing vines or a green wall, to the
satisfaction of the Department of Planning.
11. Signs/Murals/Billboards. Wall murals and billboards shall be prohibited.
12. Tree Selection/Maintenance. All newly planted trees must be appropriately sized,
staked, and tied, provided with a watering moat and shall be properly watered and
maintained.
14. Construction Fencing. The project applicant shall ensure thorugh appropriate postings
and daily visual inspections that no unauthorized materails (i.e., graffiti, unapproved
postings) are posted on any temporary construction barriers or temporary pedestrian
walkways that are accessible/visible to the public, and that such temporary barriers and
walkways are maintained in a visually attractive manner thoughout the construction
period.
B. Environmental Conditions.
1.

Mitigation Monitoring Program. The project shall be in substantial conformance with
the mitigation measures in the attached MMP and stamped "Exhibit B” and attached to
the subject case file. The implementing and enforcing agencies may determine
substantial conformance with mitigation measures in the MMP. If substantial
conformance results in effectively deleting or modifying the mitigation measure, the
Director of Planning shall provide a written justification supported by substantial evidence
as to why the mitigation measure, in whole or in part, is no longer needed and its effective
deletion or modification will not result in a new significant impact or a more severe impact
to a previously identified significant impact.
If the Project is not in substantial conformance to the adopted mitigation measures or
MMP, a modification or deletion shall be treated as a new discretionary action under
CEQA Guidelines, Section 15162(c) and will require preparation of an addendum or
subsequent CEQA clearance. Under this process, the modification or deletion of a
mitigation measure shall not require a Tract Map Modification unless the Director of
Planning also finds that the change to the mitigation measures results in a substantial
change to the Project or the non-environmental conditions of approval.

2.

Mitigation Monitor (Construction). During the construction phase and prior to the
issuance of building permits, the Applicant shall retain an independent Construction
Monitor (either via the City or through a third-party consultant, the election of which is in
the sole discretion of the Applicant), approved by the City of Los Angeles Department of
City Planning which approval shall not be reasonably withheld, who shall be responsible
for monitoring implementation of project design features and mitigation measures during
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construction activities consistent with the monitoring phase and frequency set forth in this
MMP.
The Construction Monitor shall also prepare documentation of the Applicant’s compliance
with the project design features and mitigation measures during construction every 90
days in a form satisfactory to the Department of City Planning. The documentation must
be signed by the Applicant and Construction Monitor and be included as part of the
Applicant’s Compliance Report. The Construction Monitor shall be obligated to report to
the Enforcement Agency any non-compliance with mitigation measures and project
design features within two businesses days if the Applicant does not correct the non
compliance within a reasonable time of written notification to the Applicant by the monitor
or if the non-compliance is repeated. Such non-compliance shall be appropriately
addressed by the Enforcement Agency.
C. Administrative Conditions:
1. Approval, Verification and Submittals. Copies of any approvals, guarantees or
verification of consultations, review or approval, plans, etc., as may be required by the
subject conditions, shall be provided to the Planning Department for placement in the
subject file.
2. Code Compliance. Area, height and use regulations of the zone classification of the
subject property shall be complied with, except where herein conditions are more
restrictive.
3. Covenant. Prior to the issuance of any permits relative to this matter, an agreement
concerning all the information contained in these conditions shall be recorded in the
County Recorder’s Office. The agreement shall run with the land and shall be binding on
any subsequent property owners, heirs or assign. The agreement must be submitted to
the Planning Department for approval before being recorded. After recordation, a copy
bearing the Recorder’s number and date shall be provided to the Planning Department
for attachment to the file.
4. Definition. Any agencies, public officials or legislation referenced in these conditions
shall mean those agencies, public officials, legislation or their successors, designees or
amendment to any legislation.
5. Enforcement. Compliance with these conditions and the intent of these conditions shall
be to the satisfaction of the Planning Department and any designated agency, or the
agency’s successor and in accordance with any stated laws or regulations, or any
amendments thereto.
6. Building Plans. Page 1 of the grants and all the conditions of approval shall be printed
on the building plans submitted to the City Planning Department and the Department of
Building and Safety.
7. Project Plan Modifications. Any corrections and/or modifications to the Project plans
made subsequent to this grant that are deemed necessary by the Department of Building
and Safety, Housing Department, or other Agency for Code compliance, and which
involve a change in site plan, floor area, parking, building height, yards or setbacks,
building separations, or lot coverage, shall require a referral of the revised plans back to
the Department of City Planning for additional review and final sign-off prior to the
issuance of any building permit in connection with said plans. This process may require
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additional review and/or action by the appropriate decision-making authority including the
Director of Planning, City Planning Commission, Area Planning Commission, or Board.
8. Indemnification and Reimbursement of Litigation Costs. The Applicant shall do all of
the following:
(i)

(ii)

(iii)

(iv)

(v)

Defend, indemnify and hold harmless the City from any and all actions against the
City relating to or arising out of, in whole or in part, the City’s processing and
approval of this entitlement, including but not limited to, an action to attack,
challenge, set aside, void, or otherwise modify or annul the approval of the
entitlement, the environmental review of the entitlement, or the approval of
subsequent permit decisions, or to claim personal property damage, including
from inverse condemnation or any other constitutional claim.
Reimburse the City for any and all costs incurred in defense of an action related
to or arising out of, in whole or in part, the City’s processing and approval of the
entitlement, including but not limited to payment of all court costs and attorney’s
fees, costs of any judgments or awards against the City (including an award of
attorney’s fees), damages, and/or settlement costs.
Submit an initial deposit for the City’s litigation costs to the City within 10 days’
notice of the City tendering defense to the Applicant and requesting a deposit.
The initial deposit shall be in an amount set by the City Attorney’s Office, in its
sole discretion, based on the nature and scope of action, but in no event shall the
initial deposit be less than $50,000. The City’s failure to notice or collect the
deposit does not relieve the Applicant from responsibility to reimburse the City
pursuant to the requirement in paragraph (ii).
Submit supplemental deposits upon notice by the City. Supplemental deposits
may be required in an increased amount from the initial deposit if found necessary
by the City to protect the City’s interests. The City’s failure to notice or collect the
deposit does not relieve the Applicant from responsibility to reimburse the City
pursuant to the requirement in paragraph (ii).
If the City determines it necessary to protect the City’s interest, execute an
indemnity and reimbursement agreement with the City under terms consistent
with the requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant
of any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
cooperate in the defense, the applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.
The City shall have the sole right to choose its counsel, including the City Attorney’s office
or outside counsel. At its sole discretion, the City may participate at its own expense in
the defense of any action, but such participation shall not relieve the applicant of any
obligation imposed by this condition. In the event the Applicant fails to comply with this
condition, in whole or in part, the City may withdraw its defense of the action, void its
approval of the entitlement, or take any other action. The City retains the right to make
all decisions with respect to its representations in any legal proceeding, including its
inherent right to abandon or settle litigation.
For purposes of this condition, the following definitions apply:
"City” shall be defined to include the City, its agents, officers, boards,
commissions, committees, employees, and volunteers.
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"Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions includes
actions, as defined herein, alleging failure to comply with any federal, state or
local law.
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D” Development Limitation Conditions of Approval
Pursuant to Section 12.32 G of the Municipal code, the following limitations are hereby imposed
upon the use of the subject property, subject to the "D” Development Limitations.
1.

Floor Area. The project shall be limited to a maximum 3:1 Floor Area Ratio across the entire
site.

2. Height. The height of the project shall be limited to a maximum height of 80 feet four (4)
inches to the top of the building parapet

CONDITIONS FOR EFFECTUATING
(T) TENTATIVE CLASSIFICATION REMOVAL
Pursuant to Section 12.32-G of the Municipal Code, the following limitations are hereby imposed
upon the use of the subject property, subject to the permanent "T” Tentative Classification, and
shall be cleared prior to the issuance of building permits by posting of guarantees through the Bpermit process of the City Engineer to secure the following without expense to the City of Los
Angeles, with copies of any approval or guarantees provided to the Department of City Planning
for attachment to the subject planning case file.
Dedications and Improvements.
Prior to the issuance of sign-offs for final site plan approval and/or project permits by the
Department of City Planning, the applicant/developer shall provide written verification to the
Department of City Planning from the responsible agency acknowledging the agency’s
consultation with the applicant/developer. The required dedications and improvements may
necessitate redesign of the project. Any changes to the project design required by a public agency
shall be documented in writing and submitted for review by the Department of City Planning.
Prior to the issuance of any building permits, public improvements and dedications for streets and
other rights-of-way adjoining the subject property shall be guaranteed to the satisfaction of the
Bureau of Engineering, Department of Transportation, Fire Department (and other responsible
City, regional, and Federal government agencies as may be necessary).
A. Responsibilities/Guarantees.
1.

Bureau of Engineering.
a. Street Dedication.
i.

That a 12-foot wide strip of land be dedicated along Santa Monica Boulevard
adjoining the subdivision to complete a 52-foot wide half right-of-way dedication in
accordance with Modified Avenue I Standards of LA Mobility Plan. In addition, 20foot radius property line returns or 15-foot by 15-foot cut corners be dedicated at
street intersections with Orange Drive, and with Mansfield Avenue, adjoining the
tract.

ii.

That a three-foot wide strip of land be dedicated along Orange Drive adjoining the
subdivision to complete a 33-foot wide half right-of-way dedication in accordance
with Collector Street Standards of LA Mobility Plan.

b. Other Conditions.
i.

c.

That the subdivider make a request to the Central District Office of the Bureau of
Engineering to determine the capacity of existing sewers in this area.

Street Improvement.
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Improve Santa Monica Boulevard being dedicated and adjoining the subdivision
by the construction of the following:
(1) A concrete curb, a concrete gutter, and a 15-foot full-width concrete sidewalk
with tree wells.
(2) Suitable surfacing to join the existing pavement and to complete a 37-foot half
roadway.
(3) Any necessary removal and reconstruction of existing improvements.
(4) The necessary transitions to join the existing improvement.

2.

ii.

Improve Orange Drive being dedicated and adjoining the subdivision by the
removal of existing sidewalk and construction of a new full width concrete sidewalk
with tree wells including any necessary removal and reconstruction of existing
improvements.

iii.

Improve Mansfield Avenue adjoining the subdivision by the removal of existing
sidewalk and construction of a new full width concrete sidewalk with tree wells
including any necessary removal and reconstruction of existing improvements.

iv.

Improve all newly dedicated corner cuts with concrete sidewalks.

Department of Transportation.
a. A minimum of 20-foot reservoir space be provided between any security gate(s) and
the property line when project’s driveway serves less than 100 parking spaces.
Reservoir space would be 40-foot when project’s driveway serves more than 100
parking spaces and 60-foot when project’s driveway serves more than 300 parking
spaces.
b.

Parking stalls shall be designed so that a vehicle is not required to back into or out of
any public street or sidewalk.

c.

Driveways and vehicular access to projects shall be provided from Orange Drive and
Mansfield Avenue.

d. A parking area and driveway plan be submitted to the Citywide Planning Coordination
Section of the Department of Transportation for approval prior to submittal of building
permit plans for plan check by the Department of Building and Safety. Transportation
approvals are conducted at 201 North Figueroa Street Room 550. For an appointment,
call (213) 482-7024.
e. That a fee in the amount of $205 be paid for the Department of Transportation as
required per Ordinance No. 180,542 and LAMC Section 19.15 prior to recordation of
the final map. Note: the applicant may be required to comply with any other applicable
fees per this new ordinance.
f.

The applicant shall comply with the project requirements as stated in the July 19, 2016
DOT Traffic Study Assessment letter to Karen Hoo, City Planner, Department of City
Planning. All subsequent revisions and modifications shall remain in effect. A copy of
the letter is located in the case file.

CPC-2015-4611-GPA-VZC-HD-DB-MCUP-WDI-SPR

3.

T-3

Fire Department.
a.

Submit plot plans for Fire Department approval and review prior to recordation of Tract
Action.

b. Access for Fire Department apparatus and personnel to and into all structures shall
be required.
c.

One or more Knox Boxes will be required to be installed for LAFD access to project.
Location and number to be determined by LAFD Field inspector. (Refer to FPB Req #
75).

d. The entrance to a Residence lobby must be within 50 feet of the desired street address
curb face. Where above ground floors are used for residential purposes, the access
requirement shall be interpreted as being the horizontal travel distance from the street,
driveway, alley, or designated fire lane to the main entrance of individual units.
e. The entrance or exit of all ground dwelling units shall not be more than 150 feet from
the edge of a roadway of an improved street, access road, or designated fire lane.
f.

No building or portion of a building shall be constructed more than 150 feet from the
edge of a roadway of an improved street, access road, or designated fire lane.

g. The Fire Department may require additional vehicular access where buildings exceed
28 feet in height.
h. 2014 CITY OF LOS ANGELES FIRE CODE, SECTION 503.1.4 EXCEPTION

i.

•

When this exception is applied to a fully fire sprinklered residential building
equipped with a wet standpipe outlet inside an exit stairway with at least a two hour
rating the distance from the wet standpipe outlet in the stairway to the entry door
of any dwelling unit or guest room shall not exceed 150 feet of horizontal travel
AND the distance from the edge of the roadway of an improved street or approved
fire lane to the door into the same exit stairway directly from outside the building
shall not exceed 150 feet of horizontal travel.

•

It is the intent of this policy that in no case will the maximum travel distance exceed
150 feet inside the structure and 150 feet outside the structure. The term
“horizontal travel” refers to the actual path of travel to be taken by a person
responding to an emergency in the building.

•

This policy does not apply to single-family dwellings or to non-residential buildings.

Building designs for multi-storied residential buildings shall incorporate at least one
access stairwell off the main lobby of the building; but, in no case greater than 150 feet
horizontal travel distance from the edge of the public street, private street or Fire Lane.
This stairwell shall extend onto the roof.
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j.

Entrance to the main lobby shall be located off the address side of the building.

k.

Any required Fire Annunciator panel or Fire Control Room shall be located within 50
feet visual line of site of the main entrance stairwell or to the satisfaction of the Fire
Department.

l.

Adequate off-site public and on-site private fire hydrants may be required. Their
number and location to be determined after the Fire Department's review of the plot
plan.
m. The Fire Department may require additional roof access via parapet access roof
ladders where buildings exceed 28 feet in height, and when overhead wires or other
obstructions block aerial ladder access.
n.

SECTION 510 - EMERGENCY RESPONDER RADIO COVERAGE
5101.1 Emergency responder radio coverage in new buildings. All new buildings shall
have approved radio coverage for emergency responders within the building based
upon the existing coverage levels of the public safety communication systems of the
jurisdiction at the exterior of the building. This section shall not require improvement
of the existing public safety communication systems.

o.

EMERGENCY HELICOPTER LANDING FACILITY
Recently, the Los Angeles Fire Department (LAFD) modified Fire Prevention Bureau
(FPB) Requirement 10. Helicopter landing facilities are still required on all High-Rise
buildings in the City. However, FPB’s Requirement 10 has been revised to provide two
new alternatives to a full FAA-approved helicopter landing facilities.

p.

4.

Each standpipe in a new high-rise building shall be provided with two remotely located
FDC’s for each zone in compliance with NFPA 14-2013, Section 7.12.2.

Bureau of Street Lighting.
a.

Prior to the recordation of the final map or issuance of the Certificate of Occupancy (C
of O), street lighting improvement plans shall be submitted for review and the owner
shall provide a good faith effort via a ballot process for the formation or annexation of
the property within the boundary of the development into a Street Lighting
Maintenance Assessment District.

CONDITIONS OF APPROVAL
As modified by the City Planning Commission March 22, 2018
A.

Entitlement Conditions

1.

Site Development. The use and development of the subject property shall be in substantial
conformance with the site plan labeled Exhibit "A” and dated January 11, 2018. Prior to the
issuance of building permits for individual structures, detailed development plans including a
site plan illustrating elevations, facades, and architectural treatment, and a
landscape/irrigation plan shall be submitted for review and approval by the Planning
Department. The plans shall comply with provisions of the Municipal Code, the subject
conditions, and the intent of the subject permit authorization.

2.

Floor Area. The project shall be limited to a maximum 3:1 Floor Area Ratio (FAR).

3.

Height. The proposed buildings shall be limited to a height of up to 80 feet, four (4) inches.

4.

Residential Automobile Parking. Parking for residential uses shall be provided in
accordance with LAMC Section 12.21-A,4 parking requirements, which requires 1 on-site
parking space for each residential unit of 0-2 bedroom, 1% on-site parking spaces for each
residential unit of 3 bedrooms, and 2 on-site parking spaces for each residential unit of 4 or
more bedrooms. The project shall provide unbundled parking leases for residential units.
Residential tenants of the market rate residential dwelling units shall have the option to lease
parking spaces separately from the residential dwelling units or to opt out of leasing parking
spaces. Parking spaces for Restricted Affordable Units shall be sold or rented consistent with
LAMC Section 12.22-A,25(d).

5.

Commercial Parking. Parking for commercial uses shall be provided in compliance with
LAMC Section 12.21-A,4. Twenty percent of the required automobile parking may be
replaced by bicycle parking at a ratio of one vehicle parking space for every four bicycle
parking spaces provided.

6.

Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section 12.21A,16. Long-term bicycle parking shall be provided at a rate of one per dwelling unit or guest
room. Additionally, short-term bicycle parking shall be provided at a rate of one per ten
dwelling units or guest rooms, with a minimum of two short-term bicycle parking spaces.
Short-term and long term bicycle parking for general retail stores and restaurants requires
one bicycle parking per 2,000 square feet, with a minimum of two bicycle parking spaces for
both long- and short-term bicycle parking.

7.

Prior to the issuance of the building permit, a copy of the letter of decision for Case No.VTT74231 shall be submitted to the satisfaction of the Development Services Center.

8.

Electric Vehicle Charging Stations. The project shall include at least 20 percent (20%) of
the total automobile parking spaces developed on the project site capable of supporting
future electric vehicle supply equipment (EVSE). Plans shall indicate the proposed type and
location(s) of EVSE and also include raceway method(s), wiring schematics and electrical
calculations to verify that the electrical system has sufficient capacity to simultaneously
charge all electric vehicles at all designated EV charging locations at their full rated
amperage. Plan design shall be based upon Level 2 or greater EVSE at its maximum
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operating ampacity. In addition, five percent (5%) of the total automobile parking spaces
developed on the project site, and all parking spaces in excess of LAMC-required spaces for
the use, shall be further provided with EV chargers to immediately accommodate electric
vehicles within the parking areas. When the application of either the required 20 percent or
five percent results in a fractional space, round up to the next whole number. A label stating
"EV CAPABLE” shall be posted in a conspicuous place at the service panel or subpanel and
next to the raceway termination point.
9.

10

Solar. A minimum of 1,000 square feet of roof area, shall be reserved for the installation of
a solar photovoltaic system. The system shall be installed prior to the issuance of a certificate
of occupancy.
Haul Route.
a.

Inbound haul trucks will exit from the US-101, head south on Highland Avenue,
turn west on Santa Monica Boulevard, and enter the project site from Santa Monica
Boulevard. Outbound haul trucks will exit the project site by turning east on Santa
Monica Boulevard, then turning north on Highland Avenue, and enter the US-101
heading north.

b.

Exporting a total of 78,000 cubic yards of soil.

c.

Maximum total of 222 trips per day for the duration of 44 days.

d.

Haul trucks shall be restricted to the hours of 9:00 a.m. to 3:00 p.m., Monday
through Friday.

e.

Trucks shall be restricted to 10-wheel dump trucks or smaller for streets with a
width of 25 feet or less. Eighteen-wheel dump trucks are permitted on streets with
a width greater than 25 feet. There shall be no staging or parking of construction
vehicles, including vehicles to transport workers on any of the streets.

f.

The Emergency Operations Division, Specialized Enforcement Section of the Los
Angeles Police Department shall be notified prior to the start of hauling (213) 486
0777.

g.

Streets shall be cleaned of spilled materials at the termination of each work day.

h.

The final approved haul routes and all the conditions of approval shall be available
on the job site at all times.

i.

The owner or contractor shall keep the construction area sufficiently dampened to
control dust caused by grading and hauling, and at all times provide reasonable
control of dust caused by wind.

j.

Hauling and grading equipment shall be kept in good operating condition and
muffled as required by law.

k.

All loads shall be secured by trimming, watering or other appropriate means to
prevent spillage and dust.
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l.

All trucks are to be watered at the job site to prevent excessive blowing dirt.

m.

All trucks are to be cleaned of loose earth at the job site to prevent spilling. Any
material spilled on the public street shall be removed by the contractor.

n.

The applicant shall be in conformance with the State of California, Department of
Transportation, policy regarding movements of reducible loads.

o.

All regulations set forth in the State of California Department of Motor Vehicles
pertaining to the hauling of earth shall be complied with.

p.

A Truck Crossing warning sign shall be placed 300 feet in advance of the exit in
each direction.

q.

One flag person(s) shall be required at the job and dump sites to assist the trucks
in and out of the project area. Flag person(s) and warning signs shall be in
compliance with Part II of the 1985 Edition of Work Area Traffic Control Handbook.

r.

The City of Los Angeles, Department of Transportation, telephone (213) 485-2298,
shall be notified 72 hours prior to beginning operations in order to have temporary
No Parking signs posted along the route.

s.

Any desire to change the prescribed routes must be approved by the concerned
governmental agencies by contacting Street Services Investigation and
Enforcement Division at (213) 847-6000 before the change takes place.

t.

The permittee shall notify Street Services Investigation and Enforcement Division,
(213) 847-6000, at least 72 hours prior to the beginning of hauling operations and
shall also notify the Division immediately upon completion of hauling operations.

u.

A surety or cash bond shall be posted in an amount satisfactory to the City
Engineer for maintenance of haul route streets. The forms for the bond will be
issued by the Central Los Angeles District Engineering Office, 201 N. Figueroa
Street, Land Development Section, Suite 1150, Los Angeles, CA 90012. Further
information regarding the bond may be obtained by calling (213) 202-3495.

11. Mitigation Monitoring Program. The project shall be in substantial conformance with the
mitigation measures in the attached MMP and stamped "Exhibit B” and attached to the
subject case file. The implementing and enforcing agencies may determine substantial
conformance with mitigation measures in the MMP. If substantial conformance results in
effectively deleting or modifying the mitigation measure, the Director of Planning shall provide
a written justification supported by substantial evidence as to why the mitigation measure, in
whole or in part, is no longer needed and its effective deletion or modification will not result
in a new significant impact or a more severe impact to a previously identified significant
impact.
If the Project is not in substantial conformance to the adopted mitigation measures or MMP,
a modification or deletion shall be treated as a new discretionary action under CEQA
Guidelines, Section 15162(c) and will require preparation of an addendum or subsequent
CEQA clearance. Under this process, the modification or deletion of a mitigation measure
shall not require a Zone Change unless the Director of Planning also finds that the change
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to the mitigation measures results in a substantial change to the Project or the nonenvironmental conditions of approval.
12. Mitigation Monitor. During the construction phase and prior to the issuance of building
permits, the applicant shall retain an independent Construction Monitor (either via the City or
through a third-party consultant), approved by the Department of City Planning, who shall be
responsible for monitoring implementation of project design features and mitigation
measures during construction activities consistent with the monitoring phase and frequency
set forth in this MMP.
The Construction Monitor shall also prepare documentation of the applicant’s compliance
with the project design features and mitigation measures during construction every 90 days
in a form satisfactory to the Department of City Planning. The documentation must be signed
by the applicant and Construction Monitor and be included as part of the applicant’s
Compliance Report. The Construction Monitor shall be obligated to immediately report to the
Enforcement Agency any non-compliance with the mitigation measures and project design
features within two businesses days if the applicant does not correct the non-compliance
within a reasonable time of notification to the applicant by the monitor or if the non
compliance is repeated. Such non-compliance shall be appropriately addressed by the
Enforcement Agency.
13. Tribal Cultural Resource Inadvertent Discovery. In the event that objects or artifacts that
may be tribal cultural resources are encountered during the course of any ground disturbance
activities1, all such activities shall temporarily cease on the project site until the potential tribal
cultural resources are properly assessed and addressed pursuant to the process set forth
below:
•

•

•

•

Upon a discovery of a potential tribal cultural resource, the project Permittee shall
immediately stop all ground disturbance activities and contact the following: (1) all
California Native American tribes that have informed the City they are traditionally and
culturally affiliated with the geographic area of the proposed project; (2) and the
Department of City Planning at (213) 473-9723.
If the City determines, pursuant to Public Resources Code Section 21074 (a)(2), that the
object or artifact appears to be tribal cultural resource, the City shall provide any effected
tribe a reasonable period of time, not less than 14 days, to conduct a site visit and make
recommendations to the Project Permittee and the City regarding the monitoring of future
ground disturbance activities, as well as the treatment and disposition of any discovered
tribal cultural resources.
The project Permittee shall implement the tribe’s recommendations if a qualified
archaeologist, retained by the City and paid for by the project Permittee, reasonably
concludes that the tribe’s recommendations are reasonable and feasible.
The project Permittee shall submit a tribal cultural resource monitoring plan to the City
that includes all recommendations from the City and any effected tribes that have been
reviewed and determined by the qualified archaeologist to be reasonable and feasible.
The project Permittee shall not be allowed to recommence ground disturbance activities
until this plan is approved by the City.

1 Ground disturbance activities shall include the following: excavating, digging, trenching, plowing, drilling,
tunneling, quarrying, grading, leveling, removing peat, clearing, pounding posts, augering, backfilling,
blasting, stripping topsoil or a similar activity
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If the project Permittee does not accept a particular recommendation determined to be
reasonable and feasible by the qualified archaeologist, the project Permittee may request
mediation by a mediator agreed to by the Permittee and the City who has the requisite
professional qualifications and experience to mediate such a dispute. The project
Permittee shall pay any costs associated with the mediation.
The project Permittee may recommence ground disturbance activities outside of a
specified radius of the discovery site, so long as this radius has been reviewed by the
qualified archaeologist and determined to be reasonable and appropriate.
Copies of any subsequent prehistoric archaeological study, tribal cultural resources study
or report, detailing the nature of any significant tribal cultural resources, remedial actions
taken, and disposition of any significant tribal cultural resources shall be submitted to the
South Central Coastal Information Center (SCCIC) at California State University,
Fullerton.
Notwithstanding the above, any information determined to be confidential in nature, by
the City Attorney’s office, shall be excluded from submission to the SCCIC or the general
public under the applicable provisions of the California Public Records Act, California
Public Resources Code, and shall comply with the City’s AB 52 Confidentiality Protocols.

Density Bonus Conditions
14. Residential Density. The project shall be limited to a maximum density of 231 residential
units including Density Bonus Units.
15. Affordable Units.
a. A minimum of 15 units, eight percent (8%) of the base dwelling units, shall be reserved
as affordable units for Very Low Income Households, as defined by the State Density
Bonus Law 65915(C)(2).
b.

Changes in Restricted Units. Deviations that increase the number of restricted affordable
units or that change the composition of units or change parking numbers shall be
consistent with L.A.M.C. Section 12.22-A,25.

c.

Adjustment of Parking. In the event that the number of Restricted Affordable Units should
increase, or the composition of such units should change (i.e. the number of bedrooms,
or the number of units made available to Senior Citizens and/or Disabled Persons), or
the applicant selects another Parking Option (including Bicycle Parking Ordinance) and
no other Condition of Approval or incentive is affected, then no modification of this
determination shall be necessary, and the number of parking spaces shall be re
calculated by the Department of Building and Safety based upon the ratios set forth
pursuant to L.A.M.C. Section 12.22-A,25.

d. The project shall provide unbundled parking leases for residential units. Residential
tenants of the market rate residential dwelling units shall have the option to lease parking
spaces separately from the residential dwelling units or to opt out of leasing parking
spaces. Parking spaces for Restricted Affordable Units shall be sold or rented consistent
with LAMC Section 12.22-A,25(d).
16. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of the Los Angeles Housing and Community Investment
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Department (HCIDLA) to make 15 units available to Very Low-Income Households, for sale
or rental as determined to be affordable to such households by HCIDLA for a period of 55
years. Enforcement of the terms of said covenant shall be the responsibility of HCIDLA. The
applicant will present a copy of the recorded covenant to the Department of City Planning for
inclusion in this file and to the Council Office and Neighborhood Council. The project shall
comply with the Guidelines for the Affordable Housing Incentives Program adopted by the
City Planning Commission and with any monitoring requirements established by the HCIDLA.
Refer to the Density Bonus Legislation Background section of this determination.
17. Incentives and Waivers.
a.

Density Calculation. The project density shall be based on the lot area of the site prior
to any street dedications.

b.

Side Yard. The building shall be permitted a zero-foot side yard setback along Santa
Monica Boulevard.

c.

Floor Area Calculation. The project’s floor area shall be calculated on the lot area prior
to street dedications.

Master Alcohol Conditional Use Permit Conditions
18. Authorizations. Use, maximum cumulative square-footage, seating, and hours of operation
for all venues shall be limited to the following:
a. The on-site sale of a full line of alcoholic beverages at a maximum of three venues totaling
up to 5,000 square feet of interior floor area.
b.

Beer and wine sales may be provided in lieu of a full line of alcoholic beverages at any of
the approved venues.

c.

A public hearing for any Master Plan Approval (MPA) request may be waived at the
discretion of the Chief Zoning Administrator.

19. Employee Training. Within six months of the effective date of the any subsequent plan
approvals, all employees involved with the sale of alcoholic beverages shall enroll in the Los
Angeles Police Department “Standardized training for Alcohol Retailers” (STAR). Upon
completion of such training, the applicant shall request the Police Department to issue a letter
identifying which employees completed the training. The applicant shall transmit a copy of
the letter from the Police Department to the Zoning Administrator as evidence of compliance.
In the event there is no change in the licensee, within one year of such change, this training
program shall be required for all new staff.
20. Additional Conditions. The authorized use shall be conducted at all times with due regard
for the character of the surrounding district, and the right is reserved to the Department of
City Planning to impose additional corrective conditions, if, it is determined by the Department
of City Planning that such conditions are proven necessary for the protection of person in the
neighborhood or occupants of adjacent property.
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21. Lease Agreements. All establishments applying for an Alcoholic Beverage Control license
shall be given a copy of these conditions prior to executing a lease and these conditions shall
be incorporated into the lease. Furthermore, all vendors of alcoholic beverages shall be made
aware that violations of these conditions may result in revocation of the privileges of serving
alcoholic beverages on the premises.
22. Ownership/Operator Change. Should there be a change in the ownership and/or the
operator of the business, the property owner and the business owner or operator shall
provide the prospective new property owner and the business owner/operator with a copy of
the conditions of this action prior to the legal acquisition of the property and/or the business.
Evidence that a copy of this determination has been provided to the prospective
owner/operator, including the conditions required herewith, shall be submitted to the BESt
(Beverage and Entertainment Streamlined Program) in a letter from the new operator
indicating the date that the new operator/management began and attesting to the receipt of
this approval and its conditions. The new operator shall submit this letter to the BESt
(Beverage and Entertainment Streamlined Program) within 30 days of the beginning day of
his/her new operation of the establishment along with the dimensioned floor plan, seating
arrangement and number of seats of the new operation.
23. Covenant and Agreement. Within 30 days of the effective date of this grant, a covenant
acknowledging and agreeing to comply with all the terms and conditions established herein
shall be recorded in the County Recorder's Office. The agreement (standard master covenant
and agreement form CP-6770) shall run with the land and shall be binding on any subsequent
owners, heirs or assigns. The agreement with the conditions attached must be submitted to
the Development Services Center or the BESt (Beverage and Entertainment Streamlined
Program) for approval before being recorded. After recordation, a certified copy bearing the
Recorder's number and date shall be provided to the Development Services Center or BESt
(Beverage and Entertainment Streamlined Program) for inclusion in the case file.
24. The property owner/property management company and each tenant shall be responsible
for maintaining free of litter, the area adjacent to the property including the sidewalk and patio
areas.
25. The applicant and tenants shall monitor the areas under their control to prevent loitering of
persons around their venues.
26. All graffiti on the site shall be removed or painted over to match the color of the surface to
which it is applied within 24 hours of its occurrence.
27. MViP - Monitoring, Verification and Inspection Program. At any time, before, during, or
after operating hours, a City inspector may conduct a site visit to assess compliance with, or
violations of, any of the conditions of this grant. Observations and results of said inspection
will be documented and used to rate the operator according to the level of compliance. If a
violation exists, the owner/operator will be notified of the deficiency or violation and will be
required to correct or eliminate the deficiency or violation. Multiple or continued documented
violations or Orders to Comply issued by the Department of Building and Safety which are
not addressed within the time prescribed therein, may result in denial of future requests to
renew or extend this grant.
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28. Prior to the beginning of operations, the manager of the facility shall be made aware of the
conditions and shall inform his/her employees of the same. A statement with the signature,
printed name, position and date signed by the manager and his/her employees shall be
provided to the Condition Compliance Unit within 30 days of the beginning day of operation
of the establishment. The statement shall read as follows:
We, the undersigned, have read and understand the conditions of approval
to allow the sale and dispensing of a full line of alcoholic beverages for on
and off-site consumption, in conjunction the [restaurant][facility], known
as [NAME OF VENUE][NAME OF FACILITY]. and agree to abide and
comply with said conditions.
Site Plan Review Conditions

29. Trash/Storage.
a. All trash collection and storage areas shall be located on-site and not visible from the
public right-of-way.
b. Trash receptacles shall be stored in a fully enclosed building or structure, constructed
with a solid roof, at all times.
c.

Trash/recycling containers shall be locked when not in use.

30.

Mechanical Equipment. Any structures on the roof, such as air conditioning units and
other equipment, shall be fully screened from view of any abutting properties and the public
right-of-way. All screening shall be setback at least five feet from the edge of the building.

31.

On-site Landscaping. All planters containing trees shall have a minimum depth of 48
inches.

32.

Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light
source cannot be seen from adjacent residential properties, the public right-of-way, nor
from above.

33.

Aesthetics. The structure, or portions thereof shall be maintained in a safe and sanitary
condition and good repair and free of graffiti, trash, overgrown vegetation, or similar
material, pursuant to Municipal Code Section 91,8104. All open areas not used for
buildings, driveways, parking areas, recreational facilities or walks shall be attractively
landscaped and maintained in accordance with a landscape plan, including an automatic
irrigation plan, prepared by a licensed landscape architect to the satisfaction of the decision
maker.

B.

Administrative Conditions
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34.

Approval, Verification, and Submittals. Copies of any approvals, guarantees or
verification of consultations, reviews or approval, plans, etc, as may be required by the
subject conditions, shall be provided to the Planning Department for placement in the
subject file.

35.

Code Compliance. Area, height and use regulations of the zone classification of the
subject property shall be complied with, except wherein these conditions explicitly allow
otherwise.

36.

Covenant. Prior to the issuance of any permits relative to this matter, an agreement
concerning all the information contained in these conditions shall be recorded in the County
Recorder’s Office. The agreement shall run with the land and shall be binding on any
subsequent property owners, heirs or assign. The agreement must be submitted to the
Planning Department for approval before being recorded. After recordation, a copy bearing
the Recorder’s number and date shall be provided to the Planning Department for
attachment to the file.

37.

Definition. Any agencies, public officials or legislation referenced in these conditions shall
mean those agencies, public offices, legislation or their successors, designees or
amendment to any legislation.

38.

Enforcement. Compliance with these conditions and the intent of these conditions shall
be to the satisfaction of the Planning Department and any designated agency, or the
agency’s successor and in accordance with any stated laws or regulations, or any
amendments thereto.

39.

Building Plans. Page 1 of the grant and all the conditions of approval shall be printed on
the building plans submitted to the City Planning Department and the Department of
Building and Safety.

40.

Indemnification and Reimbursement of Litigation Costs. Applicant shall do all of the
following:
i.

ii.

Defend, indemnify and hold harmless the City from any and all actions against the City
relating to or arising out of, in whole or in part, the City’s processing and approval of
this entitlement, including but not limited to, an action to attack, challenge, set aside,
void, or otherwise modify or annul the approval of the entitlement, the environmental
review of the entitlement, or the approval of subsequent permit decisions, or to claim
personal property damage, including from inverse condemnation or any other
constitutional claim.
Reimburse the City for any and all costs incurred in defense of an action related to or
arising out of, in whole or in part, the City’s processing and approval of the entitlement,
including but not limited to payment of all court costs and attorney’s fees, costs of any
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judgments or awards against the City (including an award of attorney’s fees),
damages, and/or settlement costs.
Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice
of the City tendering defense to the Applicant and requesting a deposit. The initial
deposit shall be in an amount set by the City Attorney’s Office, in its sole discretion,
based on the nature and scope of action, but in no event shall the initial deposit be
less than $50,000. The City’s failure to notice or collect the deposit does not relieve
the Applicant from responsibility to reimburse the City pursuant to the requirement in
paragraph (ii).
Submit supplemental deposits upon notice by the City. Supplemental deposits may be
required in an increased amount from the initial deposit if found necessary by the City
to protect the City’s interests. The City’s failure to notice or collect the deposit does
not relieve the Applicant from responsibility to reimburse the City pursuant to the
requirement in paragraph (ii).
If the City determines it necessary to protect the City’s interest, execute an indemnity
and reimbursement agreement with the City under terms consistent with the
requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any action
and the City shall cooperate in the defense. If the City fails to notify the applicant of any claim,
action, or proceeding in a reasonable time, or if the City fails to reasonably cooperate in the
defense, the applicant shall not thereafter be responsible to defend, indemnify or hold
harmless the City.
The City shall have the sole right to choose its counsel, including the City Attorney’s office or
outside counsel. At its sole discretion, the City may participate at its own expense in the
defense of any action, but such participation shall not relieve the applicant of any obligation
imposed by this condition. In the event the Applicant fails to comply with this condition, in
whole or in part, the City may withdraw its defense of the action, void its approval of the
entitlement, or take any other action. The City retains the right to make all decisions with
respect to its representations in any legal proceeding, including its inherent right to abandon
or settle litigation.
For purposes of this condition, the following definitions apply:
"City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.
"Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions includes
actions, as defined herein, alleging failure to comply with any federal, state or local
law.
Nothing in the definitions included in this paragraph are intended to limit the rights of the
City or the obligations of the Applicant otherwise created.

FINDINGS
Legislative Findings
1.

General Plan Land Use Designation. The 1.37-acre project site is of significant size and
physical identitity in that it strategically fronts three streets and is located within the
Hollywood Community Plan, adopted by the City Council on December 13, 1988. The
project site is comprised of 12 parcels, bounded by Orange Drive to the west, Santa Monica
Boulevard to the south, and Mansfield Avenue to the east. The Community Plan Map
designates the two northernmost parcels for Medium Residential land uses and a
corresponding zone of R3. The Medium Residential land use is subject to Footnote No. 4 of
the Community Plan Map, which corresponds to Height District 1XL or to less than maximum
R3 zoning density. The Community Plan Map designates the remainder of the site for
Highway Oriented Commercial land uses and allows for corresponding zones of C1, C2, P,
RAS3, and RAS4. The Highway Oriented Commercial land use is also subject to Footnote
Nos. 11, 12, and 21 of the Community Plan Map, none of which are applicable to the project
site.
The project includes a City-initiated General Plan Amendment to redesignate certain parcels
from Highway Oriented Commercial and Medium Residential land use designations to the
General Commercial designation, a Vesting Zone Change from C2-1D and R3-1XL to
(T)(Q)C2-2D over the entire site, and a Height District Change to limit the floor area ratio
(FAR) of the project to 3:1.
In addition, the City initiated a General Plan Amendment for Add Areas to change the land
use designation of parcels adjacent to the project site from the Highway Oriented
Commercial land use to the General Commercial land use designation, consistent with the
City’s more recent plans and policies that encourage multi-modal land uses. The Add Areas
include the parcels generally bounded by Santa Monica Boulevard to the south, Citrus
Avenue to the east, and the City of Los Angeles boundary line to the west with the following
addresses: 6851-6855 West Santa Monica Boulevard; 1107-1121 North Citrus Avenue;
1104-1116 North Mansfield Avenue; 7001-7029 West Santa Monica Boulevard; 1118-1110
North Sycamore Avenue; 1107-1117 North Orange Drive; 7051 West Santa Monica
Boulevard; and 1105-1115 North Sycamore Avenue. Unaddressed parcels include APN’s
5532016031, 5532016015, and 5531013025. The total area of the proposed Add Areas are
2.73 acres. The Add Areas are developed with existing operating uses, and will not be
developed in conjunction with the proposed project, and no development is currently
proposed for the Add Area parcels. In addition, the Add Areas will not be rezoned, but the
existing underlying zone of the parcels is consistent with the proposed General Commercial
land use designation and will not provide the property owners with additional development
rights as a result of the amendment. The proposed General Plan Amendment is intended to
provide consistency of land uses along the north side of Santa Monica Boulevard.
These requests, acting in concert, would result in land use and zoning consistency, and are
in substantial conformance with the purposes, intent and provisions of the General Plan as
reflected in the adopted Community Plan.
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General Plan Text. The development of a new mixed-use project located on a commercial
corridor in the Hollywood community will contribute to the economic well-being of the
community while providing much-needed housing units.
a.

Hollywood Community Plan. The Hollywood Community Plan, a part of the Land Use
Element of the City’s General Plan, states the following objectives and policies that are
relevant to the project:
Objective 1:

To coordinate the development of Hollywood with that of other parts
of the City of Los Angeles and the metropolitan area. To further the
development of Hollywood as a major center of population,
employment, retail services, and entertainment; and to perpetuate
its image as the international center of the motion picture industry."

Objective 2:

To designate lands at appropriate locations for various private uses
and public facilities in the quantities and at densities required to
accommodate population and activities projected to the year 2010.

Objective 3:

To make provision for the housing required to satisfy the varying
needs and desires of all economic segments of the Community,
maximizing the opportunity for individual choice. To encourage the
preservation and enhancement of the varied and distinctive
residential character of the Community, and to protect lower density
housing form the scattered intrusion of apartments.

Objective 4:

To promote economic well-being and public convenience through
allocating and distributing commercial lands for retail, service, and
office facilities in quantities and patterns based on accepted
planning principles and standards.

The proposed project and Add Areas substantially conform with the purpose, intent and
provisions of the Community Plan. Under the Hollywood Community Plan the project site is
designated for Highway Oriented Commercial and Medium Residential land uses, both of
which allow residential uses. The project will include a mix of residential, retail, and
restaurant uses that would be allowed under the Community Plan land use designation.
With approval of a General Plan Amendment to change the land use designation from
Highway Oriented Commercial and Medium Residential to General Commercial, the site will
be consistent with other parcels along the northern frontage of Santa Monica Boulevard and
in the vicinity of the project site where the City has changed the land use designation to
General Commercial (e.g., the recently approved Case No. CPC-2016-1083-GPA-VZC-HDDB-SPR at 118-1136 North McCadden Place, 119-1139 North McCadden Place, and 6719
6733 Santa Monica Boulevard).
Further, the City has initiated a General Plan Amendment for the Add Areas, which will
redesignatethe surrounding parcels, also currently designated as Highway Oriented
Commercial to General Commercial. The Add Areas are developed with existing operating
uses, are not proposed to be developed in conjunction with the proposed project, and no
development is currently proposed for the Add Area parcels. The Add Areas will not be
rezoned, as the current existing zones are consistent with the proposed General
Commercial land use and will not provide the property owners with additional development
rights. The General Plan Amendment for the Add Areas will ensure that any potential future
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development located in the Add Areas reinforces the transition zone (between light
manufacturing and medium residential uses) along the northern side of Santa Monica
Boulevard. Consistent with Objective 1 this request will provide for coordinated development
and consistency of land uses in the vicinity of the project site and metropolitan area.
Additionally, the project will further the development of Hollywood as a major center of
population, employment, retail, services, and entertainment by replacing the existing office
and automobile storage buildings (totaling 54,661 square feet) with development of a new
seven-story mixed-use building with 15,000 square feet of ground-floor neighborhood
serving commercial uses, 231 multi-family residential units, and 390 vehicle parking spaces
within two subterranean and two surface levels of parking.
The City of Los Angeles Department of City Planning is in the process of updating the
Hollywood Community Plan (the draft was released by the Department of City Planning in
May 2017). Since the last update of the Hollywood Community Plan (1988), significant
changes have occurred, new issues have emerged and new community objectives, aiming
to balance new development with community preservation, have evolved. The Hollywood
Community Plan Update (CPU) sets a direction for the future of Hollywood and addresses
a wide range of planning topics, including land use and housing, parks and open space,
urban design, and mobility. The proposed change to the land use designations for the
project site and Add Areas, from Highway Oriented Commercial and Medium Residential to
General Commercial will be generally consistent with what is proposed in the Draft
Hollywood Community Plan. The CPU is phasing out the Highway Oriented Commercial
and General Commercial land use nomenclatures and will be providing the Community
Commercial designation as appropriate per the General Plan Framework Element. It is
important to note that nomenclature changes are changes in name only and do not change
densities, FAR, heights, or allowable uses.
To achieve Objectives 2 and 3 the project will provide needed housing for a variety of
economic segments of the community within walking distance to commercial uses and other
amenities. The project will provide 231 multi-family units, including 15 units that will be set
aside for Very Low-Income Households. Residential units will be offered in studio; onebedroom; one-bedroom plus den and two-bedroom configurations.
Pursuant to Objective 3 and to ensure the preservation of the residential neighborhood’s
character to the north, the building’s massing, scale, and height will be reduced through a
series of gradual steps at the northern portion of the site. The mixed-use building will vary
in height from 23 feet to 80 feet, four (4) inches. The south facing fa?ade, the tallest portion
of the project, will front Santa Monica Boulevard and the north facing fa?ade will step down
twice as the structure approaches the adjacent duplex located to the north (at 1130 North
Orange Drive), first to a height of 54 feet and further to a height of 23 feet. In addition, the
project also provides three separate ten-foot side yard setbacks to the north and a
landscape buffer, consisting of trees and shrubs that will be planted along the site’s northern
property line and will help to screen and create space between the project site and adjacent
multi-family residential uses.
Consistent with Objective 4, the change in land use designations from Highway Oriented
Commercial and Medium Residential to General Commercial (for both the project site and
Add Areas) is consistent with the City’s current planning principles and standards that
encourages the development of new housing located hear commercial, employment, and
transit options. Additionally, the project will promote economic well-being and provide a
public convenience by providing ground-floor neighborhood-serving commercial uses,
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including up to a 5,000 square-foot high-turnover restaurant and up to 10,000 square feet
of general retail, to the surrounding neighborhood.
b.

Framework Land Use Chapter. The Framework Element provides guidance regarding
policy issues for the entire City of Los Angeles, including the project site. The
Framework Element's Land Use chapter policies encourages the retention of the City's
stable residential neighborhoods and proposes incentives to encourage growth that
occurs to be located in neighborhood districts, commercial and mixed-use centers,
along boulevards, industrial districts, and in proximity to transportation corridors and
transit stations. Land use standards and densities vary by location to reflect the local
conditions and diversity and range from districts oriented to the neighborhood, the
community, the region, and, at the highest level, the national and international markets.
General Commercial uses include a diversity of retail sales and services, office, and
auto-oriented uses comparable to those currently allowed in the “C2” one, including
residential uses. General Commercial uses are located outside of districts, centers, and
mixed-use boulevards and occur at the intersections of major and secondary streets,
or as a low rise, low density linear “strip” development along major and secondary
streets. Consistent with Framework Element, specifically the preferred location of
General Commercial land uses outside districts, centers, and mixed-use boulevards,
the Framework’s Long-Range Diagram identifies the project site as located outside a
neighborhood district, community, regional, or downtown center, and/or mixed-use
boulevard.
The project will result in a new seven-story mixed-use building, consisting of 231 multi
family units, (including 15 units that will be set aside for Very Low- Income Households)
and 15,000 square feet of ground-floor neighborhood-serving commercial uses
(including up to a 5,000 square-foot high-turnover restaurant and up to 10,000 square
feet of general retail), and 390 vehicle parking spaces within two subterranean and two
above grade levels of parking. Consistent with the Framework General Commercial
goal to provide commercial needs outside center and districts, the project commercial
uses will provide retail and restaurant uses outside commercial centers and districts.
The initiated General Plan Amendment is intended to provide consistency of land uses
along the north side of Santa Monica Boulevard. The Add Areas are developed with
existing operating uses, are not proposed to be developed in conjunction with the
project, and no development is currently proposed for the Add Area parcels. In addition,
the Add Areas will not be rezoned, as the existing underlying zones of the add area
parcels is consistent with the proposed General Commercial land use and will not
provide the property owners with additional development rights.
The project and Add Areas will be consistent with the uses, floor area, density, and
development type envisioned by the General Commercial use of the General Plan
Framework.
The project is consistent with and advances the following goals, objectives, and policies
of the General Plan Framework:
General Commercial
GOAL 3H:

Lower-intensity highway-oriented and local commercial nodes that
accommodate commercial needs outside centers and districts.
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Objective 3.12:

Generally, maintain the uses, density, and character of existing lowintensity commercial districts whose functions serve surrounding
neighborhoods and/or are precluded from intensification due to
their physical characteristics.

Policy 3.12.1:

Accommodate the development of uses in areas designated as
“General Commercial” in the community plans in accordance with
Tables 3-1 and 3-7. The range/densities of uses permitted in any
area shall be identified in the community plans.

Objective 3.16:

Accommodate land uses, and locate and design buildings, and
implement streetscape amenities that enhance pedestrian activity.

The initiated General Plan Amendment will result in the construction of a new sevenstory mixed-use building with 15,000 square feet of ground-floor neighborhood-serving
commercial uses (including up to a 5,000 square-foot-high-turnover restaurant and up
to 10,000 square feet of general retail) thereby providing commercial needs outside of
nearby commercial centers located to the east and west along La Brea Avenue and
Highland Avenue.
The project will satisfy the aforementioned objectives by providing a range of housing
units including market rate and affordable units with studio, one-bedroom, and two
bedroom configurations. In addition, the Project accommodates Objective 3.16 through
its pedestrian-oriented design and streetscape improvements, which include street
trees, sidewalk improvements, and the design of the ground floor commercial uses that
will include glass pavilions, a landscape sidewalk and appropriate size landscaped
planters.
The project will be an in-fill development resulting in a new mixed-use building and
comprised of a balanced mix of multi-family residential units and ground-floor
neighborhood-serving commercial uses, thereby supporting the objectives of the
Framework Element. Overall, the Project is consistent with the Framework Element’s
General Commercial Designations.
The Framework Element’s Urban Form and Neighborhood Design Chapter presents
the goals, objectives, and policies related to urban form and neighborhood design in
the City of Los Angeles. The project will also comply with the following objective and
policy set forth in the General Plan Framework Urban Form and Neighborhood Design
Chapter:

Objective 5.2:

Encourage future development in centers and in nodes along
corridors that are served by transit and are already functioning as
centers for the surrounding neighborhoods, the community or the
region.

Policy 5.9.2:

Encourage mixed-use development which provides for activity and
natural surveillance after commercial business hours through the
development of ground floor retail uses and sidewalk cafes. Mixeduse should also be enhanced by locating community facilities such
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as libraries, cultural facilities or police substations, on the ground
floor of such building, where feasible.
Consistent with Objective 5.2, the project site is located within % mile of a number of
County of Los Angeles Metropolitan Transportation Authority (Metro) bus stops, including
stops along LA Metro Routes 4, 704, 212, 312, 156 and the City bus routes at Santa
Monica/La Brea, providing access to West Los Angeles, West Hollywood, and Downtown
Los Angeles. LA Metro Rapid Route 704 is located at the corner of Santa Monica
Boulevard and La Brea Avenue. The Property is approximately one mile from the nearest
LA Metro Red Line Station (Hollywood/Highland). There is direct bus access between the
Property and the Hollywood/Highland Station via LA Metro Bus Routes 4 and 704.
The building design will be consistent with Policy 5.9.2 and provide ground floor
commercial uses with an aluminum frame storefront system with large expansive glass
windows to allow for natural surveillance of the street.
c.

Housing Element: The 2013-2021 Housing Element, the Housing Element of the General
Plan, is the City’s blueprint for meeting housing and growth challenges. The Housing
Element identifies the City’s housing conditions and needs, identifies goals, objectives,
and policies that are the foundation of the City’s housing and growth strategy, and provides
an array of programs the City has committed to in order to implement and create
sustainable, mixed-income neighborhoods across Los Angeles.
The project will be consistent with the goals, objectives and policies of the Housing
Element which states the following :
Goal 1:

Housing Production and Preservation: A City where housing
production and preservation result in an adequate supply of
ownership and rental housing that is safe, healthy and affordable to
people of all income levels, races, ages, and suitable for their
various needs.

Objective 1.1:

Produce an adequate supply of rental and ownership housing in
order to meet current and projected needs.

Policy 1.1.3:

Facilitate new construction and preservation of a range of different
housing types that address the particular needs of the city’s
households.

Policy 1.1.4:

Expand opportunities for residential development, particularly in
designated Centers, Transit Oriented Districts and along MixedUse Boulevards.

Policy 1.3.5:

Provide sufficient land use and density to accommodate an
adequate supply of housing units by type and cost within the City to
meet the projections of housing needs, according to the policies and
objectives of the City’s Framework Element of the General Plan.

The project includes 231 residential units. As part of the total 231 units, the project will
set aside 15 units for Very Low Income Households. Residential units are offered in
studio; one-bedroom; one-bedroom plus den and two-bedroom configurations. The
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variety in dwelling unit types will accommodate a variety of family sizes within a mixeduse development. The project’s 231 residential units will help further achieve the
Mayor’s goal of producing 100,000 dwelling units by 2021.
Given that the project will contain neighborhood-serving commercial uses in an urban
environment that is within proximity to public transit options, resulting in more day and
nighttime pedestrian activity, the project would also implement the following goals,
objectives, and policies of the Housing Element:
Goal 2:

Safe, Livable and Sustainable Neighborhoods

Objective 2.2:

Promote sustainable neighborhoods that have mixed-income
housing, jobs, amenities services and transit.

Policy 2.2.1:

Provide incentives to encourage the integration of housing with
other compatible land uses.

Policy 2.2.2:

Provide incentives and flexibility to generate new multi-family
housing near transit and centers, in accordance with the General
Plan Framework element, as reflected in Map ES. 1.

Policy 2.2.5:

Provide sufficient services and amenities to support the planned
population while preserving the neighborhood for those currently
there.

Policy 2.4.1:

Promote preservation of neighborhood character in balance with
facilitating new development.

Objective 2.5:

Promote a more equitable distribution of affordable housing
opportunities throughout the City.

Policy 2.5.1:

Target housing resources, policies and incentives to include
affordable housing in residential development, particularly in mixeduse development, Transit Oriented Districts and designated
Centers.

The mixed-use project will provide new market rate and affordable dwelling units and
community-serving commercial uses adjacent to existing employment opportunities
and several public transportation lines. Additionally, the Project includes sufficient
services and amenities for residents including an indoor club room and fitness center,
a 9,111 square-foot main courtyard with a pool, spa, barbeque area and lounge area
and a 10,393 square-foot north courtyard with a dog run, bocce court, sunning area,
game area, barbeque area and fire pit would be located on the third floor. In addition,
a 2,150 square-foot deck area with seating would be constructed on the sixth floor. The
project will comply with all state, regional, local and LAMC requirements for water and
energy conservation and waste reduction, and feature sustainability features such as
permeable paving. The project also includes EV parking spaces and 1,000 square feet
of solar panels.
Objective 2.3:

Promote sustainable buildings, which minimize adverse effects on
the environment and minimize the use of non-renewable resources.
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Policy 2.3.2:

Promote and facilitate reduction of water consumption in new and
existing housing.

Policy 2.3.3:

Promote and facilitate reduction of energy consumption in new and
existing housing.

The project will incorporate features to support and promote environmental sustainability,
including "green” principles that comply with the City of Los Angeles Green Building Code.
In so doing, the new buildings would achieve LEED Silver status and be consistent with
Objective 2.3. Additionally, new construction will be required to comply with all LAMC
regulations, including the Los Angeles Green Building Code. The project’s location, near
several public transportation lines, and the inclusion of retail and restaurant uses at the
ground level, will encourage pedestrian circulation near and around the project site.
Consistent with Policy 2.3.2, to promote and facilitate reduction of water consumption, the
project features will include water saving appliances including indoor facets that use less
than one and half gallons per minute, high efficiency clothes washers, tankless and ondemand water heaters, ENERGY STAR rated dishwashers, and high efficiency toilets.
The project landscape will include native and drought tolerant plant materials, weather
based irrigation controllers with rain shutoff technology.
To achieve Policy 2.3.3, the project site’s proximity to public transit (including bus and rail),
as well as the proposed pedestrian improvements and bicycle parking, will reduce the
amount of petroleum fuel being consumed to travel to and from the project site.
Additionally, the project will comply with all Title 24 energy requirements, further reducing
the amount of energy (including electricity and natural gas) consumed during operation of
the project.
d. Health and Wellness Element: Plan for a Healthy Los Angeles, the Health and Wellness
Element of the General Plan, seeks the promotion of a healthy built environment in a
manner that enhances opportunities for improved health and well-being, and which
promotes healthy living and working conditions. As further analyzed in the EIR and herein,
the project is consistent with the following policies:
Policy 2.2:

Healthy building design and construction
Promote a healthy built environment by encouraging the design and
rehabilitation of buildings and sites for healthy living and working
conditions, including promoting enhanced pedestrian-oriented circulation,
lighting, attractive and open stairs, healthy building materials and universal
accessibility using existing tools, practices, and programs.

The proposed resident amenities, including the pool, fitness center and additional active
recreation areas, provide a healthy on-site built environment and will provide residents
with healthy living opportunities. Additionally, stair cases will be located throughout the
project site, offering residents an alternative to the elevator and thereby encouraging
physical activity.
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Air pollution and respiratory health
Reduce air pollution from stationary and mobile sources; protect human
health and welfare and promote improved respiratory health.

The project is located within walking distance of several public transportation lines and is
adjacent to planned bicycle facilities on La Brea Avenue, Highland Avenue, Santa Monica
Boulevard, Sunset Boulevard, Melrose Avenue, Waring Avenue, and Orange Drive. These
lanes have not yet been installed. Project residents and visitors will be within walking
distance of retail, restaurants, and jobs. In addition, the project provides 270 bicycle
parking spaces and EV parking spaces, to encourage alternative means of transportation,
thus reducing air pollution from vehicles.
Policy 5.7:

Land use planning for public health and GHG emission reduction
Promote land use policies that reduce per capita greenhouse gas
emissions, result in improved air quality and decreased air pollution,
especially for children, seniors and others susceptible to respiratory
diseases.

As discussed above, in addition to the project’s proximity to public transportation, the
project includes bicycle parking and EV-ready spaces to help reduce GHG emissions
during operation of the project.
e. Mobility Element: Mobility Plan 2035, the Mobility Element of the General Plan, will not be
negatively affected by the recommended action herein. The project is consistent with the
five goals of the plan to provide:
1.
2.
3.
4.
5.

Safety First
World Class Infrastructure
Access for All Angelenos
Collaboration, Communication and Informed Choices
Clean Environments & Healthy Communities

Pursuant to Mobility Plan 2035, the designations of the project’s adjacent streets are:
Santa Monica Boulevard is an east-west roadway designated as an Avenue I in the
Mobility Plan 2035 and an Arterial Street in the City of West Hollywood. Two travel lanes
in each direction are provided in the Project area.
Mansfield Avenue is a north-south roadway designated as a Local Street in the Mobility
Plan 2035. One travel lane in each direction is provided and parking is permitted in the
Project area.
Orange Drive is a north-south roadway designated as a Collector Street north of Santa
Monica Boulevard and as a Local Street south of Santa Monica Boulevard in the Mobility
Plan 2035. One travel lane is provided in each direction and parking is permitted in the
Project Area.
The project site is within proximity to the following bus routes:
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Service Area

Bus Stop Location
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and Santa Monica. Early morning
and

night

owl
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Metro Rapid Route
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704

Metro
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east of the Project Site at

stops

to

4

save

but with
travel

provide faster services

limited

time

and

between

the communities.

Santa

Monica

Boulevard/Highland
Avenue.

Metro Route

Operates between Hollywood and

Stops

212/312

Torrance

including

blocks west of the Project

Baldwin

Hills,

Miracle

Mile,

Inglewood,

and

Hawthorne

Site

are
at

located
Santa

two

Monica

Boulevard/La Brea Avenue.

Metro Route

Operates between Hollywood and

Stops

156/656

East

blocks east of the Project

San

Fernando

Valley,

are
at

located

including Studio City, Van Nuys,

Site

and Panorama City

Boulevard/Highland

Santa

two

Monica

Avenue.
Metro Route 2/302

Operates
Palisades,

between
UCLA,

Beverly

Pacific
Hills,

Stops

are

located

four

blocks north of the Project

Hollywood, Los Feliz, Echo Park,

Site

and Downtown Los Angeles along

Boulevard/Orange Drive.

at

Sunset

Sunset Boulevard.

Source: Overland Traffic Consultants, Inc.

The Mobility Plan 2035 designates the following streets in the Project area as bicycle
routes:
La Brea Avenue (Tier 3 Bicycle Lane)
Highland Avenue (Tier 3 Bicycle Lane)
Santa Monica Boulevard (Tier 3 Bicycle Lane)
Sunset Boulevard (Tier 3 Bicycle Lane)
Melrose Avenue (Tier 1 Protected Bicycle Lane)
Waring Avenue (Bicycle Enhanced Network Segment)
Orange Drive (Bicycle Enhanced Network Segment)
Currently, none of the bicycle lanes listed above have been installed.
f.

Sewerage Facilities Element: Improvements may be required for the construction or
improvement of sewer facilities to serve the subject project and complete the City sewer
system for the health and safety of City inhabitants, which will assure compliance with the
goals of this General Plan Element. The project will be required to improve the public rightof-ways to the satisfaction of the Bureau of Engineering.

City Charter Compliance - General Plan Amendment
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3. Charter Compliance - City Charter Section 555 (General Plan Amendment). The
proposed General Plan Amendment complies with the procedures as specified in Section 555
of the Charter, including:
a. The Part or Area Involved Has Significant Social, Economic or Physical Identity. The
General Plan Amendment before the City Planning Commission represents an
Amendment in Part of the Hollywood Community Plan, representing a change to the
social, physical and economic identity of project site, which is currently designated as
Medium Residential for the two northernmost parcels and Highway Oriented Commercial
for the remaining portion of the site and for the Add Area parcels. Redesignating the land
use of the project site and Add Area reinforces the General Plan Framework’s guidance
of locating density and jobs near transit. The redesignation also reflects changing
development patterns in the City, specifically locating high density, mixed-use
developments near transit lines.
The project site is located along a commercial corridor, adjacent to the City of West
Hollywood. The northern side of Santa Monica Boulevard is developed with retail, studio,
storage, office, restaurant, and multi-family residential uses continuing into the City of
West Hollywood. The initiated General Plan Amendment from Highway Oriented
Commercial and Medium Residential to the General Commercial land use designation,
will re-designate the project site and Add Areas to the General Commercial land use
designation that will allow for a higher density, transit oriented mixed-use development
that is consistent with the existing and future uses along the Northern side of Santa Monica
Boulevard.
Properties to the east and west of the project site, along the northern side of Santa Monica
Boulevard are designated for Highway Oriented Commercial land uses. Development
along the northern side of Santa Monica Boulevard consists of retail, studio, storage,
restaurant, and multi-family residential uses having Highway Oriented Commercial and
Limited Commercial land use designations. To the north of the project site, properties are
zoned R3 and are developed with single- and multi-family uses. To the south, properties
are zoned MR1-1 and are developed with light industrial uses. This portion of Santa
Monica Boulevard is currently transitioning from office and light industrial uses to
commercial/mixed-use development.
The project site has significant physical identity given its size at 2.37 acres. In addition it
a part of a neighborhood that has already begun transitioning to dense, mixed use
commercial-residential coridor. There are several recently approved and constructed
mixed-use developments within blocks of the project site both in Los Angeles and in the
City of West Hollywood to the west. The addition of the proposed mixed-use building by
way of the General Plan Amendment will enhance the existing commercial corridor’s
social, physical and economic identity as a corridor with neighrborhood serving
commercial uses. In addition, the General Plan Amendment to the General Commercial
land use designation, which has corresponding zones of C1, C2, P, RAS3, and RAS4, will
allow for the development of either commercial and/or mixed-use buildings that would
contribute to the economic well-being of the area while serving as a buffer to the medium
density residential properties to the north of the project site from the limited manufacturing
uses to the south of the project site, consistent with the community plan.
The City of Los Angeles has initiated a General Plan Amendment to change the land use
designation of the proposed Add Areas from "Highway Oriented Commercial” to "General
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Commercial” to recognize existing development patterns and the City’s movement away
from Highway Oriented Commercial uses. The Add Areas are developed with existing
operating uses and are not proposed to be developed in conjunction with the proposed
project, and no development is currently proposed for the Add Area parcels. In addition,
the Add Areas will not be rezoned, as the existing zones are consistent with the proposed
General Commercial land use and will not provide the property owners with additional
development rights. The proposed General Plan Amendment is intended to provide
consistency of land uses along the north side of Santa Monica Boulevard.
The instant request provides the City an opportunity to create consistency of land uses
along the north side of Santa Monica Boulevard, in a manner consistent with the goals,
objectives and policies of the General Plan Framework for commercial uses and for
pedestrian-oriented projects.
Thus, the approval of the Plan Amendment to General Commercial is necessary for the
vision of the Hollywood Community Plan to promote mixed-use projects and encourage
the development of co-located housing and neighborhood commercial uses in a transitrich area where mixed-use projects are encouraged.
b. Initiation of Amendments. In compliance with this sub-section, the Director of Planning
initiated the amendment to the Hollywood Community Plan (General Plan Land Use
Element), pursuant to the memo dated March 2, 2015.
c.

Commission and Mayoral Recommendations. The noticing and hearing requirements
of the General Plan Amendment were satisfied, pursuant to LAMC Section 12.32-C,3. The
hearing was scheduled, duly noticed, and held in City Hall on November 15, 2017. The
City Planning Commission shall make its recommendation to the Mayor upon a
recommendation of approval, or to the City Council and the Mayor upon a
recommendation of disapproval.
This action is further subject to the following sections of Charter Section 555:
d. Council Action. The Council shall conduct a public hearing before taking action on a
proposed amendment to the General Plan. If the Council proposes any modification to the
amendment approved by the City Planning Commission, that proposed modification shall
be referred to the City Planning Commission and the Mayor for their recommendations.
The City Planning Commission and the Mayor shall review any modification made by the
Council and shall make their recommendation on the modification to the Council in
accordance with subsection (c) above. If no modifications are proposed by the Council, or
after receipt of the Mayor's and City Planning Commission’s recommendations on any
proposed modification, or the expiration of their time to act, the Council shall adopt or
reject the proposed amendment by resolution within the time specified by ordinance.
e. Votes Necessary for Adoption. If both the City Planning Commission and the Mayor
recommend approval of a proposed amendment, the Council may adopt the amendment
by a majority vote. If either the City Planning Commission or the Mayor recommends the
disapproval of a proposed amendment, the Council may adopt the amendment only by a
two-thirds vote. If both the City Planning Commission and the Mayor recommend the
disapproval of a proposed amendment, the Council may adopt the amendment only by a
three-fourths vote. If the Council proposes a modification of an amendment, the
recommendations of the Commission and the Mayor on the modification shall affect only
that modification."
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4. Charter Findings - City Charter Sections 556 and 558 (General Plan Compliance and
Procedures for Amendment)
The proposed General Plan Amendment complies with Sections 556 and 558 in that the
plan amendment is consistent with numerous goals, objectives and policies of the
Framework Element of the General Plan and with the Hollywood Community Plan as
discussed in above Finding No. 2; and is in conformity with public necessity, convenience,
general welfare and good zoning practice as explained in the following discussion. The
re-designation of the project site and Add Areas from Highway Oriented Commercial and
Medium Residential land use designations to the General Commercial land use
designation will allow for parcels that are consistent with existing and future land use
patterns along the northern side of Santa Monica Boulevard. The General Commercial
land use designation is consistent with the Framework Element’s vision for parcels having
a General Commercial land use designation in that sites are located outside of districts,
centers, and mixed-use boulevards and occur at the intersections of major and secondary
streets, or as a low rise, low density linear "strip” development along major and secondary
streets. The Framework’s Long-Range Diagram does not identify the Project Site as
located within a neighborhood district, community, regional, or downtown center, and/or
mixed-use boulevard, but is located along a transitioning section of Santa Monica
Boulevard, and thus as stated above is consistent with the General Commercial land use.
The project site and the adjacent land uses (along Santa Monica Boulevard) are currently
transitioning from office and light industrial uses to commercial/mixed-use development.
Properties to the east and west of the project site, along the northern side of Santa Monica
Boulevard are designated Highway Oriented Commercial. Development along the
northern side of Santa Monica Boulevard is developed with retail, studio, storage,
restaurant, and multi-family residential uses having Highway Oriented Commercial and
Limited Commercial land use designations. To the north of the project site, properties are
zoned R3 and are developed with single- and multi-family uses. To the south, properties
are zoned MR1-1 and are developed with light industrial uses.
The City of Los Angeles has initiated a General Plan Amendment to change the land use
designation of the proposed Add Areas from "Highway Oriented Commercial” to "General
Commercial”. The Add Areas include the parcels generally bounded by Santa Monica
Boulevard to the south, Citrus Avenue to the east and the City of Los Angeles boundary
line to the west. The total area of the proposed Add Areas is 2.73 acres. The Add Areas
are developed with existing operating uses and are not proposed to be developed in
conjunction with the proposed project, and no development is currently proposed for the
Add Area parcels. In addition, the Add Areas will not be rezoned, as the existing zones
are consistent with the proposed General Commercial land use and will not provide the
property owners with additional development rights. The proposed General Plan
Amendment is intended to provide consistency of land uses along the north side of Santa
Monica Boulevard.
The initiated General Plan Amendment to General Commercial will result in parcels that
are consistent with the policies of the Community Plan which seeks to provide
"neighborhood shopping areas, emphasizing convenience retail stores and services.”
Additionally, the Community Plan "encourages the retention of neighborhood convenience
clusters offering retail and service establishments oriented towards pedestrians. The
project site is located along a portion of Santa Monica Boulevard that is in transition from
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office and light manufacturing uses to commercial and mixed-use development. The
project site is surrounded by commercial and multi-family zoned parcels so the
development of a mixed-use building with ground-floor neighborhood-serving commercial
and pedestrian friendly uses, will not only bring a much needed amenity and service to
this area of Santa Monica Boulevard, but the project will be consistent and compatible with
existing zoning and land use patterns of the northern side of Santa Monica Boulevard.
Additionally, the project will serve to encourage future commercial development along the
street. The ground-floor neighborhood-serving commercial uses will become an additional
source of employment in the community, while providing a service to those living and
working in the community. Moreover, all of the previously mentioned is being provided
along a major public transit corridor with direct bus access to a light rail station. As such,
the initiated General Plan Amendment is in substantial conformance with the purpose,
intent, and provisions of the General Plan to strengthen the commercial and economic
base of the Community Plan Area while allowing for the development of dwelling units all
of which may be accessed through multiple modes of transportation including public
transit. In addition, the General Commercial land use designation will result in parcels that
are in conformity with public necessity, convenience, general welfare, and good zoning
practice.
Entitlement Findings
1. Zone and Height District Change Findings
a.

Pursuant to Section 12.32-C,7 of the Municipal Code, and based on these findings, the
recommended action is deemed consistent with public necessity, convenience, general
welfare and good zoning practice.
The project includes a Zone and Height District Change for the entire project site from C21D and R3-1XL to (T)(Q)C2-2D with a "D” Development Limitation to restrict the FAR to
3:1. The proposed changes to the Zone and Height District, would unify the zoning,
heights, and General Plan designations in a manner that is reflective of the character of
development, pattern of land use designations in the surrounding vicinity, and which
otherwise supports the goals and policies of the General Plan Framework. The General
Commercial land use designation ensures that high density development is centered in a
jobs- and transit-rich area, such as the subject site. The zone and height district change
are deemed consistent with the public necessity, convenience, general welfare and good
zoning practice in that it will allow for the development of a mixed-use building that
provides new housing and commercial opportunities on a site that is located near transit,
employment options, and commercial amenities.
The project includes the replacement of an office and automobile storage buildings
(totaling 54,661 square feet) with a mixed-use residential and commercial development
with up to a 5,000 square-foot-high-turnover restaurant and up to 10,000 square feet of
general retail. The requested Vesting Zone and Height District changes will facilitate
development of much-needed housing and provide neighborhood serving commercial
uses along a commercial corridor suited for high density uses.
The proposed (T)(Q)C2-2D Zone is consistent with, and conforms to, the zoning pattern
of properties in the immediate vicinity, where properties to the east, (along Santa Monica
Boulevard and McCadden Place) are designated as General Commercial with
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corresponding C2 zones. The proposed zone is consistent with this land use designation
and is in keeping with the goals and objectives of the General Plan Framework, which
encourages a scale and density based on function, a diversity of uses, and local
commercial uses at the intersections of major and secondary streets. In this case, the
proposed function of the project is to serve as a transit-oriented development which
supports the Framework Element’s goal of encouraging development in proximity to rail
and bus transportation corridors and stations, thereby encouraging transit use, reducing
vehicle dependency, and improving air quality. Moreover, the framework further promotes
the development of multi-family housing and community serving commercial uses, which
enhances the pedestrian environment, and "contain a diversity of uses that serve daily
needs, such as restaurants, retail outlets, grocery stores, child care facilities, community
meeting rooms, pharmacies, religious facilities and other similar uses”. To that end, the
project would create an inviting, safe pedestrian environment, with a mixed-use
development that would provide affordable housing and neighborhood serving commercial
uses.
In addition the project will strengthen the buffer between the multi-family residential
neighborhood to the north and commercial and light manufacturing uses to the south. To
the north of the project site, properties are zoned R3 and are developed with single- and
multi-family uses. To the south, properties are zoned MR1-1 and are developed with light
industrial uses. While the proposed project will be seven stories in height, the mixed-use
building will vary in height from 23 feet to 80 feet, four (4) inches. The south facing fa?ade,
the tallest portion of the project, will front Santa Monica Boulevard and the north facing
fa?ade will step down twice as the structure approaches the adjacent duplex located to
the north (at 1130 North Orange Drive), first to a height of 54 feet and further to a height
of 23 feet. In addition, the project also provides three separate 10-foot side yard setbacks
to the north and a landscape buffer, consisting of trees and shrubs that will be planted
along the site’s northern property line and will help to screen and create space between
the project site and adjacent residential uses.
The project will provide existing improvements with new development that activates the
site by providing ground floor neighborhood-serving commercial uses and a landscaped
sidewalk with planters, street trees, lighting and seating, along Santa Monica Boulevard.
The project will provide much-needed housing to the Hollywood area. The development
of the project is consistent with the underlying zone and land use designation, thereby
furthering the goals and objectives of the Hollywood Community Plan, while conforming
to the public necessity, convenience and general welfare of the City of Los Angeles.
ADDITIONAL FINDINGS FOR A "Q” QUALIFIED AND "D” LIMITED CLASSIFICATIONS:
b. The project will protect the best interests of and assure a development more
compatible with the surrounding property or neighborhood.
The proposed project is reflective of the character of development, pattern of land use
designations in the immediate vicinity, and which otherwise supports the goals and
policies of the General Plan Framework. The General Commercial land use designation
ensures that high density development is centered in a jobs- and transit-rich area, such
as the subject site. The project is a development consisting of 231 multi-family units and
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15,000 square feet of ground-floor neighborhood-serving commercial uses within the
vicinity of several Metro Local and Rapid bus stops. Approximately eight (8) percent of the
permitted base density, equal to 15 units, will be restricted for Very Low-Income
Households.
The project’s ground floor commercial uses will be compatible and complementary with
the commercial uses in the vicinity, such as the uses restaurant use to the west across
Orange Drive, the West Hollywood Gateway Center, to the west along Santa Monica
Boulevard, in the City of West Hollywood, and the retail and restaurant uses at the
intersection of Highland Avenue and Santa Monica Boulevard. In addition, the project’s
mixed-use nature that includes residential uses will be compatible and complementary
with the mixed-use building along Santa Monica Boulevard, to the west, in the City of West
Hollywood.
The use and development of the 231 multi-family units shall not be permitted to operate
as a Transit Occupancy Residential Structure (TORS). In the event that the applicant
decides to convert the multi-family units to TORs units, the applicant is required to request
a Conditional Use Permit.
The project proposes a maximum FAR of 3:1, with a D Limitation that restricts the site’s
maximum FAR to 3:1 in lieu of the 6:1 otherwise permitted in Height District two (2). While
the project’s increase in FAR is greater than the permitted site’s FAR, the proposed FAR
is consistent with the transitioning nature of the surrounding area, specifically along Santa
Monica Boulevard and affords the square footage needed to provide 15 units restricted
for Very Low Income-Households.
To ensure the preservation of the residential neighborhood’s character to the north, the
building’s massing, scale, and height will be reduced through a series of gradual steps at
the northern portion of the site. The mixed-use building will vary in height from 23 feet to
80 feet, four (4) inches. The south facing fa?ade, the tallest portion of the project, will front
Santa Monica Boulevard and the north facing fa?ade will step down twice as the structure
approaches the adjacent duplex located to the north (at 1130 North Orange Drive), first to
a height of 54 feet and further to a height of 23 feet. In addition, the project also provides
three separate ten-foot side yard setbacks to the north and a landscape buffer, consisting
of trees and shrubs that will be planted along the site’s northern property line and will help
to screen and create space between the project site and adjacent residential uses.
The project site has been conditioned so that any development on the site will be
compatible with existing and future development in the area. In addition, the "Q”
Conditions will ensure that the project is constructed as approved herein and subject to
the mitigation measures and project design features identified in the EIR.
c.

The project will secure an appropriate development in harmony with the objectives
of the General Plan.
The project promotes and is consistent with the intensity and pattern of development of
General Commercial General Plan Framework designation which encourages these areas
to have a diversity of retail sales and services, and residential uses allowed in the C2 Zone
along mixed-use boulevards and at the intersections of major and secondary streets. The
project will serve as a pedestrian-friendly development that supports the Framework
Element’s goal of encouraging high activity, mixed-use centers near transit lines.
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Moreover, the framework further promotes the development of new projects that
accommodate a broad range of uses that serve the needs of adjacent residents, promote
neighborhood and community activity, are compatible with adjacent neighborhoods, and
are developed to be desirable places to live, work and visit, during the day and night. The
project, as conditioned, will also create consistency between the current and proposed
land uses and zoning in the area.
The project will provide an appropriate development that is in harmony with the General
Plan by supporting many of the land use goals, objectives and policies identified in the
Hollywood Community Plan. The project will: reduce vehicular trips by developing new
housing in proximity to regional and community commercial centers; encourage higher
density residential uses near major public transportation centers; preserve and strengthen
viable commercial development; and promote distinctive commercial districts and
pedestrian-oriented areas.
d.

The project will prevent or mitigate potential adverse environmental effects of the
zone change.
With implementation of the proposed mitigation measures, the EIR did not identify any
areas where impacts would result in significant and unavoidable impacts. The project has
been conditioned herein to comply with all project design features, mitigation measures
and the mitigation monitoring program of environmental impact report, Case No. ENV2015-4612-EIR (SCH No. 2016021044).

2. Density Bonus/Affordable Housing Incentives Compliance Findings
Pursuant to Section 12.22-A,25 of the LAMC and Government Code Section 65915(d), the
City Planning Commission shall approve a density bonus and requested incentive(s) unless
the Director finds that:
a. The incentives/waivers do not result in identifiable and actual cost reductions to
provide for affordable housing costs as defined in California Health and Safety
Code Section 50052.5 or Section 50053 for rents for the affordable units.
The record does not contain substantial evidence that would allow the Commission to
make a finding that the requested incentives do not result in identifiable and actual cost
reductions to provide for affordable housing costs per State Law. The California Health &
Safety Code Sections 50052.5 and 50053 define formulas for calculating affordable
housing costs for very low, low, and moderate income households. Section 50052.5
addresses owner-occupied housing and Section 50053 addresses rental households.
Affordable housing costs are a calculation of residential rent or ownership pricing not to
exceed 25 percent gross income based on area median income thresholds dependent on
affordability levels.
The list of on-menu incentives in 12.22-A.25 were pre-evaluated at the time the Density
Bonus Ordinance was adopted to include types of relief that minimize restrictions on the
size of the project. As such, the Commission will always arrive at the conclusion that the
density bonus on-menu incentives and do result in identifiable and actual cost reductions,
and are required to provide for, affordable housing costs because the incentives by their
nature increase the scale of the project.
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The requested waiver of development standards, which are requests for reduced set back
and to allow floor area to be calculated prior to street dedications are not expressed in the
Menu of Incentives Per LAMC Section 12.22-A,25(f) and, as such, are subject to the OffMenu process in LAMC Section 12.22-A,25(g)(3).
The requested incentives and waivers would result in building design or construction
efficiencies that provide for affordable housing costs. The requested incentives and
waivers allow the developer to expand the building envelope so the additional affordable
units can be constructed and the overall space dedicated to residential uses is increased.
The incentives and waivers support the applicant’s decision to set aside 15 dwelling units
for Very-Low Income Households for 55 years.
Requested Incentives/Waivers
Based on the set aside of eight (8) percent of units for Very-Low Income Household units,
the applicant is entitled to one incentive under both the Government Code and LAMC.
However, pursuant to Government Code Section 65915(e), the Commission is also
required to grant a "waiver or reduction of development standards that will have the effect
of physically precluding the construction of the density bonus project.” Without the below
waivers, the existing development standards would preclude development of the proposed
density bonus units, incentives and project amenities.
On-Menu Density Calculation Incentive. The project site lot area consists of 72,772 square
feet prior to street dedications, which would permit 181 units (72,772 SF / 400 SF). The
project includes a 27.5 percent density bonus that permits the 231 units in lieu of 181 units
and a density bonus on-menu incentive to calculate floor area based on the lot area prior
to street dedications. Allowing the dedicated area to be included in the density calculation
increases the number of market rate units allowed on the site and thus contributes to the
project’s ability to sustain affordable rents.
Off-Menu Side Yard Reduction Waiver. The project proposes to provide a zero-foot size
yard along Santa Monica Boulevard (the southern property line) in lieu of the 10 feet
otherwise required in zone C2. The reduction of ten feet would physically enable the
complete build out of base units and bonus units, and will allow the project the space to
provide a mix of studio; one-bedroom; one-bedroom plus den and two-bedroom
configurations. The additional space physically enables project amenities such as the
construction of ground floor townhomes that will have access to individual private outdoor
patios, and second floor units with private balconies.
Off-Menu Floor Area Calculation Waiver. The proposed project requests a zone change
resulting in an increase from the maximum permitted Floor Area Ratio (FAR) of 0.5:1 to
3:1. Allowing FAR to be calculated using the total lot area prior to dedication provides
additional FAR that accommodates the construction of the 231 multi-family units, the
range of one bed, two bed and studio unit configurations, the 15 units that will be set aside
for Very Low Income Households and the neighborhood serving commercial uses. Absent
a waiver resulting in increased FAR there would be a reduction in the project’s ability to
provide the range of unit configurations or a reduction in the marketable commercial area
that will be providing a commercial resource for on-site residents and others in the
neighborhood. The Project would have a total of 218,316 square feet of floor area, with a
maximum FAR of 3:1, and a new D Limitation that restricts the Property’s maximum FAR
to 3:1 in lieu of a 6:1 FAR otherwise permitted in Height District two (2).
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b. The incentive will have a specific adverse impact upon public health and safety or
the physical environment, or on any real property that is listed in the California
Register of Historical Resources and for which there are no feasible method to
satisfactorily mitigate or avoid the specific adverse Impact without rendering the
development unaffordable to Very Low, Low and Moderate Income households.
Inconsistency with the zoning ordinance or the general plan land use designation
shall not constitute a specific, adverse impact upon the public health or safety.
There is no substantial evidence that the proposed incentive will have a specific adverse
impact. A "specific adverse impact” is defined as, "a significant, quantifiable, direct and
unavoidable impact, based on objective, identified written public health or safety
standards, policies, or conditions as they existed on the date the application was deemed
complete” (LAMC Section 12.22-A.25(b)). As required by Section 12.22 A.25 (e)(2), the
project meets the eligibility criterion that is required for projects requesting on-menu
incentives in that the project : i) provides facade articulation; ii) provides street orientation;
iii) also does not involve a contributing structure in a designated Historic Preservation
Overlay Zone or a property on the City of Los Angeles list of Historical-Cultural
Monuments; and iv) is not located on a substandard street in a Hillside Area of Very High
fire Hazard Severity Zone. The comments on record do not identify any written objective
health or safety standards that are exceeded or violated. Nor does the record provide
any
evidence
that
significant,
quantifiable,
direct
and
unavoidable
impacts will occur. Finally, pursuant to the CEQA clearance prepared for the project,
substantial evidence supports that the project will not result in a significant impact to health
or safety caused by physical impacts on the environment from the project. Therefore,
there is no substantial evidence that the proposed project will have a
specific adverse impact on public health and safety.
3. Conditional Use Findings
BASIS FOR CONDITIONAL USE PERMITS
A particular type of development is subject to the conditional use process because it has been
determined that such use of property should not be permitted by right in a particular zone. All uses
requiring a conditional use permit from the Zoning Administrator are located within Section 12.24W of the Los Angeles Municipal Code. In order for the sale of a full line of alcoholic beverages for
on-and off-site consumption to be authorized, certain designated findings have to be made. In
these cases, there are additional findings in lieu of the standard findings for most other conditional
use categories.
FINDINGS
Following (highlighted) is a delineation of the findings and the application of the relevant facts to
same:
a.

The project will enhance the built environment in the surrounding neighborhood or
will perform a function or provide a service that is essential or beneficial to the
community, city or region.
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The applicant requested the approval of a Master Conditional Use to permit the on-site
sale of a full line of alcoholic beverages within up to three establishments. At this time, the
applicant has not identified any tenants. However, of the 15,000 square feet of commercial
space, 5,000 square feet will include uses that will sell alcoholic beverages for on-site
consumption. Each individual establishment is required to file an application with the
Department of City Planning for and obtain an Approval of Plans, as conditioned by this
grant.
The mixed-use project will include up to a 5,000 square-foot high-turnover restaurant and
up to 10,000 square feet of general retail which will encourage residents and employees
to remain on-site to meet their retail and dinning needs. In addition, the project is located
in an urban area where nearby residents and employees that are within walking distance
will be able to take advantage of the neighborhood services included in the project.
The availability of alcoholic beverages in conjunction with the project’s alcohol serving
establishments is a customary and incidental component of this use. For example,
restaurant patrons expect the ability to order alcoholic beverages in conjunction with food
service. In addition, the ability to offer alcoholic beverages to patrons is essential in
attracting top quality dining establishments to the project. The restaurant uses will serve
as an attraction for visitors and neighbors in the area and will reduce the need for local
residents to travel to other areas for dining experiences.
The Master Conditional Use permit provides an umbrella entitlement with conditions that
apply to all establishments within the project. Specific physical and operational conditions
will be included as part of the Approval of Plans determination required for each
establishment pursuant to the Master Conditional Use permit provisions. The proposed
alcohol serving establishment, in conjunction with the imposition of operational conditions
as part of the Approval of Plans, will provide a service that is essential or beneficial to the
community.
b.

The project’s location, size, height, operations and other significant features will be
compatible with and will not adversely affect or further degrade adjacent properties,
the surrounding neighborhood, or the public health, welfare and safety.
The proposed project is a mixed-use development including 231 residential dwelling units
and 15,000 square feet of commercial uses, on a 1.57-acre site (72,772 square feet). The
proposed restaurant use would comprise 5,000 square feet of the 15,000 total square feet
of commercial uses. The commercial/restaurant spaces will be accessible from Santa
Monica Boulevard, Mansfield Avenue, and from Orange Drive.
The restaurant uses will serve a full line of alcoholic beverages incidental to food service,
providing a place for residents and visitors to eat, drink, socialize and shop. The sale of
alcoholic beverages is a normal part of restaurant operations and is an expected amenity.
The land uses within the general vicinity of the project site are characterized by a mix of
low- to high-intensity manufacturing, commercial, and residential uses. To the north in the
R3-1XL and RD1.5-1XL zones, properties are developed with multi-family residential
buildings. To the south in the MR1-1 Zone, properties are developed with manufacturing
and warehouse buildings. To the west in the C2-1D and R3-1XL zones, properties are
developed with retail, studio, and multi-family residential buildings. To the east in the C21D, R3-1XL and M1-1VL-SN zones, properties are developed with studio, storage, office,
restaurant, and multi-family residential buildings. Similar nearby restaurant uses offer this
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service (e.g., Shakey’s Pizza located at 7001 Santa Monica Boulevard, Soregashi located
at 6775 Santa Monica Boulevard, NextDoor Lounge located at 1154 North Highland
Avenue, La Carmencita Oracular Kitchen located at 1156 North Highland Avenue, and
several commercial uses in the West Hollywood Gateway Center including Crazy Rock’N
Sushi Sake and Wine Bar and Bevmo) and such uses would expand the choices available
for residents and employees of, and visitors to, the area. Moreover, the alcohol sales will
be incidental to the food service provided by the project, and will not be detrimental to the
surrounding area.
Alcoholic beverages for on-site consumption would be dispensed in a carefully controlled
environment, as would the sale of alcoholic beverages for off-site consumption with
relation to the proposed grocery store. In addition, each individual establishment will need
to file for a Plan Approval with the Los Angeles Department of City Planning. Security
plans, floor plans, seating limitations and other specific conditions will be evaluated
through the Plan Approval process to ensure that the character of development in the
surrounding neighborhoods is not adversely impacted.
Approval of the Master Conditional Use Permit will result in a positive addition to the
community by adding sit-down restaurants and on-site retail in an established commercial
corridor, which already includes many compatible uses and establishments, and provides
accessibility to such desirable services for the surrounding single- and multi-family
neighborhoods, residents of the proposed mixed-use project, and to employees working
within the project’s 15,000 square feet of commercial space. Thus, the project’s location,
size, height and operations and other significant features will be compatible with and will
not adversely affect or further degrade adjacent properties, the surrounding neighborhood,
or the public health, welfare and safety.
c.

The project substantially conforms with the purpose, intent and provisions of the
General Plan, the applicable community plan, and any specific plan.
The Land Use Element of the City’s General Plan divides the City into 35 Community
Plans. The project is located within the Hollywood Community Plan area. With approval of
the initiated General Plan Amendment and Vesting Zone Change, the project site will be
designated for General Commercial land uses, corresponding to the C1, C2, P, and RAS3,
RAS4 zones. This commercial zoning designation allows for a range of residential and
commercial uses, which permits the sale of alcoholic beverages with the approval of a
Conditional Use Permit. The project is not located within a specific plan area.
While the Hollywood Community Plan does not contain specific provisions related to
alcohol sales, the proposed on- and off-site alcohol sales would be consistent with the
Hollywood Community Plan Objective 1, "To further the development of Hollywood as a
major center of population, employment, retail services, and entertainment.” The proposed
project is a mixed-use development that provides restaurant and retail services as well as
housing, and would be located along an established commercial corridor that currently
offers similar and compatible services. The approval of the requested Master Conditional
Use Permit would thus further Hollywood’s role as a major population, employment and
entertainment center. The proposed alcohol uses are incidental to a restaurant use in
which such uses are a common and expected amenity by patrons. Therefore, the project
substantially conforms with the purposes, intent and provisions of the General Plan and
the Hollywood Community Plan.
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The proposed use will not adversely affect the welfare of the pertinent community.
The project site is located within an areas which is designated for and developed with
commercial uses. The proposed project will redevelop an underutilized site that is located
along a commercial corridor containing similar uses. The proposed restaurant will offer a
full line of alcoholic beverages for on-site consumption. The proposed use will enhance
the welfare of the surrounding community by providing additional restaurant, dining and
entertainment amenities, as well as job opportunities for area residents, by providing
additional customers for local businesses, and by improving area aesthetics and security
by adding ground floor commercial uses along a major commercial corridors and creating
additional security and pedestrian presence on the street.
As a part of the Approval of Plans process, each individual venue will have additional
conditions imposed and tailored towards the specific use. Such imposition of conditions
will make the use a more compatible and accountable neighbor to the surrounding uses.
Conditions are intended to integrate the use into the community as well as protect
community members from potential adverse impacts associated with alcohol sales.
Additional conditions have been recommended for consideration by the California
Department of Alcoholic Beverage Control that regulate the sale of alcoholic beverages to
prevent adverse impacts to the neighborhood. Other conditions imposed will maintain the
order and ensure cleanliness of the project and its surroundings. Therefore, the granting
of the request will not adversely impact the welfare of the pertinent community.

b.

The granting of the application will not result in an undue concentration of premises
for the sale or dispensing for consideration of alcoholic beverages, including beer
and wine, in the area of the City involved, giving consideration to applicable State
laws and to the California Department of Alcoholic Beverage Control’s guidelines
for undue concentration; and also giving consideration to the number and proximity
of these establishments within a one thousand foot radius of the site, the crime rate
in the area (especially those crimes involving public drunkenness, the illegal sale
or use of narcotics, drugs or alcohol, disturbing the peace and disorderly conduct),
and whether revocation or nuisance proceedings have been initiated for any use in
the area.
According to the California State Department of Alcoholic Beverages Control licensing
2017 calculations, three (3) on-site and two (2) off-site license are allocated to the subject
Census Tract No. 1919.01 which had a population of 3,355 as of 2010. There are currently
seven (7) active on-site licenses, and four (4) active off-site license within the subject
Census Tract. None of these existing licenses have a record of code violations or
disciplinary action. Over-concentration can be undue when the addition of a license will
negatively impact a neighborhood. Over-concentration is not undue when the approval of
a license does not negatively impact an area, but rather such license benefits the public
welfare and convenience. Although the census tract is numerically over-concentrated, the
project will not adversely affect community welfare. The project is located in a
commercially-zoned site that permits restaurant and retail uses. The sale and dispensing
of alcohol is a common and expected amenity incidental to such uses. Further, the
proposed mixed-use development is located within a commercially active area with other
similar retail, and restaurant uses in the project site vicinity (e.g., along Santa Monica

CPC-2015-4611-GPA-VZC-HD-DB-MCUP-WDI-SPR

F-23

Boulevard and Highland Avenue). The project proposes to add additional desirable uses
in this commercial thoroughfare in close proximity to existing compatible uses and the
West Hollywood Gateway Center in the City of West Hollywood.
Statistics from the Los Angeles Police Department’s Vice Unit reveal that in Crime
Reporting District No. 665, which has jurisdiction over the subject property, a total of 72
crimes were reported in the year 2017, compared to the citywide average of 176 crimes
and the high crime reporting district average of 211 crimes (120% of the citywide average)
for the same period. Crimes reported by the LAPD include Liquor Laws zero (0),
Drunkenness one (1), and Driving Under Influence zero (0). Further the specific details of
each establishment will be reviewed pursuant to a Plan Approval and to ensure the project
will not create detrimental impacts in the surrounding area, each establishment will be
subject to the specific alcohol and conditions imposed on this project as conditions of
approval. This will allow for a comprehensive review of each request with input from each
prospective tenant, the LAPD and the LAFD. Security plans, floor plans, seating limitations
and other recommended conditions, as well as the mode and character of operation, will
be addressed through site-specific conditions. This extra protection will ensure that no
adverse impacts could result due to alcohol sales and consumption.
Thus, the granting of the application will not result in an undue concentration of premises
for the sale and dispensing of alcoholic beverages, in the area of the City involved.
c.

The proposed use will not detrimentally affect nearby residentially zoned
communities in the area of the City involved, after giving consideration to the
distance of the proposed use from residential buildings, churches, schools,
hospitals, public playgrounds and other similar uses, and other establishments
dispensing, for sale or other consideration, alcoholic beverages, including beer and
wine.
The project site is located in Hollywood, a center of residential, commercial, and
entertainment uses for the City, and the metropolitan area as a whole. The area is intended
to serve as the focal point for regional commerce, identity, and activity. Given the diversity
of uses permitted and encouraged, a variety of land uses which include residential as well
as institutional and other uses which serve alcoholic beverages are to be expected. The
following sensitive uses are located within a 1,000-foot radius of the site:
•
•

Multi-Family Residential Uses
Single-Family Residential Uses

Consideration has been given to the distance of the subject establishment from the abovereferenced sensitive uses. The surrounding neighborhood has been and continues to be
a commercial neighborhood with a mixture of office, commercial, restaurant, and
residential uses. The grant has been well conditioned, which should protect the health,
safety and welfare of the surrounding neighbors. The project will not detrimentally affect
the sensitive uses, neighboring residential, and commercial properties or other sensitive
uses in the area because the sale of alcoholic beverages in the establishment will be in a
controlled environment where the property owner retains responsibility for strict oversight
due to the Master Conditional Use Permit. Therefore as conditioned, the project will not
detrimentally affect residentially zoned properties or any other sensitive uses in the area.
4.

Waiver of Dedication and Improvement Findings:
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Pursuant to LAMC Section 12.37-I, I have reviewed the requested modified right-of-way
requirements for the subject development and hereby deny of such modifications, based on
following finding and supported by substantial evidence in the record that:
a. The dedication or improvement does bear a reasonable relationship to any project
impact.
The project site is a 72,772 square-foot site bounded by Santa Monica Boulevard to the
south, Orange Drive to the west and Mansfield Avenue to the east. The site is developed
with an existing 54,661 square-foot office and automobile storage buildings with
associated surface parking with vehicular access from both Orange Drive and Mansfield
Avenue.
The Bureau of Engineering (BOE) is requiring that a 12-foot wide strip of land be dedicated
along Santa Monica Boulevard adjoining the subdivision to complete a 52-foot wide half
right-of-way dedication in accordance with Modified Avenue I Standards of Mobility Plan
2035. Additionally, BOE is requiring that a 20-foot radius property line returns or 15-foot
by 15-foot cut corners be dedicated at street intersections with Orange Drive, and with
Mansfield Avenue, adjoining the tract.
The applicant is agreeable to providing the 12-foot dedication to complete the required 52foot right-of-way along Santa Monica Boulevard but seeks a waiver from the construction
of physical street improvements (roadway widening). If the waiver is granted, the 52 foot
right-of-way would be comprised of a 28-foot roadway and 24-foot sidewalk until such time
in the future if the City decides to widen Santa Monica Boulevard. The applicant has stated
that that the improvement of Santa Monica Boulevard to create an additional nine feet of
roadway (28 feet to 37 feet wide) is physically impractical because such improvement
would not create additional roadway capacity due to the existing right-of-way constraints.
The project site is located with frontage along Santa Monica Boulevard which is
designated as a Modified Avenue 1. The project site is located in a portion of Santa Monica
Boulevard that is transitioning from office and light industrial uses to commercial/mixeduse development. The existing dimensions fronting the project site, along Santa Monica
Boulevard, include an 80-foot right-of-way (40 foot % right-of-way) improved with a 28-foot
roadway with 12-foot sidewalk.
As stated in the Mobility Plan 2035, "In a majority of instances, today’s arterial streets have
not yet been expanded to reflect the full dimension envisioned by the current designation,
as physical changes to the roadway are not made until adjacent parcels are redeveloped.”
Thus, by waiving the 12-foot dedication requirements along Santa Monica Boulevard, the
project would be inconsistent with the roadway width of the Modified Avenue 1.
The dedication requirement along Santa Monica Boulevard will create a nine (9) foot bump
out between Orange Drive and Mansfield Avenue which will serve as a precedent for future
redevelopment projects that front Santa Monica Boulevard. The Department of City
Planning took into account all information obtained at the Hearing Officer Hearing, the
recommendations of the different Advisory Agency committees and from the Council
District, as well as information submitted by the applicant and determined that BOE’s
dedication and improvement conditions as stated in this determination are consistent with
the Mobility Plan 2035.
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Therefore, as conditioned herein, the applicant will comply with the dedication and
improvement requirements identified by BOE
5.
a.

Site Plan Review Findings
The project is in substantial conformance with the purposes, intent and provisions
of the General Plan, applicable community plan, and does not conflict with any
applicable regulations, standards, and any applicable specific plan.
The project includes the construction of a mixed-use development consisting of a 27.5%
Density Bonus to permit 231 multi-family residential units, including 15 units for Very Low
Income Households eight (8) percent of permitted base density. The project also includes
15,000 square feet of neighborhood-serving ground-floor commercial uses (including up
to a 5,000 square-foot high-turnover restaurant and up to 10,000 square feet of general
retail), and 390 vehicle parking spaces within two subterranean, one at grade and one
above grade level of parking.
The project will vary in height from 23 feet to 80 feet, 4 inches, and will have a total build
out of approximately 218,316 square feet. The project site is located within the Hollywood
Community Plan area.
The mixed-use project is consistent with several objectives of the Hollywood Community
Plan. The plan text includes the following relevant residential and commercial land use
objectives:

Objective 1:

To coordinate the development of Hollywood with that of other parts
of the City of Los Angeles and the metropolitan area. To further the
development of Hollywood as a major center of population,
employment, retail services, and entertainment; and to perpetuate
its image as the international center of the motion picture industry."

Objective 2:

To designate lands at appropriate locations for various private uses
and public facilities in the quantities and at densities required to
accommodate population and activities projected to the year 2010.

Objective 3:

To make provision for the housing required to satisfy the varying
needs and desires of all economic segments of the Community,
maximizing the opportunity for individual choice. To encourage the
preservation and enhancement of the varied and distinctive
residential character of the Community, and to protect lower density
housing form the scattered intrusion of apartments.

Objective 4:

To promote economic well-being and public convenience through
allocating and distributing commercial lands for retail, service, and
office facilities in quantities and patterns based on accepted
planning principles and standards.

The mixed-use project replaces the existing office and automobile storage buildings
(totaling 54,661 square feet) with a mixed-use building that will be in close proximity to

CPC-2015-4611-GPA-VZC-HD-DB-MCUP-WDI-SPR

F-26

several public transit options. The project provides additional rental housing and jobs to
the Hollywood Community Plan area, including up to a 5,000 square-foot high-turnover
restaurant and up to 10,000 square feet of general retail and a publically accessible
landscaped sidewalk that support this area of Central Los Angeles as a vibrant commercial
center for population growth, employment and retail services adjacent to transit.
With adoption of the General Plan Amendment to change the land use designation of the
project site to General Commercial with a "D” Development Limitation to restrict the floor
area ratio to 3:1, the project will be consistent with the applicable objectives and policies
set forth in the Hollywood Community Plan. Based on the above analysis, the project is in
substantial conformance with the purposes, intent and provisions of the General Plan.
Development of the proposed mixed-use building will exceed the existing density of
surrounding properties but it would be generally compatible with the character of the highly
urbanized and built-out nature of the project vicinity. The project will follow the existing
land use pattern in the vicinity, which includes higher intensity uses on commercial parcels
along Santa Monica Boulevard with lower density residential areas to the north and south.
The proposed project is consistent with the following objectives of the Hollywood
Community Plan:
Objective 1: To further the development of Hollywood as a major center of population,
employment, retail services, and entertainment.
The proposed project helps to achieve Objective 1 by providing 231 residential dwelling
units and 15,000 square feet of ground-floor neighborhood-serving commercial uses,
including up to a 5,000 square-foot-high-turnover restaurant and up to 10,000 square feet
of general retail, which would create employment opportunities. As a mixed-use
development with housing and a substantial retail component, the project would help
achieve Objective 1 and would further development of Hollywood, and in particular the
portion of Santa Monica Boulevard that is transitioning from office and light industrial uses
to commercial/mixed-use development, as a major center of population, employment,
retail services, and entertainment.
Objective 3: To make provision for the housing required to satisfy the varying needs
and desires of all economic segments of the Community, maximizing the opportunity
for individual choice.
With its inclusion of 15 Very Low Income dwelling units, the proposed project helps
achieve Objective 3 by creating new housing for a range of economic segments. In
addition, the project allows for individual choice in housing by providing a range of unit
types such as studio; one-bedroom; one-bedroom plus den and two-bedroom
configurations. The provision of affordable housing and the range of unit types is made
possible by the requested density bonus. By providing a range of housing opportunities,
the project accommodates an adequate supply of housing units by type and cost, and is
accessible to the City’s diverse housing sizes.
Therefore, the mixed-use project is consistent with the objectives of the Hollywood
Community Plan.
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Finally, the proposed project helps achieve several objective and policies of the 2013
2021 Housing Element of the General Plan, the City’s blueprint for meeting the housing
and growth needs. The objectives and policies relevant to this project include:
Objective 1.1: Produce an adequate supply of rental and ownership housing in order
to meet current and projected needs.
Policy 1.1.2: Expand affordable rental housing for all income groups that need
assistance.
Policy 1.1.3: Facilitate new construction and preservation of a range of different
housing types that address the particular needs of the city’s households.
Objective 2.2: Promote sustainable neighborhoods that have mixed-income housing,
jobs, amenities, services and transit.
Objective 2.4: Promote livable neighborhoods with a mix of housing types, quality
design and a scale and character that respects unique residential neighborhoods in
the City.
The proposed project contributes to the advancement of the Objectives, Purposes and
Policies set forth in the General Plan, including the Hollywood Community Plan and the
Housing Element by accommodating the growing demand for mixed-use housing near
established activity centers and near transit, as well as providing diverse housing options
for a range of income levels. Therefore, the project is in substantial conformance with the
purposes, intent and provisions of the General Plan, the Hollywood Community Plan and
does not conflict with any applicable regulations or standards.

Objective 2.3: Promote sustainable buildings, which minimize adverse effects on the
environment and minimize the use of non-renewable resources.
The project would incorporate features to support and promote environmental
sustainability, including "green” principles that comply with the City of Los Angeles Green
Building Code. In so doing, the new buildings would achieve LEED Silver status and be
consistent with Objective 2.3.
Overall, the new mixed-use project, located along a commercial corridor in proximity to
existing services and public transit will in substantial conformance with the aforementioned
plans governing the project site.
b.

That the project consists of an arrangement of buildings and structures (including
height, bulk and setbacks), off-street parking facilities, loading areas, lighting,
landscaping, trash collection, and other such pertinent improvements that is or will
be compatible with existing and future development on neighboring properties.
The surrounding area is highly urbanized and land uses within the general vicinity of the
project site are characterized by a mix of low- to high-intensity manufacturing, commercial,
and residential uses. To the north in the R3-1XL and RD1.5-1XL zones, properties are
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developed with multi-family residential buildings. To the south in the MR1-1 zone,
properties are developed with manufacturing and warehouse buildings. To the west in the
C2-1D and R3-1XL zones, properties are developed with retail, studio, commercial, and
multi-family residential buildings. To the east in the C2-1D, R3-1XL and M1-1VL-SN
zones, properties are developed with studio, storage, office, restaurant, and multi-family
residential buildings.
Existing buildings include a four story office building to the immediate east across
Mansfield Avenue; single-story manufacturing and warehouse buildings to the south
across Santa Monica Boulevard; a single-story high-turnover Shakey’s restaurant and
associated surface parking lot to the west across Orange Drive; and a single-story duplex
and surface parking lot abutting the property line to the north.
The following project elements are incorporated into the project design in a manner that
is compatible with both existing and future development in the surrounding area:
Building Design. The project is designed in a contemporary architectural style that
includes 231 multi-family units, including 15 units that will be restricted for Very LowIncome Households, up to 15,000 square feet of ground-floor neighborhood-serving
commercial uses, 390 vehicle parking spaces within two subterranean and two above
ground levels of parking.
The project is stepped to create a transition to surrounding uses and to create vertical
articulation. The massing and scale of the building would be reduced through a series of
gradual steps at the northern portion of the project site. To reinforce the residential scale
of the secondary streets, the project will locate four townhomes at the ground floor of the
northerly portion of the site, six one-bedroom ground floor units with access directly from
Orange Drive, and one townhome and one one-bedroom unit with access directly from
Mansfield Avenue. Materials for the building include frosted glass, fine sand finish stucco,
and board-form concrete.
Horizontal articulation is used to differentiate ground floor retail uses from the residential
units. Materials at the ground floor include an aluminum frame storefront system for the
retail uses; painted steel canopies with board-form concrete around the aluminum
storefront system.
Building Orientation/Frontage. The project site is relatively flat and is bounded by Santa
Monica Boulevard to the south, Orange Drive to the west and Mansfield Avenue to the
east. A majority of the pedestrian activity will be oriented on the longest fa?ade of the
project along Santa Monica Boulevard (291 feet 2 inches) with the restaurant and retail
entrances, including outdoor dining, located along Santa Monica Boulevard and
Mansfield Avenue, and directly accessible from the public sidewalk.
The buildings integrate a pedestrian scale at ground level by incorporation of a variety of
materials, canopies and landscaping appropriate to the project site, thereby minimizing
the effects of building mass in relation to street frontage. Architectural features such as
recessed storefront glazing, tenant signage, and pedestrian-scaled lighting also help to
create a pedestrian oriented building frontage. The project includes improvements to all
sidewalks around the perimeter of the project site. Sidewalk widths around the perimeter
of the project are as follows:
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Santa Monica Boulevard, between Mansfield Avenue and Orange Drive variable
width from eight feet (8) to 12 feet
Orange Drive north of Santa Monica Boulevard to the property line variable width
from eight feet (8) to 12 feet
Mansfield Avenue north of Santa Monica Boulevard to the property line variable
width from eight feet (8) to 12 feet
All sidewalks include planting of new street trees and parkways, and installation of new
streetlights, and bicycle racks. Street tree types include Wilson Fruitless Olive trees and
Jacaranda trees within parkways featuring ornamental shrubs and grasses.
Height/Bulk. The mixed-use structure would be variable in height, with a maximum height
of 80 feet 4 inches to the top of the parapet along Santa Monica Boulevard. Along the
rear of the fa?ade, the building would step down twice as the structure approaches the
existing residential uses to the north, first to a height of approximately 54 feet and then
further to approximately 23 feet. In addition, the project also provides three separate tenfoot side yard setbacks to the north and a landscape buffer, consisting of trees and shrubs
that will be planted along the site’s northern property line and will help to screen and
create space between the project site and adjacent residential uses.
Setbacks. The C2 Zone does not require a project to have a front yard setback and as
such, the project will not be setback from the Orange Drive or Mansfield Avenue
frontages. However, the ground floor retail on Santa Monica Boulevard wraps onto
Orange Drive and onto Mansfield Avenue and will contain outdoor dining areas. In
addition, the project includes ground floor apartment units along Orange Drive and along
Mansfield Avenue that have direct access from the street in addition to private landscape
areas. Both the outdoor dining areas and private landscaping provide a buffer between
the building and the sidewalk. The project will provide a 10-foot side yard setback at the
northerly property line that will provide a buffer between the new development and the
existing multi-family dwellings to the north. The project is utilizing a development waiver
to allow a zero-foot setback along Santa Monica in lieu of the 10 feet otherwise required.
Projects that are located along commercial corridors are commonly improved up to the
property line to encourage a pedestrian-friendly environment and to maintain a consistent
street wall for commercial uses. Therefore, while the project is observing a reduced side
yard setback along Santa Monica Boulevard, the project provides an appropriate
transition from the commercially zoned properties to the south to the residentially zoned
properties to the north of the project site.
Off-Street Parking and Driveways. The project includes 390 vehicle parking spaces within
two subterranean, one at grade and one above grade level of parking. Vehicular access
to the subterranean parking structure is from two driveways, accessible from Mansfield
Avenue and Orange Drive.
The driveway location accessible from Mansfield Avenue is situated immediately north of
the retail uses; the driveway location accessible from Orange Drive is located north of the
residential lobby and leasing office. The driveway locations ensure that there is no
interference with the driver and pedestrian visibility and safety. In addition, the project
provides 23 short term and 231 long term bicycle parking spaces located throughout the
project site.
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Building Signage and Lighting. Lighting for the project during construction and operation
will comply with all LAMC regulations. The project is required to comply with PDF B.3-2,
which states that outdoor light sources must be shielded and/or aimed so that no light
sources can be seen from adjacent residential properties, the public right-of-way, nor
from the above.
All lighting will be designed to limit off-site light intrusion and dark-sky light pollution. LowLevel pedestrian lighting in the ground floor landscaped sidewalk and surrounding
sidewalks will be provided. Specialty lighting, such as street tree lighting, strip lighting,
movable planter lighting, and wall insert lighting will be provided. Lighting at commercial
storefronts will be provided with a combination of lighting integrated into the canopy and
wall sconces at the pedestrian level. Accent up-lighting on architectural walls and
landscape lighting will be provided at street trees and back-of-curb parkway planting
along commercial storefronts. Residential balconies on the upper floors will be provided
with exterior low-level lighting and will be directed inward or equipped with baffles to
prevent off-site light pollution. Podium level patios and garden common areas will have
similar lighting strategies as the ground level common areas. Street lighting, in
coordination with LADOT, will comply with all City standards. Signage would include
project identity signage, building and commercial tenant signage, and general groundfloor and wayfinding pedestrian signage. Wayfinding signs would be located at parking
garage entrances and pedestrian entrances. All signage would comply with LAMC
regulations. Custom wall-mounted signage featuring a tenant logo maybe by provided,
but no "box” signage will be allowed.
Open Space and On-Site Landscaping. Pursuant to LAMC requirements, the project is
required to provide 25,850 square feet of open space, however a total of 31,869 square
feet of open space areas will be provided, exceeding the minimum open space
requirements by 6,019 square feet. The ground floor landscape areas, including a
landscaped sidewalk that will be accessible to the public and designed with various trees,
shrubs, and perennials. The ground floor townhomes will have access to individual
private outdoor patios, while the multi-family units located on the second floor and above
will have access to individual private balconies. The 3rd floor will include a 9,111 squarefoot main courtyard and a 10,393 square-foot north courtyard providing residents with
open space dedicated to a variety of uses. The main courtyard will consist of a pool, spa,
barbeque area, and lounge, while the north courtyard will include a dog run, bocce court,
sunning area, game area, barbeque area and a fire pit. Additionally, a 2,150 square-foot
deck area with seating will be located the 6th floor
Pursuant to LAMC requirements, 25 percent (5,416 square feet) of the common open
space, including the landscaped sidewalk will be common open space. At least 64, 24inch box trees will be planted throughout the property, including tree wells in the parkways
along the project site perimeter.
Trash Collection. The trash area is located within an enclosed trash room within the
above grade level of parking, and not visible to the public.
Loading Areas. The loading area for the project is integrated into the building and will be
located in the above grade level of parking. Service vehicles will be permitted to enter
from Orange Drive and Mansfield Avenue.
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The project consists of a mixed-use building, off-street parking facilities, loading areas,
lighting, landscaping, trash collection, and other such pertinent improvements, that are
compatible with existing and future planned development on adjacent and neighboring
properties.
The project adds to the variety of mixed-use buildings in the vicinity of the project site.
The mixed-use residential and commercial development replaces an underutilized site
developed with office and automobile storage buildings (totaling 54,661 square feet). The
project enhances the existing urban mix of uses in the neighborhood by providing muchneeded housing and 15,000 square feet of neighborhood-serving ground-floor
commercial uses to meet the needs of the residential and employee population in the
area.
c.

That any residential project provides recreational and service amenities in order to
improve habitability for the residents and minimize impacts on neighboring
properties.
As previously mentioned, the project includes 31,869 square feet of open space. The
ground floor townhomes will have access to individual private outdoor patios, while the
multi-family units located on the second floor and above will have access to individual
private balconies. The 3rd floor will include a 9,111 square-foot main courtyard and a
10,393 square-foot north courtyard providing residents with open space dedicated to a
variety of uses. The main courtyard will consist of a pool, spa, barbeque area, and lounge,
while the north courtyard will include a dog run, bocce court, sunning area, game area,
barbeque area and a fire pit. Additionally, a 2,150 square-foot deck area with seating will
be located the 6th floor
In addition, the Draft EIR prepared for the project found that with implementation of
regulatory requirements, such as the payment of Quimby Fees, impacts to local parks and
recreation facilities will be less than significant. Therefore, it is determined that the project
provides sufficient recreational and service amenities to serve residents without creating
negative impacts on neighboring properties.
Further, as conditioned, the Project will provide five percent (5%) of the total automobile
parking spaces and all parking spaces in excess of the code requirement, with immediate
installation of electric vehicle (EV) charging stations. The condition requiring EV ready
parking spaces (installed with chargers) will support the adoption of low and zero emission
transportation fuel sources by the Project’s visitors, residents and employees. This
condition provides for the public welfare and public necessity by reducing the level of
pollution of greenhouse gas emissions to the benefit of the neighborhood, and City in
response to General Plan Health and Wellness Element Policies 5.1 (reduce air pollution),
5.7 (reduce greenhouse gas emissions); Air Quality Element policy 4.2.3 (ensuring new
development is compatible with alternative fuel vehicles), 5.1.2 (shift to non-polluting
sources of energy in buildings and operations); and Mobility Element Policy 4.1 (expand
access to transportation choices). The EV condition is also good zoning practice because
it provides a convenient service amenity to the occupants or visitors who use electric
vehicles and utilize electricity on site for other functions. This condition allows the Project
to improve the health, wellness, air and mobility of the patients, visitors, employees and
neighborhood, but within the context of the Project’s proposed density, uses, and features.

6.

California Environmental Quality Act (CEQA) Findings

CPC-2015-4611-GPA-VZC-HD-DB-MCUP-WDI-SPR

I.

F-32

INTRODUCTION
The Environmental Impact Report (EIR), consisting of the Draft EIR and the Final EIR, is
intended to serve as an informational document for public agency decision-makers and
the general public regarding the objectives and components of the project at 6901 Santa
Monica Boulevard, consisting of a mixed-use building, including seven stories of
residential multi-family units (231 total units) and 15,000 square feet of ground-floor
neighborhood-serving commercial uses (including up to a 5,000-square-foot high-turnover
restaurant and up to 10,000 square feet of general retail), and 390 vehicle parking spaces
within two levels of subterranean, one at-grade level, and one above-grade level of parking
(project) on a 1.67-acre site (site or project site).
ENVIRONMENTAL DOCUMENTATION BACKGROUND
The project was reviewed by the Los Angeles Department of City Planning, Environmental
Analysis Section (serving as Lead Agency) in accordance with the requirements of the
CEQA. The City prepared an Initial Study in accordance with Section 15063(a) of the
State CEQA Guidelines. Pursuant to the provisions of Section 15082 of the State CEQA
Guidelines, the City then circulated a Notice of Preparation (NOP) to State, regional and
local agencies, and members of the public for a 30-day period commencing on February
11, 2016. The purpose of the NOP was to formally inform the public that the City was
preparing a Draft EIR for the project, and to solicit input regarding the scope and content
of the environmental information to be included in the Draft EIR.
Written comment letters responding to the NOP were submitted to the City by public
agencies and interested organizations. Comment letters were received from various
public agencies. Also, written comments were provided by interested organizations and/or
individuals via mail, e-mail or submittal at the NOP scoping meeting. The NOP, Initial
Study, and Scoping Comments are included in Appendix A, B, and C respectively, of the
Draft EIR.
The Draft EIR evaluated in detail the potential effects of the project. It also analyzed the
effects of a reasonable range of four alternatives to the project, including a "No Project”
alternative. The Draft EIR for the project (State Clearinghouse No. 2016021044),
incorporated herein by reference in full, was prepared pursuant to CEQA and State,
Agency, and City CeQa Guidelines (Pub. Resources Code § 21000, et seq.; 14 Cal.
Code Regs. §15000, et seq.; City of Los Angeles Environmental Quality Act Guidelines).
The Draft EIR was circulated for a 45 -day public comment period beginning on March 2,
2017, and ending on April 17, 2017. Copies of the written comments received are provided
in the Final EIR. Pursuant to Section 15088 of the CEQA Guidelines, the City, as Lead
Agency, reviewed all comments received during the review period for the Draft EIR and
responded to each comment in Section III of the Final EIR.
The City published a Final EIR for the project on November 2, 2017, which is hereby
incorporated by reference in full. The Final EIR is intended to serve as an informational
document for public agency decision-makers and the general public regarding objectives
and components of the project. The Final EIR addresses the environmental effects
associated with implementation of the project, identifies feasible mitigation measures and
alternatives that may be adopted to reduce or eliminate these impacts, and includes
written responses to all comments received on the Draft EIR during the public review
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period. Responses were sent to all public agencies that made comments on the Draft EIR
at least 10 days prior to certification of the Final EIR pursuant to CEQA Guidelines Section
15088(b). In addition, all individuals that commented on the Draft EIR also received a copy
of the Final EIR. The Final EIR was also made available for review on the City’s website.
Hard copies of the Final EIR were also made available at four libraries and the City
Department of Planning. Notices regarding availability of the Final EIR were sent to those
within a 500-foot radius of the project site, as well as individuals who commented on the
Draft EIR, attended the NOP scoping meeting, provided comments during the NOP
comment period, or requested notice.
A duly noticed public hearing for the project was held by the Deputy Advisory Agency and
the Hearing Officer on behalf of the City Planning Commission on November 15, 2017.
The City Planning Commission will consider the project at a later date.
The documents and other materials that constitute the record of proceedings on which the
City’s CEQA findings are based are located at the Department of City Planning,
Environmental Review Section, 200 North Main Street, Room 750, Los Angeles, California
90012. This information is provided in compliance with CEQA Section 21081.6(a)(2).
FINDINGS REQUIRED TO BE MADE BY LEAD AGENCY UNDER CEQA
Section 21081 of the California Public Resources Code and Section 15091 of the State
CEQA Guidelines (the “Guidelines”) require a public agency, prior to approving a project,
to identify significant impacts and make one or more of three possible findings for each of
the significant impacts.
A.

The first possible finding is that “[c]hanges or alterations have been required in, or
incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR.” (Guidelines Section 15091
(a)(1)); and

B.

The second possible finding is that “[s]uch changes or alterations are within the
responsibility and jurisdiction of another public agency and not the agency making
the finding. Such changes have been adopted by such other agency or can and
should be adopted by such other agency.” (Guidelines Section 15091(a)(2)); and

C.

The third possible finding is that “[s]pecific economic, legal, social, technological,
or other considerations, including provision of employment opportunities for highly
trained workers, make infeasible, the mitigation measures or project alternatives
identified in the final EIR.” (Guidelines, Section 15091(a)(3)).

The findings reported in the following pages incorporate the facts and discussions of the
environmental impacts that are found to be significant in the Final EIR for the project as
fully set forth therein. Section 15091 of the CEQA Guidelines requires findings to address
environmental impacts that an EIR identifies as “significant.” For each of the significant
impacts associated with the project, either before or after mitigation, the following
information is provided:
1.

Description of Significant Effects - A specific description of the environmental
effects identified in the EIR, including a judgment regarding the significance of the
impact;

CPC-2015-4611-GPA-VZC-HD-DB-MCUP-WDI-SPR

IV.

F-34

2.

Project Design Features - Reference to the identified Project Design Features that
are a part of the project (numbering of the features corresponds to the numbering
in the Draft EIR);

3.

Mitigation Measures - Reference to the identified mitigation measures or actions
that are required as part of the project (numbering of the mitigation measures
correspond to the Mitigation Monitoring Program, which is included as Section V
of the Final EIR);

4.

Finding - One or more of the three specific findings in direct response to CEQA
Section 21081 and CEQA Guidelines Section 15091;

5.

Rationale for Finding - A summary of the reasons for the finding(s);

6.

Reference - A notation on the specific section in the Draft EIR which includes the
evidence and discussion of the identified impact.

DESCRIPTION OF THE PROJECT
The project applicant proposes to demolish the existing office and automobile storage
buildings used for a towing business on the site and construct a seven-story mixed-use
building containing up to 231 multi-family dwelling units and 15,000 square feet of groundfloor, neighborhood-serving commercial uses. At least 15 of the residential units, or eight
percent of base density under the R4 zoning designation (which corresponds with the C2
Zone), would be set aside as affordable housing for Very Low-Income residents. The
project will locate much-needed market-rate and affordable rental housing in close
proximity to transit and jobs; to provide a clear delineation between walkable, higher
intensity development along the northern portion of Santa Monica Boulevard and
industrially-zoned land south of the Property; to provide a transitional “gateway” from
lower-density residential properties approaching Lexington Avenue; and to enhance the
streetscape and pedestrian activity on Santa Monica Boulevard by replacing underutilized
automobile storage buildings with an attractive and pedestrian-oriented mixed-use project.
The project would include 390 vehicle parking spaces within two subterranean and two
above grade levels of parking and 270 bicycle parking spaces. Upon completion, the floor
area ratio (FAR) would be 3:1.
The project is a variable height, mixed-use development with a maximum height of 80 feet
4 inches to the top of the parapet and 74 feet 10 inches to the top the roof. Building height
is stepped down twice near the existing residential uses to the north. Height is first reduced
to approximately 54 feet, then further reduced to approximately 23 feet closest to the
existing residential uses. Project construction is expected to take approximately 18
months. It is expected that approximately 78,000 cubic yards of excavated soil would be
exported from the site.
The project would incorporate features to support and promote environmental
sustainability, including “green” principles that comply with the City of Los Angeles Green
Building Code. In so doing, the new buildings would achieve LEED Silver status.
An additional General Plan Amendment is requested for an Add Area so that additional
parcels would be changed from the Highway Oriented Commercial land use designation
to the General Commercial land use designation consistent with the City’s more recent
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plans and policies that encourage multi-modal land uses. This land use designation
change would not permit an increase in the density or intensity of uses on the Add Area
properties.
V.

ENVIRONMENTAL IMPACTS FOUND NOT TO BE SIGNIFICANT OR LESS THAN
SIGNIFICANT BY THE INITIAL STUDY
The City Planning Department prepared an Initial Study dated February 11, 2016. The
Initial Study is located in Appendix A of the Draft EIR. The Initial Study found the following
environmental impacts not to be significant or less than significant:

I.

Aesthetics
a.
b.

Scenic Vista
Scenic Resources

Agricultural and Forest Resources
a.
b.
c.
d.
e.

Farmland
Existing Zoning for Agricultural Use
Forest Land or Timberland Zoning
Loss or Conversion of Forest Land
Other Changes in the Existing Environment

Air Quality
e.
IV.

Biological Resources
b.
c.
d.
e.
f.

V.

Historical Resources

Geological Resources
a(iv).
e.

VIII.

Riparian Habitat and Wetlands
Wetlands
Movement of any Resident or Migratory Species
Local Preservation Policies
Habitat Conservation Plans

Cultural Resources
a.

VI.

Objectionable Odors

Landslides
Septic Tanks

Hazards and Hazardous Materials
c.

Hazardous Emissions or Materials Near a School
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e.
f.
h.
IX.

J.

Air Traffic Patterns

Utilities
c.
g.

VI.

Construction or Expansion of Recreational Facilities

Transportation/Traffic
c.

XVII.

Displacement of Existing Housing
Displacement of Existing Residents

Recreation
b.

XVI.

Airport Land Use Plans
Private Airstrips

Population and Housing
b.
c.

XV.

Loss of Known Mineral Resources
Loss of Mineral Resources Recovery site

Noise
e.
f.

XIII.

Divide an Established Community
Habitat or Natural Community Conservation Plans

Mineral Resources
a.
b.

XII.

Water Quality Standards or Discharge Requirements
Groundwater Supplies
Erosion or Siltation
Surface Runoff
Stormwater Drainage
Degrade Water Quality
Mapped 100-Year Flood Hazard Areas
100-Year Flood Hazard
Flooding
Seiche, Tsunami or Mudflow

Land Use and Planning
a.
c.

XI.

Airport Land Use Plans
Private Airstrips
Wildland Fires

Hydrology and Water Quality
a.
b.
c.
d.
e.
f.
g.
h.

X.
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Stormwater Drainage Facilities
Compliance with Solid Waste Federal, State, and Local Statues

ENVIRONMENTAL IMPACTS FOUND NOT TO BE SIGNIFICANT PRIOR TO
MITIGATION
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The following impact areas were determined to be less than significant, and based on that
analysis and other evidence in the administrative record relating to the project, the City
finds and determines that the following environmental impact categories will not result in
any significant impacts and that no mitigation measures are needed:
1.

Aesthetics
Enacted in 2013, SB 743 adds Public Resources Code Section 21099, which
provides that "aesthetic and parking impacts of a residential, mixed-use residential,
or employment center project on an infill site within a transit priority area shall not
be considered significant impacts on the environment.” As set forth in the Draft
EIR, the project is a mixed-use project on an infill site within a transit priority area.
Therefore, the project’s aesthetic impacts, pursuant to SB 743 shall not be
considered to be significant impacts. CEQA Appendix G, which includes a
comprehensive list of environmental topics under CEQA, does not expressly list
shade and shadow impacts. The Los Angeles CEQA Thresholds Guide, however,
considers shade and shadow impacts to be a type of aesthetic visual character
impact. The City has issued Zoning Information File (ZI) No. 2451 and 2452,
confirming that SB 743 applies to a project’s aesthetic impacts, including shade
and shadow impacts. As such, the aesthetic impact analyses contained in the Draft
EIR (visual resources and views, light and glare, and shade/shadow) and below
are included for informational purposes only.
(A) Visual Character and Compatibility
(i)

Construction Impacts
Construction activities at the project site would be mostly visible from the
surrounding uses, and are estimated to occur over a period of
approximately 18 months. Construction of the project would involve three
basic activities: 1) demolition, 2) excavation and grading, and 3) building
construction. Construction activity would vary on a weekly basis, depending
largely on the number of workers and construction trucks needed for the
activities during each time period. In accordance with Project Design
Feature B.3-1, temporary fencing would be installed around the project site
during construction, to screen as much of the construction activity from
view at the street level, and to keep unpermitted persons from entering the
construction area, and partially shield views of construction activities and
equipment. The project applicant shall ensure through appropriate postings
and daily visual inspections that no unauthorized materials (i.e., graffiti
removal) are posted on any temporary construction barriers or temporary
pedestrian walkways that are accessible/visible to the public, and that such
temporary barriers and walkways are maintained in a visually attractive
manner throughout the construction period. Though construction activities
under the project would be visible from adjacent public and private vantage
points, changes to the appearance of the project site would be temporary
in nature. As per Zoning Information File (ZI) No. 2451 and SB 743,
aesthetic impacts "shall not be considered significant impacts on the
environment.” Therefore, no significant aesthetic impacts would occur
during construction.
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Operational Impacts
The project would alter the visual character of the project site by replacing
an existing 54,661 square feet of automobile service, storage, and leasing
businesses, including three main buildings and associated paved parking
areas and landscaping with the project.
The surrounding neighborhood has a contextual identity reminiscent of light
manufacturing with a strong entertainment industry legacy. The Industrial
Loft style concept for the project has been developed to provide a specific
connection to the architectural identity and history of the community. The
buildings utilize a simple compositional massing along Santa Monica
Boulevard, which provides visual variation consistent with the street edge
along this corridor. The use of exterior materials has also been carefully
selected to reinforce the Industrial Loft concept, including the use of boardform concrete, industrial smooth plaster, rustic metal cladding, and frosted
glass railings on the upper levels, and finished with an industrial color
palette that are all components of the light manufacturing style.
The relationship between the project and the pedestrian streetscape has
been reinforced with corner glass pavilions, which provide a transparent
interior-exterior relationship, and a landscaped sidewalk, which in addition
to retail shops, would activate the street frontage along Santa Monica
Boulevard. The main resident lobby has been situated along the active
edge of the project site at Santa Monica Boulevard. In addition, the
architecture and flow of the project has also been designed to integrate the
building into the adjacent residential neighborhood. The massing and scale
of the building is reduced through a series of gradual steps as the building
proceeds to the north. Ground floor residences have also been integrated
into the project along both Orange Drive and Mansfield Avenue to create a
townhome row, which reinforces the residential scale of these secondary
streets.
The maximum height of the project would be 80 feet 4 inches on the
southern portion of the site, generally along the Santa Monica Boulevard
frontage. The building would step down twice as it approaches the existing
residential uses to the north, first to a height of approximately 54 feet and
then further to a height of approximately 23 feet to the top of parapet. While
the project would increase building heights on the project site by
approximately 60 feet when compared to the tallest existing building on the
project site, it would not be out of proportion with respect to some of the
other structures in the general vicinity, including the approximately 60-foottall office building located adjacent to the site on the east and the
approximately 50 foot-tall multi-family residential complex is currently
located to the west of the project site on Orange Drive. Given the presence
of these structures on each side of the project site, development of the
project would not introduce a building of unusual height and mass to the
location.
The massing of the project would feature varying fa?ade relief, articulation,
and windows as compared to the solid concrete exterior of the existing
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structures on the project site. In addition, the perimeter would include the
planting of vegetation and landscaping as further discussed below.
The ground floor would include landscaping around the perimeter of the
project site, which would include various trees, shrubs, and perennials. The
3rd floor would include two separate and distinct landscaped areas. One
area includes a pool, spa, lounge, and landscaped courtyard area. The
second landscaped area includes multiple seating areas, a game area,
bocce court, barbeques, and fire pits. Finally, the 6th floor would include a
landscaped deck with various seating areas. Neither the existing
development on the project site nor the surrounding developments along
Santa Monica Boulevard, Mansfield Avenue, and Orange Drive provide
comparable amounts of landscaping and open space as would be provided
with the project. As such, the proposed landscaping and open space would
improve the visual character of the project site and surrounding area, and
no adverse impact would occur.
The project would not substantially alter, degrade, or eliminate the existing
visual character of the project area, including existing visual resources, or
introduce elements that substantially detract from the visual character of
the project area. As per Zoning Information File (ZI) No. 2451 and SB 743,
aesthetic impacts "shall not be considered significant impacts on the
environment.” Therefore, impacts to aesthetics would be less than
significant, and no mitigation measures would be required.
(iii)

Views
There are no visual resources located on the project site. Offsite visual
resources that may be viewed within the same viewshed as the project site
from public or private vantage points in the area include the Hollywood Hills
to the north of the project site.
The project site and surrounding area are characterized by dense urban
development. In the vicinity of the project site, public views of the
Hollywood Hills are available looking north along the Orange Drive and
Mansfield Avenue roadway corridors. However, due to the terrain and
intervening development, such views are intermittent. Similarly, as the
viewer moves farther south, views of the Hollywood Hills generally become
unavailable. Additionally, while the project would increase building heights
on the project site by approximately 60 feet when compared to the tallest
existing building on the project site, it would not affect any existing scenic
vistas as there are no dominant visual features that would be obstructed by
development of the project.
The project would not substantially obstruct an existing view of a valued
visual resource. As per Zoning Information File (ZI) No. 2451 and SB 743,
aesthetic impacts "shall not be considered significant impacts on the
environment.” Therefore, impacts to views would be less than significant.

(iv)

Cumulative Impacts
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The geographic context for the analysis of cumulative impacts related to
visual character of the surrounding area and its aesthetic image would
include the cumulative development projects located within view of the
project site. Projects located in such a position that they would not be
visible from the project site or to which the project would not be visible will
not normally have a potential to combine with the project to create a
cumulative impact on visual character.
There are 118 cumulative
development projects within the general vicinity of the project site. Most of
these cumulative projects would not be visible from the project following
development due to both distance and intervening structures. The closest
cumulative project to the project site is a proposed office building at 936 N.
La Brea Avenue. Although this location is not currently visible from the
project site due to intervening existing development, it is possible that,
following the development of each project, the two buildings could both be
visible from certain vantage points within the surrounding area, including
from each building. However, as with the project, the cumulative projects
are subject to applicable development standards and environmental
review. Development of the cumulative projects is expected to occur in
accordance with adopted plans and regulations, which would result in
individual review of the visual character of each project, to ensure
consistency and design standards are compatible with existing land uses.
In addition, the cumulative projects would be required to submit a
landscape plan to the City for review and approval. Therefore, although
development of the project in combination with this cumulative project
would result in a general intensification of land uses in an already urbanized
area of the City, it would not combine with the project to generate a
significant cumulative impact with respect to scenic vistas, views, or visual
character. As per Zoning Information File (ZI) No. 2451 and 2452 and SB
743, aesthetic impacts "shall not be considered significant impacts on
the environment.” Therefore, project impacts associated with visual
character and views would not be cumulatively considerable, and
cumulative impacts associated with visual character and views would be
less than significant.
B. Light and Glare
(i)

Construction Impacts
Lighting needed during project construction has the potential to generate
light spillover to offsite sensitive land uses in the project vicinity, including
the residential uses directly north of the project site. However, construction
activities would occur in accordance with the provisions of LAMC Section
41.40, which limits the hours of construction to between 7:00 A.M. and 9:00
P.M. on weekdays and between 8:00 A.M. and 6:00 P.M. on Saturdays,
with no construction permitted on Sundays. Therefore, construction would
occur primarily during daylight hours, and construction lighting would only
be used for the duration needed if construction were to occur during
evening hours. Furthermore, construction-related illumination would be
used for safety and security purposes only, and would be shielded and/or
aimed so that no direct beam illumination is provided outside of the project
site boundary. Therefore, light resulting from construction activities would
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not significantly impact offsite sensitive uses, substantially alter the
character of offsite areas surrounding the construction area, or interfere
with the performance of an offsite activity.
With compliance with regulatory requirements, light and glare associated
with project construction would not substantially alter the character of
offsite areas surrounding the project site or interfere with the performance
of an offsite activity. Impacts from project-related sources of artificial light
and glare during construction would be less than significant, and no
mitigation measures are required. As per Zoning Information File (ZI) No.
2451 and SB 743, aesthetic impacts "shall not be considered significant
impacts on the environment.”
(ii)

Operational Impacts - Light
The project would include lighting designed to highlight architectural
elements of the structure. Security lighting would be installed to deter
criminal activity on the project site. The project would implement Project
Design Feature B.3-2 requiring lights associated with the project to be
directed downward or toward the interior of the project site so as not to
create impacts to surrounding land uses or motorists traveling on
surrounding roadways. All exterior residential lighting would be designed
with internal and/or external glare control and would also be designed,
arranged, directed, or shielded to contain direct illumination on-site, thereby
preventing excessive illumination and light spillover onto adjacent land
uses and/or roadways. Tenant signs for the ground-floor retail spaces
within the project would be required to conform to LAMC Section 14.4.4B,
which prohibits blinking, flashing, or oscillating lights.
Due to its scale in relation to existing development in the project vicinity,
light generated from the interior of the proposed building could potentially
be seen from substantial distances from the project site. However, the
increase in light that would be generated would not be out-of-character with
the existing light sources in the urbanized project vicinity. Furthermore, it
is anticipated that the light generated from the project would not be bright
enough to affect the nearby residences. The residences located northwest
of the project site across Orange Drive are not located close enough to
experience a substantial amount of light spillover from the project because
the street would act as a buffer. Although the adjacent duplex home on
Orange Drive would experience some light spillover from the exterior
project open space area located next to this residence, the utilization of
low-intensity, downward focused light fixtures in compliance with LAMC
Section 93.0117 would minimize the amount of additional light at this
location. In general, existing street lighting along Orange Drive would
continue to represent the dominant nighttime lighting source as perceived
from both adjacent residences and the street.
Based on these levels, the ambient light level produced by the proposed
high-rise residential tower would be less than the current ambient light level
produced by the adjacent high-rise apartments. As per Zoning Information
File (ZI) No. 2451 and SB 743, aesthetic impacts "shall not be considered
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significant impacts on the environment.” Therefore, the project’s impacts
with respect to glare during construction will not be significant.
(iii)

Operational Impacts - Glare
New building windows and fa?ades that could reflect sunlight and cause
offsite glare impacts would be developed at the project site. As required
by Project Design Feature B.3-4, glass used in building facades shall
minimize glare. Additionally, Project Design Feature B.3-2 requires all
balcony railings within the project to utilize frosted glass to reduce the
potential for glare. Nighttime glare will be minimized by compliance with
Project Design Feature B.3-1, which requires all outdoor lighting would be
designed and installed with shielding, such that the light source cannot be
seen from adjacent residential properties, the public right-of-way, nor from
above. The Project Design Features will ensure that the project will not
result in glare levels that are excessive or otherwise out of character with
the urbanized project area. As per Zoning Information File (ZI) No. 2451
and SB 743, aesthetic impacts "shall not be considered significant impacts
on the environment.” Therefore, the project’s impacts with respect to glare
during operations will not be significant.

(iv)

Cumulative Impacts
Of the 118 cumulative projects that have been identified as proposed within
the project study area, none are located closer than four city blocks from
the project site. Therefore, none of these individual projects would combine
with the project to generate a cumulative effect with respect to specific light
and/or glare impacts on nearby sensitive land uses.
The project in combination with the cumulative projects would result in an
intensification of land uses in an already urbanized area of the City that
currently maintains an elevated level of ambient light and glare. Due to its
scale in relation to existing development in the area, light generated from
the interior of the project could potentially be seen from more distant areas
around the project site. As such, the project and cumulative projects would
contribute to ambient light levels within the surrounding area. However,
the site is located in a heavily urbanized area, and the presence of
additional nighttime illumination resulting from the cumulative projects
would not represent an alteration to the existing nighttime visual
environment. Additionally, the potential increase in nighttime light resulting
from the project would not be bright enough to substantially affect nearby
sensitive uses. Therefore, the contribution of the project to this potential
cumulative impact would not be substantial, and a less than significant
impact would occur.
The project’s architectural features and facades would not be constructed
of highly reflective materials. Furthermore, the project’s sources of glare
that would be introduced into the project area would not result in excessive
glare due to the various features designed to minimize glare related
impacts. Therefore, the project’s contribution to cumulative glare would not
be substantial as per Zoning Information File (ZI) No. 2451 and SB 743,
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aesthetic impacts "shall not be considered significant impacts on the
environment.” Therefore, project impacts associated with light and glare
would not be cumulatively considerable, and cumulative impacts related to
light and glare would be less than significant.
C.

Shade and Shadow
The project would cast shadows to the west at 9:00 AM on the summer solstice.
These shadows would fall onto Orange Drive to the west of the project site, and
would extend onto the eastern side of the restaurant building located across
Orange Drive from the project. This use is not considered shadow-sensitive. At
12:00 PM on the summer solstice, the project would cast very minimal shadows to
the north and west, but not extending offsite. At 3:00 PM on the summer solstice,
the project would cast shadows to the east, shading a portion of Mansfield Avenue
but not reaching the east side of the street. As shown, no sensitive uses would be
shaded by the project between the hours of 9:00 AM and 3:00 PM during the
summer solstice.
The longest shadows of the year occur during the winter solstice, with peak
shadows occurring shortly after sunrise and before sunset. At 9:00 AM on the
winter solstice, the project would cast shadows to the northwest, shading both a
portion of the multi-family residential complex located across Orange Drive
northwest of the project site and nearly all the duplex bordering the northwest
corner of the site on Orange Drive. The shading of the multi-family residential
complex would include the exterior balconies of several units, which are
considered shadow sensitive uses. The shading of the adjacent duplex home
would include most of its associated outdoor space, also a shadow-sensitive use.
By 11:00 AM on the winter solstice, the project would no longer cast shadows onto
the multi-family residential apartment complex across Orange Drive; however, the
project would continue to cast shadows on the outdoors spaces of the adjacent
duplex until past 3:00 PM. Therefore, the outdoor spaces at the duplex bordering
the project site on the northwest would be shaded for more than three hours
between the hours of 9:00 AM and 3:00 PM on the winter solstice to varying
degrees, which would be considered a significant impact according to the City
impact thresholds. However, as per Zoning Information File (ZI) No. 2154 and SB
743, aesthetic impacts "shall not be considered significant impacts on the
environment.” Therefore, the project’s shade and shadow impacts would be less
than significant.
(i)

Cumulative Impacts
The geographic context for the analysis of cumulative impacts related to
visual character of the surrounding area and its aesthetic image would
include the cumulative development projects located in such a position to
create shading of the same properties as the project. There are 118
cumulative development projects within the general vicinity of the project
site. Development of the project in combination with the cumulative projects
would result in an increase of shading impacts of various land uses in an
already urbanized area of the City. However, none of the cumulative
projects is in close enough proximity to the project to combine with the
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project to create additional shadow impacts on the same shadow-sensitive
uses near the site. Moreover, under Zoning Information File (ZI) No. 2451
and SB 743, aesthetic impacts "shall not be considered significant impacts
on the environment.” Therefore, project impacts associated with shade and
shadows would not be cumulatively considerable, and cumulative impacts
related to shade and shadows would be less than significant.
D.

Project Design Features
The City finds that the Project Design Features B.3-1 to B.3-4, incorporated into
the project, reduce the potential aesthetics impacts of the project. The Project
Design Features were considered in the analysis of potential impacts.

2.

Air Quality
A. Consistency with Applicable Air Quality Management Plan
The regional ozone attainment plan centers on accommodating population growth
forecasts by the Southern California Association of Governments (SCAG). Specifically,
SCAG’s growth forecasts from the 2012 Regional Transportation Plan/Sustainable
Communities Strategy (RTP/SCS) are largely built off local growth forecasts from local
governments like the City of Los Angeles. The RTP/SCS accommodates up to 3,991,700
persons; 1,455,700 households; and 1,817,700 jobs in the City by 2020. While the 2016
RTP/SCS has been adopted, the 2012 AQMP relies on the numbers contained in the 2012
RTP/SCS.
The project would represent a negligible percent of the estimated population and housing
growth in the City. The project’s residents and housing units would be within the forecasted
population and housing SCAG and City estimates. Specifically, the project would add 231
dwelling units and approximately 640 residents to the City of Los Angeles, which would
equate to Citywide increases of 0.15 percent and 0.28 percent, respectively, of growth
projected from 2008 through 2020. Additionally, the project would help achieve a portion
of the household growth forecast for the City by adding housing to meet the need for
housing identified in the City’s Regional Housing Needs Assessment (RHNA), while also
being consistent with regional policies to reduce urban sprawl, efficiently utilize existing
infrastructure, reduce regional congestion, and improve air quality through the reduction
of vehicle miles traveled (VMT) as called for in SCAG’s 2008 Regional Comprehensive
Plan and 2016-2040 RTP. The project would not substantially induce housing growth
beyond forecasted levels. Instead, the project would accommodate a portion of forecasted
housing demand currently forecasted for the City, including low-income housing. Thus,
the project would not represent a substantial or significant growth as compared to
projected growth. The project complies with all Southern California Air Quality
Management District (SCAQMD) rules and regulations that are in effect at the time of
development. Therefore, impacts are less-than-significant.
B. Construction
(i)

Regional Emissions
The project’s construction timeline would be 18 months. This includes
export of 78,000 cubic yards of soils using trucks with a capacity of at least
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eight cubic yards per haul, demolition phase (one month), project site
preparation (one month), grading phase (two months), construction phase
(14 months), a paving phase (two months), and architectural coatings
phase (two months). Per Project Design Feature C-1, heavy construction
equipment would not operate on-site more than a total of eight hours per
day. As shown on Revised Table 4.C-6 in the Final EIR, the construction
of the project would produce VOC, NOx, CO, SOx, PM10, and PM2.5
emissions that would not exceed the SCAQMD’s regional thresholds. As
a result, construction of the project would not contribute substantially to an
existing violation of air quality standards for regional pollutants. Therefore,
project impacts related to regional construction emissions would be less
than significant
(ii)

Construction - Localized Emissions
The project would not produce significant emissions more than SCAQMD’s
recommended localized standards of significance for NO2 and CO during
the construction phase. Compliance with existing SCAQMD regulations,
including Rule 403, which is designed to reduce fugitive dust emissions,
would ensure that PM 10 and PM2.5 emissions during site preparation,
grading, and other phases of construction do not exceed localized
thresholds recommended by the SCAQMD (see Draft EIR Table 4.C-6).
As a result, construction of the project would not produce any local violation
of air quality standards or contribute substantially to an existing or projected
air quality violation, and project impacts would be less than significant.

(iii)

Toxic Air Contaminants (TACs)
The SCAQMD CEQA Air Quality Handbook does not recommend analysis
of TACs from short-term construction activities. The rationale for not
requiring a health risk assessment for construction activities is the limited
duration of exposure. According to SCAQMD methodology, health effects
from carcinogenic air toxics are usually described in terms of individual
cancer risk. Specifically, "Individual Cancer Risk” is the likelihood that a
person continuously exposed to concentrations of TACs over a 70-year
lifetime will contract cancer based on the use of standard risk assessment
methodology. Given the short-term construction schedule of approximately
18 months, the project would not result in a long-term (i.e., 70-year) source
of TAC emissions. No residual emissions and corresponding individual
cancer risk are anticipated after construction. Because there is such a
short-term exposure period (18 out of 840 months of a 70-year lifetime),
further evaluation of construction TAC emissions in the Draft EIR was not
warranted. Nonetheless a health risk assessment (HRA) was prepared
and included in Appendix D-2 of the Final EIR.in response to comments to
demonstrate that no significant health risk impacts would occur from
construction of the project. The HRA demonstrates that health risks from
project construction would be a maximum of 3.0 in one million for adjacent
residences north of the project site, which is well below the applicable
significance threshold of 10 in one million. It is noted that this risk assumes
an outdoor exposure for the entire length of construction and does not
account for any reductions from the time spent indoors where air quality
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tends to be better. Thus, the HRA’s analysis is conservative and likely
overstates impacts.
Furthermore, although the Office of Environmental Health Hazard
Assessment (OEHHA) adopted a new version of the Air Toxics Hot Spots
Program Guidance Manual for the Preparation of Risk Assessments
(Guidance Manual) in March of 2015, it is not appropriate to use the
Guidance Manual to assess the project’s short-term construction projects.
The Guidance Manual was developed by OEHHA, in conjunction with
CARB, for use in implementing the Air Toxics "Hot Spots” Program (Health
and Safety Code Section 44360 et. seq.) and is intended to apply to certain
stationary sources, such as power plants or industrial uses that emit toxic
air contaminants. The new Guidance Manual does not provide specific
recommendations for evaluation of short-term use of mobile sources (e.g.,
heavy-duty diesel construction equipment). Moreover, SCAQMD has not
developed any recommendations on its use for CEQA analyses for
potential construction impacts. Nor has the City has adopted the Guidance
Manual or incorporated it into the City’s adopted CEQA thresholds or
methodologies. Therefore, the EIR properly relied on the L.A. CEQA
Threshold Guide for determining the project’s potential impacts related to
TAC emissions during construction.
C. Operation
(i)

Regional Emissions
The project would contribute long-term air quality emissions to the region
primarily from motor vehicles associated with the project. The project could
add up to 949 net vehicle trips to and from the project site on a peak
weekday at the start of operations in 2019. As set forth in Table 4.C-7 of
the Draft EIR, the project’s operational emissions would not exceed
SCAQMD’s regional significance thresholds for VOC, NOx, CO, PM10, and
PM2.5 emissions. Therefore, project impacts related to regional operational
emissions would be less than significant.

(ii)

Operation - Localized Emission
The project would emit minimal onsite emissions of NO2, CO, PM10, and
PM2.5. These localized emissions would not approach the SCAQMD’s
localized significance thresholds that signal when there could be human
health impacts at nearby sensitive receptors during long-term operations.
The project would generate long-term emissions from mobile sources that
would generate negligible pollutant concentrations of CO, NO2, PM2.5, or
PM10 at sensitive receptors and would be less than significant. Long-term
operations of the project would not result in exceedances of CO air quality
standards at roadways in the area. This is due to three key factors. First,
CO hotspots are extremely rare and only occur in the presence of unusual
atmospheric conditions and extremely cold conditions, neither of which
applies to this project area. Second, auto-related emissions of CO continue
to decline because of advances in fuel combustion technology in the
vehicle fleet. Finally, the project would not contribute to the levels of
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congestion that would be needed to produce the amount of emissions
needed to trigger a potential CO hotspot. Screening analysis guidelines
for localized CO hotspot analyses from Caltrans recommend that projects
in CO attainment areas focus on emissions from traffic intersections where
air quality may get worse. Traffic levels of service at the 12 intersections
studied near the project would not be significantly impacted by traffic
volumes from the development under existing or 2019 horizon scenarios.
In addition, the project would not significantly increase the percentage of
vehicles operating in cold start mode or substantially worsen traffic flow.
(iii)

Toxic Air Contaminants
The SCAQMD published and adopted the Guidance Document for
Addressing Air Quality Issues in General Plans and Local Planning, which
provides recommendations regarding the siting of new sensitive land uses
near potential sources of air toxic emissions (e.g., freeways, distribution
centers, rail yards, ports, refineries, chrome plating facilities, dry cleaners,
and gasoline dispensing facilities). The SCAQMD recommends that HRAs
be conducted for substantial sources of diesel particulate matter (DPM)
(e.g., truck stops and warehouse distribution facilities that generate more
than 100 trucks per day or more than 40 trucks with operating transport
refrigeration units). Based on this guidance, there was no quantitative
analysis required for future cancer risk within the project area as the project
is consistent with the recommendations regarding the siting of new
sensitive land uses near potential sources of TAC emissions provided in
the SCAQMD Guidance Document.
Specifically, the project is not
considered to be a substantial source of diesel particulate matter
warranting a refined HRA since daily truck trips to the project site would not
exceed 100 trucks per day or more than 40 trucks with operating transport
refrigeration units. Based on the limited activity of TAC sources onsite, the
project does not warrant the need for a HRA associated with on-site
activities, and any minimal operational TAC impacts would be less than
significant.

(iv)

Refined Modeling
The Final EIR includes a refined air quality analysis that utilizes the recent
version of the California Emissions Estimator Model (CalEEMod), version
2016.3.1. This refined analysis is included in Appendix D-1 to the Final EIR
and addresses public comments to the Draft EIR. The City finds that this
refined analysis adequately addresses these public comments, is
consistent with the City’s and SCAQMD’s methodologies, and
demonstrates that the project’s construction and operational impacts are
less than significant and that no mitigation is required. The City further
finds, as set forth the Responses to Comments, that the analysis submitted
by SWAPE uses inaccurate data and assumptions, omits key data, has
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been thoroughly refuted by expert analysis in the record, including the Final
EIR, and is not credible.
(v)

Cumulative Impacts
Construction-related daily emissions at the project site would not exceed
any of the SCAQMD’s regional or localized significance thresholds. Thus,
the project’s contribution to cumulative construction-related regional
emissions would result in a less than significant cumulative impact.
Construction of the project also would have a less-than-significant impact
with regard to localized emissions. Therefore, the project’s contribution to
cumulative air quality would be less than significant.
Operational emissions from the project buildout and the project under
existing conditions would not exceed the SCAQMD’s regional thresholds.
Therefore, the emissions of non-attainment pollutants and precursors
generated by project operation would not be cumulatively considerable.
Cumulative development is not expected to result in a significant impact in
terms of conflicting with, or obstructing implementation of the 2012 AQMP.
Growth considered to be consistent with the AQMP would not interfere with
attainment because this growth is included in the projections utilized in the
formulation of the AQMP. Consequently, if growth in the Basin is within the
projections for growth identified in the 2016 RTP/SCS, implementation of
the AQMP will not be obstructed by such growth. This is not considered to
be cumulatively considerable. In addition, as discussed previously, the
population growth resulting from the project would be consistent with the
growth projections of the AQMP. Therefore, the project’s contribution to
the cumulative impact to the AQMP would not be cumulatively considerable
and, therefore, would be less than significant.
SCAQMD has developed methodologies and thresholds of significance
that are widely used by lead agencies throughout the air basin. As set forth
in the LA CEQA Thresholds Guide, the City adopted the SCAQMD
thresholds to assess the significance of a project’s project-specific and
cumulative air quality impacts. SCAQMD’s White Paper on Potential
Control Strategies to Address Cumulative Impacts From Air Pollution
prepared in August 2003 specifically states:
As Lead Agency, the AQMD uses the same significance thresholds
for project specific and cumulative impacts for all environmental
topics analyzed in an Environmental Assessment or EIR....
projects that exceed the project-specific significance thresholds are
considered by the SCAQMD to be cumulatively considerable. This
is the reason project-specific and cumulative significance
thresholds are the same. Conversely, projects that do not exceed
the project-specific thresholds are generally not considered to be
cumulatively significant.
The cumulative analysis of air quality impacts in the EIR appropriately
follows SCAQMD’s specified methodology.
Furthermore, air quality
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impacts are basin-wide, and air quality is affected by all pollutant sources
in the basin. Therefore, the ambient air quality measurements provide a
summary of basin-wide cumulative air quality impacts. As the individual
project thresholds are designed to help achieve attainment with cumulative
basin-wide standards, they are also appropriate for assessing the project’s
contribution to cumulative impacts.
D.

Project Design Feature
The City finds that the Project Design Feature C-1, incorporated into the project,
reduces the potential air quality impacts of the project. The Project Design Feature
was considered in the analysis of potential impacts.

3.

Geology and Soils
A.

Fault Rupture
The project site is not within a currently established Alquist-Priolo Earthquake Fault
Zone for surface fault rupture hazards. No active or potentially active faults with
the potential for surface fault rupture are known to pass directly beneath the site.
Therefore, the potential for surface rupture due to faulting occurring beneath the
site during the design life of the project is considered low. However, the site is
located in the seismically active southern California region, and could be subjected
to moderate to strong ground shaking in the event of an earthquake on one of the
many active Southern California faults. The closest surface trace of an active fault
to the project site is the Hollywood Fault located approximately 0.9 mile to the
north. Other nearby active faults are the Newport-Inglewood Fault Zone, the Santa
Monica Fault, the Raymond Fault, and the Verdugo Fault located approximately
4.6 miles west, 4.7 miles west, 6.7 miles east-northeast, and 7.4 miles northeast
of the site, respectively.
The active San Andreas Fault Zone is located
approximately 33 miles northeast of the site.
The closest potentially active fault to the project site is the MacArthur Park Fault
located approximately 2.2 miles to the southeast. Other nearby potentially active
faults are the Overland Avenue Fault and the Charnock Fault located
approximately 6.1 miles southwest and 7.9 miles southwest of the site,
respectively.
Several buried thrust faults, commonly referred to as blind thrusts, underlie the Los
Angeles Basin at depth. These faults are not exposed at the ground surface and
are typically identified at depths greater than 3.0 kilometers. These thrust faults
and others in the Los Angeles area are not exposed at the surface and do not
present a potential surface fault rupture hazard; however, these features are
considered active features capable of generating future earthquakes that could
result in moderate to significant ground shaking at the project site.
The project would not exacerbate the risk that a known earthquake fault would
rupture, exposing people and/or structures to potential substantial adverse effects,
including the risk of loss, injury, or death. Compliance with the existing state and
local regulations, including the California Building Code, as well as the Los Angeles
Building Code would ensure the project complies with the applicable seismic
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design criteria and with existing seismic safety regulations. Further, the Los
Angeles Building Code, with which the project would be required to comply,
contains construction requirements to ensure that structures are built to a level
such that they can withstand acceptable seismic risk. Therefore, the project would
not expose people or structures to substantial adverse effects associated with fault
rupture, and would not cause or exacerbate seismic conditions on the project site,
resulting in a less than significant impact.
B

Strong Seismic Ground Shaking
The project site has experienced historic earthquakes from various regional
faults. The project site could be subjected to strong ground shaking in the event
of an earthquake. However, this hazard is common in Southern California and
the effects of ground shaking can be significantly reduced through conformance
with current building codes and engineering practices.
Although the project site is not within an Alquist-Priolo Zone, as with all properties
in the seismically active southern California region, the project site is susceptible
to ground shaking during a seismic event. The main seismic hazard affecting the
project site is moderate to strong ground shaking on one of the local or regional
faults. The project would conform to all applicable provisions of the Los Angeles
Building Code and California Building Code with respect to new construction.
Adherence to current building codes and engineering practices would ensure that
the project would not expose people, property or infrastructure to seismically
induced ground shaking hazards that are greater than the average risk associated
with locations in the southern California region and would minimize the potential to
expose people or structures to substantial risk, loss, or injury. Therefore, impacts
related to seismic ground shaking would be less than significant and development
of the project would not cause or exacerbate seismic conditions on the project site.

C. Liquefaction
The project site is not located in an area designated as “liquefiable.” The project site
is not identified by ZIMAS and the State Seismic Hazard Zone Map as being within a
liquefaction zone. The City of Los Angeles Seismic Safety Element does not identify
the project site as being located within a potentially liquefiable area. In addition, soil
boring logs obtained through the Geotechnical Investigation of the project site indicate
that the alluvial materials beneath the groundwater table are consolidated Pleistocene
age alluvial fan deposits that are not prone to liquefaction.
Based on these
considerations, the potential for liquefaction and associated ground deformations
beneath the site is very low. Therefore, the potential for liquefaction to occur at the
project site is low, and project impacts related to liquefaction would be less than
significant. Development of the project would note cause or exacerbate geological
hazards, including liquefaction, on the project site.
D. Soil Stability
A significant impact may occur if the project is built in an unstable area without proper
site preparation or design features to provide adequate foundations for the project
buildings, thus posing a hazard to life and property. Construction activities associated
with the project would comply with the City of Los Angeles Building Code, which is
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designed to assure safe construction, including building foundation requirements
appropriate to site conditions. In addition, the project site is not at risk for landslides,
as the site is relatively level with very little elevation change.
Up to three feet of existing artificial fill was encountered during site exploration. The
existing fill is believed to be the result of past grading and construction activities at the
site. Deeper fill may exist in other areas of the site that were not directly explored.
The results of laboratory testing indicate that the existing fill materials and upper
alluvial soils are not suitable for support of proposed building foundations or floor slabs.
However, the existing fill is considered suitable for reuse as engineered fill provided
the recommendations in the Geotechnical Investigation and the LADBS Geology and
Soils Report Approval Letter are followed. Excavation for the proposed two
subterranean parking levels is anticipated to remove all existing fill and expose
competent alluvial soils throughout the excavation bottom.
Some seismically induced settlement of the proposed structures should be expected
as a result of strong ground shaking. However, due to the uniform nature of the
underlying geologic materials, excessive differential settlements are not expected to
occur. Preliminary geotechnical studies and exploratory borings on the project site
indicate that the site’s geology is stable and can support the project's proposed
structure. Neither soil nor geologic conditions were encountered during the
investigation that would preclude construction of the project provided the
recommendations presented in the Geotechnical Investigation are followed and
implemented during design and construction. The project would be required to
conform to the Uniform Building Code seismic standards as approved by LADBS.
Overall, project impacts with respect to soil stability would be less than significant
through compliance with the recommendations contained in the Geotechnical
Investigation and LADBS’ Geology and Soil Report Approval Letter for the project.
E. Soil Erosion
The project site is located in an urbanized portion of Los Angeles and is completely
paved and developed at present. Any topsoil that may exist on the site was previously
blended with other on-site soils during previous site preparation/grading activities. The
project site is nearly entirely covered with impervious surface, either from surface
parking or buildings, and therefore is not subject to erosion under existing site
conditions.
Project construction would require the removal of existing pavement and grading earth
and excavation. Conformance with City Building Code Sections 91.7000 through
91.7016, which include construction requirements for grading, excavation, and use of
fill, would reduce the potential for wind or waterborne erosion. In addition, the project
would comply with the standard Stormwater Pollution Prevention Plan covering
construction activities, which would reduce opportunities for soil erosion to the
maximum extent practicable. In addition, the Los Angeles Building Code requires an
erosion control plan to be reviewed by the Department of Building and Safety prior to
construction if grading exceeds 200 cubic yards and occurs during the rainy season
(between November 1 and April 15).
The potential for soil erosion on the site is low due to the level topography of the site
and the presence of existing offsite drainage facilities. The potential for soil erosion
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during project operation would be relatively low due to the urban nature of the project
area and the level topography of the project site. The project would develop the entire
site with new buildings, paving, and surface treatments, including landscaping.
Therefore, impacts from soil erosion would be less than significant.
F. Soil Expansion
Some of the on-site geologic materials examined from the test borings are in the “high”
expansion range and are expansive. To utilize these soils for the support of the
proposed building foundations and slabs, a series of recommendations is set forth in
the Geotechnical Investigation. Compliance with these recommendations as well as
LADBS’ Geology and Soils Report Approval Letter for the project, would reduce
impacts relating to expansive soils to a less than significant level. Additionally,
construction of the project would not cause or exacerbate geological hazards,
including expansive soil.
F. Cumulative Impacts
A total of 118 cumulative projects have been identified in the study area. Geotechnical
impacts from existing environment to the project, including future users, related to
future development in the City would involve hazards related to site-specific soil
conditions, erosion, and ground-shaking during earthquakes. The impacts at each site
would be specific to that site and its users and would not be common or contribute to
(or shared with, in an additive sense) the impacts on other sites and would not thereby,
together with the project, create an impact that is cumulatively considerable.
None of the cumulative projects have elements or activities that would cause or
accelerate geologic hazards offsite that would contribute to increased geological
hazards on the project site. The design and construction of the project and each of
the cumulative projects would be required to conform to the seismic standards in the
California Building Code and the Los Angeles Building Code. In addition, development
on each site would be subject to uniform site development and construction standards
that are designed to protect public safety, which includes a Geotechnical Investigation.
Therefore, the project’s incremental impacts related to geology and soils would not be
cumulatively considerable.
4.

Greenhouse Gas Emissions
A. Significance Threshold
Consistent with the California Supreme Court’s decision published on November 30,
2015, in The Center for Biological Diversity v. California Department of Fish and
Wildlife, the EIR appropriately utilized the following significance threshold:
In the absence of a quantitative threshold, the project would not have a significant
effect on the environment if it is found to be consistent with the applicable regulatory
plans and policies to reduce GHG emissions, including Executive Orders S-3-05 and
B 30-15, SB 375, AB 32 Scoping Plan, SCAG’s 2016-2040 RTP/SCS, the 2035
Mobility Plan, and the City of Los Angeles Green Building Code.
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The EIR did not use comparison of project emissions to the no action taken (NAT)
scenario as a significance threshold. Instead, the reduction in GHG emissions in
comparison to the NAT scenario reflect the measures set forth in the applicable GHG
reduction plans and policies and demonstrate the efficacy of these measures.
Neither the City of Los Angeles or SCAQMD has adopted a numeric threshold
applicable to the project. The SCAQMD did not adopt a proposed 3,000 MTCO2e/yr
screening threshold for residential, commercial, and mixed-use developments. Under
this proposed approach, a project would conduct a more detailed analysis using a per
capita efficiency target if the project exceeded the 3,000 MTCO2e/yr screening
threshold. As set forth in the final EIR, the project would result in 2,768 MTCO2e/yr of
GHG emissions, which is below the unadopted 3,000 MTCO2e/yr screening threshold.
Therefore, even under the unadopted numeric threshold, the project’s GHG impacts
would be less than significant, and the per capita efficiency target would not apply.
The City further finds that, consistent with direction from the SCAQMD, the EIR
properly accounted for the emissions reduction from the removal of the existing uses.
B. Construction Impacts
Construction of the project would generate GHG emissions through the combustion of
fossil fuels by heavy-duty construction equipment and through vehicle trips generated
by construction workers and vendors traveling to and from the project site. GHG
emissions would vary day to day over the 18-month construction period. Construction
of the project is estimated to generate a total of 1,342 metric tons of carbon dioxide
equivalent (MTCO2e). As recommended by SCAQMD, the total GHG construction
emissions were amortized over the 30-year lifetime of the project to determine the
project’s annual GHG emissions. As such, the amortized construction emissions
would be 45 MTCO2e. While there is no acknowledged threshold of significance for
construction impacts, these emissions are amortized and included in the project’s
operational analysis pursuant to guidance from the CARB and SCAQMD.
C. Operational Impacts
Operation of the project would result in GHG emissions. the project site is an infill site,
located within 0.74 miles of a Metro Red Line station and within walking distance of
several local bus stops. Operation of the project would reduce transportation-related
emissions by capturing vehicle travel on-site that would have normally been destined
for offsite locations because of its integration of residential and non-residential land
uses as well as the project’s proximity to public transit. This produces reductions in
the amount of vehicle trips to and from the project site, as well as vehicle miles
traveled. Additionally, it would attract existing pass-by trips on the street network that
would divert to the proposed commercial uses, as reflected in the project traffic study.
The projected reductions in vehicle trips and VMT would range from 15 to 50 percent,
as a result of a reduction in the number of pass-by trips and an increase in the number
of public transit trips. The project would achieve LEED Silver status. The project is
expected to result in 3,311 MTCO2e per year as compared to 4,792 MTCO2e per year
if the project was not designated LEED Silver status. Further, the project’s net GHG
emissions are projected to be 2,222 MTCO2e annually after crediting existing uses on
the project site.
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With the 27 percent reduction in the number of vehicle trips and the LEED Silver status,
thus the project reduction in CO2e emissions would far exceed the state’s AB 32
Scoping Plan goal of a 4.5 percent reduction from the overall transportation sector by
2020. As such, the project would meet and exceed its contribution to statewide climate
change obligations that are under the control of local governments in their decision
making.
The City finds, as set forth the Responses to Comments, that the GHG analysis
submitted by SWAPE uses inaccurate data and assumptions, omits key data, has
been thoroughly refuted by expert analysis in the record, including the Final EIR, and
is not credible.
D. Cumulative Impacts
Although the project is expected to emit GHGs, the emission of GHGs by a single
project into the atmosphere is not itself necessarily an adverse environmental effect.
Rather, it is the increased accumulation of GHG from more than one project and many
sources in the atmosphere that may result in global climate change. The resultant
consequences of that climate change can cause adverse environmental effects. A
project’s GHG emissions typically would be very small in comparison to state or global
GHG emissions and, consequently, they would, in isolation, have no significant direct
impact on climate change. The State has mandated a goal of reducing statewide
emissions to 1990 levels by 2020, even though statewide population and commerce
is predicted to continue to expand. To achieve this goal, CARB is in the process of
establishing and implementing regulations to reduce statewide GHG emissions.
Currently, there are no applicable CARB, SCAQMD, or City of Los Angeles
significance thresholds or specific reduction targets, and no approved policy or
guidance to assist in determining impact significance at the project or cumulative
levels. Additionally, there is currently no generally accepted methodology to determine
whether GHG emissions associated with a specific project represents new emissions
or existing, displaced emissions. Therefore, the City, as lead agency, has determined
that the project’s contribution to cumulative GHG emissions and global climate change
would be less than significant if the project is consistent with the applicable regulatory
plans and policies to reduce GHG emissions:
E. Consistency with Applicable Plans and Policies
The Draft EIR illustrates that implementation of the project design features and
compliance with State mandates, such as AB 32 and the California Renewables
Portfolio Standard, would contribute to GHG reductions. These reductions support
State goals for GHG emissions reduction. The methods used to establish this relative
reduction are consistent with the approach used in the CARB’s Climate Change
Scoping Plan for the implementation of AB 32.
The project is consistent with the approach outlined in CARB’s Climate Change
Scoping Plan, particularly its emphasis on the identification of emission reduction
opportunities that promote economic growth while achieving greater energy efficiency
and accelerating the transition to a low-carbon economy.
In addition, as
recommended by CARB’s Climate Change Scoping Plan, the project would use “green
building” features as a framework for achieving GHG emissions reductions, as the
project would be designed to achieve the standards of the LEED Silver status.

CPC-2015-4611-GPA-VZC-HD-DB-MCUP-WDI-SPR

F-55

The project also would comply with the City of Los Angeles Green Building Code,
which emphasizes improving energy conservation and energy efficiency, increasing
renewable energy generation, and changing transportation and land use patterns to
reduce auto dependence.
The project design features would advance these
objectives. Further, the related projects would also be anticipated to comply with many
of these same emissions reduction goals and objectives.
Per Project Design Features E.2 and E.3, at least 20 percent of the total code-required
parking spaces would support future electric vehicle supply equipment, and at least 5
percent of the total code parking spaces provided would be further equipped with EV
charging stations, respectively.
As part of SCAG’s SCS/RTP, a reduction in VMT within the region is a key component
to achieve the 2020 and 2035 GHG emission reduction targets established by CARB.
The project results in a VMT reduction, and would be consistent with the SCS/RTP.
Also, the project would be consistent with applicable land use policies of the City of
Los Angeles and SCAG pertaining to air quality, including reducing GHG emissions.
The project is consistent with the applicable GHG reduction plans and policies.
Moreover, while the project is not directly subject to the Cap-and-Trade Program, that
Program will indirectly reduce the project’s GHG emissions by regulating “covered
entities” that affect the project’s GHG emissions, including energy, mobile, and
construction emissions. More importantly, the Cap-and-Trade Program will backstop
the GHG reduction plans and policies applicable to the project in that the Cap-andTrade Program will be responsible for relatively more emissions reductions, if
California’s direct regulatory measures reduce GHG emissions less than expected.
This will ensure that the GHG reduction targets of AB 32 are met. Thus, given the
project’s consistency with State, SCAG, and City of Los Angeles GHG emission
reduction goals and objectives, the project would not conflict with any applicable plan,
policy or regulation of an agency adopted to reducing the emissions of GHGs. In the
absence of adopted standards and established significance thresholds, and given this
consistency, the project’s impacts are concluded to be less than significant and not
cumulatively considerable.
F. Project Design Features
The City finds that Project Design Features E.1 to E.3, which are incorporated into
the project and are incorporated into these Findings as though fully set forth herein,
would reduce the potential greenhouse gas emissions of the project. This Project
Design Features were considered in the analysis of potential impacts.

5.

Land Use and Planning
A. SCAG Regional Comprehensive Plan
As discussed below, the project would be constant with all the applicable RCP policies
and therefore, no significant impacts would occur.
Per RCP Land Use and Housing (LU) Policy 4, the project would provide 231
residential multi-family units, including approximately 15 units reserved for Very Low-
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Income households, which would accommodate a share of the forecasted regional
growth.
Per RCP LU 6., the project would comply CALGreen requirements of the California
Building Code and incorporates green and conservation features. The project would
also be consistent with the City of Los Angeles Building Code, including the LA Green
Building Code (LAGBC), which is designed to reduce the project’s energy and water
use, reduce waste, and reduce the carbon footprint. Further, the project would be
constructed to meet LEED Silver standards.
Per RCP Open Space and Habitat (OSC) Policy 10, the project would be located on
an underutilized infill site. In addition, the project would stimulate pedestrian activity
by providing neighborhood-serving commercial uses near existing bus lines and a
Metro Red Line Station, which could help to revitalize the project area.
Per RCP OSC 11, the project would incorporate sustainable building practices to
eliminate pollution and reduce waste. The project would comply with the CALGreen
requirements of the California Building Code and the LAGBC. In addition, the project
would reduce vehicle miles traveled by providing a balanced mix of uses that enhance
walkability and connectivity near existing bus lines and with easy access to the Metro
Red Line Rail Station at Hollywood Boulevard and Highland Avenue.
Per OSC 12, the project would comply with CALGreen requirements of the California
Building Code and the LAGBC, the Water Management Ordinance, and the Low
Impact Development Ordinance, which are designed to reduce the project’s energy
and water use. In addition, the project would implement measures to promote efficient
water use.
Per OSC 14 the project would be an urban infill development that avoids significant
impacts to regionally significant open space resources as no open space resources
are located on the project site. There are no rural, agricultural, recreational, or
environmentally sensitive areas on the site. In addition, the project would be subject
to applicable City Quimby Fees.
The relevant regional transportation and sustainable communities plan is RTP/SCS.
The project would be constant with all the applicable RTP/SCS policies and therefore,
no significant impacts would occur.
Per RTP/SCS, the project would reduce vehicle miles traveled by providing a higher
density infill development near existing bus lines and access to the Metro Red Line
Rail Station at Hollywood Boulevard and Highland Avenue (approximately 1 mile to
the north). In addition, the project would be located near commercial uses and
employment areas. Due to their proximity to the project site, residents could walk
and/or bike to the surrounding commercial and/or employment areas such as shopping
at Santa Monica Boulevard and La Brea Avenue, and jobs in the Hollywood Media
District.
Finally, the project would encourage bicycling with the inclusion of
approximately 270 bicycle parking spaces and a 100-square-foot bicycle repair station
on the ground level.
Per RTP/SCS, the project would comply with CALGreen requirements of the California
Building Code, for water and energy conservation. The project would exceed Title 24
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standards with compliance with the City’s Green Building Ordinance. In addition, the
project would also be consistent with the City of Los Angeles Building Code, including
the LAGBC, which contain measures to reduce the project’s energy and water uses,
including specified flow rate plumbing fixtures, regulations regarding irrigation
controllers and design, and requirements for provision of roof space for future electrical
solar systems.
Per RTP/SCS, the project would reduce vehicle miles traveled by providing a balanced
mix of uses that enhance walkability and connectivity near existing bus lines and
access to the Metro Red Line Rail Station at Hollywood Boulevard and Highland
Avenue (approximately 1 mile to the north). In addition, due to their proximity to the
project site, residents could walk and/or bike to the surrounding commercial and/or
employment areas such as shopping at Santa Monica Boulevard and La Brea Avenue,
and jobs in the Hollywood Media District. Finally, the project would provide 270 bicycle
parking spaces and a 100-square-foot bicycle repair station on the ground level, which
would further promote non-motorized transportation.
B. City of Los Angeles General Plan Framework Element
As discussed below, the project would be constant with all the City of Los Angeles
General Plan Framework Element policies and therefore, no significant impacts would
occur.
Per Objective 3.1.1, the project would introduce a mixed-use development to the
project site. The project site is within walking and/or biking distance of an existing job
center and the retail uses located at Santa Monica Boulevard and La Brea Avenue.
The project would provide housing and employment opportunities, as well as
commercial uses, to serve future residents.
The project includes a request for a General Plan Amendment to change the land use
designations from Highway Oriented Commercial and Medium Density Residential to
General Commercial, to permit the development of a mixed-use building. Per
Objective 3.1.5, the, project site is located within a transition zone between industrial
and medium density residential land use designations and would strengthen the
existing buffer between the industrial and residential uses.
Per Objective 3.1.6, while the project would not introduce any new transit routes and/or
stations, the project site is located near to several existing bus lines and stops, as well
as the Metro Red Line Rail Station at Hollywood Boulevard and Highland Avenue
(approximately 1 mile to the north). Consistent with the General Plan Framework, the
project would facilitate growth in areas where sufficient public infrastructure and
services exist.
Per Objective 3.2.1, the project would provide an appropriate transition and buffer
between the industrial uses to the south and the residential uses to the north. The
architecture and flow of the project has been designed to integrate the project building
into the adjacent residential neighborhood as the massing and scale of the building is
reduced through a series of gradual steps as the building proceeds to the north.
Ground level residences have also been integrated into the project along both Orange
Drive and Mansfield Avenue to create a townhome row, which reinforces the
residential scale of these secondary streets. The project would introduce a mixed-use
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residential, retail, and restaurant development near major thoroughfares, existing bus
lines, and access to the Metro Red Line Rail Station at Hollywood Boulevard and
Highland Avenue (approximately 1 mile to the north). In addition, the project would be
located near commercial uses, such as shopping at Santa Monica Boulevard and La
Brea Avenue, and jobs in the Hollywood Media District.
Per Objective 3.2.2, the project would introduce a mixed-use development near
existing bus lines and with easy access to the Metro Red Line Rail Station at
Hollywood Boulevard and Highland Avenue. In addition, the project is adjacent to
major thoroughfares, which provide commercial and retail opportunities, such as the
shopping at Santa Monica Boulevard and La Brea Avenue. The project would also be
located near jobs, such as those as part of the Hollywood Media District. Finally, the
project would increase compatibility with nearby single-family residential uses as
compared to the existing automotive land uses currently located on the project site.
Also, the project includes 270 bicycle parking spaces and a 100-square-foot bicycle
repair station on the ground level
Per Objective 3.2.3, the project would be a pedestrian-friendly development. The
streetscape has been reinforced with corner glass pavilions, which provide a
transparent interior-exterior relationship, and a landscaped sidewalk, which in addition
to retail shops, would activate the street along Santa Monica Boulevard. In addition,
the project would provide 270 bicycle parking spaces and a 100-square-foot bicycle
repair station on the ground level and would be located within walking and/or biking
distance of an existing job center and the retail uses located at Santa Monica
Boulevard and La Brea Avenue. Finally, the project is in walking distance to existing
bus lines and easy access to the Metro Red Line Rail Station at Hollywood Boulevard
and Highland Avenue (approximately 1 mile to the north).
Per Objective 3.2.4, the project would be more compatible with the nearby single
family residential uses as compared to the existing automotive land uses currently
located on the project site. The project site is not zoned or designated for single-family
land uses. The project would not impinge on any existing single-family neighborhoods,
but instead would strengthen the existing transitional zone between industrial and
residential uses. In addition, the project building would step down twice as the project
approaches the existing single-family uses to the north. In addition, the project also
provides three separate ten-foot side yard setbacks to the north and a landscape
buffer, consisting of trees and shrubs that will be planted along the site’s northern
property line and will help to screen and create space between the project site and
adjacent residential uses. Finally, by placing neighborhood-serving commercial uses
on the ground floor, the project would enhance the existing commercial corridor and
uses located approximately 3 blocks west of the project site.
Per 3.4.1, the project would increase compatibility with the nearby single-family
residential uses as compared to the existing automotive land uses currently located
on the project site. The project site is not zoned or designated for single-family land
uses. The project would not impinge on any existing single-family neighborhoods and
would provide an appropriate transition and buffer between the industrial uses located
south of the project site, and the single-family residential uses located north of the
project site. The building would also step down twice as the project approaches the
existing residential uses to the north. The project also provides three separate ten-foot
side yard setbacks to the north and a landscape buffer, consisting of trees and shrubs
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that will be planted along the site’s northern property line and will help to screen and
create space between the project site and adjacent residential uses. In addition, the
project would provide a mixed-use development near transit opportunities and along
Santa Monica Boulevard, consistent with this policy.

C. Hollywood Community Plan
As discussed below, the project would be constant with all the applicable Hollywood
Community Plan policies and therefore, no significant impacts would occur.
Per Objective 1, the project is a mixed-use development. The project would be located
along Santa Monica Boulevard in a highly urbanized portion of the City and would
introduce new residential and commercial uses to the project area.
Per Objective 2, the project is a mixed-use development located in a highly urbanized
portion of the City that contains a variety of commercial and employment opportunities
and transit lines. The project would provide additional housing, employment, and local
commercial land uses, contributing support to the greater metropolitan area. In
addition, the housing provided as part of the project helps address the housing
shortage within the City and includes units restricted for very low-income households,
which are also needed throughout the City. Per Objective 3, the project would provide
231 multi-family residential units, including 15 very low-income affordable housing
units. While the project would demolish the existing auto services located on the
project site and develop the site with a mixed-use building, the project would provide
an appropriate transition and buffer between the industrial/commercial uses located
on Santa Monica Boulevard and the single-family residences located to the north of
the project site. In addition, the project building would step down twice as the project
approaches the existing residential uses to the north, first to a height of approximately
54 feet and then further to approximately 23 feet, to the top of the parapet.
Per Objective 4, the project is a mixed-use development including multi-family
residential units and ground floor neighborhood-serving retail and restaurant uses.
The project would be consistent with the principles of smart growth, including locating
development near existing jobs, commercial opportunities, and public transit.
An additional General Plan Amendment is requested for an Add Area which would
change the surrounding parcels also currently designated as zoned Highway Oriented
Commercial and Medium Density Residential to Neighborhood General Commercial,
to avoid "spot” zoning consistent with the City’s more recent plans and policies that
encourage multi-modal land use planning (e.g., the Mobility Plan 2035 and 2010 Bike
Plan, both of which include goals, objectives, and policies that promote development
that is less dependent on automobiles). The proposed land use change for the Add
Area to General Commercial would be consistent with what is proposed in the Draft
Hollywood Community Plan Update. Overall, the proposed land use designation
change for the Add Area would not increase the development potential for any of the
parcels or have the potential to result in any impacts to the physical environment
because:
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The Add Area parcels’ development potential is dictated by the zoning and height
district, neither of which would change.
The corresponding zones for General Commercial are the same corresponding
zones permitted for Highway Oriented Commercial.
There are no additional or new entitlements that the property owners could receive
as a result of the GPA that would result in greater density, intensity, or land use
than are currently available under Highway Oriented Commercial designation.
As under the current Highway Oriented Commercial designation, any increase in
development potential under the proposed General Commercial designation would
require a zone and/or height district change, which would trigger CEQA review.
D

City of Los Angeles General Provisions and Zoning Code
(i)

Permitted Uses

The northern portion of the project site is currently zoned R3-1XL and the southern
portion of the project site is currently zoned C2-1D. Pursuant to Section 12.10 of the
LAMC, multiple dwellings are expressly permitted in the R3 zone. FAR is limited to
3:1 in the R3 zone. Pursuant to Section 12.14 of the LAMC, commercial uses including
banks, offices, hotels, retail stores, live/work units, and nursing care facilities are
allowed in the C2 zone. The C2 zone also permits high-density residential uses, such
as apartment houses. The project would include a mix of residential, retail, and
restaurant uses that would be consistent with both the existing R3 and C2 zoning for
the project site, although the proposed FAR of 3.0:1 would not be consistent.
Therefore, as part of the project, the applicant is seeking a zone change to C2-2D for
the entire project site, which would allow for the project’s proposed FAR. With
approval of this request, the project would conform to the zoning for the project site,
and no significant impact would occur.
(ii)

Height and Density Limitations

Development of the project would limit height to 80 feet 4 inches and FAR to 3.2:1.
The existing R3-1XL zoning restricts buildings and structures on the project site to an
FAR of 3:1 and a maximum height of 30 feet and two stories. Under the existing C21D zoning, buildings and structures on the project site are limited to an FAR of 0.5:1.
Therefore, while the proposed mix of uses (residential, retail, and restaurant) is
consistent with the existing zoning, the proposed height and FAR would not be
consistent. The project applicant is requesting a Zone Change/Height District Change
to C2-2D, pursuant to LAMC Section 12.32. Although the C2 zone does not contain
any height restrictions, the "2D” Height District designation would allow a maximum
FAR of 3.0:1 in lieu of 6:1 otherwise permitted in Height District 2, and no height limit.
With approval of these requests, the project’s maximum height and FAR would be
consistent with the zoning for the project site, and no impact would occur.
Therefore, the project would be substantially consistent with applicable goals, policies,
and objectives in local and regional plans that govern development on the project site.
The project would not be in substantial conflict with the adopted Community Plan or
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with relevant environmental policies in other applicable plans. Impacts related to land
use consistency would be less than significant.
E. Cumulative Impacts
The construction and operation of the project and related projects could result in
cumulative impacts related to land use and planning. A total of 118 related projects
have been identified in the project area. Of the 118 related projects 14 projects are
located in the City of West Hollywood and would be required to comply with the City
of West Hollywood’s applicable land use plans, policies, and/or regulations.
Future growth in the City associated with identified related projects in the area and
general ambient growth would have the potential to alter the existing land use
environment due to conversion of vacant land to new development, infill development
at increased densities, and/or conversion of existing land uses. Given the built-out
conditions of the greater Los Angeles region, including the project area, cumulative
development likely would convert existing low-density properties in the Hollywood area
and construct higher-density developments to respond to the need for housing and
sources of employment.
Further, a review of the related projects indicates that the projects are typical of the
area including residential and commercial development. Like the project, the related
projects would be required to comply with the existing land use plans, programs, and
policies. If plan amendments or zone changes are needed to accommodate projects,
they would be carried out in accordance with established local procedures, including
CEQA review and an evaluation of consistency with policies/regulations adopted for
avoiding or mitigating a physical impact on the environment. The closest related
project to the project site proposes approximately 88,750 square feet of office uses
and 1,200 square feet of retail uses. Like the project, development of that related
project would require compliance with the existing land use plans and policies and
would result in infill development of an underutilized site.
The project and related projects would be consistent with SCAG’s regional population
projections, and would further objectives such as increasing density and development
near transit stations and job centers, providing a variety of housing options, and
increasing the number of retail and commercial uses in the project area. As discussed
above, the project would be consistent with the existing applicable land use plans,
policies, and programs, and thus would not incrementally contribute to cumulative land
use impacts. As such, cumulative impacts related to compliance with existing land
use regulations would be less than significant. Additionally, implementation of the
project would not conflict with any applicable land use plan, policy, or regulation of an
agency with jurisdiction over the project. project impacts related to land use would be
less than significant.

6.

Population and Housing
A. Construction
Construction of the project would create temporary construction-related jobs.
Nevertheless, the work requirements of most construction projects are highly
specialized so that construction workers remain at a job site only for the time in which
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their specific skills are needed to complete a particular phase of the construction
process. Thus, construction workers would not be anticipated to relocate their
residence to the project area and would not induce population growth and/or require
housing. Impacts would be less than significant.
B. Operation
Operation of the project would not induce substantial growth through the introduction
of new and/or an extension of existing roadways and/or utility infrastructure. In
addition, the project would not accelerate development in an undeveloped area. Thus,
no impacts would occur.
It is estimated that operation of the project would generate approximately 640
residents, using the City average household generation rate of 2.77 persons per unit,
and approximately six employees. The project’s increase in population and housing
would make up approximately 0.11 percent of the projected population growth, and
0.10 of the projected number of housing units, from 2016 to 2040 according to the
California Department of Finance numbers for 2016 and SCAG projections for 2040.
Thus, the number of residents and housing units associated with operation of the
project would be within the SCAG, the Community Plan, and Housing Element
projections. As the project would not result in a substantial increase in population
and/or housing units. Impacts would be less than significant.
The project would add 231 dwelling units to the Hollywood Community Plan area. The
project is an infill development, located in an urbanized area of the City that is made
up of a variety of commercial uses, as well as single-family and multi-family units. The
Housing Element has identified 2,024 sites in the Hollywood Community Plan area as
having the housing capacity for 24,185 net units. Thus, while the project does propose
new housing units, it would not substantially induce housing growth beyond forecasted
levels. Instead, it would meet a portion of the housing demand currently forecasted
for the City. Therefore, the project would not directly and/or indirectly induce a
substantial increase in population. Impacts would be less than significant.
Operation of the project is expected to generate six employees; this would represent
0.001 percent of RTP projections for the City of Los Angeles employee growth forecast
to occur from 2012 to 2040. As the proposed commercial uses (retail, restaurant,
and/or office) would not create a niche, that would compel a net increase in employees
from a region outside of the project area, the new employees would be expected to
currently reside in the project area. Thus, operation of the project would not directly
and/or indirectly induce substantial population growth in the area. Impacts would be
less than significant.
C. Cumulative Impacts
A total of 118 related projects were identified in the study area. Of the 118 related
projects, 14 projects are in the City of West Hollywood. Only the related projects in
the City of Los Angeles are included in the cumulative impacts since these projects
would combine with the project to affect the City’s projections related to population and
housing.
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The residential related projects in the City of Los Angeles include 11,670 housing units.
The cumulative projects would generate approximately 32,965 residents and
approximately 36,158 employees.
The cumulative population, housing, and
employment growth represents 5.7 percent of the population and 4.9 percent of the
housing units growth forecast from 2016 to 2040. The cumulative increase of residents
and housing units would be within the estimates and City’s RHNA allocation, and thus
does not represent a substantial or significant growth as compared to the existing
characteristics. SCAG focuses on concentrating growth in existing urbanized centers,
particularly those that are proximate to transit. The project would be consistent by
providing housing near the bus lines on Santa Monica Boulevard. The project
represents 1.9 percent of the cumulative population and 2.0 percent of the cumulative
housing. As such, the project’s incremental effect on cumulative impacts to population
and housing would not be cumulatively considerable and cumulative impacts would
be less than significant.

7.

Public Services and Recreation
A. Fire Protection - Construction
Construction activities associated with the project may temporarily increase demand
for fire protection and emergency medical services.
During demolition and
construction, access to the project site, including emergency access points, shall be
marked and maintained and remain clear and unobstructed. Construction of the
project would require limited exposure to combustible materials, such as wood,
plastics, sawdust, coverings and coatings and to heat sources including machinery
and equipment sparking, exposed electrical lines, welding activities, and chemical
reactions in combustible materials and coatings. While fires and medical emergencies
can occur on construction sites, compliance with the Occupational Safety and Health
Administration and Fire and Building Code requirements would minimize the risk of
fire and medical emergencies. In addition, construction managers and personnel
would be trained in fire prevention and emergency response, and fire suppression
equipment specific to construction would be maintained on-site. Construction of the
project would be subject to applicable existing regulations related to the maintenance
of mechanical equipment, handling and storage of flammable materials, and cleanup
flammable material spills. Therefore, compliance with state and local regulations and
the presence of fire suppression equipment and trained personnel on the project site
would reduce the need for fire and emergency services during construction of the
project.
Construction of the project would comply with LAMC Section 57.507.3.1 regarding the
number of hydrants and required water pressure accessible on the site. In addition,
the project applicant would be required to submit the project plot plan to the LAFD to
ensure the project complies with the applicable Los Angeles Fire Code, California Fire
Code, City of Los Angeles Building Code, and National Fire Protection Association
standards, thereby ensuring that the project would not create any undue fire hazard.
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Construction workers, deliveries, and haul trucks traveling to and from the project site
would increase the number of vehicles on the surrounding roadways. In addition,
offsite roadway and utility improvements would require partial closure of vehicle lanes
adjacent to the project site. A Construction Traffic Management Plan (CTMP) would
be implemented during construction of the project. The CTMP would consider the
nature and timing of specific construction activities and other projects in the vicinity,
as well as disclose lane closure information, detour plans, haul routes, and staging
plans, and identify specific actions that would reduce the effects from construction of
the project on the surrounding community.
As construction activities are temporary in nature and emergency vehicles have a
variety of options for dealing with traffic, such as using their sirens to clear a path of
travel and/or driving in opposing traffic lanes, construction of the project would not
impact LAFD services to the extent that there would be a need for new or expanded
fire facilities to maintain acceptable service ratios, response times, or other
performance objectives during construction of the project. Therefore, fire protection
and emergency service impacts associated with construction of the project would be
less than significant.

B. Fire Protection - Operation
Development of the project would increase the permanent residential population and
result in an increase in demand for fire protection and emergency medical services.
The proposed residential and commercial uses are expected to create the standard
range of fire service calls, like other mixed-use buildings.
(i)

Response Distance and Time

The project site would be served by the LAFD. Based on the project site’s land use,
the site would be required to be within one and a half miles of an engine and two miles
of a truck company. Fire Station No. 27, the closest station to the project site, is 0.9
miles northeast of the site. Station No. 27 would provide emergency fire and medical
services to the project site. Thus, the project site complies with the Fire Code’s
response distance criteria and would not be required to install a fire sprinkler system.
The LAFD provides average response times for each fire station district, which is a
different measurement than a fractal item (such as 90% of the time). LAFD has
established response time standards for Non-EMS and EMS calls; five minutes for
90% of EMS calls and five minutes and 20 seconds for 90% of Non-EMS calls. While
the average Department response time for a Non-EMS call was four minutes and 14
seconds, compared to four minutes and 20 seconds for a EMS call, response times
for Station No. 27 averaged four minutes and 33 seconds for Non-EMS calls and five
minutes and 12 seconds for EMS calls. Thus, Station No. 27 is meeting the
Department’s standard for Non-EMS calls, but is exceeding the Department’s
threshold for EMS calls by 12 seconds.
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In response to issues that have been raised regarding emergency response times and
associated reporting, LAFD has recently taken steps to improve their related systems,
processes and practices. Upgrades underway or pending include: installation of
automated vehicle locating systems on all LAFD apparatus; replacement of fire station
alerting systems that control fire station dispatch audio, signal lights, and other fire
station alerting hardware and software; development of a new computer aided
dispatch system to manage fire and emergency medical service incidents from initial
report to conclusion of an incident; and use of traffic pre-emption systems. A traffic
pre-emption system allows the normal operation of traffic lights to be preempted by an
emergency vehicle to improve response times by stopping conflicting traffic in
advance, providing the emergency vehicle the right-of-way. In addition to these
improvements, emergency response is also routinely facilitated, particularly for high
priority calls, through use of sirens to clear a path of travel, driving in the lanes of
opposing traffic, use of alternate routes, and multiple station response. project impacts
regarding response times are considered less than significant since the project would
not require the construction of a new or physically altered LAFD facility.
(ii)

Fire Flow

The LADWP Water Operations Division would perform a detailed fire flow study for the
project during the building plan check phase to determine whether further water
system or site-specific improvements would be necessary to comply with existing fire
flow regulations. The project site is not located within an Inadequate Fire Hydrant
Service Area as defined by the City; however, the project applicant would be required
to install the required number of hydrants, water lines, and water tanks as specified in
the Fire Code, Division 7, Section 57.09.06, prior to operation of the project. In
addition, the project applicant would be required to submit the project plot plans to the
LAFD to review and ensure compliance with the City’s Fire Code, California Fire Code,
City of Los Angeles Building Code, and National Fire Protection Association (NFPA)
standards. Compliance with these existing regulations would ensure that the project
would not create any undue fire hazard. As such, with respect to fire flows, impacts to
fire protection services would be less than significant.

(iii)

Emergency Access

Although the project site is located along a "selected disaster route,” operation of the
project would not require or result in any permanent modifications to the surrounding
roadways that would impact emergency traffic. In addition, the project applicant would
submit a parking and driveway plan for review by the LAFD, Bureau of Engineering,
and LADOT to ensure compliance with all applicable code required site access and
circulation requirements, as well as code-required emergency access. project plot
plans would be submitted to the LAFD for compliance with the local and state Fire
Codes, the City Building Code, and the NFPA standards.
The project applicant would submit an emergency response plan for the LAFD to
review that would include but not be limited to the following: mapping of emergency
exits, evacuation routes for vehicles and pedestrians, location of nearest hospitals,
and fire departments. Therefore, impacts to emergency access during operation of the
project would be less than significant.
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Consistent with City of Hayward v. Trustees of California State University (2015) 242
Cal.App.4th 833, significant impacts under CEQA consist of adverse changes in any
of the physical conditions within the area of a project, and potential impacts on public
safety services are not an environmental impact that CEQA requires a project
applicant to mitigate: "[T]he obligation to provide adequate fire and emergency medical
services is the responsibility of the city. (Cal. Const., art. XIII, § 35, subd. (a)(2) ["The
protection of the public safety is the first responsibility of local government and local
officials have an obligation to give priority to the provision of adequate public safety
services.”].) The need for additional fire protection services is not an environmental
impact that CEQA requires a project proponent to mitigate.” Therefore, the project
would not have a significant impact with respect to fire protection and emergency
access.
C. Fire Protection - Cumulative Impacts
The addition of residents and employees as a result of the project and related projects
could result in cumulative impacts on fire and emergency services and facilities, as it
is anticipated that demands for fire and emergency services in the project area would
increase above current levels upon buildout of the project and related projects.
A total of 118 related projects have been identified in the project area. Of the 118
related projects 14 projects are in the City of West Hollywood. These projects would
be served the Los Angeles County Fire Department. Like the project, the remaining
104 related projects are in the City of Los Angeles and would be served by the LAFD.
The cumulative projects located in the City of Los Angeles would generate
approximately 32,965 residents and 11,670 housing units, and approximately 36,158
employees.
These related projects in the City of Los Angeles would cumulatively generate, in
conjunction with the project, the need for additional fire protection and emergency
medical services from the LAFD. Similarly, the related projects located in the City of
West Hollywood would generate the need for additional fire protection and emergency
medical services from the County of Los Angeles Fire Department. Although a
cumulative demand on the LAFD and County of Los Angeles Fire Department services
would occur, cumulative project impacts on fire protection and medical service would
be reduced through compliance with existing regulations, including compliance with
applicable fire code and building code regulations related to emergency response,
emergency access, fire flow, and fire safety requirements. Further, like the project,
each related project would be evaluated by the LAFD or County of Los Angeles Fire
Department.
Like the project, the related projects located in the City of Los Angeles and City of
West Hollywood would contribute to funding fire protection services in each City by
generating annual revenue from property taxes that would be deposited into the Cities’
general fund. A percentage of the general fund monies could be used to fund the
construction of future fire stations and the hiring of more firefighters. Therefore,
cumulative impacts on fire protection and emergency medical services would be less
than significant.
D. Police Protection - Construction
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Construction of the project would not normally require services from the LAPD, except
in the case of trespassing, vandalism, and/or theft. Such activities at a construction
site are occasional and do not typically place substantial demands on LAPD services
that would require new or expanded facilities. Further, prior to construction emergency
access points would be approved by the LAPD. Further, per Project Design Feature
J.2-1, temporary fencing would be installed to prevent public entry and theft. During
the construction period, the project applicant would retain the services of a private
security firm to monitor the project site, as specified by Project Design Feature J.2-2,
and prevent public access and theft, reducing the need for police protection services.
Lane closures and construction related traffic could cause traffic delays and impact
police response times in the project area. To minimize traffic impacts associated with
construction of the project, a Construction Management Plan would be prepared prior
to the start of construction activities and would include standard traffic management
measure such as, the use of flag persons to direct traffic, designating alternate routes,
and informational signage and/or protection barriers. In addition, emergency response
vehicles can use a variety of options for dealing with traffic, such as using their sirens
to clear a path of travel or driving in the lanes of opposing traffic. Further, due to the
police deployment, police service does not necessarily require travel through
congested intersections.
With implementation of Project Design Features J.2-1 and J.2-2, project construction
activities would not create service capacity problems or require new or expanded
police protection facilities, and/or impede emergency response. Construction impacts
would be less than significant.
E. Police Protection - Operation
Development of the project would increase the permanent residential population and
result in an increase in demand for police protection services, above that which is
currently required. The proposed residential and commercial uses are expected to
create the standard range of police service calls like other mixed-use buildings.
(i)

Hollywood Station Capacity

Although the LAPD does not maintain minimum officer-to-population ratio objectives,
the data is a useful metric for gauging the impact a project might have on service levels
and response times. Currently, the officer-to-resident ratio for the Hollywood Station
is 1 officer per 352 residents (2.84 officers/1,000 residents). Thus, to maintain the
existing ratio with the addition of 640 new residents, an additional 1.82 officers would
be needed. The Hollywood Station has 365 sworn police officers. The additional
officers needed to maintain the existing ratio represents a 0.5 percent increase over
current staff levels. The increase in the property and sales tax contributions
associated with the project could help to fund the two new officers needed to maintain
the existing office-to-population service ratio. Further, due to the minimal increase in
the number of officers needed to maintain the existing service levels, the new officers
could be staffed at the Hollywood Station Consequently, the demand for additional
officers to maintain current resident service ratios would not require the expansion,
consolidation, or relocation of the Hollywood Station.
(ii)

Security and Design Features
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An average of 28.8 crimes were committed per 1,000 persons in the Hollywood Area.
The 646 persons generated by the project would equate to an increase of 18.6 crimes
per year. The most common crimes in the Hollywood Area are "Burglary from
Vehicles” and "Personal/Other Theft.” To reduce the number of crimes occurring in
the project area, Project Design Feature J.2-3 would require that the project include
controlled access to the on-site parking and on-site security personnel. In addition,
Project Design Feature J.2-4 would require the project design to incorporate security
features outlined in the LAPD "Design Out Crime Guidelines: Crime Prevention
Through Environmental Design.” The implementation of these design guidelines
would reduce the probability of a crime occurring during operation of the project.
Prior to operation of the project, the project applicant would provide the LAPD with a
site map, highlighting access routes and any additional access information as
requested by the LAPD, to facilitate police response. Emergency access to the
project site would be provided by the existing street system.
While operation of the project would increase the number of employees and residents
in the project area, the provision of on-site security features, coordination with LAPD,
and incorporation of crime prevention features would reduce project operation
impacts to a less than significant impact. Thus, operation of the project would not
require the provision of new or physically altered police stations to maintain
acceptable service ratios or other performance objectives for police protection.
Impacts would be less than significant.
F. Police Protection - Cumulative Impacts
The addition of residents and employees, as a result of the project and related
projects, could result in cumulative impacts on police services and facilities, as it is
anticipated that demands for police services in the project area would increase above
current levels upon buildout of the project and related projects.
A total of 118 related projects have been identified in the project area. Of the 118
related projects 14 projects are in the City of West Hollywood. These projects would
be served by the Los Angeles County Sheriff Department. The remaining 104 related
projects are in the City of Los Angeles and, like the project, would be served by the
LAPD Hollywood, Olympic, and Wilshire stations. The cumulative projects located in
the City of Los Angeles would generate approximately 32,965 residents and 11,670
housing units. The related projects would require an additional 94 officers to maintain
the existing ratio and future demand. The cumulative projects located in the City of
Los Angeles would generate approximately 36,158 employees. While some of the
related projects would be served the LAPD Olympic and Wilshire Stations, to estimate
cumulative impacts, the ratio of crimes per person for the Hollywood Area is used.
An average of 28.8 crimes were committed per 1,000 persons in the Hollywood Area.
Therefore, the cumulative population increase of approximately 69,123 persons
would equate to an increase of approximately 1,991 crimes, or an 18 percent
increase, compared to the 10,763 crimes in the Hollywood, Olympic, and Wilshire
Areas.
The three LAPD stations (Hollywood, Olympic, and Wilshire), that would serve the
project site and the related projects located in the City of Los Angeles, employ
approximately 872 total officers. The addition of 94 officers to maintain the existing
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ratio represents a 10.8 percent increase over existing staffing levels. Based on the
related projects information, impacts to the Department’s services would be
potentially significant unless staffing levels and equipment are increased
proportionately. Any new or expanded police station would be funded via existing
mechanisms to which the project and related projects would contribute.
Related projects in both the City of West Hollywood and City of Los Angeles would
be subject to discretionary review on a project-by-project bases by the LAPD or the
Los Angeles County Sheriff Department to ensure that sufficient security measures
with respect to lighting, landscaping, building access and visibility, street circulation,
building design and defensible space are implemented to reduce potential impacts to
police protection services. Like the project, related projects would generate revenue
to the City’s general fund that could be used to fund LAPD and Sheriff expenditures
to offset the cumulative incremental impact on police services. Further, larger
projects would be likely to have on-site safety features like those of the project that
would reduce demands on police services.
As the project would not result in a substantial incremental contribution to the
cumulative demand for police protection services, the project’s contribution to
cumulative impacts on police protection services would not be considerable.
G.

Schools - Construction
Construction workers are not anticipated to relocate to the project area and thus
would not impact existing school facilities. The nearest school, Bancroft Middle
School is located approximately 0.2 miles southeast of the project site. Construction
vehicles would access the project site via Santa Monica Boulevard and would not
pass by Bancroft Middle School. No construction-related impacts would occur to the
nearby schools.

H.

Schools - Operation
The project is expected to generate approximately 163 students (94 elementary
students, 23 middle school students, and 46 high school students). The project
buildout year is projected to be 2019. The District projects student attendance totals
for each school in five-year increments. Operation of the project would cause
Gardner Elementary School to operate above the school’s design capacity by 116
students. Bancroft Middle School and Hollywood High School would continue to
operate below each school’s design capacity by 529 and 1,207 students, respectively.
While the number of project-generated students that would attend an LAUSD school
serving the project site could be less than the total number of students projected in
this analysis, the project could result in potentially significant impacts to Gardner
Elementary School. The project applicant would be required to pay all school fees a
prior to issuance of a building permit, which as provided by state law would fully
mitigate the impact of the project. Therefore, impacts to schools within the vicinity of
the project would be less than significant.
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Schools - Cumulative Impacts
A total of 118 related projects have been identified in the project area. The related
projects, including those located in the City of West Hollywood, would be served by
LAUSD schools. LAUSD’s facility planning assumptions are based on overall
demographic trends, and although not specifically based upon new development
projects, are intended to address changes in student enrollment associated with area
population trends from various sources, including new development. Implementation
of the project in conjunction with the related projects would generate approximately
12,590 housing units and approximately 37,519 employees. This would lead to an
increase in 10,805 elementary school students, 2,701 middle school students, and
5,403 high school students, for a total of 18,909 students.
As with the project, the related projects would be required to pay the appropriate
education facilities fees which would mitigate impacts to public schools. Paying all
applicable school fees would provide full and complete mitigation of any impact on
school facilities impacts. As the project would not result in a substantial incremental
contribution to the cumulative demand for school services, the project would not have
a cumulatively considerable impact to schools

J.

Parks - Construction
While construction of the project would result in a temporary increase of people
accessing the project site, construction workers are not likely to relocate to the project
area and thus would not use the surrounding parks and recreation facilities. As such,
construction related impacts on parks and recreation facilities would be less than
significant.

K.

Parks - Operation
Development of the project would increase the population in the project area by 640
residents, increasing the demand for parks and recreation facilities. While, the project
would include 15,000 square feet of ground-floor neighborhood-serving commercial
uses, future employees are not likely to visit the surrounding parks and recreation
facilities during work hours. Thus, the number of future employees were not included
in determining parks and recreation facilities impacts.
The project includes 31,869 square feet of open space including courtyards, a 6th
level deck, pool, spa, gym, clubroom, and private open space. The project is required
to provide 25,850 square feet of open space based on LAMC requirements. The
project would provide an additional 6,019 square feet beyond what is required.
It is anticipated that residents would primarily use the on-site open-space and
recreation facilities to meet their recreational needs. However, as the project site is
located in an underserved parkland area, the population increase associated with the
project would generate additional demand for parks and recreation facilities in the
project area. The project applicant would be required to pay in-lieu Finn or Quimby
Fees prior to issuance of a building permit, which would be used to provide new or
expanded parks and recreation facilities in the project area. Therefore, the project’s
impacts to parks and recreation facilities would be less than significant.
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Parks - Cumulative Impacts
The addition of residents as a result of the project and related projects could result in
cumulative impacts on parks and recreation facilities, as it is anticipated that demands
for parks and recreation facilities in the project area would increase above current
levels upon buildout of the project and related projects.
A total of 118 related projects have been identified in the project area. Of the 118
related projects, 14 projects are in the City of West Hollywood and would be served
by the City of West Hollywood Recreation Services Division. However, residents of
residential projects can use parks in the local area, and could cross jurisdictional
boundaries between West Hollywood and Los Angeles. The City of West Hollywood
has established fees that apply to new development projects such as the Quimby Fee
that would fund a fair share contribution to park and recreation uses. Related projects
located within the City of Los Angeles would be served by LADRP. The cumulative
projects located in the City of Los Angeles would generate approximately 32,965
residents and 11,670 housing units. Future employees working in the project area are
not likely to use the parks and recreation facilities and therefore, would not contribute
to the future demand on parks and recreation facilities.
Depending on their location, the related projects could be served by the parks and
recreation facilities that would also serve the project, as well as other LADRP facilities.
In accordance with the DRP parkland acreage standards, the cumulative residential
population increase is estimated to generate a need for a total of 131.9 acres of
additional neighborhood and community parkland and 197.8 acres of regional
parkland.
The increase in demand on parks and recreation facilities would be evaluated on a
project-by-project basis. The extent to which the applicable residential related
projects include parks/recreational amenities is unknown. However, each residential
project in the City of Los Angeles must comply with the City’s Parks Fee or Quimby
Ordinance. In accordance with the CEQA Guidelines, a project’s contribution to
cumulative impacts is less than cumulatively considerable if the project is required to
implement or fund its fair share of a mitigation measure designed to alleviate the
cumulative impact. Thus, compliance with the LAMC parks and recreation facilities
in-lieu fees would mitigate potential parks and recreation facilities impacts to a less
than significant level. As the project would not result in a substantial incremental
contribution to the cumulative demand for parks and recreation facilities, the project
would not have a cumulatively considerable impact to parks.

M.

Libraries - Construction
While construction of the project would result in a temporary increase of people
accessing the project site, construction workers are not likely to relocate to the project
area and thus would not use the surrounding library facilities. As such, construction
related impacts on library services would be less than significant.

N.

Libraries - Operation
Development of the project would increase the population in the project area by 640
residents, increasing the demand for library services. While the project would include
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15,000 square feet of ground-floor neighborhood-serving commercial uses, future
employees are not likely to visit the surrounding libraries during work hours. Thus, the
number of future employees were not included in determining library impacts.
The project site is served by six nearby LAPL branches, as well as the West
Hollywood Library which is operated by the County of Los Angeles. The LAPL Durant
branch is located 0.8 miles to the northwest and is the closest library to the project
site. The City has adopted a service criterion based on floor area required to serve
varying sizes of residential populations. Based on the project’s projected residential
population of 640 residents and the existing Durant branch service population of
35,657, the future service population would be 36,297. The Durant branch future
service population would be below the 45,000-person threshold, and a 12,500-square
foot branch (the size of the Durant branch) is appropriate.
While there are no plans for improvements to add capacity through expansion to any
identified branch or build any new libraries in the area, Measure L funds have restored
service on Mondays and two evenings a week at all 73 LAPL libraries. Further,
potential significant impacts would be minimized as it is likely that the residents of the
project would have individual access to internet service, which provides information
and research capabilities that studies have shown reduce demand at physical library
locations. For these reasons, it is not anticipated that the project would result in
substantial adverse physical impacts associated with the provision of new or
physically altered library facilities, or need for new or physically altered library
facilities, the construction of which could cause significant environmental impacts, to
maintain acceptable service ratios or other performance objectives for library
services. Consequently, impacts to library service would be less than significant.
O.

Libraries - Cumulative Impacts
The addition of residents as a result of the project and related projects could result in
cumulative impacts on library services, as it is anticipated that demands for library
services in the project area would increase above current levels upon buildout of the
project and related projects.
A total of 118 related projects have been identified in the project area. Of the 118
related projects, 14 projects are located within the City of West Hollywood, and would
be served by the County of Los Angeles Public Library West Hollywood branch. The
cumulative projects located in the City of Los Angeles would generate approximately
32,965 residents and 11,670 housing units. Future employees working in the project
area are not likely to use library facilities and therefore, would not contribute to the
future demand on library services.
Depending on their location, the related projects in the City of Los Angeles would be
served by the six LAPL libraries that would also serve the project. In addition, a
number of the related projects would be served by the Pio-Pico Koreatown Branch.
The increase in demand on library facilities would be evaluated on a case-by-case
basis. Related projects would generate revenue to the City’s and County’s general
funds that could be used to fund LAPL and the County of Los Angeles Public Library
West Hollywood branch expenditures to offset the cumulative incremental impact on
library services. As such, cumulative impacts would be less than significant.
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Project Design Features
The City finds that the Project Design Features J2-1 to J.2-4, incorporated into the
project, reduce the potential aesthetics impacts of the project. The Project Design
Features were considered in the analysis of potential impacts.

8

Transportation/Traffic
A.

Project Trip Generation
Considering the project site is located in a walkable neighborhood with a "walk score”
of 92 (meaning that daily errands do not require a car), and is within the vicinity of
multiple public transit stops (including bus and rail), as well as bicycle infrastructure,
it is anticipated that a percentage of residents, employees, and patrons of commercial
uses would make use of these options instead of single occupant vehicles. The
project site is within one-quarter mile of the Metro Bus Rapid Stop at La Brea Avenue
and Santa Monica Boulevard. A transit trip reduction was estimated as 15 percent
for the proposed uses as permitted by LADOT in their Traffic Study Guidelines. As
approved by LADOT, the internal trip reduction (residents, employees and visitors
patronizing the restaurants and retail) was conservatively estimated at 5 percent.
Many land uses can be visited on the way to or from another main destination point.
Generally, the greater the regional draw of a destination, the lower the number of
pass-by activities. LADOT has established pass-by credits for several land uses.
Larger and renowned venues are most likely to be main destination points. For the
project, the Traffic Study utilized a pass-by reduction of 50 percent for the retail space
and 20 percent for the restaurant space. This reduction was not taken at the adjacent
intersection of Santa Monica Boulevard and Orange Drive because drivers may need
to make turning movements at the intersection to access the project’s parking
entrance.
It is estimated that the project would generate a net increase of 1,010 daily trips to
and from the project site, including 78 trips during the AM peak hour and 84 trips
during the PM peak hour, as compared to existing uses at the site. This estimate
includes credits for the existing automotive services, internal trips, transit/walk trips,
and pass-by trips.

B.

Project Traffic Distribution
The project site is located along Santa Monica Boulevard, an east-west roadway that
is located near La Brea Avenue and Highland Avenue. In addition, the Hollywood
Freeway is located approximately one and one third miles northeast of the project
site, and the Santa Monica Freeway is approximately three and three-quarter miles
to the south. The roadways and freeways provide local and regional access to and
from the project site and nearby destination points. Therefore, the Traffic Study
assumed that 25 percent of all project trips would occur in each of the four cardinal
(north, south, east, west) directions from the project site.

C. Construction
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In general, construction activities could have the potential to cause: 1) temporary
traffic impacts on motorists traveling near the project site; 2) temporary loss of access
for visitors entering or leaving; 3) temporary loss of bus stops or rerouting of bus lines;
and 4) temporary loss of on-street parking.
(i)

Haul/Delivery Truck Activity

Approximately 78,000 cubic yards of export would be removed from the project site.
The greatest number of truck trips would occur during the grading phase with a total
of 227 haul trips that would occur per day. The peak project construction truck trips
have been multiplied by a factor of 1.5 (truck passenger car equivalents) for a total of
341 truck trips per day during construction. These trips will be dispersed throughout
the day with hauling to be conducted outside of the peak commuter travel time
periods. With 8 hours of work, this would equate to approximately 43 hourly truck
passenger car equivalent trips on the peak hauling day.
As required by Project Design Feature K-2, prior to the approval of project grading
permits, the project applicant would submit a CTMP that discloses street closure
information, detour plans, haul routes, and staging plans. In addition, the CTMP
would require the project applicant to: a) provide for temporary traffic control during
all construction activities adjacent to public right-of-way to improve traffic flow on
public roadways; b) stagger construction activities appropriately to reduce the effect
on traffic flow on surrounding roadways; c) reroute construction trucks to reduce travel
on congested streets to the extent feasible; d) accommodate all equipment on-site;
and e) obtain the required permits for the truck haul routes from the City prior to
issuance of any permit for the project. Compliance with the measures contained in
the CTMP would ensure that traffic impacts during construction are less than
significant.
(ii)

Construction Worker Trips and Parking

In general, the hours of construction typically require workers to be on-site before 7
AM before the weekday morning commuter peak period and allow them to leave
before or after the afternoon commuter peak period of 4 PM to 6 PM. Saturday
construction activity would occur outside of the typical weekend midday peak period.
Therefore, most of construction worker trips would occur outside of the typical
weekday commuter per periods and weekend midday peak period.
The CTMP would prohibit construction-related vehicles from parking on surrounding
public streets. Adequate parking for construction workers would be provided at a
designated offsite location and workers shuttled to the project site until the project
garage is sufficiently completed and usable for construction worker parking. Thus,
construction workers and vehicles would not reduce the availability of spaces on
streets surrounding the project site.
(iii)

Temporary Traffic Impacts

Any delays from additional construction traffic and/or construction activities at
locations other than the streets adjacent to the project site would not be substantial.
Certain construction activities such as roadway improvements, utility relocation or
extension, and drainage facility reconstruction could require temporary lane closures,
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which would in turn temporarily reduce existing street capacity, but such impacts
would be short-term in duration. No street closures would be required.
The impacts of construction activity on the overall transportation system would be
temporary in nature and would cause minimal interruption to the regular operation of
the facilities surrounding the project site.
Impacts on traffic associated with
construction are typically considered short-term impacts and not significant.
Therefore, project construction traffic impacts would be less than significant.
(iv)

Access and Safety Impacts

Construction of the project would be largely contained within the project site and
would not affect adjacent street access. In addition, implementation of the CTMP
would ensure the adoption of safety procedures creating a safe environment for those
accessing the site during project construction. As such, impacts would be less than
significant.
(v)

Bus/Transit Impacts

With the implementation of safety procedures and other controls set forth in the
CTMP, construction would not create hazards for roadway travelers or bus riders. No
bus stops would be relocated, and no bus lines would be rerouted due to project
construction, and impacts would be less than significant.
(vi)

On-Street Parking Impacts

Certain construction activities such as roadway improvements, utility relocation or
extension, and drainage facility reconstruction could require temporary loss of on
street parking. However, such impacts would be short-term in duration. As such,
impacts related to on-street parking would be less than significant.
(vii)

Bicycle/Pedestrian Impacts

The CTMP would provide safety precautions for pedestrians and bicyclists through
such measures as alternate routing and protection barriers. With the implementation
of safety procedures and other controls set forth in the CTMP, construction would not
create any hazards to pedestrians and bicyclists, and impacts would be less than
significant.
D. Operation
(i)

Existing Plus Project Traffic Conditions

Traffic generation for Existing Plus Project Conditions were calculated and compared
to the applicable thresholds of significance.
Based on LADOT’s established
significance criteria, no significant impacts would occur when the project’s traffic
generation is added to existing traffic conditions. The intersection of Melrose
Avenue/Highland Avenue would continue to operate at Level of Service (LOS) F
during the AM Peak Hour and LOS E during the PM Peak Hour. In addition, the
intersection of Santa Monica Boulevard/Highland Avenue would continue to operate
at LOS E during the PM Peak Hour. Project Design Feature K.3 requires the
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implementation of a Traffic Demand Management (TDM) program. These TDM
measures could reduce the number of vehicles travelling to and from the project site,
including the number of vehicles travelling through the intersection of Melrose
Avenue/Highland Avenue and Santa Monica Boulevard/Highland Avenue.
No
changes would occur to the AM/PM Peak Hour LOS at any of the study intersections,
and traffic impacts would be less than significant.
(ii)

Future Without Project Conditions

To evaluate the potential traffic impacts at the time of project buildout, it is necessary
to first estimate and analyze future traffic conditions without the project. The year
selected for this analysis is 2019, the expected year of completion of the project.
Future traffic projections were projected using two factors, ambient growth and
ongoing and continued development. Ambient traffic growth occurs on both a local
and regional basis due to many reasons, including but not limited to increases in
population and economic factors such as new job opportunities. Based on the
analyses of the traffic growth trends in the project study area, LADOT determined that
an annual traffic growth factor of one percent is appropriate. The ambient traffic
growth factor, compounded annually, was applied to all existing year traffic volumes
for each of the study intersections to develop the future baseline traffic volumes.
The second component of future growth relates to specific development projects
located in the project study area that are either under construction, approved, or
under formal planning consideration and could be operational by the year 2019. A
list of proposed development projects that could affect traffic conditions in the project
area was based on information obtained from a variety of sources including LADOT,
the City of Los Angeles Department of City Planning, and the City of West Hollywood.
The potential future traffic growth at each study intersections was determined for the
project buildout year by adding the existing traffic volume, ambient traffic growth of
one percent per year, and traffic from the other cumulative development projects.
(iii)

Future With Project Conditions

The combination of future traffic volumes along with ambient traffic growth would
result in nominal incremental changes at the study intersections during the AM and
PM peak hours, but would not result in a change to the LOS at any of the study
intersections. Based on LADOT’s established significance criteria, no significant
impacts would occur when the project’s traffic generation is added to existing traffic
conditions. Further, the project would be required to implement a TDM plan that
would include measures that could reduce the number of vehicle trips to and from the
project site. Thus, no significant traffic impacts are projected to occur at the study
intersections as a result of future project generated and related projects traffic.
(iv)

Congestion Management Program

The Los Angeles County Congestion Management Program (CMP) Traffic Impact
Analysis (TIA) Guidelines require that intersection monitoring locations must be
examined if the project will add 50 or more trips during either the AM or PM weekday
hours. In addition, the CMP TIA Guidelines require that mainline freeway monitoring
stations be analyzed where the project will add 150 or more trips in either direction
during either AM or PM weekday peak hours.
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The intersection of Santa Monica Boulevard/Highland Avenue is the nearest CMP
intersection. This intersection is projected to operate at LOS F during the morning
and evening peak hours in the Future Without Project Condition. An increase of less
than one percent is estimated as the project’s incremental impact at this intersection,
which is below the threshold for a potential CMP intersection impact. Therefore,
impacts would be less than significant.
The Hollywood Freeway is approximately one and one-third miles northeast of the
project site. It is anticipated that no more than 20 percent of the project traffic volumes
would be using any one segment of the freeway system. The maximum number of
project-generated trips on any one freeway then would be 17 vehicles during the peak
hours. Therefore, project-related traffic would be below the CMP 150 trip freeway
threshold, and no significant CMP freeway impact would occur.
(v)

Neighborhood Traffic Impacts

A local street analysis was conducted to determine the potential cut through traffic
impacts on local residential streets that can result from a commercial project.
Future With project conditions along the street segments were evaluated similar to
the intersection analysis. A two percent per year ambient growth rate to reflect growth
and related project volumes was added to the existing traffic volumes for the Future
Without project conditions. The project traffic was then added to the Future Without
Project traffic conditions to determine the Future With project traffic conditions. A
comparison of the Future Without Project and Future With Project conditions was
then conducted to determine the percentage of traffic increase along each of the
segments attributable to the project. The project would not exceed the established
significant impact criteria along any of the evaluated street segments. Therefore,
traffic related impacts to the surrounding local streets would be less than significant.
E. Project Design Hazards
The project does not include any sharp curves, dangerous intersections, or
incompatible uses. The project would have two full access driveways: 1) a driveway
from Mansfield Avenue on the east side of the project site; and 2) a driveway from
Orange Drive on the west side of the project site. No hazardous sight distance
situations would result from project development in accordance with City
specifications for sidewalks and building setbacks. Therefore, project impacts related
to hazardous roadway features would be less than significant.
F. Emergency Access Impacts
Under Project Design Feature K.2, the project applicant would be required to submit
a CMTP prior to the start of any construction activities and provide for temporary
traffic controls to ensure adequate emergency access to all residences and
businesses adjacent to the roadways impacted by the project’s construction activities.
Therefore, any potential access impacts from project-related construction would be
reduced to a less than significant level.
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Emergency vehicle access to the project site is provided via local roadways. The
project’s design would be required to comply with Department of Building and Safety
and Los Angeles Fire Department’s (LAFD) access requirements.
The LAFD’s ability to provide adequate fire protection and emergency response
services to a site is also determined by the degree to which emergency response
vehicles can successfully navigate the given access ways and adjunct circulation
system, which is largely dependent on roadway congestion and intersection LOS
along the response route. The routes between Fire Station serving the project site
and the project site include the following major roadways that would most likely be
utilized in the event of an emergency at the project site: Santa Monica Boulevard;
Highland Avenue; La Brea Avenue; Fountain Avenue; Cole Avenue; and Gardner
Street. Santa Monica Boulevard/Highland Avenue and Melrose Avenue/Highland
Avenue, intersections along potential LAFD response routes, operate at LOS E or F
during peak commuting hours. The project vehicle trips at these two intersections
would not significantly impact either intersection during either peak hour. In addition,
project traffic in conjunction with the traffic from the related projects and ambient
growth would not significantly impact any intersection during the AM or PM Peak
Hours.
The project applicant would consult with neighboring land uses and prepare an
emergency response plan for the project which would include but not be limited to the
following: mapping of emergency exits, evacuation routes for vehicles and
pedestrians, location of nearest hospitals, and fire departments. It is anticipated that
the proposed access plan would provide adequate access to and from the project site
in the event of an emergency. Nonetheless, the project applicant is required to submit
the proposed plot plan for the project to the LAFD for review for compliance with
applicable Los Angeles Fire Code, California Fire Code, City of Los Angeles Building
Code, and National Fire Protection Association standards, thereby ensuring that the
project would not create any undue fire hazard or emergency access obstacle.
Therefore, the project would not result in any significant impacts related to emergency
access.
G. Consistency with Public Transit, Bicycle, and Pedestrian Plans and Facilities
(i)

Public Transit Plans and Facilities

The project is located in an area currently served by public transit, including bus and
light rail service. The closest stop to the project site are provided at Santa Monica
and Orange Drive for the Metro Line 4/704. The project is estimated to generate 49
daily transit trips, including 4 in each peak hour. As current bus ridership has
exhibited a decline over the past six years, the existing bus lines would be able to
accommodate the increase in transit trips. The Metro Red Line, which operates
between Downtown Los Angeles and North Hollywood, operates a stop at Hollywood
Boulevard and Highland Avenue, approximately one mile from the project site. As
there is adequate capacity on the bus and rail lines to accommodate the project’s
additional transit trips, impacts would be less than significant.
(ii)

Bicycle Plans and Facilities
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The project area does not currently have public bicycle amenities such as bike lanes.
Therefore, project construction would not affect any existing facilities. Los Angeles
Municipal Code 12.21 requires new projects to provide bicycle parking spaces. The
project would provide, at a minimum, 270 bicycle parking spaces, which is the
required number of short term and long-term bicycle parking spaces required by the
LAMC. In addition, the project would be consistent with the bicycle policies included
in the City’s Mobility Plan.
(iii)

Pedestrian Facilities

Pedestrian facilities around the project site include sidewalks, crosswalks, and
pedestrian safety features. Approximately 8- to 12-foot sidewalks are present
adjacent to the project site. While project construction could result in the temporary
closure of adjacent sidewalks, all closures would be coordinated with the City and
alternate pedestrian signage and accommodations would be provided. As sidewalk
closures would be temporary, impacts to pedestrian facilities during construction
would be less than significant. In addition, the relationship between the project and
the pedestrian streetscape has been enforced with corner glass pavilions, which
provide a transparent interior-exterior relationship, and a landscaped sidewalk which
in addition to the retail shops, would encourage pedestrian activity at the street level
along Santa Monica Boulevard. As such, pedestrian connectivity would be improved
with the project when compared to existing conditions, and impacts would be less
than significant.
(iv)

Conflict with Adopted Multi-Modal Policies, Plans, or Programs

The project would be consistent with existing City policies regarding alternative
transportation. The project is located in an area currently served by public transit,
including bus and rail service. In addition, the project would improve the pedestrian
streetscape and provide the required number of short and long-term bicycle parking
spaces. Therefore, implementation of the project would not conflict with adopted
polices, plans, or programs regarding public transit, and/or bicycle/pedestrian
facilities. Impacts would be less than significant.
H. Cumulative Impacts
The construction and operation of the project and related projects could result in
cumulative impacts to the existing transportation system. A total of 118 related
projects were identified in the study area. Of the 118 related projects, 14 projects are
in the City of West Hollywood.
(i)

Construction

Cumulative construction impacts could occur if construction traffic from related
projects would impact the same streets and access points as the project. There are
no related projects within the immediate vicinity of the project site. The closest related
projects are located one-quarter mile east of the project site along Santa Monica
Boulevard and one-quarter mile southwest along La Brea Avenue. Therefore, it is
unlikely that the project would combine with another related project to result in
cumulative traffic impacts during construction. In addition, as necessary, each related
project would also be required to implement a CTMP, like the project, which would
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include street closure information, detour plans, haul routes, and staging plans, and
formalizes how construction out and identifies specific action that would be required
to reduce effects on the surrounding community. The CTMP would also address
parking for construction workers and other construction-related vehicles as well as
the relocation of any bus stops or routes, as necessary. Therefore, cumulative traffic
impacts during construction would be less than significant.
(ii)

Operation

The Traffic Study incorporates forecasted traffic increased associated with ambient
growth and the 118 related projects. As noted above, the project would not create
significant traffic impacts at any of the analyzed study intersections under Future with
project conditions during the AM or PM Peak Hours. In addition, the project would
result in less than significant impacts with respect to public transit, bicycle and
pedestrian facilities, and access, and therefore, would not contribute to a cumulative
impact with respect to these issues. Like the project, each related project would also
be evaluated on an individual level against applicable thresholds related to CMP
consistency, public transit, bicycle and pedestrian facilities, and access. Thus, the
project would result in a less than significant cumulative traffic impact.
J.

Project Design Features
The City finds that Project Design Features K.1 to K.3, which are incorporated into
the project and incorporated into these Findings as fully set forth herein, reduce the
potential traffic impacts of the project related to Transportation/Traffic. These project
design features were considered in the analysis of potential impacts.

9

Utilities and Service Systems
A. Wastewater
(i)

Construction

During construction, a negligible amount of wastewater would be generated by
construction employees. Portable on-site sanitation facilities would be provided by a
private company and the waste would be properly disposed of offsite. No new
connections to the public sewer system would be required during construction of the
project. As such, wastewater generated during project construction activities would
not enter the local conveyance system and thus would not affect sewer line capacities
in the area. Given the temporary and limited level of wastewater generation during
construction, the project would not exceed the capacity of any wastewater treatment
plant. Further, wastewater flow generated on the project site during construction of
the project would be serviced at approved disposal facilities and/or treatment plants
and would be treated according to the treatment requirements of the Los Angeles
Regional Water Quality Control Board.
Construction activities associated with upsizing and/or connection to existing lines
would not result in significant impacts, as the construction activities would be
temporary. Construction related impacts to the existing wastewater infrastructure and
facilities would be less than significant.
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Operation

The project site is currently developed and served by an existing wastewater
conveyance system. Existing uses on the project site generate approximately 5,466
gallons per day (gpd) of wastewater flow. The project would generate a net total of
approximately 20,649 gpd of wastewater. The Hyperion Treatment Plan (HTP), which
treats wastewater from the project site, is designed to process up to 450 million
gallons per day (mgd) of wastewater. The HTP is currently processing 362 mgd of
wastewater, thus an additional 88 mgd of wastewater could be processed at this
facility. The 20,649 gpd net increase in wastewater over the existing project site
conditions represents approximately 0.024 percent of the remaining capacity at the
HTP. Further, as part of the normal building permit process, BOS would be required
to confirm that the HTP and local trunk lines have sufficient capacity to accommodate
the project’s projected wastewater flows. If the surrounding sewer line capacity is
determined to be insufficient, the project applicant would be required to construct and
finance the necessary improvements to convey the wastewater to a point with
sufficient capacity. In addition, the project applicant would also be responsible for any
necessary sewer connection fees. After completion of the required improvements, a
final approval of the sewer capacity would be provided, as well as a connection
permit. Further, the City’s implementation of the Sewer Allocation Ordinance assures
that sufficient capacity is available at the HTP at the time a building permit is issued
by the City. Therefore, impacts would be less than significant.
(iii)

Cumulative Impacts

Of the 118 related projects, 14 projects are in the City of West Hollywood.
Wastewater generated by the related projects located in the City of West Hollywood
would be disposed of by the West Hollywood Public Works Department.
Construction activities associated with upsizing and/or connection to existing lines
would not result in significant impacts, as the cumulative construction activities would
be temporary.
The related projects in the City of Los Angeles, in combination with the project, would
generate approximately 2.90 mgd of wastewater, with the project accounting for
approximately 0.71 percent of the projected increase in wastewater generation.
Wastewater generated by the related projects located in the City of Los Angeles
would be treated at the HTP. As discussed above, the HTP has a remaining capacity
of 88 mgd of wastewater. The amount of cumulative wastewater flow would be within
the design capacity of the HTP, representing about 3.3 percent of the remaining
capacity. As such, the project’s incremental effect on cumulative impacts to
wastewater treatment capacity would not be cumulatively considerable, and
cumulative wastewater impacts would be less than significant.
B. Water
(i)

Construction

Construction of the project would occur in stages over an approximately 18-month
period. Construction activities requiring water would be short-term and temporary in
nature. Thus, construction activities would require minimal water consumption and
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would not be expected to have an adverse impact on available water supplies or
existing water distribution systems.
Therefore, impacts on water supply for
construction would be less than significant.
Prior to the issuance of grading/building permits and as part of the normal building
permit process, the City would determine if the existing water supply infrastructure
maintains sufficient capacity to accommodate the project’s projected water demands.
If a deficiency or service problem is discovered during the permitting process the
project applicant shall fund the required upgrades to adequately serve the project. All
new on-site water infrastructure would be installed in accordance with City
regulations. Water main and related infrastructure upgrades would not be expected
to create a significant impact to the physical environment because: 1) any disruption
of service would be of a short-term nature; 2) replacement of the water mains would
be within public and private rights-of-way; and 3) the existing infrastructure would be
replaced with new infrastructure in areas that have already been significantly
disturbed.
The project applicant would pay for needed upgrades, and proper notification of the
LADWP customers would be provided if a temporary disruption to water service were
to occur. While, the replacement or expansion of the existing infrastructure could
result in temporary partial public street closures, a CTMP would be adopted to direct
traffic flow during construction activities, including during the potential water upgrade
activities near the project site. Therefore, construction related impacts would be less
than significant.
(ii)

Operation - Water Demand

Construction of the project would increase water demand compared to existing
conditions. Operation of the project would require 23,994.22 gpd (0.024 mgd). The
Los Angeles Aqueduct Filtration Plant (LAAFP) currently has the capacity to treat and
convey approximately 600 mgd. The current average annual flow is approximately
278 mgd. The project’s net increase of 0.024 mgd would be accommodated within
the LAAFP’s existing treatment capacity. Therefore, the project would not require the
construction or expansion of new water treatment facilities that could cause a
significant environmental effect.
(iii)

Operation - Water Supply

Projects that conform to SCAG’s RTP demographic projections and are in the City’s
service area, are considered to have been included in LADWP’s water supply
planning efforts, including the Urban Water Management Plan (UWMP). Therefore,
projected water supplies would meet projected demands. Additionally, given the
project’s incremental increase in water consumption, compared to existing conditions,
and compliance with applicable water conservation ordinances and regulations, the
project would not require or result in the construction of new water treatment facilities.
The project would comply with the Governor’s Executive Order on drought conditions,
which prohibits new homes and developments irrigated with potable water unless
water-efficient drip irrigation systems are used, and ban watering of ornamental grade
on public street medians. The project would also comply with the California Building
Standards Commission requirements for irrigation systems. The project would be
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subject to the City of Los Angeles Low Impact Development Ordinance and to
implement Best Management Practices that have stormwater recharge or reuse
benefits for the project as applicable. Additionally, under Project Design Feature L.21, the project would implement the water saving features. Therefore, as the project
would comply with the existing regulations and the LADWP would be required to
service the project, impacts related to the project’s water demand are less than
significant.
(iv)

Fire Flow Requirements

The LADWP Water Operations Division would perform a detailed fire flow study at
the time of permit review to determine whether further water system or site-specific
improvements would be necessary. Hydrants, water lines, and water tanks would be
installed per Fire Code requirements. In addition, the project applicant would be
required to submit the project’s plot plans to the LAFD for review to ensure the project
complies with the applicable Los Angeles Fire Code, California Fire Code, City of Los
Angeles Building Code, and National Fire Protection Association standards, thereby
ensuring that the project would not create any undue fire hazard.
The LADWP’s existing water supply would be able to serve the project’s operational
water needs. All infrastructure improvements would be built to the LADWP and Los
Angeles City Plumbing Code standards. Accordingly, the project design would
include improvements, if necessary, that comply with the LADWP standards and
LAFD requirements. Furthermore, the Water Operations Division of the LADWP
would perform a detailed fire flow study at the time of permit review to ascertain
compatibility between the water system and site-specific improvements, as is
standard practice. As part of the normal building permit process, the LADWP would
confirm that there is sufficient capacity in the local water infrastructure to
accommodate the project’s water needs. If a deficiency or service problem is
discovered during the permitting process, the project applicant shall fund the required
upgrades to adequately serve the project. Existing regulations would ensure that the
project’s impacts to the water conveyance system would be less than significant.
(v)

Water - Cumulative Impacts

The construction and operation of the project and related projects could result in
cumulative impacts to water supply, infrastructure, and facilities. A total of 118 related
projects were identified in the study area. Of the 118 related projects, 14 projects are
in the City of West Hollywood. The City of West Hollywood receives potable water
from the LADWP and the City of Beverly Hills. Due to the location of the related
projects, all the projects would be serviced by the LADWP.
(a) Construction
Related projects would involve construction activities requiring water, which would be
short term and temporary in nature. Thus, construction activities would require
minimal water consumption and would not be expected to have an adverse impact
on available water supplies or existing water distribution systems. Cumulative
construction related impacts to the existing wastewater infrastructure and facilities
would be less than significant.
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(b) Operation
(1) Water Demand
The related projects located in the City of Los Angeles in combination with the project
would consume approximately 3,537,304 gpd (3.54 mgd) of water, with the project
accounting for approximately 0.68 percent of that projected increase in water
demand.
The LADWP treatment facilities and supplies would serve the project’s water needs.
The maximum water treatment capacity at LAAFP is 600 million gallons per day. The
current average annual flow through LAAFP is approximately 278 million gallons per
day. The total cumulative water demand would be approximately 3.54 mgd. This
demand would be much less than the existing available capacity of the LAAFP.
(2) Water Supply
As set forth in the UWMP, LADWP anticipates its projected water supplies will meet
demand through the year 2040, including anticipated growth projections and
demographic changes. In terms of the City’s overall water supply condition, the water
requirement for any related project that is consistent with the City’s General Plan has
been considered in the planned growth of the water system. In addition, any related
project that conforms to the demographic projections from SCAG’s RTP and is
located in the service area, is considered to have been included in LADWP’s water
supply planning efforts, and therefore, projected water supplies would meet projected
demands.
Each project would be required to comply with City and State Water Code and
conservation programs for both water supply and infrastructure. All related projects
would comply with the Governor’s Executive Order on drought conditions, which
prohibits new homes and developments irrigated with potable water unless waterefficient drip irrigation systems are used, and ban watering of ornamental grade on
public street medians. Further, related projects would be required to comply with
CEQA and would be evaluated on a case-by-case basis. Therefore, no significant
cumulative water supply impact is anticipated from development of the project and
the related projects.
In addition, the potential need for the related projects to upgrade water lines to
accommodate their water needs is site-specific and there is little, if any, relationship
between the development of the project and the related projects in relation to this
issue. Therefore, no cumulative water infrastructure impacts or water treatment
facilities impacts are anticipated from the development of the project and the related
projects.
(3) Fire Flow
Each related project would be evaluated on a case by case basis and required to
comply with state and city regulations. The LADWP Water Operations Division would
perform a detailed fire flow study of each related project at the time of permit review
to ascertain whether further water system or site-specific improvements would be
necessary. Hydrants, water lines, and water tanks would be installed per Fire Code
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requirements. In addition, each related project applicant would be required to submit
plot plans to the LAFD for review to ensure that each related project complies with
the applicable Los Angeles Fire Code, California Fire Code, City of Los Angeles
Building Code, and National Fire Protection Association standards, thereby ensuring
that any related project would not create any undue fire hazard.
All infrastructure improvements for the project and related projects would be built to
the LADWP and Los Angeles City Plumbing Code standards. Accordingly, the design
would include improvements, if necessary, that comply with the LADWP standards
and LAFD requirements. As part of the building permit process, the LADWP would
confirm that there is sufficient capacity in the water supply and infrastructure to
accommodate the water needs for each of the related projects. If a deficiency or
service problem is discovered during the permitting process, each related project
applicant shall fund the required upgrades to adequately serve the any related
project. Therefore, the cumulative impact of the related projects in combination with
the project would be less than significant.
C. Solid Waste
(i)

Construction

Demolition of the existing buildings located on the project site, as well as grading and
construction of the project would result in an incremental and intermittent increase in
construction solid waste disposal at local landfills. The project is projected to
generate a total of approximately 4,728 tons of solid waste during demolition and 478
tons of solid waste over its construction period, for a total of 5,206 tons.
During the 18-month construction period project demolition and construction activities
would generate an average of approximately 14.46 tons per day (tpd) of construction
waste. The project’s demolition and construction debris would primarily consist of
inert waste and would be recycled in accordance with LAMC Section 66.32, which
requires 70 percent of solid waste generated in the City to be recycled.
Assuming a 70 percent diversion/recycle rate, the development of the project would
result in the generation of 1,562 tons of construction waste, with an average of 4.3
tpd over the project buildout. The remaining waste would be disposed of in a Class
III landfill or a mixed debris recycling facility. The projected total amount of
construction waste (after diversion) would equate to 0.1 percent of the existing
capacity of the Puente Hills Materials Recovery Facility (Puente Hills), where a
majority of the City’s demolition and construction waste is sent, and if necessary, the
waste could be disposed of at the Azusa Landfill Facility, where it would equate to
less than one percent of the daily intake. Thus, as existing landfills and waste facilities
have sufficient capacity to handle the projected amount of construction waste,
construction related solid waste impacts would be less than significant.
(ii)

Operation

The project would generate a net total of approximately 1.05 tpd of solid waste. This
total represents a conservative estimate and does not account for any recycling
efforts, which the project would be required to implement. Assuming a 76 percent
recycling rate (consistent with the amount of waste diverted in the City in 2013), the
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project would generate a net total of 0.25 tpd of solid waste. The total daily amount
of solid waste (not including the 76 percent diversion rate) generated by the project
would represent less than one percent of the remaining capacity of the eight landfills
and Puente Hills that receive the majority of the City’s solid waste.
The project would be required to provide adequate space for disposal of recyclable
materials. While landfills have a finite amount of space, proposal for expansions of
existing landfills, the opening of new facilities, and the development of technologies
would facilitate solid waste disposal facilities and other waste management options
to continue to be available to the project. Thus, solid waste generated during
operation of the project would result in a less than significant impact.

(iii)

Cumulative Impacts

The construction and operation of the project and related projects could result in
cumulative impacts to solid waste facilities. A total of 118 related projects have been
identified in the project area. Of the 118 related projects, 14 projects are in the City
of West Hollywood and would be served by private waste haulers that have
contracted with the City of West Hollywood. However, all the related projects would
be served by the same landfills that serve the project site.
(a) Construction
The related projects in combination with the project would generate approximately
52,208 tpd of construction solid waste. Cumulative construction of the related
projects could happen over two years (at a minimum, given the sizes of some of the
larger projects). Therefore, construction would generate approximately 109 tpd of
cumulative construction waste. Puente Hills is permitted to accept 4,400 tpd and
24,000 tons per week of municipal solid waste. In 2014, the Puente Hills Intermodal
Facility was completed and provides a Materials Recovery Facility/Transfer Station
for the Waste to Rails system to the Mesquite Regional Landfill. The Mesquite Landfill
can accept 20,000 tpd, with an overall capacity of 600 million tons and a lifespan of
100 years. Using the Waste to Rails system to transfer waste, the Mesquite Landfill
would have adequate capacity to accept the cumulative projects’ construction waste.
If necessary, the waste could also be disposed of at the Azusa Landfill Facility, where
it would equate to less than one percent of the remaining daily intake. The cumulative
construction debris generated by the project combined with the related projects would
constitute a small percentage of remaining inert landfill capacity. As such, cumulative
impacts related to disposal of demolition and construction debris would be less than
significant.
(b) Operation
The related projects in combination with the project would generate approximately
292.75 tpd of operation solid waste, with the project accounting for approximately 0.4
percent of that projected increase. All related projects located in the City of Los
Angeles would be subject to applicable City and County waste diversion goals and
polices. Like the project, the related projects would comply with State law requiring
that the organic waste generated in the commercial portions (restaurants) be recycled
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according to the implemented organic waste recycling program. Like the project, the
related projects would participate in regional source reduction and recycling
programs, further reducing the amount of solid waste to be disposed of at the landfills
described above.
There are eight landfills as well as Puente Hills that receive most of the City’s solid
waste. These sites have a remaining capacity of 36,867 tpd. Therefore, these
landfills would be able to accommodate the 292.75 tpd generated by the project in
combination with the related projects, with the cumulative demand representing
approximately 0.8 percent of the available capacity. In addition, the estimate of
cumulative solid waste generation does not account for any reductions related to solid
waste diversion. Therefore, the cumulative estimate identified herein is likely
conservative, and the ongoing process of improving solid waste facilities and
advancing disposal techniques and strategies would further minimize the already less
than significant impact on cumulative solid waste generation and disposal.
Furthermore, the related projects would be subject to the source reduction and
recycling requirements established by the cities of Los Angeles and West Hollywood
in accordance with AB 939. Future projects would be required to participate in
recycling programs, thus reducing the amount of solid waste to be disposed of at the
landfills described above. Under those conditions, cumulative impacts related to solid
waste impacts would not be cumulatively considerable.
D. Energy Conservation
(i)

Construction
(a) Electricity Demand

Electricity would be supplied by the LADWP via existing on-site connections. During
construction of the project, small quantities of electricity would be necessary to serve
construction trailers, power tools, lighting, etc. In general, small power construction
tools consume anywhere from 300 to 6,000 watts (0.3 kw to 6 kw), while a standard
temporary construction lighting tower comprised of four 1 kw fixtures would consume
4 kw.
Construction activities associated with the project would be limited and temporary.
Further, as the current land use consumes 707,860 kw per hour (kwh) annually,
construction of the project would generally not result in a net increase in on-site
electricity use compared to existing conditions. The project’s construction activities
would not create electrical system capacity problems or result in the construction of
new or expanded electricity facilities.
Electric poles and lines currently run east and west along Santa Monica Boulevard,
including along the project site. To meet the operational requirements of the project,
the extension of the existing electricity lines would be required in the immediate
vicinity of the project site. The project would connect to the existing electrical grid
and any construction would be confined on the site. The project would likely require
transformer vaults, which are common for buildings of its size. The construction of
these vaults is part of the overall building construction and would not constitute
unusual or unplanned infrastructure that would cause a significant impact on the
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environment. Further, the design and sizing of the electrical infrastructure would
comply with LADWP regulations. Therefore, construction impacts to the existing
electricity infrastructure and sources would be less than significant.
(b) Natural Gas Demand
During construction, natural gas would not typically be consumed on the project site.
Natural gas consumed on-site would be limited to the minor amounts of natural gas
released during installation, and if necessary the upgrade of the natural gas
infrastructure that currently serves the project site. In addition, prior to operation, the
project would connect to the existing natural gas lines on the project site. Any
extension of the existing natural gas facilities would comply with Southern California
Gas Company (SCG) design and sizing requirements and would result in minimal
amounts of natural gas being released.
(c)

Petroleum-Based Fuel Demand

Demolition, site clearing, grading, excavation, and trenching is projected to take
approximately four months. Heavy duty construction equipment needed to complete
these activities would include diesel fueled haul trucks, excavators, skid steer loaders,
tractors, and water trucks. Heavy duty construction equipment needed during
construction of the project would include air compressors, concrete pumps, forklifts,
lifts, welders, backhoes, dozers, forklifts, lifts, loaders, and rollers, the majority of
which would be diesel fueled. Construction equipment fuels would be provided by
local or regional suppliers and vendors.
In addition, fuel would be consumed by construction worker vehicles travelling to and
from the project site. Based on the maximum projected number of workers and
venders during each phase, the project would use approximately 56,646 gallons of
gasoline. In 2012, California consumed a total of 337,666 barrels of gasoline for
transportation, which is equivalent to a total annual consumption of 14.1 billion gallons
by the transportation sector. Construction of the project would use approximately
35,023 gallons of diesel for the hauling. This would represent 0.0004 percent of the
statewide gasoline consumption and 0.0002 percent of the statewide diesel
consumption. Further, while construction activities would consume petroleum-based
fuels, consumption of such resources would be temporary and cease upon the
completion of construction. Therefore, construction-related impacts to petroleum fuel
consumption would be less than significant.
Construction of the project would not result in the inefficient consumption of energy
resources. Compliance with the existing anti-idling and emissions regulations would
result in efficient use of construction-related energy and the minimization or
elimination of wasteful and unnecessary consumption of energy. Idling restrictions
and the use of newer engines and equipment would result in less fuel combustion
and energy consumption, as would use of haul trucks with larger capacities, as
previously stated.
(ii)

Operation
(a) Electricity Demand
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Electrical conduits, wiring and associated infrastructure would be conveyed to the
project site from existing LADWP lines in the surrounding streets. The project’s on
site net electricity demand would be approximately 964,612 kwh/year. Compared to
LADWP’s projected 2018-2019 total electricity sales the project’s electricity
consumption would represent approximately 0.004 percent of the forecasted
electricity demand. Further, the project’s estimated electricity consumption relies on
usage rates that do not account for the project’s energy conservation features or
updates to the Los Angeles Building Code.
The LADWP can supply over 7,640 mw of generation capacity with the highest
recorded peak being 6,396 mw. If the project demand of 964 mwh/year in energy
were operating at full load for a full year (8,760 hours), the project’s demand would
be approximately 0.11 mw of power. This represents approximately 0.001 percent of
the LADWP’s power capacity at existing levels. Thus, there is adequate generation
supply capacity to serve the project.
The LADWP’s current and planned electricity supplies have the capacity to support
the project’s electricity consumption. The project would not require the acquisition of
additional electricity supplies beyond those that exist and are anticipated by the
LADWP. The project applicant would be responsible for paying connection costs to
connect its on-site service meters to existing infrastructure. Further, the project would
be subject to Title 24 requirements, and would also be subject to the regulations
included in the City’s Green Building Code. Therefore, although the project would
create additional demands on electricity supplies and distribution infrastructure, the
LADWP would be able to provide electricity to the project site. Based on the above
analysis, impacts with regards to electrical supply and infrastructure capacity would
be less than significant.
The project’s electrical consumption would be reduced through compliance with 2016
Title 24 standards and applicable CALGreen requirements. In addition, Project
Design Feature E.1 requires the project to achieve current LEED Silver status, and
Project Design Feature L2.1-1 requires implementation of water conservation
features, such as high-efficiency clothes washers and toilets. These measures would
further reduce the project’s energy demand. In addition, LADWP is required to
procure at least 33 percent of their energy portfolio from renewable sources by 2020.
The current sources procured by LADWP include wind, solar, and geothermal
sources. These sources accounted for 20 percent of LADWP’s overall energy mix in
2014, the most recent year for which data are available. This represents the available
off-site renewable sources of energy that would meet the project’s energy demand.
Furthermore, the project would comply with Section 110.10 of Title 24, which includes
mandatory requirements for solar-ready buildings, and, as such, would not preclude
the potential use of alternate fuels. Therefore, the project would not cause wasteful,
inefficient, and unnecessary consumption of electricity during operation.
(b) Natural Gas Demand
SCG would provide natural gas service to the project site. The project is estimated
to consume approximately 811,640 cf/month (or 27,055 cf/day). In 2016, the SCG
retail core peak day demand was estimated at 2,947 million cf/day, slightly higher
than the projected 2019 demand of 2,917 million cf/day. The project’s 0.027 million
cf/day represents approximately 0.0001 percent of the 2019 peak demand. Thus,
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there is an adequate supply capacity of natural gas. The project’s estimated natural
gas consumption relies on usage rates that do not account for the project’s energy
conservation features or updates to the Los Angeles Building Code.
SCG undertakes expansion and/or modification of the natural gas infrastructure to
serve future growth within its service area as part of the normal process of providing
service. The project applicant would be responsible for paying connection costs to
connect its on-site service meters to existing infrastructure. Impacts with regards to
natural gas supply and infrastructure capacity would be less than significant.
As discussed above, in addition to complying with applicable regulatory requirements
regarding energy conservation, the project would implement project design features
to further reduce energy use. Project Design Feature E.1 requires the project to
achieve LEED Silver status, which entails implementing conservation features to
reduce natural gas usage. Therefore, the project would not cause wasteful,
inefficient, and unnecessary consumption of natural gas during operation.

(c) Petroleum-Based Fuel Demand
Transportation fuels, primarily gasoline and diesel, would be provided by local or
regional suppliers and vendors. Project-related vehicles would require a fraction of
the state’s total transportation fuel consumption. Based on the project’s estimated
VMT, approximately 45,878 gallons of fuel would be required in a year. This would
represent approximately than 0.0003 percent of the 2012 statewide gasoline
consumption. Additionally, alternative-fueled, electric, and hybrid vehicles, to the
extent these types of vehicles would be utilized by visitors to the project site would
reduce the project’s consumption of gasoline and diesel. Impacts related to
petroleum consumption during operation of the project would be less than significant.
The site is located in a High Quality Transit Corridor designated by SCAG, which
indicates that the site is an appropriate site for increased density and employment
opportunities from a "smart growth,” regional planning perspective. The project’s
proximity to multiple public transit stops, including the Metro Hollywood/Highland Red
Line subway station and local Metro bus lines would provide future residents,
employees, and visitors with alternative modes of transportation to and from the site,
reducing VMT. In addition, the project would be located near commercial uses and
employment areas. Furthermore, the project would include 270 bicycle parking
spaces; 31 short-term spaces and 239 long term spaces, as well as create a
transparent interior-exterior relationship between the building and surrounding area
that would encourage pedestrian activity at the street level along Santa Monica
Boulevard. Therefore, the project would not cause wasteful, inefficient, and
unnecessary consumption of petroleum-based fuel during operation
E. Cumulative Impacts
The construction and operation of the project and related projects could result in
cumulative impacts to energy sources and facilities. A total of 118 related projects
have been identified in the project area. Of the 118 related projects 14 projects are
in the City of West Hollywood and would be served by SCG and Southern California
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Edison. While the electricity analysis below does not include the related projects
located in the City of West Hollywood, as they would not be serviced by the LADWP,
the natural gas analysis considers the impacts of all related projects, as all projects
would be serviced by SCG.
(i)

Construction

Construction of the related projects would not result in the inefficient consumption of
energy resources. Compliance with the existing anti-idling and emissions regulations
would result in efficient use of construction-related energy and the minimization or
elimination of wasteful and unnecessary consumption of energy. Idling restrictions
and the use of newer engines and equipment would result in less fuel combustion
and energy consumption. Cumulative impacts would be less than significant.
(ii)

Operation
(a) Electricity Demand

The LADWP would provide electricity to the project site as well as the 104 related
projects located in the City of Los Angeles. Implementation of the project in
conjunction with these related projects would increase demand for electricity. The
104 related projects, in combination with the project, would consume approximately
181,277,164 kwh/year (or 181,277 mw-h/year) of electricity. This represents
approximately 0.5 percent of LADWP’s 2018-2019 forecasted electricity demand.
In addition, each of the related projects would be individually evaluated with respect
to consideration of energy conservation features that could alleviate electrical
demand, including compliance with Title 24 and the Los Angeles Green Building Code
regulations. As such, cumulative impacts related to consumption of electricity and
the capacity of existing infrastructure would be less than significant.

(b) Natural Gas Demand
Implementation of the project in conjunction with the related projects would increase
natural gas demand. All the related projects are served by SCG. The related projects
in combination with the project would consume approximately 81,090,937 cubic feet
per month (cf/mo) (or 2.703 million cf/day) of natural gas. In 2016, the SCG retail
core peak day demand was estimated at 2,947 million cf/day, slightly higher than the
projected 2019 demand of 2,917 million cf/day. The cumulative 2.703 million cf/day
represents approximately 0.09 percent of the 2019 peak demand. Thus, there is an
adequate supply capacity of natural gas. Natural gas demand associated with the
project would account for approximately one percent of the cumulative natural gas
demand increase. Therefore, the project’s contribution to the cumulative natural gas
demand would not be substantial.
These rates do not account for energy reduction features employed by the project or
related projects. Each of the related projects would be evaluated within its own
context with consideration of energy conservation features that could alleviate natural
gas demand. Further, all forecasted growth would incorporate design features and
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energy conservation measures, including those specified under Title 24 requiring
building energy efficiency standards. In addition, the related projects located in the
City of Los Angeles would be required to comply with the City’s Green Building Code
which would reduce the impact on natural gas demand. It is also anticipated that
future developments would upgrade distribution facilities, commensurate with their
demand, in accordance with all established policies and procedures. Therefore, the
impact from the project and related projects on natural gas capacity and infrastructure
would be less than significant.
(c) Petroleum-Based Fuel Demand
The related projects would generate approximately 187,346 daily trips, and would
consume 91,836 gallons per day, or 33.5 million gallons per year. This would
represent approximately 0.24 percent of the 2012 statewide gasoline consumption.
Additionally, alternative-fueled, electric, and hybrid vehicles, to the extent these types
of vehicles would be utilized by visitors to the related projects would reduce the
consumption of gasoline and diesel. Cumulative impacts related to petroleum
consumption would be less than significant.
F. Project Design Feature
The City finds that Project Design Features L.2-1, which is incorporated into the project
and incorporated into these Findings as fully set forth herein, reduces the potential
water impact of the project related to Utilities and Service Systems. This project design
feature was considered in the analysis of potential impacts.
VII.

ENVIRONMENTAL IMPACTS FOUND TO BE LESS THAN SIGNIFICANT AFTER
MITIGATION

The following impact area was concluded by the Draft EIR to be less than significant with the
implementation of mitigation measures described in the Final EIR. Based on that analysis and
other evidence in the administrative record relating to the project, the City finds and determines
that mitigation measures described in the Final EIR reduce potentially significant impacts
identified for the following environmental impact categories to below the level of significance.
Pursuant to Public Resources Code Section 21081, the City finds that changes or alterations have
been required in, or incorporated into, the project which mitigate or avoid the each of the following
significant effects on the environment.
1.

Biological Resources
(A)

Nesting Species

Development of the Project would require removal of existing trees. Depending on the time of
year that the Project Site is developed, nesting birds (which are protected by law) could inhabit
the street trees surrounding the Project Site. As such, the Project Applicant would be required to
implement Mitigation Measure A-1 to ensure that no significant impacts related to nesting birds
would occur. Therefore, impacts would be less than significant
The project site is located in a highly urbanized area of the City and is surrounded by existing
development, and therefore it is not expected that the project area contains habitat for any species
identified or designated as a candidate, sensitive, or special status species.
However,
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development of the project would require removal of existing trees. Depending on the time of
year that the project site is developed, nesting birds (which are protected by law) could inhabit
the street trees surrounding the project site. Under Mitigation Measure 4-1, the project applicant
would be required to implement one of the following practices:
(i) Time Limited Vegetation Removal
The project applicant would conduct vegetation removal associated with construction from
September 1st through January 31st, when birds are not nesting. Additionally, the project
applicant could initiate grading activities prior to the breeding season (February 1st through
August 31st) and keep disturbance activities constant throughout the breeding season to prevent
birds from establishing nests in surrounding habitat (to avoid possible nest abandonment); if there
is a lapse in activities of more than five days, pre-construction surveys will be necessary.
(iii)

Pre-construction Survey

The project applicant would conduct pre-construction surveys for nesting birds if vegetation
removal or grading is initiated during the nesting season. A qualified wildlife biologist would
conduct weekly pre-construction bird surveys no more than 30 days prior to initiation of grading
to provide confirmation on the presence or absence of active nests in the vicinity (at least 300 to
500 feet around the individual construction site, as access allows). The last survey should be
conducted no more than three days prior to the initiation of clearance/construction work. If active
nests are encountered, clearing and construction near the nests shall be deferred until the young
birds have fledged and there is no evidence of a second attempt at nesting. A minimum buffer of
300 feet (500 feet for raptor nests) or as determined by a qualified biologist shall be maintained
during construction depending on the species and location. The perimeter of the nest-setback
zone would be fenced or adequately demarcated with staked flagging at 20-foot intervals, and
construction personnel and activities restricted from the area. Construction personnel would be
instructed on the sensitivity of the area. A survey report by the qualified biologist documenting
and verifying compliance with the mitigation and with applicable state and federal regulations
protecting birds shall be submitted to the City. The qualified biologist shall serve as a construction
monitor during those periods when construction activities would occur near active nest areas to
ensure that no inadvertent impacts on these nests would occur.
B.

Effect of Mitigation Measure

With implementation of Mitigation Measure A-1, and compliance with all applicable federal, state,
and City laws and regulations concerning hazardous materials, project impacts with respect to
biological resources would be less than significant.
2.

Cultural Resources
A.

Archaeological Resources

There are no known archaeological resources within the project site. However, the excavation
for the subterranean parking levels has the potential to affect unknown archaeological resources.
Implementation of the following standard Mitigation Measure 5-1 would ensure that impacts with
respect to archaeological resources are less than significant. If any archaeological materials are
encountered during project development, all further development activity shall be halted in the
area of the discovery and:
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(i)

The project applicant would secure the services of an archaeologist by
contacting the South Central Coastal Information Center located at California
State University Fullerton, or a member of the Society of Professional
Archaeologists (SOPA), or a SOPA-qualified archaeologist, who shall assess
the discovered material(s) and prepare a survey, study, or report evaluating
the impact.

(ii)

The archaeologist’s survey, study, or report would contain a
recommendation(s), if necessary, for the preservation, conservation, or
relocation of the resource.

(iii)

The project applicant would comply with the recommendations of the
evaluating archaeologist, as contained in the survey, study, or report.

(iv)

Project development activities would resume once copies of the
archaeological survey, study, or report are submitted to the South Central
Coastal Information Center at California State University Fullerton.

(v)

Prior to the issuance of any building permit, the project applicant would submit
a letter to the case file indicating what, if any, archaeological reports have
been submitted, or a statement indicating that no material was discovered.

(vi)

A covenant and agreement binding the project applicant to this condition
would be recorded prior to issuance of a grading permit.
Paleontological Resources

There are no known paleontological resources within the project site. However, the excavation
for the subterranean parking levels has the potential to affect unknown paleontological resources.
Implementation of the following standard City mitigation measure would be required to ensure
that impacts with respect to paleontological resources are less than significant. Implementation
of the following standard Mitigation Measure 5-2 would ensure that impacts with respect to
paleontological resources are less than significant. If any paleontological materials are
encountered during project development, all further development activity shall be halted in the
area of the discovery and:
(i)
The project applicant would retain the services of a paleontologist
by contacting the Center for Public Paleontology - USC, UCLA, California State
University Los Angeles, California State University Long Beach, or the Los Angeles
County Natural History Museum - who shall assess the discovered material(s) and
prepare a survey, study, or report evaluating the impact.
(ii)
The paleontologist’s survey, study, or report would contain a
recommendation(s), if necessary, for the preservation, conservation, or relocation
of the resource.
(iii)
The project applicant would comply with the recommendations of the
evaluating paleontologist, as contained in the survey, study, or report.
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(iv)
Project development activities would resume once copies of the
paleontological survey, study, or report are submitted to the Los Angeles County
Natural History Museum.
(v)
Prior to the issuance of any building permit, the project applicant would
submit a letter to the case file indicating what, if any, paleontological reports have
been submitted, or a statement indicating that no material was discovered.
(vi)
A covenant and agreement binding the project applicant to this condition
would be recorded prior to the issuance of a grading permit
C. Human Remains
The project site is located in a heavily urbanized area, and is currently developed with automotive
uses. The likelihood of encountering human remains on the project site is minimal. In addition,
a Scared Lands File search provided by the Native American Heritage Commission revealed no
sites found within the project’s area of potential effect. However, during the construction and
excavation of the project site, there is a possibility that human remains could be encountered.
Implementation of the following standard Mitigation Measure 5-3 would ensure that impacts with
respect to human remains are less than significant. If any human remains are encountered during
project development, all further development activity shall be halted in the area of the discovery
and:
(i)

The project applicant would contact the County Coroner.

(ii)
The Coroner would have two working days to examine human remains
after being notified. If the remains are Native American, the Coroner will have 24
hours to notify the Native American Heritage Commission.
(iii)
The Native American Heritage Commission would immediately notify the
person it believes to be the most likely descendant of the deceased Native
American.
(iv)
The most likely descendant would have 48 hours to make
recommendations to the owner, or representative, for the treatment or disposition,
with proper dignity, of the human remains and grave gods.
(v)
If the descendant does not make recommendations within 48 hours, the
owner would reinter the remains in an area of the property secure from further
disturbance.
D.

Effect of Mitigation Measures

With implementation of Mitigation Measures A-2 through A-4, and compliance with all applicable
federal, state, and City laws and regulations, project impacts with respect to archeological,
paleontological, and human remains would be less than significant.

3.

Hazards and Hazardous Materials
A.

Transport, Use, Storage, Disposal and/or Emissions of Hazardous Materials

CPC-2015-4611-GPA-VZC-HD-DB-MCUP-WDI-SPR

F-96

(i) Construction Impacts
Construction of the project would involve the temporary transport, use, and/or disposal of
potentially hazardous materials, including paints, adhesives, surface coatings, cleaning agents,
fuels, and oils. The use of these materials would be temporary and short-term in nature.
Additionally, all potentially hazardous materials would be used and stored in accordance with
manufacturers’ instructions and handled in compliance with applicable standards and regulations,
which would ensure that impacts associated with the transport, use, storage, and disposal of
hazardous materials are less than significant.
Any emissions from the use of such materials would be minimal and localized to the project site.
Construction of the project would be required to comply with applicable regulations concerning
the exposure of hazardous substances to rainfall and runoff, as well as the applicable federal and
state regulations governing transport, storage, and use of hazardous materials, and applicable
provisions of the LAMC. Thus, it is not anticipated that project construction would expose persons
to substantial risks resulting from the release of hazardous materials or exposure to health
hazards greater than regulatory standards. Impacts associated with the potential release of
hazardous substances during construction of the project would be less than significant.
(ii)

Operation Impacts

The project would include the development of retail, restaurant, and residential multi-family uses,
which would involve the limited use of hazardous materials. Specifically, operation of the
residential multifamily uses would involve the use and storage of small quantities of potentially
hazardous materials in the form of cleaning solvents, paints, and pesticides for landscaping.
Hazardous materials to be used, stored, and disposed of by the project’s commercial uses would
vary depending on the commercial use but could include cleaning solvents, waxes, dyes, toners,
paints, bleach, grease, and petroleum products. With implementation of hazardous waste
reduction efforts through implementation of the City’s Green Building Ordinance and through
source reduction, recycling, on-site treatment, etc., as well as the proper treatment and disposal
of such wastes at licensed resource recovery facilities, the project would not generate significant
amounts of hazardous wastes. Therefore, impacts related to the use of hazardous materials
during operation of the project would be less than significant.
The transport of hazardous materials and wastes would occur in accordance with federal and
State regulations. In accordance with such regulations, the transport of hazardous materials and
wastes would only occur with transporters who have received training and appropriate licensing.
Additionally, hazardous waste transporters would be required to complete and carry a hazardous
waste manifest.
Placarding of vehicles carrying hazardous materials would also occur.
Therefore, there would be no impact resulting from the transport of hazardous materials to the
project site.
Hazardous waste releases through use or disposal may result in potential injury if exposure takes
place and, if not mitigated, results in soil and/or groundwater impacts. Compliance with applicable
City, State, and federal regulations related to the handling, storage, transport, and disposal of
hazardous materials and waste during operation of the project would ensure that no significant
hazard to the public or the environment occurs. Therefore, project related impacts to this issue
would be less than significant.
B. Upset Conditions Involving the Release of Hazardous Materials
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Asbestos-Containing Material

All thermal system insulation, surfacing material, and asphalt/vinyl flooring that are present in a
building constructed prior to 1979 and have not been appropriately tested are Presumed
Asbestos-Containing Material (PACM). Because the existing structures on the project site were
constructed in 1964 and 1965, PACM is considered present within the structures. Without
oversight, approval, and follow-up, implementation of the project could result in a potentially
significant impact from the potential exposure of construction workers involved in the demolition
and removal of these structures from the site to PACMs. Prior to demolition activities, a PACM
investigation of the existing structures would be conducted and all identified asbestos will be
abated in accordance with the SCAQMD regulations. Thus, impacts related to PACMs would be
less than significant.
(ii)

Lead-Based Paint

Because existing buildings on the project site were constructed in the mid-1960s, prior to the 1978
enactment of restrictions on the use of Lead-Based Paints (LBP), LBP is presumed to be present
within the existing structures. Prior to demolition activities, an investigation for LBP will be
conducted, and all identified LBP will be abated in accordance with applicable City, State, and
federal regulations. Thus, impacts related to LBP would be less than significant.
(iii)

Hydraulic Lifts/Hoists

Evidence of several in-ground hydraulic lifts was observed in the central and western automotive
repair portions of the project site. Proper removal and disposal of these hydraulic lifts is required
during demolition of the existing site improvements to ensure the proper handling of hydraulic
fluid. Removal of the hydraulic lifts would include the following steps: 1) excavating overburden
concrete and soils surrounding the lift; 2) excavating remaining hydraulic oil from the lift or
cylinder; 3) backfilling and compacting the hydraulic lift excavation with a certified clean fill
material; 4) transporting both the waste hydraulic oil and the scrap lift to a recycling facility; and
5) restoring the area disturbed by the lift removal with a reinforced layer of concrete. All hydraulic
fluids shall be properly disposed of in accordance with all applicable City, State, and federal
regulations. Thus, impacts associated with removal and disposal of the hydraulic lifts would be
less than significant.
(iv)

Hazardous Material Removal

No other potential environmental concerns are associated with existing activities at the project
site. Although hazardous materials are stored and utilized at the project site, the removal and/or
disposal of such materials in accordance with applicable regulations and laws, as well as
Mitigation Measures F-1 to F-5, would occur prior to the commencement of demolition work for
the project.
Under Mitigation Measure F-1, prior to excavation, the project applicant would prepare a survey
of the project site using ground-penetrating radar or equivalent means to locate any
unknown/unrecorded State Registered Storage Tanks (USTs), clarifiers, drains or other
potentially contaminated equipment that may be present. If any USTs are discovered during the
pre-excavation survey, they shall be properly registered and permanently abandoned by removal
in accordance with LAFD requirements.
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Under Mitigation Measure F-2, prior to excavation, a technician would perform boring tests of: 1)
soil near any USTs, clarifiers, drains or other potentially contaminated equipment discovered by
pre-excavation survey; and 2) soil in portions of the project site where historical conditions indicate
potential contamination. If soils impacted with hazardous chemicals and/or petroleum products
are encountered or discovered by pre-excavation survey, a licensed Professional Geologist or
Professional Engineer shall oversee proper characterization and remediation of identified
impacted materials.
Under Mitigation Measure F-3, a Construction Soil Management Plan would be required to guide
the excavation of the below-grade portions of the project site. The Plan shall address the site’s
known historic conditions related to subsurface petroleum at the project site in addition to any
potential sources of contamination discovered during the pre-excavation survey, and present the
appropriate methods and protocol for management of encountered conditions.
Under Mitigation Measure F-4, a technician would be present on the project site during the
demolition, excavation, and grading phases to sample and screen any residual contaminants,
should they be encountered. The technician shall use visual identification (such as discolored
soils) and/or a screening meter to identify any residual contaminants, should they be encountered.
Testing to characterize the material shall occur either on-site in a mobile laboratory or offsite in a
remote laboratory. Materials shall be identified, segregated, and tracked as to their extent on the
project site.
Finally, under Mitigation Measure F-5, a system to prevent the entry of vapors into the building,
shall be incorporated into the design and construction of project building slabs to ensure adequate
mitigation of the vapor intrusion exposure pathway and continuous protection of human health
after the project is constructed.
As such, the project would not exacerbate the current environmental conditions, and project
impacts would be less than significant.
(v) Soil Contamination
According to the existing records, no known USTs are located on the project site. Implementation
of Mitigation Measures F-1 and F-2 would require a pre-excavation survey, following demolition
of the existing structures on the site, to ensure no unknown USTs are located on the project site
and assess the condition of the soil. Due to past historic uses on the project site, soils are
contaminated with petroleum hydrocarbon. The contaminated soil is not suitable for unrestricted,
offsite reuse during project development activities and will require special handling and disposal
at a licensed receiving facility. Assuming the excavation depth for the subterranean parking
garage would range from approximately 22 to 32 feet below existing grade, a total of
approximately 78,000 cubic yards of soil would be removed from the project site. Of the 78,000
cubic yards, approximately 15,000 cubic yards of soil is contaminated with petroleum
hydrocarbon.
In addition, Mitigation Measure F-5 would require an engineering control should be incorporated
into the foundation design of the proposed subterranean parking structure. The inclusion of the
vapor barrier and venting system would mitigate the vapor intrusion pathway resulting from
residual contamination associated with previous uses of the property.
Mitigation Measures F-3 would require that a Soil Management Plan be prepared and approved
prior to and implemented during mass excavation activities at the site. This plan will describe the
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means and methods to be utilized to segregate contaminated soil from non-contaminated soil
during construction activities and other protocols pertaining to field monitoring, waste profiling,
analytical laboratory testing, and other required tasks. Mitigation Measure F-4 provides that a
technician shall be present on the project site during the demolition, excavation, and grading
phases to sample and screen any residual contaminants, should they be encountered. With
implementation of Mitigation Measures F-3 and F-4, project impacts pertaining to the upset of
contaminated soils would be reduced to a less than significant level.
In addition, Mitigation Measure F-5 would require that a vapor barrier and venting system be
incorporated into the design and construction of project building slabs. As stated above, the vapor
barrier and venting system would ensure adequate mitigation of the vapor intrusion exposure
pathway and continuous protection of human health after the project is constructed. With
implementation of Mitigation Measure F-5, project impacts pertaining to potential soil vapor
intrusion would be reduced to a less than significant level.
The City finds that the project’s potential impacts due to hazardous materials have been
thoroughly documented by expert studies and are fully disclosed and mitigated to less than
significance in the EIR. The City further finds, as set forth the Responses to Comments, that the
analysis submitted by SWAPE uses inaccurate data and assumptions, omits key data, has been
thoroughly refuted by expert analysis in the record, including the Final EIR, and is not credible.
(vi) Methane and Radon
Although the project site is not located within a City-defined Methane or Methane Buffer Zone,
should the presence of methane be detected during project excavation work, a qualified methane
abatement consultant would be retained to perform a methane study and provide
recommendations consistent with the LAMC. This would ensure that potential impacts are less
than significant. If radon is tested above the applicable threshold, the project site will be made
compliant with federal, State, and local regulations for radon through inclusion of a radon
mitigation system, which could include components such as vent pipes or vent fans. Exposure to
such materials during demolition or construction activities could be hazardous to the health of the
demolition workers, as well as area residents, employees, and future occupants. However, the
project would comply with existing local, State, and federal regulations governing radon exposure,
and as such, the impact would be less than significant.

B. Listed Hazardous Materials sites
A review was performed of historic and existing environmental conditions for the addresses
comprising the project site, as well as for other properties within American Society for T esting and
Materials-recommended search distances of the site. Portions of the project site, as well as
multiple properties within the specified search radii from the project site, are listed on
governmental databases. A review of these facilities determined that none of the identified
facilities presents a current Recognized Environmental Condition (REC) to the project site.
Therefore, no impact resulting from these on- and offsite current RECs would occur at the project
site.
C.

Interfere with an Emergency Response or Evacuation Plan
(i)

Construction
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The removal of the existing on-site buildings and the construction of the project would occur within
the property boundaries of the project site. Temporary pedestrian or vehicular public right-of-way
closures may be necessary during the construction phase for construction staging, equipment
access, and pedestrian safety. Partial lane closures would not significantly affect emergency
vehicles, the drivers of which normally have a variety of options for dealing with traffic, such as
using their sirens to clear a path of travel or driving in opposing traffic lanes. Additionally, if partial
closures to streets surrounding the project site become necessary, flagmen would be used to
facilitate the traffic flow until such temporary street closures are complete. As such, the
construction of the project would not substantially nor permanently impede public access, travel
upon a public right-of-way, or interfere with an adopted emergency response or evacuation plan.
Impacts would be less than significant.
(ii)

Operation

The project applicant would consult with neighboring land uses and prepare an emergency
response plan for the project which would include but not be limited to the following: mapping of
emergency exits, evacuation routes for vehicles and pedestrians, location of nearest hospitals,
and fire departments. The proposed access plan would provide adequate access to and from the
project site in the event of an emergency. Further, the project applicant is required to submit the
project plot plan to the LAFD for review to ensure compliance with applicable Los Angeles Fire
Code, California Fire Code, the Los Angeles Building Code, and National Fire Protection
Association standards, thereby ensuring that the project would not create any undue fire hazard
or obstacle to emergency access or response. Compliance with this LAMC requirement would
ensure that impacts are less than significant.
D.

Cumulative Impacts

The construction and operation of the project and related projects could result in cumulative
impacts related to hazards and hazardous materials. Of the 118 related projects 14 projects are
in the City of West Hollywood and would be required to comply with the City of West Hollywood
local statutes, as well as the federal and state regulations.
(i) Construction
Construction of the related projects would involve the temporary transport, use, and/or disposal
of potentially hazardous materials, including paints, adhesives, surface coatings, cleaning agents,
fuels, and oils. The use of these materials would be temporary and short-term in nature and all
potentially hazardous materials would be used and stored in accordance with manufacturers’
instructions and handled in compliance with applicable standards and regulations. This would
ensure that impacts from related projects associated with the transport, use, storage, and disposal
of hazardous materials are less than significant.
(ii) Operation
Several of the related projects are anticipated to be built on or around properties in the project
area known to contain hazardous or potentially hazardous conditions, such as hazardous waste
generation or handling, or the presence of leaking underground storage tanks. While impacts
associated with hazards and hazardous materials are typically site-specific and do not
cumulatively affect offsite areas, conditions such as contaminated groundwater can affect downgradient properties. In addition, operation of many of the related projects can be expected to
involve the limited use of potentially hazardous materials typical of those used in residential and
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commercial developments, including cleaning agents, paints, pesticides, and other materials used
for landscaping. Further, a number of the related projects include film studio and production uses
that may also utilize, handle, store, or generate hazardous materials.
The closest related project to the project site is a proposed office/retail complex located
approximately four blocks southwest of the project site. This location was not identified on any of
the regulatory databases as being the location of a historic or current recognized environmental
condition. The closest related project sites to the project that were identified on one of the
regulatory databases are both retail/apartment projects located on Santa Monica Boulevard,
approximately four blocks west of the site. All related projects, including these two related
projects, would be required to comply with existing Cal-EPA Department of Toxic Substances
Control regulations, as well as all other federal, state, and local regulations pertaining to
hazardous materials, and thus would not exacerbate the current environmental conditions to
create a significant hazard to the public or the environment.
The project together with the related projects, would not create an impact that is cumulatively
considerable, as each development project would be required to comply with existing, local, state,
and federal regulations regarding hazardous and hazardous materials. As a result, all potentially
hazardous materials used, stored, and transported by the related projects would be stored and
disposed of in accordance with manufacturers’ specifications and handled in compliance with
applicable standards and regulations. As such, cumulative impacts related to hazards and
hazardous materials for the concurrent development of the project and related projects would be
less than significant, and the project’s overall contribution would not be cumulatively considerable.
E.

Effect of Mitigation Measures

With implementation of Mitigation Measures F-1 through F-5, and compliance with all applicable
federal, state, and City laws and regulations concerning hazardous materials, all project impacts
with respect to hazardous materials would be less than significant. The City finds that none of
these Mitigation Measures constitute improperly deferred mitigation Specifically, the Soils
Management Plan set forth in Mitigation Measure F-3 is a performance-based measure that
includes objective criteria and performance standards to ensure that it will be effective in reducing
potential impacts to less than significance.
4.

Noise
A.

Construction Noise
(i)

On-site Construction Noise

During project construction, on-site noise would be generated primarily from the use of
construction equipment. A variety of construction equipment would be required to construct the
project, including backhoes, earth moving equipment, haul trucks, cranes, cement trucks, and
excavators, etc. Noises from grading activities are typically the foremost concern when evaluating
a project’s construction noise impacts, as these activities often require the use of heavy duty,
diesel-powered earthmoving equipment. The types of heavy equipment required for these
activities may include excavators, bulldozers, front-end loaders, graders, and scrapers.
For the project, demolition and grading noise impacts were modeled using the noise reference
levels of scrapers, as these vehicles could be utilized extensively for grading the site. Scrapers
have the greatest potential to cause sustained and significant noise impacts at nearby receptors.
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The impacts of other construction equipment and vehicles would be neither as loud nor as
extensive over the duration of the project’s grading and other activities. Therefore, the noise
impacts of all other construction equipment and phases would not exceed the impacts analyzed
here.
Given the existing ambient noise conditions in the neighborhood and the proximity of the nearby
receptors, significant noise impacts could occur at all receptors during construction of the project.
The duplex located at 1130 North Orange Drive, immediately north of the project site, would
experience the greatest noise level increase from construction of the project. The existing
ambient noise level recorded at the duplex was 63.5 dBA. During construction, the ambient noise
level is projected to increase temporarily to up to 87.8 dBA. This noise increase would exceed
the L.A. CEQA Threshold Guide’s 5 dBA noise increase threshold for construction activities
lasting more than 10 days in a 3-month period. The construction noise impacts projected to occur
at 1130 North Orange Drive would be representative of impacts that could potentially affect other
residential receptors located in the residential neighborhood north of the project site. In addition,
at the multi-family residence at 1121 North Orange Drive, located directly west of the project site
would experience noise levels of up to 79.3 dBA, which would exceed the 5 dBA significance
threshold. The estimated construction noise levels at the other five sensitive receptors would
also exceed the 5 dBA threshold. Thus, without mitigation on-site construction noise levels
impacts would be significant.
Implementation of Mitigation Measures H-1 through H-4 would require the use of sound barriers,
restrict the location of construction staging areas, require powered construction equipment to be
equipped with noise mufflers, and require the use of small construction noise sheds for small
powered construction equipment. Mitigation Measures H-5 through H-11 would limit the use of
haul trucks and certain construction equipment within close proximity to surrounding sensate
receptors, as well as the simultaneous use of construction equipment that could increase vibration
and noise impacts. As shown in Revised Table 4.H-11 in the Final EIR, these mitigation measures
would reduce construction noise at each of sensitive receptors to less than significant levels.

(ii)

Offsite Construction Noise

In addition to on-site construction noise, construction worker vehicles accessing the project site,
vendor deliveries, and haul trucks entering and existing the site, would all generate offsite
construction noise. Construction of the project would require approximately 227 haul trips per
day. The haul trucks would travel to and from the project site along a City approved truck haul
route that would include Santa Monica Boulevard and Highland Avenue.
Roadway traffic volume would need to double (assuming that travel speed and fleet mix remain
constant) for a 3 dBA increase in roadway noise to occur. Though the addition of haul trucks
would temporarily increase the traffic volume along the project’s haul route, the addition of
approximately 28 haul truck trips per hour (assuming an eight-hour work day) would not double
the existing roadway traffic volume and thus, would not generate a sustained increase in noise
levels.
Further, implementation of Mitigation Measures H-5 and H-11 would require that on-road noise
sources shall be operated away from the residential uses located on North Orange Drive, and

CPC-2015-4611-GPA-VZC-HD-DB-MCUP-WDI-SPR

F-103

that haul trucks entering and exiting the project site shall maintain at least 15 feet away from the
duplex located at 1130 North Orange Drive.
Therefore, while heavy-duty construction truck traffic would periodically travel to and from the
project site via Santa Monica Boulevard and Highland Avenue, with Mitigation Measures H-5 and
H-11, offsite construction noise impacts to surrounding sensitive receptors would be less than
significant.
(iii)

Construction Vibration

Construction activities would generate varying degrees of ground vibration, depending on the
construction procedures and the construction equipment used.
The Federal Transit
Administration and Caltrans have published standard vibration velocities for construction
equipment operations. The projected ground-borne vibrations that would be felt at the duplex
located seven feet north of the project site at 1130 North Orange Drive would exceed the 0.3
inches/second PPV Caltrans threshold for older residential buildings. Although ground-borne
vibration impacts would not be significant for any of the other structures surrounding the project
site, without mitigation, construction-related vibration impacts would be significant for the duplex
located at 1130 North Orange Drive.
The vibration levels experienced at offsite sensitive receptors are projected to range from 52 VdB
at the SonicPool Post Production Studio to 103 VdB at the duplex located at 1130 North Orange
Drive. While vibration levels at Hollywood Casting and Film, The Farm LA, Mandt Bros. Reality
TV Post, and Siren Studios would exceed the FTA’s 65 VdB criteria for recording studios, the
vibration impacts would be short-term and temporary. In addition, due to the existing use (a truck
rental service) that operates on the project site, medium and heavy-duty diesel trucks and tractor
trailers enter and exit the project site daily. The project traffic study estimated that the existing
use generates 879 vehicle trips per day, many of which are large diesel truck trips. As a result,
ground-borne vibration impacts that would occur from construction trucks exiting and entering the
project site would be like those associated with the existing land use.
FTA VdB vibration criteria are intended primarily to evaluate the significance of a project’s long
term vibration impacts, not short-term vibration impacts from temporary construction activities.
According to the FTA, vibration levels greater than 80 VdB can disrupt residential land uses;
however, this threshold is foremost intended to protect residential occupants from sleep-disrupting
vibration caused by transit systems that may operate during nighttime hours. In accordance with
LAMC Section 41.40, construction activities at the project site would occur no later than 9:00 p.m.
or earlier than 7:00 a.m. Because of this, construction-related vibration would not interfere with
the sleep of residences near the project site.
Mitigation Measures H-5 through H-11 would place restrictions on construction trucks accessing
the project site and construction equipment used on the site. Implementation of these mitigation
measures would reduce vibration impacts at the duplex located at 1130 North Orange Drive and
other surrounding properties to a less than significant level.
B.

Operational Noise

Operation of the project would generate on-site and offsite noise impacts. On-site noise impacts
include mechanical equipment, landscape maintenance equipment, vehicles parking on the
project site, and every day residential uses, while offsite noise impacts would primarily be
generated from vehicles travelling along local roadways.
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On-site Noise Sources
(a)

Mechanical Equipment

Stationary noises associated with building operations, such as ground level heating, ventilation,
and air conditioning (HVAC) systems, would generate noise levels between 50 and 65 dBA at 50
feet. Roof-top mounted equipment typically produces noise levels of up to approximately 56 dBA
at 50 feet. In accordance with Section 112.02 of the LAMC, all HVAC equipment would be
required to be screened in instances where HVAC noises could increase ambient noise levels at
adjacent occupied properties by more than 5 dBA. However, based on the distance from the
project site to nearby receptors, the existing surrounding ambient noise levels would not increase
as modern HVAC systems are relatively quiet. Thus, the noise level would be well below the
LAMC 5 dBA threshold.
(b)

Landscape Maintenance

Noise generated by gas lawnmowers and leaf blowers results in approximately 70 dBA at 5 feet
of distance from the source. For each doubling of distance from a point noise source, the sound
levels will decrease by 6 dBA or more. While these temporary activities would create short-term
increases in noise, it would not result in sustained increases in ambient noise levels of 5 dBA or
more.
(c)

Residential Land Uses

There are a variety of recurrent and non-recurrent activities that would elevate ambient noise
levels for adjacent residences to differing degrees. These noise sources currently occur near the
project site and contribute to the ambient noise levels that are experienced in urban built out
neighborhoods. The regular and intermittent noise from these sources would not conflict with the
City’s existing noise regulations.
(d)

Auto-Related Activities

Operation of on-site vehicles would introduce recurrent, intermittent noise events, such as door
slamming and vehicle engine start-ups. These activities generally produce 60-70 dBA at 50 feet
of distance. However, these noise events are infrequent and do not significantly increase ambient
noise.
These direct sources of on-site noise would generate impacts on a seasonal, irregular, or
infrequent basis and would not individually or collectively elevate ambient noise levels
substantially at nearby sensitive receptors. Thus, the potential noise impacts from these on-site
operational sources would be less than significant.
(ii)

Offsite Noise Sources
(a) Auto Related Activities

The project is projected to generate approximately 1,010 net new daily vehicle trips. The impact
of this additional traffic on ambient noise levels in the project’s vicinity was modeled for the Future
(2019) Without and With project scenarios. The future traffic conditions that include project traffic
would not generate a noticeable increase in noise. Concerning the project’s mobile noise impacts
in relation to existing ambient noise levels, the project would also generate nominal increases. A
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3 dBA increase in roadway noise levels requires an approximate doubling of roadway traffic
volume. As discussed in the project’s Traffic Impact Analysis, the project’s projected weekly
vehicle trips would not double the existing traffic levels at any of the studied roadway segments.
Therefore, in both existing and future scenarios, project impacts related to traffic noise would be
less than significant.
C

Operational Vibration

During operation of the project, there would be no significant stationary sources of ground-borne
vibration, such as heavy equipment or industrial operations. Operational ground-borne vibration
in the project vicinity would be generated by vehicular travel on the local roadways. However,
passenger vehicles rarely create enough ground-borne vibration to be perceptible to humans
unless road surfaces are poorly maintained and have potholes or bumps. It is likely that the
project site’s conversion to residential, restaurant, and retail mixed-use would result in a net
decrease of both on- and offsite vibration impacts when compared to the existing truck rental and
collision center uses which necessitated a large number of daily heavy-duty truck trips. Given
these considerations, the project’s operational vibration impacts would be less than significant.
D.

Plan Consistency

Residential uses are located along portions of Orange Drive. Along these roadway segments,
increases in traffic would not raise ambient noise levels to above 70 dBA, the City’s "Normally
Unacceptable” and "Clearly Unacceptable” noise categories for residential land uses. Noise
levels generated along the roadways travelling through the residential neighborhoods would not
exceed the General Plan Noise Element’s "Conditionally Acceptable” noise threshold. The project
would not raise ambient noise levels by 3 dBA to or within any applicable "Normally Unacceptable”
or "Cleary Unacceptable” noise categories. The project would also not contribute to any 5 dBA
increases in ambient noise, overall. As a result, the project’s operational noise impacts would be
considered less than significant.
E.

Cumulative Impacts
(i)

Stationary Noise and Vibration

Noise associated with project construction is typically localized and has the potential to affect
areas within 500 feet from the construction site. None of the related projects identified are located
within 500 feet of the project site. The related project closest to the project site is located
approximately 1000 feet southwest of the project site. Based on the attenuation of noise over
distance, elevated ambient noise levels around the project site, and the presence of numerous
multi-story structures capable of obstructing the line of sight travel of construction noises, there is
no potential for stationary noises within the project site to contribute to a cumulative noise increase
at distances beyond 500 feet. Thus, both construction and stationary operational noise sources
resulting from implementation of the project would not contribute to a significant cumulative noise
impact.
(ii)

Mobile Source Noise Impacts

Long-term noise impacts would come from vehicles traveling to and from the project site. The
addition of future vehicles from the related projects located in the project area, and overall ambient
traffic growth will elevate ambient noise levels surrounding local roadways; nevertheless, the
project’s incremental contribution to permanent offsite ambient noise levels along local roads
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would be minimal. Offsite noise generated by project-related traffic would be negligible in both
the a.m. and p.m. peak hours, respectively, when compared to year 2019 projected traffic
volumes, which include traffic expected to be generated by other cumulative development projects
in the area. No roadway segment is projected to experience increases of 5.0 dBA or more as a
result of this growth in traffic. Additionally, no segment would experience an ambient noise
increase of at least 3.0 dBA to or within its respective "normally unacceptable” or "clearly
unacceptable” land-use category.
Implementation of the project would not create significant impacts related to operational noise or
vibration. Impacts related to construction noise would be potentially significant. However,
implementation of Mitigation Measures H-1 through H-4, provided below, would reduce the
project’s construction noise impact to less than significant. Impacts with respect to vibration
during construction would be less than significant, and implementation of Mitigation Measures H5 through H-11, provided below, would further reduce the impact.
G. Mitigation Measures
With implementation of Mitigation Measures H-1 through H-11, and compliance with all applicable
federal, state, and City laws and regulations concerning noise, all project impacts with respect to
hazardous materials would be less than significant.
VIII.

ALTERNATIVES TO THE PROJECT

In addition to the project, the Draft EIR evaluated a reasonable range of four alternatives to the
project. These alternatives are: 1) No Project Alternative; 2) Reduced Project / Existing Zoning
Alternative; 3) Project Reconfiguration Alternative; and (4) Office Reconfiguration Alternative. In
accordance with CEQA requirements, the alternatives to the project include a "No Project”
alternative and alternatives capable of eliminating the significant adverse impacts of the project.
These alternatives and their impacts, which are summarized below, are more fully described in
Section 6 of the Draft EIR.
1.

Summary of Findings

Based upon the following analysis, the City finds, pursuant to CEQA Guidelines section
15096(g)(2), that none of the alternatives or feasible mitigation measures within its powers would
substantially lessen or avoid any significant effect the project would have on the environment.
2.

Project Objectives

An important consideration in the analysis of alternatives to the project is the degree to which
such alternatives would achieve the objectives of the project. As more thoroughly described in
the Draft EIR, Project Description, both the City and project applicant have established specific
objectives concerning the project, which are incorporated by reference herein and discussed
further below.
3.

Project Alternatives Analyzed
(A)

Alternative 1 - No Project

Under Alternative 1, the project site would continue to function as office and automobile storage
uses. No changes would be made to the developed project site which in addition to the structures,
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consists of surface parking and vehicle maintenance and washing/cleaning areas. Future on-site
activities would be limited to the continued operation and maintenance of existing land uses.
(i)

Impact Summary

Alternative 1 would avoid all the project’s significant environmental impacts. Although operation
of the project would introduce more people (residents, visitors, and employees) to the project site
as compared to Alternative 1, Alternative 1 would result in the continued usage of older buildings
that may be more vulnerable to geologic impacts when compared to new development. When
compared to the project, Alternative 1 would result in a greater potential impact with respect to
seismic-related ground shaking, as new development would be seismically superior to the existing
buildings, which were constructed in the 1960s.
(ii)

Findings

Alternative 1 would generally reduce all the project’s less than significant environmental impacts.
However, Alternative 1 would result in the continued usage of older buildings that may be more
vulnerable to geologic impacts when compared to new development. The No Project Alternative
is environmentally superior to the project. However, Alternative 1 would not meet any of the
project objectives. It is found, pursuant to Public Resources Code section 21081, subsection
(a)(3), that specific economic, legal, social, technological, or other considerations make infeasible
the No Project Alternative described in the Draft EIR.
(iii)

Rationale for Findings

No changes to existing land uses or operations on-site would occur under Alternative 1. As such,
Alternative 1 would not meet any of the project objectives. Specifically, Alternative 1 would not
provide a set of mixed-uses that maximizes the physical, social, and economic potential of the
project site by intensifying a currently underutilized site with a mix of residential and commercial
uses near public transit opportunities, providing residential uses to act as a transition between the
existing industrial and residential zones, redeveloping a currently underutilized site into a mixeduse, transit-oriented development that combines complementary uses, such as community
serving retail, restaurant, and residential uses, improving public safety by creating a development
that provides the level of density and mix of uses necessary to activate the area both day and
night, which provides natural surveillance, or activating the Santa Monica Boulevard corridor by
attracting residents and visitors, both day and night by providing publicly accessible walkways,
plazas, and other gathering spaces. Alternative 1 would not provide needed housing by
contributing housing stock toward the City’s RHNA allocation, or provide affordable housing in a
mixed-income community and near transit. Alternative 1 would not promote fiscal benefits,
economic development, and job creation by creating a range of construction and permanent jobs,
developing residential and commercial uses that generate local tax revenues and generate
residents who support local business, or improving the job-housing balance by providing new
housing near a major employment center. Alternative 1 would not create an environmentally
sensitive development by providing an infill development in existing urban areas to reduce
"greenfield” development and urban sprawl, incorporating sustainable and green building design
and construction to promote resource conservation, creating a sustainable balance of commercial
and residential uses to encourage mixed-use structures located near transit, encouraging
pedestrian and bicycle activity by providing bicycle parking and pedestrian linkages within the
project, or improving the aesthetic quality of the site by removing older structures and surface
parking to develop new efficient buildings that are more sensitive to adjacent uses.
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Overall, Alternative 1 would not meet any of the project objectives, including to provide a set of
mixed-uses that maximizes the physical, social, and economic potential of the project site, provide
needed housing, promote fiscal benefits, economic development, and job creation, and create an
environmentally sensitive development.
(B)

Alternative 2 - Reduced Project / Existing Zoning

Alternative 2 includes the development of the maximum number of multi-family residential units
and commercial square footage that could be developed on the project site pursuant to the
existing R3-1XL and C2-1D zoning designations. Under Alternative 2, 14 multi-family units and
a 31,511 square-foot grocery store would be developed on the project site in place of the 231
multi-family units and 15,000 square feet of ground-floor neighborhood serving commercial uses
as proposed for the project. The proposed height of the residential structure would be two stories
and 30 feet, as opposed to the project which would be seven stories and approximately 80 feet,
and would be consistent with Height District 1XL. Alternative 2 would also provide 186 parking
spaces, 204 spaces less than the number of spaces proposed as part of the project.
(i)

Impact Summary

Alternative 2 is included in this alternatives analysis based on its potential to reduce the significant
impacts of the project, as well as to address public input received during the scoping period
expressing concerns over the aesthetic impacts attributable to the height of the project’s proposed
high-rise building, traffic impacts, and construction air quality impacts. Moreover, since the project
requires a zone change and General Plan amendment, CEQA requires analysis of an alternative
that could result under the continuation of the existing zoning and General Plan designation.
Alternative 2 would reduce many of the project’s less-than-significant impacts, including impacts
associated with aesthetics, air quality, geology and soils, greenhouse gas emissions, population,
housing, and employment, public services, and utilities. Other impacts would be similar under
this Alternative when compared with the project. Alternative 2 would generate fewer weekday
AM peak hour trips, but more weekday PM peak hour trips, which would result in significant and
unavoidable traffic impacts that would not occur under the project. Alternative 2 would result in a
less than significant impact with respect to land use, but the impact would be greater than the
project impacts due to the failure of Alternative 2 to meet the policies related to prioritizing
pedestrian movements.
(ii)

Findings

Alternative 2 would reduce many of the project’s less-than-significant impacts, including impacts
associated with impacts associated with aesthetics, air quality, geology and soils, greenhouse
gas emissions, noise, population, housing, and employment, public services, and utilities. Other
impacts would be similar under this Alternative when compared with the project. Unlike the
project, however, Alternative 2 would result in a significant and unavoidable traffic impacts and
would fail to meet land use policies related to pedestrian improvements. Therefore, Alternative 2
is rejected on environmental grounds. Moreover, Alternative 2 would not meet the project
objectives to the same extent as the project. It is found, pursuant to Public Resources Code
section 21081, subsection (a)(3), that specific economic, legal, social, technological, or other
considerations make infeasible Alternative 2 described in the Draft EIR.
(iii)

Rationale for Findings:
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Alternative 2 would result in 217 fewer multi-family residential units, 186 fewer parking spaces,
and an additional 16,511 square feet of commercial space. With fewer residential units,
Alternative 2 would not meet a majority of the project objectives, to the same extent as the project.
Specifically, Alternative 2 would not: provide residential uses to act as a transition between the
existing industrial and residential zones, redevelop a currently underutilized site into a mixed-use,
transit-oriented development that combines complementary uses; improve public safety by
creating a development that provides the level of density and mix of uses necessary to activate
the area both day and night; activate the Santa Monica Boulevard corridor by attracting residents
and visitors, both day and night; contribute housing stock toward the City’s RHNA allocation;
provide affordable housing in a mixed-income, transit-oriented community; or improve the job
housing balance by providing new housing near a major employment center, to the same extent
as the project.
Moreover, the project would not result in any significant impacts after mitigation, whereas
Alternative 2 would result in significant and unavoidable impacts at two intersections (Santa
Monica Boulevard & La Brea Avenue (PM) and Santa Monica Boulevard & Orange Drive (PM))
under the Future With Project scenario.
(C)

Alternative 3 - Project Reconfiguration

Alternative 3 would reduce the proposed amount of multi-family residential units and increase the
amount of square footage designated as commercial use. Alternative 3 would demolish the
existing buildings on the project site and develop the project site with 181 multi-family residential
units (50 fewer units than the project), 40,000 square feet of retail grocery store space, and 20,000
square feet of high-turnover restaurant space (an increase of 45,000 square feet of commercial
space). Like the project, parking would be provided in a subterranean parking garage, however
the number of parking spaces would be reduced by 85, when compared to the project. The tallest
portion of the structure under this Alternative would be approximately 60 feet above the street
grade, about 20 feet lower than the project. The building height would be stepped down on the
northern portion of the site, like the project.
(i)

Impact Summary

Alternative 3 was included in the alternatives analysis based its potential to reduce the potential
shading impacts of the project, as well as to address public input received during the scoping
period expressing concerns over the aesthetic impacts attributable to the height of the project.
Alternative 3 would reduce many of the project’s less-than-significant impacts, including impacts
associated with aesthetics, air quality, geology and soils, population, housing, and employment,
public services, and utilities. Other impacts would be similar under this Alternative when compared
with the project. Alternative 3 would increase certain air quality impacts, greenhouse gas
emissions, and utility impacts. Alternative 3 would fail to meet land use policies related to
prioritizing pedestrian movements. Alternative 3 would increase both AM peak and PM peak trips,
resulting in significant and unavoidable traffic impacts that would not occur under the project.
(ii)

Findings

Alternative 3 would reduce some of the project’s less than significant impacts, including impacts
associated with aesthetics, air quality, geology and soils, population, housing, and employment,
public services, and utilities. Other impacts would be similar under this Alternative when compared
with the project. Alternative 3 would increase certain air quality impacts, greenhouse gas
emissions, and utility impacts. Alterative 3 would fail to meet land use policies related to prioritizing
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pedestrian movements. Alterative 3 create increase both AM peak and PM peak trips significant
and unavoidable traffic impacts. Therefore, Alternative 3 is rejected on environmental grounds.
Moreover, Alterative 3 would not meet the project objectives to the same extent as the project. It
is found, pursuant to Public Resources Code section 21081, subsection (a)(3), that specific
economic, legal, social, technological, or other considerations make infeasible Alternative 3
described in the Draft EIR.
(iii)

Rationale for Findings

Alternative 3 would result in 50 fewer multi-family residential units, 85 fewer parking spaces, and
an additional 45,000 square feet of commercial space. As Alternative 3 includes an overall project
of the same size as the project, and includes a combination of commercial and residential uses,
Alternative 3 would achieve many of the project objectives, although some to a lesser extent than
the project. Like the project, Alternative 3 would provide a mixed-use project that maximizes the
physical, social, and economic potential of the project site, although with fewer residential units
and more commercial space.
Based on the reduction in the number of multi-family units, Alternative 3 would not meet a majority
of the project objectives, to the same extent as the project. Specifically, Alternative 3 would not:
provide residential uses to act as a transition between the existing industrial and residential zones,
redevelop a currently underutilized site into a mixed-use, transit-oriented development that
combines complementary uses; improve public safety by creating a development that provides
the level of density and mix of uses necessary to activate the area both day and night; activate
the Santa Monica Boulevard corridor by attracting residents and visitors, both day and night;
contribute housing stock toward the City’s RHNA allocation; provide affordable housing in a
mixed-income, transit-oriented community; or improve the job-housing balance by providing new
housing near a major employment center, to the same extent as the project.
Moreover, the project would not result in any significant traffic impacts, whereas under Alternative
3, significant and unavoidable impacts would occur at six intersections under the Future With
project scenario during either the AM and/or PM peak hours. Additionally, a significant and
unavoidable impact would occur at four of these six intersections under the Existing Plus Project
scenario
(D)

Alternative 4 - Office Reconfiguration

Alternative 4 includes the development of the maximum number of multi-family residential units
and non-residential square footage that could be developed on the project site pursuant to the
existing R3-1XL and C2-1D zoning designations. Under Alternative 4, 14 multi-family units and
31,511 square feet of office uses would be developed on the project site in place of the 231 multi
family units and 15,000 square feet of ground-floor neighborhood serving commercial uses as
proposed for the project. The proposed height of the residential structure would be two stories (30
feet), as opposed to the project which would be seven stories (approximately 80 feet), and would
be consistent with Height District 1XL.
(i)

Impact Summary

Alternative 4 was included in the alternatives analysis based its potential to reduce the shading
impacts of the project, as well as to address public input received during the scoping period
expressing concerns over the aesthetic impacts attributable to the height of the project.
Alternative 4 would reduce many of the project’s less-than-significant impacts, including impacts
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associated with aesthetics, air quality, geology and soils, greenhouse gas emissions, noise,
population, housing, and employment, public services, transportation and traffic, and utilities.
Other impacts would be similar under this Alternative when compared with the project. Alternative
4 would result in a less than significant impact with respect to land use, but the impact would be
greater than the project impacts due to the failure of Alternative 4 to meet the policies related to
prioritizing pedestrian movements.
(ii)

Findings

Alternative 4 would reduce many of the project’s less than significant impacts, including impacts
associated with aesthetics, air quality, geology and soils, greenhouse gas emissions, noise,
population, housing, and employment, public services, transportation and traffic, and utilities.
Other impacts would be similar under this Alternative when compared with the project. Alternative
4 would result in a less than significant impact with respect to land use, but the impact would be
greater than the project impacts due to the failure of Alternative 4 to meet the policies related to
prioritizing pedestrian movements. In addition, Alterative 4 would not meet the project objectives
to the same extent as the project. It is found, pursuant to Public Resources Code section 21081,
subsection (a)(3), that specific economic, legal, social, technological, or other considerations
make infeasible Alternative 3 described in the Draft EIR.
(iii)

Rationale for Findings

Alternative 4 would result in 217 fewer multi-family residential units, 299 fewer parking spaces,
and an additional 16,511 square feet of commercial space when compared to the project. With
fewer residential units, Alternative 2 would not meet a majority of the project objectives, to the
same extent as the project. Specifically, Alternative 2 would not: provide residential uses to act
as a transition between the existing industrial and residential zones, redevelop a currently
underutilized site into a mixed-use, transit-oriented development that combines complementary
uses; improve public safety by creating a development that provides the level of density and mix
of uses necessary to activate the area both day and night; activate the Santa Monica Boulevard
corridor by attracting residents and visitors, both day and night; contribute housing stock toward
the City’s RHNA allocation; provide affordable housing in a mixed-income, transit-oriented
community; or improve the job-housing balance by providing new housing near a major
employment center, to the same extent as the project.
(E) Environmentally Superior Alternative
Section 15126.6(e)(2) of the CEQA Guidelines indicates that an analysis of alternatives to a
project shall identify an Environmentally Superior Alternative among the alternatives evaluated in
an EIR. The CEQA Guidelines also state that should it be determined that the No Project
Alternative is the Environmentally Superior Alternative, the EIR shall identify another
Environmentally Superior Alternative among the remaining alternatives. Pursuant to Section
15126.6(c) of the CEQA Guidelines, the analysis below addresses the ability of the alternatives
to "avoid or substantially lessen one or more of the significant effects” of the project.
Several impact categories are "site dependent" and would occur under any reasonable
development of the project site. Other impact categories are "project-specific” (related to project
size and land use) and could be reduced or avoided by the alternatives that generally have less
development.
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Alternatives 2 and 3 would result in significant and unavoidable traffic impacts that would not
occur under the project. Therefore, Alternative 4 was selected as the Environmentally Superior
Alternative because this Alternative would result in the greatest reduction of project impacts (i.e.,
would further reduce the project’s already less than significant impacts).
XI.

OTHER CEQA CONSIDERATIONS
(A) Growth Inducing Impacts

Section 15126.2(d) of the CEQA Guidelines requires a discussion of the ways in which a proposed
project could induce growth. This includes ways in which a project would foster economic or
population growth, or the construction of additional housing, either directly or indirectly, in the
surrounding environment.
The project would result in the construction of up to 231 new residential apartment units. As such,
the project would increase the residential population of the City of Los Angeles. According to
SCAG’s 2012-2035 RTP/SCS, between 2014 and 2017, population in the Los Angeles subregion
will grow by approximately 59,790 persons, housing will increase by approximately 42,711
households, and employment will increase by approximately 44,237 jobs. The project is projected
to result in a net increase of approximately 640 new residents, or approximately 1.07 percent of
the total population growth projected for the subregion. The project’s 231 units would account for
approximately 0.54 percent of the total household growth projected for the subregion. The project
is also projected to result in a net increase of approximately six estimated employees associated
with the residential building, or approximately 0.01 percent of the total employment growth
projected for the subregion. Therefore, the project’s population, housing, and employment
generation would be well within SCAG’s respective projections for the Subregion. As such, the
project would not cause an exceedance of SCAG’s population, housing, or employment
projections, nor would it induce substantial indirect population or housing growth related to
project-generated employment opportunities.
Construction workers would not be expected to relocate their households’ places of residence as
a direct consequence of working on the project as the work requirements of most construction
projects are highly specialized so that construction workers remain at a job site only for the time
in which their specific skills are needed to complete a particular phase of the construction process.
Therefore, given the availability of construction workers, the project would not be considered
growth inducing from a short-term employment perspective, but rather the project would provide
a public benefit by providing new employment opportunities during the construction period.
The area surrounding the project site is already developed with residential, commercial, and
institutional uses, and the project would not remove impediments to growth. While the project may
require local infrastructure upgrades to maintain and improve sewer, electricity, and natural gas
lines on-site and in the immediate vicinity of the project site, such improvements would be
intended primarily to meet project-related demand, and would not necessitate regional utility
infrastructure improvements that have not otherwise been accounted for and planned for on a
regional level. Water infrastructure improvements would include upsizing mainlines adjacent to
the project site and installing new mainline connections and hydrants within the project site.
These improvements would bring the existing fire water system into compliance with LAMCrequired fire flows for the area, and would not create substantial surplus infrastructure capacity
that could foster indirect growth. In addition, the project would not require any major roadway
improvements, and access improvements would be limited to driveways necessary to provide
immediate access to the project site.
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Overall, the project would be consistent with the growth forecast for the City of Los Angeles
Subregion, and would be consistent with regional policies to reduce urban sprawl, efficiently utilize
existing infrastructure, reduce regional congestion, and improve air quality through the reduction
of vehicle miles traveled. Therefore, growth-inducing impacts would be less than significant.
(B) Significant Irreversible Environmental Changes
Section 15126.2(c) of the CEQA Guidelines provide an EIR is required to address any significant
irreversible environmental changes that would occur should the proposed project be
implemented. The types and level of development associated with the project would consume
limited, slowly renewable, and non-renewable resources. This consumption would occur during
construction of the project and would continue throughout its operational lifetime. The
development of the project would require a commitment of resources that would include: 1)
building materials, 2) fuel and operational materials/resources, and 3) the transportation of goods
and people to and from the project site.
(i)

Building Materials and Solid Waste

Construction of the project would require consumption of resources that do not replenish
themselves or which may renew so slowly as to be considered non-renewable. These resources
would include certain types of lumber and other forest products, aggregate materials used in
concrete and asphalt, metals, and petrochemical construction materials.
During construction of the project, 70 percent of the non-hazardous demolition and construction
debris would be recycled and/or salvaged for reuse. In addition, during operation, the project
would provide a designated recycling area for project residents to facilitate recycling in
accordance with the City of Los Angeles Space Allocation Ordinance. Therefore, the consumption
of non-renewable building materials such as lumber, aggregate materials, and plastics would be
reduced.
(ii)

Water

The water demand generated by construction activities for the project would be substantially less
than the net new water consumption of the project at buildout, and would be temporary in nature.
In addition, the project’s operational water demand would fall within the projected water supplies
for average, single-dry, and multiple-dry years, and LADWP would be able to meet the water
demand for the project in addition to the existing and planned water demands of its future service
area. Furthermore, pursuant to project Design Feature K.1-1, the project would implement a
variety of water conservation features including. Thus, while project operation would result in the
irreversible consumption of water, the project would not result in a significant impact related to
water supply.
(iii)

Energy Consumption and Air Quality

During ongoing operation of the project, non-renewable fossil fuels would represent the primary
energy source, and thus the existing finite supplies of these resources would be incrementally
reduced. Fossil fuels, such as diesel, gasoline, and oil, would also be consumed in the use of
construction vehicles and equipment. Construction activities for the project would not require the
consumption of natural gas, but would require the use of fossil fuels and electricity. As the
consumption of fossil fuels would occur on a temporary basis during construction, impacts related
to the construction consumption of fossil fuels would be less than significant.
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The project’s increase in electricity and natural gas demand would be within the anticipated
service capabilities of the LADWP and SCG, respectively. In addition, the estimated net new
electrical and natural gas consumption are conservative estimates and do not factor in reductions
in consumption from the implementation of energy conservation features. Specifically, the project
would comply with the City’s Green Building Ordinance, as applicable, and would be designed to
be environmentally sustainable and to achieve at least LEED Silver status. Therefore, with the
implementation of energy conservation features, energy would not be used in a wasteful manner,
and long-term impacts associated with the consumption of fossil fuels would not be significant.
(iv)

Environmental Hazards

The types and amounts of hazardous materials that would be used in connection with the project
would be typical of those used in residential developments (e.g., household cleaning solvents,
pesticides for landscaping, painting supplies, and petroleum products). Construction of the
project would also involve the temporary use of potentially hazardous materials, including vehicle
fuels, paints, oils, and transmission fluids. However, all potentially hazardous materials would be
contained, stored, and used in accordance with manufacturers’ instructions and handled in
compliance with applicable federal, state, and local regulations. Any associated risk would be
adequately reduced to a less than significant level through compliance with these standards and
regulations. As such, compliance with regulations and standards would serve to protect against
significant and irreversible environmental change that could result from the accidental release of
hazardous materials.
Project construction and operation would require the irretrievable commitment of limited, slowly
renewable, and non-renewable resources, which would limit the availability of these resources
and the project site for future generations or for other uses. However, the consumption of such
resources would not be considered substantial and would be consistent with regional and local
growth forecasts and development goals for the area. The loss of such resources would not be
highly accelerated when compared to existing conditions and such resources would not be used
in a wasteful manner. Therefore, although irreversible environmental changes would result from
the project, such changes are concluded to be less than significant.
X.

GENERAL FINDINGS.
1. The City, acting through the Department of City Planning, is the "Lead Agency” for the
project that is evaluated the EIR. The City finds that the EIR was prepared in
compliance with CEQA and the CEQA Guidelines. The City finds that it has
independently reviewed and analyzed the EIR for the project, that the Draft EIR which
was circulated for public review reflected its independent judgment and that the Final
EIR reflects the independent judgment of the City.
2. The EIR evaluated the following potential project and cumulative environmental
impacts: Aesthetics; Air Quality; Biological Resources; Cultural Resources; Geology
and Soils; Greenhouse Gas Emissions; Hazards and Hazardous Materials; Hydrology
and Water Quality; Land Use and Planning; Noise; Population, Housing and
Employment; Public Services; Transportation; and Utilities. Additionally, the EIR
considered Growth Inducing Impacts and Significant Irreversible Environmental
Changes. The significant environmental impacts of the project and the alternatives
were identified in the EIR.
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3. The City finds that the EIR provides objective information to assist the decision
makers and the public at large in their consideration of the environmental
consequences of the project. The public review period provided all interested
jurisdictions, agencies, private organizations, and individuals the opportunity to submit
comments regarding the Draft EIR. The Final EIR was prepared after the review period
and responds to comments made during the public review period.
4. Textual refinements and errata were compiled and presented to the decision- makers
for review and consideration. The City staff has made every effort to notify the
decision-makers and the interested public/agencies of each textual change in the
various documents associated with project review. These textual refinements arose
for a variety of reasons. First, it is inevitable that draft documents would contain errors
and would require clarifications and corrections. Second, textual clarifications were
necessitated to describe refinements suggested as part of the public participation
process.
5. The Department of City Planning evaluated comments on environmental issues
received from persons who reviewed the Draft EIR. In accordance with CEQA, the
Department of City Planning prepared written responses describing the disposition of
significant environmental issues raised. The Final EIR provides adequate, good faith
and reasoned response to the comments. The Department of City Planning reviewed
the comments received and responses thereto and has determined that neither the
comments received nor the responses to such comments add significant new
information regarding environmental impacts to the Draft EIR. The Lead Agency has
based its actions on full appraisal of all viewpoints, including all comments received
up to the date of adoption of these findings, concerning the environmental impacts
identified and analyzed in the EIR.
6. The Final EIR documents changes to the Draft EIR. The Final EIR provides additional
information that was not included in the Draft EIR. Having reviewed the information
contained in the Draft EIR and the Final EIR and in the administrative record, as well
as the requirements of CEQA and the CEQA Guidelines regarding recirculation of
Draft EIRs, the City finds that there are no new significant impacts, substantial increase
in the severity of a previously disclosed impact, significant information in the record of
proceedings or other criteria under CEQA that would require recirculation of the Draft
EIR, or preparation of a supplemental or subsequent EIR.
Specifically, the City finds that:
a. The Responses To Comments contained in the Final EIR fully considered and
responded to comments claiming that the project would have significant impacts
or more severe impacts not disclosed in the Draft EIR and include substantial
evidence that none of these comments provided substantial evidence that the
project would result in changed circumstances, significant new information,
considerably different mitigation measures, or new or more severe significant
impacts than were discussed in the Draft EIR.
b. The City has thoroughly reviewed the public comments received regarding the
project and the Final EIR as it relates to the project to determine whether under
the requirements of CEQA, any of the public comments provide substantial
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evidence that would require recirculation of the EIR prior to its adoption and has
determined that recirculation of the EIR is not required.
c.

None of the information submitted after publication of the Final EIR, including
testimony at and documents submitted for the public hearings on the project,
constitutes significant new information or otherwise requires preparation of a
supplemental or subsequent EIR. The City does not find this information and
testimony to be credible evidence of a significant impact, a substantial increase
in the severity of an impact disclosed in the Final EIR, or a feasible mitigation
measure or alternative not included in the Final EIR.

7. The mitigation measures identified for the project were included in the Draft and Final
EIRs. As revised, the final mitigation measures for the project are described in the
Mitigation Monitoring Program (MMP). Each of the mitigation measures identified in
the MMP is incorporated into the project. The City finds that the impacts of the project
have been mitigated to less than significance by the feasible mitigation measures
identified in the MMP.
8. CEQA requires the Lead Agency approving a project to adopt a MMP or the changes
to the project which it has adopted or made a condition of project approval to ensure
compliance with the mitigation measures during project implementation.
The
mitigation measures included in the EIR as certified by the City as adopted by the City
serves that function. The MMP includes all the mitigation measures and project design
features adopted by the City in connection with the approval of the project and has
been designed to ensure compliance with such measures during implementation of
the project. In accordance with CEQA, the MMP provides the means to ensure that
the mitigation measures are fully enforceable. In accordance with the requirements of
Public Resources Code Section 21081.6, the City hereby adopts the MMP.
9.

In accordance with the requirements of Public Resources Section 21081.6, the City
hereby adopts each of the mitigation measures expressly set forth herein as conditions
of approval for the project.

10 The custodian of the documents or other material which constitute the record of
proceedings upon which the City’s decision is based is the City Department of City
Planning, Environmental Review Section, 200 North Main Street, Room 750, Los
Angeles, California 90012.
11. The City finds and declares that substantial evidence for each and every finding made
herein is contained in the EIR, which is incorporated herein by this reference, or is in
the record of proceedings in the matter.
12. The City is certifying an EIR for, and is approving and adopting findings for, the entirety
of the actions described in these Findings and in the EIR as comprising the project.
13. The EIR is a project EIR for purposes of environmental analysis of the project. A
project EIR examines the environmental effects of a specific project. The EIR serves
as the primary environmental compliance document for entitlement decisions
regarding the project by the City and other regulatory jurisdictions.
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14. The City finds that none of the public comments to the Draft EIR or subsequent public
comments or other evidence in the record, including any changes in the project in
response to input from the community and the Council Office, include or constitute
substantial evidence that would require recirculation of the Final EIR prior to its
certification and that there is no substantial evidence elsewhere in the record of
proceedings that would require substantial revision of the Final EIR prior to its
certification, and that the Final EIR need not be recirculated prior to its certification.
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PUBLIC HEARING AND COMMUNICATIONS
Summary of Public Hearing Testimony and Communications Received
A joint public hearing conducted by the Subdivision Committee and Hearing Officer on this matter
was held at Los Angeles City Hall in Downtown Los Angeles, Room 1020 on November 15, 2017
at 11:30 a.m.
1.

Attendance:
Present at the hearing: the Deputy Advisory Agency (Charles J. Rausch, Jr.), the project
representative (Dale Goldsmith), the applicant (Mark Spector), project architect (Bill
Roschen), Council Office representative, and residents, property owners, and business
owners near the project area.

2.

Initial Indication and Testimony:
The project representative, Dale Goldsmith, introduced the project and made the following
comments:
Existing auto repair and truck rental buildings will be demolished as part of the project.
Discussed project outreach
Proposed zoning will provide a transition from the residential uses to the north.
Project will utilize Parking Option 1.
Project will provide a double row of trees where possible.
The project will have lighting on three sides.
Building will respond to the industrial design quality of Santa Monica Boulevard.
Project will feature poured in place concrete.
Georgic Avanesian, Bureau of Engineering, commented on the projects as follows:
No revocable permits for sidewalk dining are allowed in condominium buildings.
Mobility Plan 2035 improvements would add provide more sidewalk space and would
create an additional parking lane which would help traffic.
Request to use dedicated area for calculation not needed if there is no subdivision.
BOE does not agree with any changes to the dedications and improvements
recommendations.
The Advisory Agency indicated that rooftop signs would not be permitted and then opened
the public hearing to members of the audience.
There were speakers in support of the project. The speakers made the following comments:
Hollywood Chamber of Commerce representative expressed support for the project in
that it will create construction jobs, affordable units, and is well-designed.
A resident is supportive of the new activity coming to the area.
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There were speakers that spoke in opposition of the project. The speakers made the
following comments:
Concerns with construction-borne toxins.
Concerns with traffic and air quality.
Loss of industrial land.
Air Quality issues.
Council District 4
Supportive of the project.
The project is consistent with the Community Plan update.
Increase in housing supply north of Santa Monica Boulevard.
The Council Office does not support the waiver of street improvements.
Dale Goldsmith, Project Representative Responses:
The site has undergone significant studies and mitigation measures have been
imposed on the project.
The project site is not located in the Alquist Priolo fault.
Parking is adequate, the project provides more parking than required but will not affect
TDM.
The Deputy Advisory, closed the meeting for public comments. The Advisory Agency
responded to questions and statements:
The noticing was mailed within a 500-foot radius and was posted in the Daily Journal.
Communications Received
CREED LA submitted a letter, dated April 22, 2016, for a Public Records Act Request.
The Central Hollywood Neighborhood Council submitted a letter, dated July 24, 2917,
containing the Council’s vote to support the project.
The Hollywood Chamber of Commerce submitted a letter, dated November 13, 2017,
that was generally supportive of the project but contained recommendations related to
the color selection of the building and suggested that the applicant attract a pharmacy
or grocery store to the site to ensure successful retail uses at the site.
The Southwest Regional Council of Carpenters submitted a letter, dated November
14, 2017, stating concerns with the EIR prepared for the project.
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RESOLUTION
WHEREAS, the subject property is located within the area covered by the Hollywood
Community Plan ("Community Plan”), adopted by the City Council on December 13, 1988
(CF 12-0303-S4); and
WHEREAS, the City Planning Commission approved a mixed-use project, consisting of
231 residential units, including 15 units restricted for Very Low-Income Households,
15,000 square feet of ground-floor neighborhood-serving commercial uses (including up
to a 5,000 square-foot high-turnover restaurant and up to 10,000 square feet of general
retail), and above-grade and subterranean parking for the project in the Hollywood
community; and
WHEREAS, the City Planning Commission at its meeting on March 22, 2018
recommended approval of a General Plan Amendment to (a) change the land use
designation for the subject property and add areas from Highway Oriented Commercial
and Medium Residential to General Commercial; and (b) amend the General Plan
Generalized Land Use Map for the Community Plan area to reflect the General
Commercial land use designation and recommended approval by the City Council of a
General Plan Amendment over the subject property and add areas; and
WHEREAS, the General Plan Amendment on the subject property and add areas is
consistent with Charter Sections 555, 556, and 558, representing an Amendment in Part
of the Hollywood Community Planr; and
WHEREAS, the General Plan Amendment to the add areas is necessary to achieve and
maintain consistency between zoning and the adopted Community Plan as required by
California State law; and
WHEREAS, pursuant to the provisions of the Los Angeles City Charter, the Mayor and
the City Planning Commission have transmitted their recommendations; and
WHEREAS, the requested General Plan Amendment is consistent with the intent and
purpose of the Hollywood Community Plan to designate land uses in an orderly and unified
manner; and
WHEREAS, the subject request would provide for a more logical and uniform pattern of
planned land use development that is compatible with surrounding land use designations
on the General Plan; and
WHEREAS, the project has been reviewed by Environmental Impact Report, SCH No.
2016021044, in accordance with the City’s Guidelines for implementation of the California
Environmental Quality Act ("CEQA”) by the City Planning Department.
NOW, THEREFORE, BE IT RESOLVED that the Hollywood Community Plan shall be
amended as shown on the attached General Plan Amendment Map.
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