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@‘_ CITY OF SANTA MONICA

) ) CITY PLANNING DIVISION
i 1685 MAIN STREET, Room 212
Santn Mentca’ SANTA MoNICA, CA 90401

RECIRCULATED NOTICE OF PREPARATION/NOTICE OF SCOPING MEETING FOR
A DRAFT ENVIRONMENTAL IMPACT REPORT
FOR THE MIRAMAR HOTEL PROJECT

DATE: June 28, 2018

TO: State Clearinghouse, Responsible & Trustee Agencies, Organizations, Neighborhood
Groups, and Interested Parties

LEAD AGENCY: City of Santa Monica
1685 Main Street Room 212
Santa Monica, CA 90401
EIR Contact: Rachel Kwok
Email: rachel.kwok@smgov.net
Phone: (310) 458-8341

A Notice of Preparation/Notice of Scoping Meeting was originally sent out for the project on May
1, 2013. However, since that time, the project has been revised. Therefore, the City is recirculating
the Notice of Preparation and will be hosting a new Scoping Meeting.

The City of Santa Monica intends to prepare an Environmental Impact Report (EIR) for the Miramar Hotel
Project (the proposed project). In accordance with Section 15082 of the State CEQA Guidelines, the City of
Santa Monica has prepared this Notice of Preparation (NOP) to provide the public, Responsible Agencies,
and other interested parties with information describing the proposed project and its potential environmental
effects in order to solicit input on the scope and content of the EIR. The EIR will address the proposed
project’s potential effects for the following environmental issue areas:

Aesthetics (including Shadows) Air Quality

Biological Resources Cultural Resources

Construction Effects Energy

Geology and Soils Greenhouse Gas/Climate Change
Hazards & Hazardous Materials Hydrology/Water Quality

Land Use and Planning Neighborhood Effects

Noise Transportation and Circulation
Tribal Cultural Resources Utilities (Sewer & Water)

Mandatory Findings of Significance

PROJECT APPLICANT: Ocean Avenue, LLC
100 Wilshire Boulevard, Suite 1700
Santa Monica, CA 90401

PROJECT LOCATION AND EXISTING ONSITE USES: The project site encompasses two parcels in the
Downtown district of the City of Santa Monica, County of Los Angeles (see Figure 1 — Project Location).

The main parcel, occupied by the Miramar Hotel, is approximately 4.5 acres in size and is located at 1133
Ocean Avenue (Main Parcel). The Main Parcel is currently improved with 301 hotel rooms and related hotel
programming space located within a number of buildings. There are two city-designated landmarks located on
the Main Parcel — the Moreton Bay Fig Tree and the six-story Palisades Building.

The other parcel is located directly across the street to the east at 1127 2" Street (Second Street Parcel). The
Second Street Parcel is currently improved with a surface parking lot. The Santa Monica Freeway (I-10) is
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located less than one mile to the south of the site and provides regional access. Pacific Coast Highway to the
west of the project site also provides regional access. Local access is provided via Wilshire Boulevard, Ocean
Avenue, and Second Street.

PROJECT DESCRIPTION: The proposed project would involve redevelopment of the Main Parcel and
Second Street Parcel. The Main Parcel would include a new mixed-use hotel and residential project with
ground level open space, food and beverage facilities, meeting space, and ground floor retail uses along
Wilshire Boulevard. The two City-designated landmarks would be retained. The Second Street Parcel
would include a new 100% affordable housing development. The table below provides the conceptual
land use program for the proposed project:

Land Use Proposed SF/DU

Guestrooms 312 rooms (11 net new)

Food and Beverage Space 11,500 sf (4,418 net new)

Meeting Space 13,000 sf (net reduction of 5,525)
Retail 6,600 sf (5,365 net new)

Spa/Fitness Facility 12,500 sf (6,931 net new)

Market Rate Residential Units® Up to 60 DU

Affordable Residential Units® Up to 48 DU

'Actual number of units has not been determined, but will not exceed 60.

2Actual number of affordable housing units on the Second Street parcel has not been determined, but will not be less than 30.

The proposed total above grade floor area would be approximately 502,157 sf; the current hotel on the
main parcel consists of approximately 262,284 sf of floor area.

In addition to retaining the two City-designated landmarks, the Main Parcel is proposed to be redeveloped
with two new buildings, the California Building and the Ocean Building (Figure 2 — Conceptual Site Plan
and Figure 3 — Project Rendering). The California building would be seven stories (~79 feet tall) and
would include hotel guestrooms and amenities. The Ocean Building would range in height between two-
stories (29 feet) at Wilshire Boulevard, seven stories along Second Street, and ten stories (a maximum of
130 feet) in the center of the Main Parcel. It would include hotel guestrooms and other hotel programming
(spa, meeting space, and food and beverage), residential units, and ground floor retail along Wilshire
Boulevard. The existing Landmark Palisades Building would be rehabilitated for continued use as hotel
guestrooms. In addition, the existing Landmark Moreton Bay Fig Tree on the project site would be
preserved and featured. The Main Parcel would also include ground level open space that would consist
of an approximately 14,000 sf publicly accessible open space at the corner of Wilshire Boulevard and
Ocean Avenue and approximately 36,000 sf of open space around the Moreton Bay Fig Tree. These
open space areas would be activated with food and beverage uses. A three level subterranean garage
below the Main Parcel would provide for up to 428 striped parking spaces. Vehicular access is proposed
on Second Street (main hotel entrance), Ocean Avenue (residents only), and California Avenue
(employees only).

The Second Street Parcel would be redeveloped with up to 48 affordable housing units and subterranean
parking.

The proposed project is located in the Downtown Community Plan area within the Established Large
Sites overlay. In accordance with the Downtown Community Plan, the project requires a Development
Agreement. The City is preparing a Local Coastal Program Update of its Land Use Plan (LCP). Until such
time as a final LCP is adopted by the City Council and certified by the Coastal Commission, the proposed
project will require an amendment to the City’s 1992 Land Use Plan.
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REVIEW PERIOD: As specified by the State CEQA Guidelines, this Notice of Preparation will be circulated
for a 30-day review period. This NOP and project site plans can be viewed online at
https://www.smgov.net/Departments/PCD/Environmental-Reports/Miramar-Hotel-Mixed-Use-Project-EIR/.
The City of Santa Monica welcomes public and agency input during this period regarding the scope and
content of environmental information to be included in the Draft EIR. Comments may be submitted in
writing, by 5:30 PM on July 30, 2018 and addressed to:

Rachel Kwok
City of Santa Monica — City Planning Division
1685 Main Street, Room 212
Santa Monica, CA 90401
E-mail: rachel.kwok@smgov.net

SCOPING MEETING: A Public Scoping Meeting for the EIR will be held to describe the proposed project, the
environmental review process, and to receive public comments on the scope and content of the EIR. The
Public Scoping Meeting is scheduled at the following date, time and location:

Thursday July 19, 2018
6:00 PM —7:30 PM
Ken Edwards Center (Rooms 100A & 100B)
1527 4" Street
Santa Monica, California 90401

(Public transit to the scoping meeting location is provided by the Big Blue Bus and Expo Light Rail. Parking is available
nearby at Parking Structures No. 7 and No. 8. The City does not validate parking)

The City will consider all comments, written and oral, in determining the final scope of the EIR.

ESPANOL: Este es una noticia para la preparacion de un reporte sobre los posibles efectos ambientales
en referencia a la construccién propuesta de un edifico, lo cual puede ser de interés a usted. Para mas
informacion, llame a Carmen Gutierrez, al numero (310) 458-8341.

i [l
(Y A

A V72V 6/28/18
Rachel Kwok Date

Environmental Planner
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Conceptual Site Plan
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MIRAMAR HOTEL PROJECT INITIAL STUDY

CITY OF SANTA MONICA

INITIAL STUDY
AND NEIGHBORHOOD IMPACT STATEMENT

Project title:
Miramar Redevelopment Project
Lead agency name and address:

City of Santa Monica
1685 Main Street
Santa Monica, CA 90407

Contact person and phone number:

Roxanne Tanemori
(310) 458-8203

Project location:

The project site encompasses two parcels in the Downtown area of the City of Santa
Monica, County of Los Angeles (see Figure 1 — Project Location). The main parcel occupied
by the existing Miramar Hotel is approximately 4.5 acres in size and is located at 1133 Ocean
Avenue (Hotel Parcel). The other parcel is located directly across the street to the east at
1127 2nd Street (Second Street Parcel). The Santa Monica Freeway (I-10) is located less than
one mile to the south of the site and provides regional access. Pacific Coast Highway to the
west of the project site also provides regional access. Local access is provided via Wilshire
Boulevard and Ocean Avenue.

Project sponsor's name and address:

Ocean Avenue LLC

c/o MSD Capital, L.P.

100 Wilshire Boulevard, Suite 1700
Santa Monica, CA 920401

General plan designation:

The project is located in the Downtown Community Plan area within the Established Large
Sites overlay. The project site is located in both the Ocean Transition District and the Wilshire
Transition District. The Ocean Transition Land Use District is intended to promote public and
private enhancements to make Ocean Avenue a more consistently enjoyable walking
experience and more integrated into the larger Downtown multi-modal circulation network.
The Wilshire Transition District is infended to support the smaller local serving uses and create
a transition from the downtown to the adjacent residential uses.

Miramar Hotel Project Initial Study
D) December 2018
Page 1 of 50



MIRAMAR HOTEL PROJECT INITIAL STUDY

7. Zoning:

Ocean Transition District is a mixed-use district (Zoning Ordinance Section 9.02.010.001).
Permitted uses in the Ocean Transition District include housing developments, hotels,
restaurants and small retail (Zoning Ordinance Table 9.10.040). The Wilshire Transition District is
a residential district (Zoning Ordinance Section 9.02.010.001). Permitted uses in the Wilshire
Transition include multi-family and single-family residential uses, restaurants of 2,000 square
feet or less, small-scale commercial, entertainment and recreation facilities, and retail sales
uses (Zoning Ordinance Table 9.10.040).

8. Description of Project:

The Project would replace much of the existing Miramar hotel and includes (i) adaptive
reuse and rehabilitation of the existing historic Palisades Building (a City designated
landmark), (ii) protection and preservation of the Moreton Bay Fig Tree (a City designated
landmark) and (i) development of the remainder of the Hotel Parcel to provide a mixed-use
luxury hotel with food and beverage facilities, open space, spa, meeting/banqguet facilities,
ground floor retail space, along with 60 new residential condominium units and subterranean
parking. The Project also includes a 100 percent affordable housing component with a
minimum of 30 and a maximum of 48 deed-restricted affordable apartments on the Second
Street Parcel directly across Second Sireet from the Hotel Parcel. The table below provides
the conceptual land use program for the proposed project:

Miramar Hotel Project

Land Use Proposed SF/DU

Guestrooms 312rooms (11 net new)

Food and Beverage Space (Indoor) 11,355 SF (3,976 net new)

Food and Beverage Space (Outdoor) 8,373 SF (2,153 net new)

Function Space 13,000 SF (net reduction of 5,040)

Retail 6,600 SF (5,365 net new)

Spa/Fitness Facility 12,500 SF (6,931 net new)

Market Rate Residential Units! 60 DU

Affordable Residenfial Units!-2 Up to 48 DU

1 Actual number of units has not been determined. However, the project would not exceed the
number of units studied in the EIR

2 Affordable housing units to be located on the Second Street Parcel; actual number of affordable
housing units has not been determined

Miramar Hotel Project Initial Study
D December 2018
2o e Page 2 of 50



MIRAMAR HOTEL PROJECT INITIAL STUDY

The proposed total above grade floor area would be approximately 502,157 sf; the existing
hotel consists of approximately 262,284 sf of floor area.

In addition to retaining the two City-designated landmarks, the Hotel Parcel is proposed to
be redeveloped with two new buildings, the California Building and the Ocean Building
(Figure 2 - Conceptual Site Plan). The California building would be seven stories (~80 feet tall)
and would include hotel guestrooms and amenities. The Ocean Building would range in
height between two-stories (28 feet) along Wilshire Boulevard, seven stories (94 feet) along
Second Street, with a taller portion setback from Second Sireet af 116 feet, and ten stories (a
maximum of 130 feet) in the center of the Hotel Parcel. It would include hotel guestrooms
and other hotel programming (spa, meeting space, and food and beverage), residential
units, and ground floor retail along Wilshire Boulevard. The existing Landmark Palisades
Building would be rehabilitated for continued use as hotel guestrooms. In addition, the
existing Landmark Moreton Bay Fig Tree on the project site would be preserved and
featured. The Hotel Parcel would also include ground level open space that would consist of
an approximately 14,000 sf publicly accessible open space at the corner of Wilshire
Boulevard and Ocean Avenue and approximately 33,000 sf of open space in approximately
the middle of the Hotel Parcel including area around the Moreton Bay Fig Tree. These open
space areas would be activated with food and beverage outlets. A subterranean garage
below the Hotel Parcel would provide for up to 428 striped parking spaces plus 49 aisle
spaces. An additional 60 parking spaces are available after 7:00 P.M. weekdays and all day
on weekends at the 120 Wilshire Boulevard garage pursuant to a covenant that runs with the
land through 2053. Secure parking for bicycles would also be provided in the parking
structure. Vehicular access is proposed on Second Street (main hotel entrance), Ocean
Avenue (residents and their guests only), and California Avenue (employees only).

The Second Street Parcel would be redeveloped with up to 48 affordable housing units and
subterranean parking. The structure would have a maximum floor area ratio of 2.75 (41,250
square feet of floor area) and a height of 60 feet.

The project is located in the Downtown Community Plan area within the Established Large
Sites overlay. In accordance with the Downtown Community Plan, the project requires a
Development Agreement. The City is preparing a Local Coastal Program Update of its Land
Use Plan (LCP). Until such time as a final LCP is adopted by the City Council and certified by
the Coastal Commission, the project would require an amendment fo the City's 1992 Land
Use Plan.

Surrounding land uses and setting:

The project site is located in the OT Zoning District and the Downtown Core area of the City
of Santa Monica. The surrounding area includes a diverse mix of medium density residential
and commercial uses. Specifically, surrounding land uses for the Hotel Parcel include a 14
story apartment building and a three story apartment building to the north; a two story
apartment building, a 17 story hotel (the Huntley Hotel), a two story office building, and a
three story mixed-use retail and office building to the east; a one-story retail building and 21
story office building to the south; and the Pacific Palisades Park to the west. The Second
Street Parcel lies between the Huntley Hotel and the two story office building.

Miramar Hotel Project Initial Study
D) December 2018
EER— Page 3 of 50



MIRAMAR HOTEL PROJECT INITIAL STUDY

10. Approvals required (e.g., permits, financing approval, or participation agreement.)

Certification of The Final EIR (City Council with recommendations from Planning
Commission), adoption of a mitigation monitoring and reporting program, and adopftion
of a statement of overriding considerations, if necessary.

Approval of the final Development Agreement (City Council with recommendations from
Planning Commission).

Approval of the Tentative and Final Tract Map for up to 60 residential units (Planning
Commission).

Design review and approval for building design, materials, colors, and landscaping as
well as rehabilitation and renovation of the existing Palisades Building by a to be
determined public body such as the Architectural Review Board, Landmarks Commission
or another design review process/body.

Approval for the 100 percent affordable housing project on the Second Street Parcel
(Administrative approval or entitled through a Development Agreement covering the
Hotel Parcel and the Second Street Parcel); design approval by the Architectural Review
Board.

Issuance of demolition permits for the Ocean Tower, the Ocean Tower Elevator Tower,
the two-story ballroom and back of house structures along Second Street and the one
and two-story buildings along Ocean Avenue and California Avenue.

Tree protfection plan for the Moreton Bay Fig Tree.

A Coastal Development Permit(s) from the California Coastal Commission, and if
necessary, a site-specific amendment to the Land Use Plan for Coastal Zone of the City
previously certified by the Coastal Commission effective November 17, 1992.

Any other discrefionary or administrative approvals needed for the construction and
operation of the proposed project.

Miramar Hotel Project Initial Study
December 2018
Page 4 of 50
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Figure 2
Conceptual Site Plan
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MIRAMAR HOTEL PROJECT INITIAL STUDY

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project,
involving at least one impact that is a "Potentially Significant Impact" as indicated by the
checklist on the following pages.

Agriculture and Forestry

X | Aesthetics ] ResOUrCes X | Air Quality
X | Biological Resources X | Construction Effects X | Cultural Resources
. . Hazards & Hazardous
Xl | Greenhouse Gas Emissions X | Geology/Soils X Materials
X | Hydrology/Water Quality X | Land Use/Planning [ ] | Mineral Resources
X | Neighborhood Effects X | Noise [] | Population/Housing
X | public Services [] | Recreation X | Shadows
X | Tribal Cultural Resources X | Transportation/Traffic X | Utilities/Service Systems
X Mandatory Findings of
Significance
° Miramar Hotel Project Initial Study
D) December 2018

Page 8 of 50




MIRAMAR HOTEL PROJECT INITIAL STUDY

DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation:

] | find that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.

| find that although the proposed project could have a significant effect on the

] environment, there will not be a significant effect in this case because revisions in the
project have been made by or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.

X | find that the proposed project MAY have a significant effect on the environment,
and an ENVIRONMENTAL IMPACT REPORT is required.

| find that the proposed project MAY have a "potentially significant impact" or
"potentially significant unless mitigated" impact on the environment, but at least one
] effect 1) has been adequately analyzed in an earlier document pursuant fo
applicable legal standards, and 2) has been addressed by mitigation measures based
on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT
REPORT is required, but it must analyze only the effects that remain to be addressed.

| find that although the proposed project could have a significant effect on the
environment, because all potfentially significant effects (a) have been analyzed

] adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or
NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed
upon the proposed project, nothing further is required.

Amanda Schachter Date
Planning Manager

Miramar Hotel Project Initial Study
D) December 2018
Page 9 of 50



MIRAMAR HOTEL PROJECT INITIAL STUDY

Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
I. AESTHETICS. Would the project:
a) Have a substantial adverse effect on a
scenic vistae I L] L] L]
b) Substantially damage scenic resources,
including, but not limited tfo, frees, rock
outcroppings, and historic buildings within a I L] L] L]
state scenic highway?
c) Substantially degrade the existing visual
character or quality of the site and its X L] ] L]
surroundings?
d) Create a new source of substantial light or
glare that would adversely affect day or X L] ] L]
nighttime views in the area?
a) Potentidlly Significant Impact. A scenic vista is typically defined as a public view of highly

valued visual and scenic resources such as the ocean and distant mountain ranges,
particularly from public vantage points. The project site is located along Ocean Avenue on
top of a bluff, which offers scenic views of the Pacific Ocean and Santa Monica Pier.
Addifionally, channelized views of the distant Santa Monica Mountains are intermittently
available from certain vantage points.

The City's 1992 Local Coastal Program (LCP) Land Use Plan (LUP) identifies policies directed
toward preserving and enhancing public views of scenic resources. Specifically, LUP Policy
46 states that public views to, from, and along the ocean, the Pier, Inspiration Point, and
Palisades Park are protected, and permitted development including public works of art, are
fo be sited and designed fo protect views to and along the ocean and scenic coastal
areas.

In addition, the DCP identifies goals and policies to promote public and private
enhancements to make the Ocean Transition area a more consistently enjoyable walking
experience and more integrated into the larger Downtown multi-modal circulation network.
Standards for the District support the overall improvement of the pedestrian experience,
restaurants with outdoor dining, small-scale retail and services, and housing and office uses
on upper floors.

The City's LUCE includes policies infended to preserve public view corridors, including
western views of the ocean from east-west streets and boulevards, public views of the
ocean and the Pier from Palisades Park, and public views from the Pier to the City. The
proposed project would replace the existing buildings on the Hotel Parcel with new
buildings. The California building would be seven stories (~80 feet tall), and the Ocean
building would be 10 stories (~130 feet tall). In addition, the proposed project would develop
a new affordable housing building on the Second Street Parcel, which is currently developed
as surface parking. Development of the proposed project could potentfially have a

°__ Miramar Hotel Project Initial Study
D December 2018
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MIRAMAR HOTEL PROJECT INITIAL STUDY

b)

c)

substantial adverse effect on a scenic vista. Therefore, this issue will be further analyzed in an
EIR.

Potentially Significant Impact. Currently, there are no scenic highways officially designated
by the State of California in the City of Santa Monica.! However, Pacific Coast Highway (SR-
1 or PCH) is located just west of the project site (below the bluff) and is eligible for State
scenic highway designation. While no State-designated scenic highways are located in the
City, the City of Santa Monica’s Scenic Corridors General Plan Element identifies Ocean
Avenue (located adjacent to the west of the Hotel Parcel) and the Santa Monica Municipal
Pier to the south as designated scenic corridors. In addition, Ocean Avenue is identified as a
scenic corridor in the City's Local Coastal Program Land Use Plan.2 Ocean Avenue along
the bluff offers scenic views of the ocean and Pacific Palisades Park, a scenic resource.
Furthermore, the project site includes the Moreton Bay Fig tree, a City designated Landmark,
and the Pacific Palisades Wing, which is considered eligible for local designation as a historic
resource. Development of the proposed project could have an adverse effect on scenic
resources. Therefore, this issue will be further analyzed in an EIR.

Potentially Significant Impact. The Hotel Parcel of the project site is currently developed with
the existing Miramar Hotel while the Second Street Parcel is currently a surface parking lof.
The proposed project would alter the visual character of the project site by developing new
buildings and open space. The existing Landmark Palisades Building would be rehabilitated
with continued use for hotel operations. In addition, the existing landmark Moreton Bay Fig
Tree on the project site would be preserved. Development of the proposed project would
alter the visual character of the project site. Therefore, this issue will be further analyzed in an
EIR.

Potentially Significant Impact. Light impacts are typically associated with the use of artificial
light during the evening and nighttime hours. Glare may be a daytime occurrence caused
by the reflection of sunlight or artificial light from highly polished surfaces, such as window
glass and reflective cladding materials, and may interfere with the safe operation of a motor
vehicle on adjacent streets. Daytime glare is common in urban areas and is typically
associated with mid-to high-rise buildings with exterior facades largely or entirely comprised
of highly reflectively glass or mirror-like materials. Nighttime glare is primarily associated with
bright point source lighting that contrasts with existing low ambient light conditions.

The proposed project would intensify land uses on the project site. Light spillage from the
interior of project buildings and new exterior lighting sources would potentially increase on-
site nighttime illumination. In addition, the proposed project may infroduce new exterior
reflective surfaces that could generate glare. Therefore, potential impacts associated with
light and glare will be analyzed further in an EIR.

California Scenic Highways Program, http://www.dot.ca.gov/hqg/LandArch/16_livability/scenic_highways/; Accessed
November 2018.
City of Santa Monica, Local Coastal Program, Land Use Plan, 1992. Accessed November 2018.

°__ Miramar Hotel Project Initial Study
D) December 2018
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MIRAMAR HOTEL PROJECT INITIAL STUDY

Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

AGRICULTURE AND FORESTRY RESOURCES. In defermining whether impacts to agricultural
resources are significant environmental effects, lead agencies may refer to the California
Agricultural Land Evaluation and Site Assessment Model (1997), prepared by the California
Department of Conservation as an optional model to use in assessing impacts on
agriculture and farmland. In determining whether impacts to forest resources, including
timberland, are significant environmental effects, lead agencies may refer to information
compiled by the California Department of Forestry and Fire Protection regarding the
state’s inventory of forest land, including the Forest and Range Assessment Project and the
Forest Legacy Assessment project; and forest carbon measurement methodology
provided in Forest Protocols adopted by the California Air Resources Board. Would the
project:

a)

b)

c)

d)

e

Convert Prime Farmland, Unique

Farmland, or Farmland of Statewide

Importance (Farmland), as shown on the

maps prepared pursuant to the Farmland L] L] L] X
Mapping and Monitoring Program of the

California Resources Agency, to non-

agricultural use?

Conflict with existing zoning for agricultural
use, or a Williamson Act contract? L] L] L] I

Conflict with existing zoning for, or cause

rezoning of, forest land (as defined in

Public Resources Code section 12220(g)),

fimberland (as defined by Public

Resources Code sectfion 4526), or L] L] L] X
fimberland zoned Timberland Production

(as defined by Government Code section

51104(g))?

Result in the loss of forest land or
conversion of forest land to non-forest ] ] ] X
use?

Involve other changes in the existing

environment which, due to their location

or nature, could result in conversion of ] ] ] 5
Farmland tfo non-agricultural use or

conversion of forest land to non-forest

use?

Miramar Hotel Project Initial Study

D) December 2018
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MIRAMAR HOTEL PROJECT INITIAL STUDY

b)

c)

d)

No Impact. The project site is located in an urbanized area. The Hotel Parcel is currently
developed with a hotel and the Second Street Parcel is currently developed as surface
parking. No agricultural uses occur on the project site. Furthermore, the California Division of
Land Resources Protection has not designated this area as Prime Farmland, Unigque
Farmland, or Farmland of Statewide Importance.? No such designated farmland exists within
the City. Therefore, the proposed project would not convert farmland to non-agricultural
use. No impacts would occur. Further analysis of this issue is not required.

No Impact. The project site is not zoned or designated for agricultural uses. In addition, no
agricultural uses occur on the project site. Only land located within an agricultural preserve is
eligible for enroliment under a Wiliamson Act contract. Accordingly, the project site is not
covered by a Wiliamson Act contract. Therefore, the proposed project would not conflict
with existing agricultural zoning or a Wiliamson Act Contract. No impacts would occur.
Further analysis of this issue is not required.

No Impact. The Hotel Parcel is currently developed with a hotel and the Second Street
Parcel is currently developed as surface parking. No forest land occurs on the project site or
surrounding area. Therefore, the proposed project would not result conflict with existing
zoning, or cause rezoning, of forest land. No impacts would occur. Further analysis of this
issue is notf required.

No Impact. The Hotel Parcel is currently developed with a hotel and the Second Sireet
Parcel is currently developed as surface parking. Surrounding land uses consists of a mix of
open space, residential, retail, office, and hotel uses. As previously described, no forest land
occurs on the project site or surrounding area. Therefore, the proposed project would not
result in the loss of forest land or conversion of forest land to non-forest use. No impacts
would occur. Further analysis of this issue is not required.

No Impact. The Hotel Parcel is currently developed with a hotel and the Second Street
Parcel is currently developed as surface parking. Surrounding land uses consists of a mix of
open space, residential, retail, office, and hotel uses. No farmland or forest land occurs on
the project site or in the surrounding area. Therefore, the proposed project would not result in
the conversion of farmland to non-agricultural uses or the conversion of forest land to non-
forest use. No impacts would occur. Further analysis of this issue is not required.

3

California Division of Land Resource Protection, Farmland Mapping and Monitoring Program, Los Angeles County
Map; online at ftp://ftp.consrv.ca.gov/pub/dirp/FMMP/pdf/2016/l0s16.pdf;2018.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

AIR QUALITY. Where available, the significance criteria established by the applicable air
quality management or air pollution control district may be relied upon to make the
following determinations. Would the project:

a) Conflict with or obstruct implementation of
the applicable air quality plan?2 X L] L] L]

b) Violate any air quality standard or
confribute substantially to an existing or X L] L] ]
projected air quality violation?

c) Result in a cumulatively considerable net
increase of any criteria pollutant for which
the project region is in non-attainment
under an applicable federal or state
ambient air quality standard (including >4 L] L] L]
releasing emissions that exceed
quantitative thresholds for ozone
precursors) 2

d) Expose sensitive receptors to substantial
pollutant concentrations? X L] L] L]

e) Create objectionable odors affecting a
substantial number of people? L] L] I L]

a) Potentially Significant Impact. The project site is located in the South Coast Air Basin. The

South Coast Air Quality Management District (SCAQMD) and the Southern California
Association of Governments (SCAG) is responsible for establishing air pollution control
strategies for the Basin. The Air Quality Management Plan (AQMP) was recently updated in
2012 and includes policies and measures to meet federal and State air quality standards.
The proposed project would generate air pollutant emissions during construction and
operation. Specifically, pollutant emissions would be generated during construction from
earthwork activities and use of construction equipment/machinery. Operation of the
proposed project would generate pollutant emissions from vehicle trips and stationary
sources. Pollutant emissions resulting from construction and operatfion of the proposed
project would have the potential to affect implementation of the AQMP. Therefore, this issue
will be analyzed further in an EIR.

b) Potentially Significant Impact. Pursuant to the California Clean Air Act and the federal Clean
Air Act, State and Federal air quality standards have been established for seven criteria air
pollutants: NOx, VOC, PMio, PM2s, Sox, CO, and lead. The project site is located within the
South Coast Air Basin, which is in non-attainment under State and Federal air quality
standards for several criteria air pollutants. As stated above, construction and operation of
the proposed project would generate air pollutant emissions. Such emissions could violate air
quality standards or confribute substantially to an existing air quality violation. Therefore, this
issue will be analyzed further in an EIR.
°__ Miramar Hotel Project Initial Study
D) December 2018
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c)

d)

e)

Potentially Significant Impact. As stated above, the project site is located within the South
Coast Air Basin, which is in non-attainment under State and Federal air quality standards for
several criteria air pollutants. Construction and operation of the proposed project would
generate air pollutant emissions which could violate air quality standards established by the
SCAQMD or contribute substantially to an existing air quality violation. Therefore, this issue will
be analyzed furtherin an EIR.

Potentially Significant Impact. Sensitive receptors are located in the project vicinity. These
sensitive receptors include residential uses to the north and Pacific Palisades Park fo the
west. Construction and operation of the proposed project could increase air pollutant
emissions above current levels, thereby potentially affecting nearby sensitive receptors.
Therefore, this issue will be analyzed further in an EIR.

Less Than Significant Impact. According to the SCAQMD CEQA Air Quality Handbook,
objectionable odors are typically associated with industrial uses such as agricultural facilities
(e.g., farms and dairies), refineries, wastewater treatment facilities, and landfills. The
proposed project involves the development of a mix of hotel, residential and commercial
uses, which would not generate significant odors. Limited odors during project operation
may occur as a result of frash areas, the use of certain cleaning agents, and/or food service
establishments, all of which would be consistent with existing conditions on-site and in the
surrounding area. In addifion, limited and temporary odors may occur during project
construction from diesel operated machinery/equipment and application of architectural
coatings. However, any odors that may be generated would be localized and temporary in
nature, and would not affect a substantial number of people or result in a nuisance as
defined by SCAQMD Rule 402. Therefore, impacts with regard to odors would be less than
significant. Further analysis of this issue is not required.
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Potentially
Significant
Impact

Less Than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact

. BIOLOGICAL RESOURCES. Would the project:

a)

b)

c)

d)

e

f)

Have a substantial adverse effect, either
directly or through habitat modifications,
on any species identified as a candidate,
sensitive, or special status species in local or
regional plans, policies or regulations, or by
the California Department of Fish and
Game or U.S. Fish and Wildlife Service?

Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies or regulations, or by the
California Department of Fish and Game or
U.S. Fish and Wildlife Service?

Have a substantial adverse effect on
federally protected wetlands, as defined
by Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal
pool, coastal wetlands, etc.), through
direct removal, filing, hydrological
interruption or other means?

Interfere substantially with the movement
of any native resident or migratory fish or
wildlife species or with established native
resident or migratory wildlife corridors, or
impede the use of native wildlife nursery
sitese

Conflict  with  any local policies or
ordinances protecting biological resources,
such as a ftree preservation policy or
ordinance?

Conflict with the provisions of an adopted
Habitat  Conservation  Plan,  Natural
Community Conservation Plan, or other
approved local, regional or state habitat
conservation plan?

No Impact. The project site is fully developed and is located in a highly urbanized area in
the City of Santa Monica. No special status/sensitive species occur on the project site or
surrounding area. Additionally, given the urbanized nafure of the project area and
considering that the project site has already been disturbed, the likelihood of the presence
of any sensitive or special status species is unlikely. Species expected to occur on-site would
be limited to terrestrial species (such as squirrels) and birds that are common found in urban

®a
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environments. The proposed project would not have a substantial adverse effect on any
sensitive or special status species. No impacts would occur, and further analysis of this issue is
not required.

b) No Impact. As stated previously, the project site is fully developed and located in an
urbanized area within the City. No riparian habitat or other sensitive natural community exists
on the project site or in the surrounding area. The proposed project would not have a
substantial adverse effect on any riparian habitat or other sensitive natural community, and
no impacts would occur, and further analysis of this issue is not required.

c) No Impact. As stated previously, the project site is fully developed and located in an
urbanized area within the City. There are no wetlands on the project site or in the surrounding
area. As such, the proposed project would not have a substantial adverse effect on
federally protected wetlands as defined by Section 404 of the Clean Water Act, and no
impacts would occur, and further analysis of this issue is not required.

d) Potentially Significant. As stated above, the project site is fully developed and located in an
urbanized area within the City. Surrounding land uses consists of a mix of park space,
residential, retail, office, and hotel uses. No wildlife corridors, native wildlife nursery sites, or
bodies of water in which fish are present are located on or near the project site. Furthermore,
due to the urbanized nature of the project area, the potential for native resident or
migratory wildlife species movement to occur through the site is highly unlikely. However,
removal of frees on the project site could potentially disturb nesting habitats for migratory
birds protected under the Federal Migratory Bird Treaty Act (MBTA) and the California Fish
and Game Code. The MBTA and California Fish and Game Code prohibit the take or
destruction of migratory birds/raptors, their nests, and/or eggs. Impacts on nesting birds
protected by the MBTA and similar provisions of the Fish and Game Code could occur if
work is conducted during the breeding season (February 1 through August 15). Therefore, this
issue will be further analyzed in an EIR.

e) Potentially Significant Impact. As stated above, the project site includes the Moreton Bay Fig
Tree, a designated City Landmark. While the proposed project would not involve removal of
this tree, construction activities around the tree could have an adverse impact. In addition,
existing street frees within the City right-of-way could also be removed/adversely impacted
by the proposed project. Street trees are protected by the City's Tree Ordinance and the
City’s Urban Forest master Plan. Therefore, this issue will be further analyzed in an EIR.

f)  No Impact. No habitat for any special status or sensitive biological species exists on the
project site or in the vicinity. Accordingly, no Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved habitat conservation plan applies to the project site.4
Therefore, the proposed project would not conflict with the provisions of an adopted habitat
conservation plan. No impacts would occur, and further analysis of this issue is not required.

4 Cdlifornia Department of Fish and Game, http://www.dfg.ca.gov/habcon/nccp/status/index.html; accessed
November 2018.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

V. CONSTRUCTION EFFECTS. Would the project:

a) Have considerable construction-period
impacts due to the scope, or location of X ] ] ]
construction activities?

a) Potentially Significant Impact. Construction of the proposed project would temporarily
generate air pollutant emissions and increase noise levels which could significantly and
adversely affect nearby sensitive receptors as well as the existing on-site Palisades Building
and Moreton Bay Fig Tree that would remain on the site. In addition, construction of the
proposed project would generate temporary traffic associated with construction trucks and
workers that could significant and adversely affect the roadway network and disrupt
neighborhoods. As such, this issue will be analyzed further in an EIR.

Miramar Hotel Project Initial Study
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
VI. CULTURAL RESOURCES. Would the project:
a) Cause a substantial adverse change in the
significance of a historical resource as X ] ] ]
defined in §15064.52
b) Cause a substantial adverse change in the
significance of an archaeological resource X L] L] L]
pursuant to §15064.52
c) Directly or indirectly destroy a unique
paleontological resource or site or unique X L] L] L]
geological feature?
d) Disturb any human remains, including those
interred outside of formal cemeteries? X o o o
a) Potentially Significant Impact. The project site includes the Moreton Bay Fig tree and the

b)

c)

d)

Pacific Palisades Wing, which are considered historical resources under CEQA. The Moreton
Bay Fig was designated in August 1976 by the Santa Monica Landmarks Commission. On
January 14, 2013 the Landmark Commission approved an amendment designating the
Palisades Building as a City Landmark and the Hotel Parcel as a Landmark Parcel. Therefore,
development of the proposed project could cause a substantial adverse change in the
significance of a historic resource. Therefore, this issue will be further analyzed in an EIR.

Potentially Significant Impact. The proposed project would include the construction of
subterranean parking garages on the Hotel Parcel and the Second Street Parcel. During
excavation activities, there is a potential to uncover archaeological resources. Therefore, this
issue will be further analyzed in an EIR.

Potentially Significant Impact. As indicated above, the proposed project would include the
construction of subterranean parking garages. During excavation activities, there is a
potential to uncover paleontological resources. Therefore, this issue will be further analyzed
in an EIR.

Potentially Significant Impact. As indicated above, the proposed project would include the
construction of subterranean parking garages. During excavation activities, there is a
potential to uncover human remains. Therefore, this issue will be further analyzed in an EIR.
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Less Than

Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

VII. GEOLOGY AND SOILS. Would the project:

a) Expose people or structures fto potential
substantial adverse effects, including the risk
of loss, injury or death, involving:

i)  Rupture of a known earthquake fault, as

delineated on the most recent Alquist-

Priolo Earthquake Fault Zoning Map issued

by the State Geologist for the area or = L] ] L]

based on other substantial evidence of a

known fault2 Refer to Division of Mines

and Geology Special Publication 42.
i) Strong seismic ground shaking? X L] L] L]
i) Seismic-related ground failure, including

liguefaction? = L] L] L]
iv) Landslides? X L] L] L]

b) Result in substantial soil erosion or the loss of
topsoil? >4 L] L] L]

c) Be located on a geologic unit or soil that is
unstable, or that would become unstable as
a result of the project, and potentially result in X L] ] L]
on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code
(1994), creating substantial risks to life or X L] L] L]
property?

e) Have soils incapable of adequately
supporting the use of septic tanks or
alternative  wastewater  disposal  systems ] L] ] X
where sewers are not available for the
disposal of wastewater?

a) Potentially Significant Impact. Fault rupture is the displacement that occurs along the
surface of a fault during an earthquake. The project site is located in the Southern California
region, which is crossed by numerous active, inactive, and blind faults. The California
Geological Survey (CGS) designates Alquist-Priolo Earthquake Fault Zones, which are
regulatory zones around active faults. These zones, which extend from 200 to 500 feet on
each side of known active faults, identify areas where potential surface ruptures along
active faults could prove hazardous and identify where special studies are required to
characterize hazards to habitable structures. There are no areas within the City of Santa
Monica that are located within an Alquist-Priolo Fault Zone. However, the project site is
located within the City of Santa Monica, which is crossed by the south branch and north
°__ Miramar Hotel Project Initial Study
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b)

d)

e)

branch of the Santa Monica Fault. The City of Santa Monica treats the Santa Monica Fault as
an active fault, and as such, has designated Fault Hazard Management Zones, which
extend 380 to 500 feet north of the north branch and 100 to 600 feet south of the south
branch of the Santa Monica Fault. The project site is not located in these zones. As such, the
potential for fault rupture to occur at the project site is low. Nonetheless, during a seismic
event, the project could be subject to strong ground shaking and other seismic related
ground failure. Given that the project site is located on top of the bluff and would increase
development on the site, the project has the potential to result in the increased exposure of
people to potential ground shaking impacts and other seismic related ground failure.
Therefore, this issue will be further analyzed in an EIR.

Potentially Significant Impact. As discussed further in Section X, Hydrology and Water Quality,
in accordance with the City's Urban Runoff Pollution Ordinance, good housekeeping
practices and Best Management Practices (BMPs) would be implemented during project
construction to minimize erosion and stormwater runoff. In addition, an Urban Runoff
Mitigation Plan would be in place throughout the operational life of the project to reduce
erosion or siltation effects. As such, implementation of the project would not result in
substantial erosion or siltation. Impacts would be less than significant. Further analysis of this
issue is notf required.

Potentially Significant Impact. The proposed project includes the construction of new
buildings on the site and a subterranean parking garage. Excavation for the subterranean
levels and foundation design could result in unstable soils on the site. In addition, the project
site is located in the seismically active region of southern California and would be subject to
seismic groundshaking that could result in unstable soils. Therefore, this issue will be further
analyzed in an EIR.

Potentially Significant Impact. At this time, the composition and characteristics of the
underlying soils are unknown. As such, soils beneath the site could have the potential for
expansion. Therefore, this issue will be further analyzed in an EIR.

No Impact. The project site is located in the City of Santa Monica which is enfirely supported
by existing municipal wastewater infrastructure. Alternative wastewater disposal systems
would not be necessary, and therefore, no impacts related to soils supporting septic tanks or
alternative wastewater disposal systems would occur. Further analysis of this issue is not
required.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

VIIl. GREENHOUSE GAS EMISSIONS. Would the project:

a)

b)

Generate greenhouse gas emissions, either
directly or indirectly, that may have a X ] ] ]
significant impact on the environment?

Conflict with an applicable plan, policy or

regulation adopted for the purpose of

reducing the emissions of greenhouse Y [ [ [
gasese

b)

Potentially Significant Impact. Greenhouse gases (GHGs) are gases that trap heat in the
earth’s atmosphere. GHGs include carbon dioxide (CO2), methane (CH4), ozone (03),
water vapor, nitrous oxide (Nx0), hydrofluorocarbons (HFCs), perfluorocarbons (PFCs) and
sulfur hexafluoride (SF6). The international scienfific communities have recognized that GHGs
are contributing to global climate change. Predicted effects of global climate change
include sea level rise, water supply changes, changes to ecosystems and habitat, and
human health effects. The proposed project would generate greenhouse gas emissions
during constfruction and operation of the project, which could confribute to a cumulative
significant impact. As such, this issue will be analyzed further in an EIR.

Potentially Significant Impact. Greenhouse gas emissions are addressed at the federal, state,
and local level through a number of plans, policies, and regulations. At the federal level, in
2007, the US Supreme Court ruled in Massachusetts v. Environmental Protection Agency (127
S. Ct. 1436) that greenhouses gases are pollutants under the federal Clean Air Act, and
therefore, the US Environmental Protection Agency has the responsibility to regulate
greenhouse gases.

At the state level, Assembly Bill 32 (AB 32) was passed as the California Global Warming
Solutions Act of 2006 which mandated reduction in the State's greenhouse gas levels. In
addition, Senate Bill (SB) 375 was passed by the State of California in 2009, requiring
mefropolitan regions to adopt fransportation plans that reduce vehicle miles travelled.
Additionally, California SB 97 required the California Office of Planning and Research (OPR)
to develop guidelines for the analysis and mitigation of greenhouse gas emissions impacts in
draft CEQA documents.

The City of Santa Monica has adopted the Sustainable City Plan (SCP), which includes
targets of reducing greenhouse gas emissions by at least 30 percent below 1990 levels by
2015 for City government operations and 15 percent below 1990 levels by 2015 Citywide. The
SCP anticipate that most of the reductions will be achieved through increased energy
efficiency, increased renewable energy production, and reduced fransportatfion-related
emissions through increased use of alternafive modes of transportation. In addifion, the
LUCE links land use and transportation policies to reduce GHG emissions in accordance with
the SCP
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In addition, the City’s LUCE links new development and urban character and form with a
shift in transportation to reduce GHG emissions in accordance with the Climate Action Plan.
The LUCE goals and policies align with State regulations and policies for GHG reductions,
and it is infended to achieve the GHG reduction targets reflected in the Climate Action Plan.
The LUCE includes policies that reflect the City’s commitment to achieving a reduction in
GHGs through reduction in vehicle frips. As stated above, the proposed project would
generate greenhouse gas emissions during construction and operation, which could conflict
with the above plans. Therefore, this issue will be analyzed further in an EIR.
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Less Than
Significant
With
Mitigation
Incorporated

Less Than
Significant No
Impact Impact

Potentially
Significant
Impact

HAZARDS AND HAZARDOUS MATERIALS. Would the project:

a)

b)

c)

d)

e)

f)

9)

h)

Create a significant hazard to the public or
the environment through the routine
fransport, use or disposal of hazardous
materialse

Create a significant hazard to the public or
the environment through reasonably
foreseeable upset and accident conditions
involving the release of hazardous materials
into the environment?

Emit hazardous emissions or handle
hazardous or acutely hazardous materials,
substances or waste within one-quarter mile
of an existing or proposed school?

Be located on a site which is included on a
list of hazardous materials sites compiled
pursuant to Government Code §65962.5
and, as a result, would it create a significant
hazard to the public or the environment?

For a project located within an airport land
use plan area or, where such a plan has not
been adopted, within two miles of a public
airport or a public use airport, would the
project result in a safety hazard for people
residing or working in the project area?

For a project within the vicinity of a private
airstrip, would the project result in a safety
hazard for people residing or working in the
project area?

Impair implementation of, or physically
interfere  with, an adopfed emergency
response plan or emergency evacuation
plan?g

Expose people or structures to a significant
risk of loss, injury or death involving wildland
fires, including where wildlands are
adjacent to urbanized areas or where
residences are intermixed with wildlands?2

[ [ X [
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a)

c)

d)

e, f)

Less Than Significant Impact. Construction activities for the project would involve the use of
potentially hazardous materials including vehicle fuels, oils, transmission fluids, paint,
adhesives, surface coatings and other finishing materials, cleaning solvents, and pesticides
for landscaping purposes. However, the use of these hazardous materials would be
temporary, and all potentially hazardous materials would be handled, used and stored in
accordance with manufacturers’ specifications, applicable federal, state, and local health
and safety regulations. As such, impacts associated with the fransport, use, or disposal of
hazardous materials would be less than significant during construction.

Operation of the project would involve the use of potentially hazardous materials typical of
those used in hotel, residential, and commercial developments, such as cleaning solvents,
paints, vehicle fuels, spray paints, pesticides, fertilizers for landscaping, and adhesives. These
materials would not pose a significant health hazard to the public and would be used in
limited quantities. Furthermore, all potentially hazardous materials would be handled, used,
and stored in accordance with manufacturers' specifications and applicable federal, state,
and local health and safety regulations. As such, operational impacts related to the
fransport, use, or disposal of hazardous materials would be less than significant. Further
analysis of this issue is not required.

Potentially Significant Impact. The Hotel Parcel of the project site historically included a dry
cleaner as well as an automotive repair garage. In addition, an underground storage tank
(UST) is known to be on-site for emergency generator use. The historic uses as well as the UST
could have potentially resulted in contamination at the project sites. Construction and
operation of the proposed project could potentially result in upset and accident conditions
involving the release of hazardous materials info the environment. Therefore, this impact is
potentially significant and will be further analyzed in the EIR.

Less Than Significant Impact. The project site is not located within one quarter mile of an
existing school. The nearest school to the project site is St. Monica High School,
approximately 0.4 mile to the east of the project site and Roosevelt Elementary School,
located approximately 0.6-mile north of the project site. Therefore, the proposed project
would not emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school. Impacts
would not occur. Further analysis of this issue is not required.

Potentially Significant Impact. The project site could be listed on hazardous materials
databases due to historical uses that have occurred on the project site (e.g., dry cleaner,
automotive repair garage). In addition, an underground storage tank (UST) is known to be
on-site for emergency generator use. Therefore, impacts are considered potentially
significant and this issue will be further analyzed in the EIR.

No Impact. The project site is located approximately 2 miles north of the Santa Monica
Airport. However, the project site is not located in the area covered by an airport land use
plan.5 Furthermore, given the current level of airport operations, the proposed project would
not result in airport-related safety hazards for the people residing or working in the area.

5

Los Angeles County Airport Land Use Commission Site, Airport Influence Area. Available at http://planning.lacounty.
gov/ assets/upl/project/aluc_airport-santa-monica.pdf. Accessed November 2018
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9)

h)

Furthermore, on January 28, 2017, the City of Santa Monica and the U.S. Government, acting
on behalf of the Federal Aviation Administration (FAA), signed a historic settlement
agreement. The settlement agreement will return Santa Monica Airport to an airport serving
primarily small propeller plans. The settlement agreement will lead to the eventual closure
Santa Monica Airport in 2028.¢ No impacts would occur. Further analysis of this issue is not
required.

Less Than Significant Impact. Emergency access to the project site is currently provided to
emergency vehicles on the adjacent streets (Ocean Avenue, California Avenue, Wilshire
Avenue, and 2nd Street). During project operation and construction, emergency access to
the project site would continue to be provided via these streets. Furthermore, the project site
plans would be reviewed prior to issuance of a building permit plans to ensure that all fire
safety requirements of the Santa Monica Fire Department (including those related to
emergency access) are met. The proposed project’s impacts on an emergency response
plan or emergency evacuation plan would be less than significant. Further analysis of this
issue is not required.

No Impact. The project site is located in an urbanized area where no wildlands are present.
Furthermore, the project site is not designated by the California Department of Forestry and
Fire Protection as a Fire Hazard Severity Zone.” The project would comply with the DCP which
requires applicants of development projects with buildings that are above seven stories 1o
prepare a high-rise pre-fire plan. Therefore, no wildfire impacts would occur. Further analysis
of this issue is not required.

City of Santa Monica, Consent Decree Agreement Key Terms, https://www.smgov.net/uploadedFiles/Departments/
Airport/News_and_Litigation/Consent%20Decree.pdf Accessed November 2018

California Department of Foresfry and Fire Protection; Los Angeles County Fire Hazard Severity Zone Map; available
online at http://frap.fire.ca.gov/webdata/maps/los_angeles/fhszs_map.19.pdf; accessed November 2018.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
X. HYDROLOGY AND WATER QUALITY. Would the project:
a) Violate any water quality standards or waste 5 ] ] ]

discharge requirements?

b) Substantially deplete groundwater supplies or
interfere  substantially  with  groundwater
recharge such that there would be a net
deficit in aquifer volume or a lowering of the
local groundwater table level (e.g.. the = ] ] ]
production rate of pre-existing nearby wells
would drop to a level which would not
support existing land uses or planned uses for
which permits have been granted)?

c) Substantially alter the existing drainage
pattern of the site or area, including through
the alteration of the course of a stream or = ] ] ]
river, in a manner which would result in
substantial erosion or siltation on- or off-site?

d) Substantially alter the existing drainage
pattern of the site or area, including through
the alteration of the course of a stream or
river, or substantially increase the rate or b L] L] L]
amount of surface runoff in a manner that
would result in flooding on- or off-site?

e) Create or confribute runoff water which
would exceed the capacity of existing or
planned stormwater drainage systems or X L] ] ]
provide substanfial additional sources of
polluted runoffe

f)  Otherwise substantially degrade  water
qualitye Y [ L] ]

g) Place housing within a 100-year flood hazard
area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or L] L] L] I
other flood hazard delineation map?

h) Place within a 100-year flood hazard area
structures that would impede or redirect flood L] L] L] X
flows?

i) Expose people or structures to a significant risk
of loss, injury or death involving flooding,
including flooding as a result of a failure of a L] L] L] X
levee or dam?

i) Inundation by seiche, tsunami or mudflow? L] ] X ]
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a)

b)

d)

e)

f)

Potentially Significant Impact. Construction of the project would require earthwork activities,
which could subject exposed and stockpiled soils on the construction site to minor erosion
and stormwater runoff info municipal storm drains. In addition, operation of the proposed
project would change on-site drainage patterns and infroduce new land uses that could
adversely affect water quality. Therefore, this issue will be further analyzed in the EIR.

Potentially Significant Impact. Groundwater beneath the project site is estimated to be
approximately 74 feet below ground surface (bgs).8 The proposed project would include
the development of a subterranean parking garage, which would require a depth of
excavation of approximately 33 feet bgs. Therefore, no withdrawal of groundwater (i.e.,
dewatering system) would be necessary for the proposed project. The proposed project
would not result in a substantial increase in impervious surface in relation to the existing
project site. Rather, the proposed project would increase the amount of on-site pervious
areas through new open space and landscaped areas (such as the new plaza at the corner
of Wilshire Boulevard and Ocean Avenue). Water infiltration on the project site could affect
the groundwater regime, and affect the bluffs. Therefore, this issue will be further analyzed in
the EIR.

Potentially Significant Impact. The proposed project would increase the amount of pervious
areas on the project site through the infroduction of new open space and landscaped
areas (such as the new public plaza at the corner of Wilshire Boulevard and Ocean Avenue).
Construction of the project would require earthwork activities, including excavation and
grading of the site. During storm events, construction activities associated with the project
would have the potential to result in minor soil erosion from grading and soil stockpiling,
subsequent siltation, and conveyance of other pollutants into municipal storm drains. In
addition, operation of the proposed project would change on-site drainage patterns and
infroduce new land uses that could adversely affect water quality. Therefore, this issue will be
further analyzed in the EIR.

Potentially Significant Impact. The proposed project has the potential to result in changes to
existing drainage patterns that could result in flooding on-site and off-site. Therefore, it is
recommended that this issue be analyzed further in an EIR.

Potentially Significant Impact. The proposed project would prepare an Urban Runoff
Mitigation Plan in accordance with Santa Monica‘'s Urban Runoff Pollution Ordinance.
However, proposed project has the potential fo result in changes to existing drainage
patterns that could exceed the capacity of existing and planned stormwater systems.
Therefore, it is recommended that this issue be analyzed further in an EIR.

Potentially Significant Impact. As discussed above, construction of the project would require
earthwork activities, including excavation and grading of the site. During storm events,
construction activities associated with the project would have the potential to result in minor
soil erosion from grading and soil stockpiling, subsequent siltation, and conveyance of other
pollutants info municipal storm drains. In addition, operation of the proposed project would
change on-site drainage patterns and introduce new land uses that could adversely affect
water quality. Therefore, this issue will be further analyzed in the EIR.

8

Geotechnologies, Inc.; Preliminary Geotechnical Evaluation for an Environmental Impact Report, Proposed Miramar
Hotel Renovation and Expansion, October16, 2018.
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g) No Impact. According to the Federal Emergency Management Agency (FEMA) Flood

h)

)

Insurance Rate Maps (FIRM) for the City of Santa Monica, the project site is not located
within a 100-year flood plain.? Therefore, the proposed project would not place housing
within a 100-year flood plain. No impacts would occur, and further analysis of this issue is not
required.

No Impact. According to the Federal Emergency Management Agency (FEMA) Flood
Insurance Rate Maps (FIRM) for the City of Santa Monica, the project site is not located
within a 100-year flood plain. Therefore, the proposed project would not place structures
within a 100-year flood plain such that flood flows would be impeded. No impacts would
occur, and further analysis of this issue is not required.

No Impact. No dams, levees, or flood control channels exist in the City of Santa Monica.
Therefore, the proposed project would not expose people or structures to a significant risk of
loss, injury or death involving flooding as a result of the failure of a levee or dam. No impacts
would occur, and further analysis of this issue is not required.

Less Than Significant Impact. A seiche is a standing wave occurring in an enclosed or
partially enclosed body of water, such as a lake, reservoir, or bay. There are no enclosed or
partially enclosed bodies of water near the project site. Therefore, the potential for
inundation from a seiche is considered remote. No impacts relafive to a seiche would
occur.

A tsunami is a large ocean wave caused by a significant undersea disturbance such as
earthquakes. The project site is located approximately 900 feet (east) from the Pacific
Ocean. However, the project site is located on top of the existing bluff and is approximately
100 feet above sea level, and as such would not be at high risk of inundation from a tsunami.
In addition, the project site is not located in a City designated tsunami hazard areaq.’©
Impacts would be less than significant.

Mudflows (also called debris flows) result from the downslope movement of soil and/or rock
under the influence of gravity. The project site is not located downslope from any steep
hillsides. Rather, the project site is located on top of the existing bluff. The project site would
not be at risk from inundation by mudflow. No impacts would occur, and further analysis of
this issue is not required.

9

10

Federal Emergency Management Agency, Flood Insurance Rate Map, Panel 1590F

City of Santa Monica, 2013 SEMS/NIMS Multi Hazard Functional Emergency Plan; online at
https://www.smgov.net/departments/oem/sems/multi-hazard-functional-emergency-plan.pdf; accessed November
2018.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
XI. LAND USE AND PLANNING. Would the project:
a) Physically divide an established community? X L] L] L]
b) Conflict with any applicable land use plan,
policy or regulation of an agency with
jurisdiction over the project (including, but not
limited to, the general plan, specific plan, = ] ] ]
local coastal program or zoning ordinance)
adopted for the purpose of avoiding or
mitigating an environmental effect?
c) Conflict with  any applicable habitat
conservation plan or natural community ] ] ] =
conservation plan?
a) Potentially Significant Impact. The project site is located on the northern edge of the

downtown area of Santa Monica. Surrounding land uses include medium density residential
uses to the north; medium density residential uses, hotel and office uses to the east; office
and retail/restaurant uses to the south; and the Pacific Palisades Park to the west. The
Pacific Palisades Park is a popular open space destination for visitors and residents alike. The
Third Street Promenade, located to the south of the project site, provides a mix of high
activity, pedestrian oriented retail, restaurant, and entertainment uses and functions as a
popular regional and local destination. The proposed project would increase the density of
uses as well as infroduce new residential uses on the Hotel Parcel and the Second Sireet
Parcel. Therefore, the proposed project’s relationship with existing land uses in the area
should be analyzed. Therefore, this issue will be further analyzed in an EIR.

Potentially Significant Impact. As designated in the DCP, the Hotel Parcel is located within
the Ocean Transition District and has an Established Large Site Overlay while the Second
Street Parcel is within the Wilshire Transition (WT) District. The OT District is intended to promote
public and private enhancements to make Ocean Avenue a more consistently enjoyable
walking experience and more integrated into the larger Downtown multi-modal circulation
network. Standards for the District support the overall improvement of the pedestrian
experience, restaurants with outdoor dining, small-scale retail and services, and housing and
office uses on upper floors. The WT District is inftended to support the smaller local serving uses
and create a fransition from the downfown to the adjacent residential uses. In addition, the
project site is located within the California Coastal Zone. The City is in the process of
updating the Land Use Plan (LUP) and its Implementation Plan, which have not yet been
certified by the California Coastal Commission. As such, an amendment to the City's 1992
LUP may be necessary. Thus, in light of the requirement for a Development Agreement and a
potential LUP amendment, the issue of plan consistency will be further analyzed in an EIR.

c) No Impact. As previously stated in Section IV, Biological Resources, no Habitat Conservation
Plan, Natural Community Conservation Plan, or other approved habitat conservation plan
applies to the project site. Therefore, the proposed project would not conflict with the
provisions of an applicable habitat conservation plan or natural community conservation
plan. No impacts would occur, and further analysis of this issue is not required.
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Less Than
Potentially Significant Less Than
Significant  With Mitigation  Significant No
Impact Incorporated Impact Impact

XIl. MINERAL RESOURCES. Would the project:

a) Result in the loss of availability of a known
mineral resource that would be of value to the L] L] L] X
region and the residents of the state?

b) Result in the loss of availability of a locally
important mineral resource recovery site
delineated on a local general plan, specific L] L] L] >
plan or other land use plan?

a) No Impact. No mineral extraction operations occur on the site or in the nearby vicinity.
Additionally, the project site is not designated as an existing mineral resource extraction area
by the State of California. Given that the project site is located within a highly urbanized
area of the City and has been previously disturbed by development, the potential for
mineral resources to occur on-site is low. Therefore, construction and operatfion of the
proposed project would not result in the loss of availability of a mineral resource. No impacts
would occur. Further analysis of this issue is not required.

b) No Impact. As stated above, no mineral extraction operations occur on the site or in the

nearby vicinity. Additionally, the project site is not designated as an existing mineral resource
extraction area by the State of California. Given that the project site is located within a
highly urbanized area of the City and has been previously disturbed by development, the
potential for mineral resources to occur on-site is low. Therefore, construction and operation
of the proposed project would not result in the loss of a mineral resource recovery site. No
impacts would occur. Further analysis of this issue is not required.
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Less Than
Potentially Significant Less Than
Significant  With Mitigation  Significant No
Impact Incorporated Impact Impact
XIll. NEIGHBORHOOD EFFECTS. Would the project:
a) Have considerable effects on the project
neighborhood? X L] L] L]
a) Potentially Significant Impact. As previously discussed, the proposed project has the
potential to result in significant impacts related to aesthetics, air quality, construction effects,
land use/planning; noise; transportation/traffic, and shadows. These potentially significant
impacts could adversely affect the surrounding neighborhood. As such, this issue will be
analyzed further in an EIR.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XIV. NOISE. Would the project result in:

a)

b)

f)

Exposure of persons to or generation of noise

levels in excess of standards established in

the local general plan or noise ordinance or & L] L] L]
of applicable standards of other agencies?

Exposure of persons to or generation of
excessive  groundborne  vibration  or X ] ] ]
groundborne noise levelse

A substantial permanent increase in ambient
noise levels in the project vicinity above X L] ] ]
levels existing without the project?

A substantial temporary or periodic increase
in ambient noise levels in the project vicinity X ] ] ]
above levels existing without the project?

For a project located within an airport land

use plan area or, where such a plan has not

been adopted, within two miles of a public

airport or a public use airport, would the L] L] L] I
project expose people residing or working in

the project area to excessive noise levels?

For a project within the vicinity of a private

airstrip, would the project expose people

residing or working in the project area to L] L] L] X
excessive noise levels?

a)

b)

Potentially Significant Impact. During construction, the proposed project would temporarily
generate an increase in noise levels due to the use of heavy machinery and equipment. In
addition, during operation, the proposed project would generate noise on a long term basis
due fo project-generated fraffic and potential on-site noise sources (HVAC equipment). The
proposed project could potentially expose nearby noise-sensitive receptors to noise levels
above established standards on a short term and long term basis. As such, the proposed
project’s impacts relative fo exceedance of the local noise standards will be analyzed
further in an EIR.

Potentially Significant Impact. During construction, the proposed project could potentially
generate groundborne vibration from the use of heavy machinery and equipment. The
proposed project could potentially expose nearby noise-sensitive receptors to vibration
levels above established standards. Additionally, construction vibration could affect the
existing historical Palisades Building and the landmark Moreton Bay Fig tree. As such, project
impacts relative to groundborne vibration will be analyzed further in an EIR.
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c)

d)

e, f)

Potentially Significant Impact. During operation, the proposed project would generate noise
on a long-term basis due to project-generated traffic and potential on-site noise sources
(HVAC equipment). As such, the proposed project’s impacts relative to operational noise
will be analyzed further in an EIR.

Potentially Significant Impact. During construction, the proposed project would temporarily
generate an increase in noise levels due to the use of heavy machinery and equipment. As
such, the proposed project’s impacts relative fo construction noise will be analyzed further in
an EIR.

No Impact. The project site is located approximately 2.5 miles north of the Santa Monica
Airport and the project site is located outside of the 65 and 70 CNEL Airport Land Use Plan
Noise Contour.!" Therefore, the proposed project would not expose people residing or
working in the project area to excessive noise levels from an airport or airstrip. No impacts
would occur, and further analysis of this issue is not required.

11

Los Angeles County Airport Land Use Commission Site, Airport Influence Area. Available at
http://planning.lacounty.gov/assets/upl/project/aluc_airport-santa-monica.pdf; accessed November 2018.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XV. POPULATION AND HOUSING. Would the project:

a)

b)

Induce substantial population growth in an

areaq, either directly (e.g., by proposing new

homes and businesses) or indirectly (e.g., L] ] X L]
through extension of roads or other

infrastructure) 2

Displace substantial numbers of existing
housing, necessitating the construction of L] ] ] =
replacement housing elsewhere?

Displace substantial numbers of people,
necessitating the construction of L] L] L] X
replacement housing elsewhere?2

a) Less Than Significant Impact. The proposed project would develop up to 60 market rate units

on the Hotel Parcel and up to 48 affordable housing units on the Second Street Parcel.
Assuming the City’s average household size of 1.38 persons per unit,'2 the project’'s market
rate residential units would result in a residential population of approximately 83 people and
the affordable housing units would result in a residential population of approximately 66
people for a tfotal residentfial population of 149 people. Relative to the existing City
residential population of 92,987 the proposed project’s increase in population would not be
substantial.’® In addition, the proposed project’s residential population would represent 0.15
percent of the 2035 population (94,700 people) expected in the City.4 In the larger context
of the region, the Projects’ population of 149 would make up a small percentage of the
anticipated population growth for Los Angeles County. The proposed project’s anticipated
population would comprise approximately 0.01 percent of the growth in the County
between 2016-2035. The proposed project would not induce substantial population growth.1s

The proposed project’s increase in approximately 149 new residents is consistent with SCAG's
growth projections for the period between 2016 and 2020 and between 2016 and 2040, the
RTP/SCS horizon year, for the City and the County as a whole. The proposed project would
not induce growth beyond anficipated.

In ferms of the provision of housing within the Downtown area, as indicated in the DCP EIR,
the City has a high demand for housing.'¢ In addition, with the Expo light rail transit (which

Average household size in Santa Monica from the Downtown Community Plan Final Environmental Impact Report
(State Clearinghouse Number 2013091056), April 2017.

Santa Monica’s existing residential population from the Downtown Community Plan Final Environmental Impact
Report (State Clearinghouse Number 2013091056), April 2017.

2035 population growth from the Downtown Community Plan Final Environmental Impact Report (State
Clearinghouse Number 2013091056), April 2017.

2035 Los Angeles County projected population growth from the Downfown Community Plan Final Environmental
Impact Report (State Clearinghouse Number 2013091056), April 2017.

Downtown Community Plan Final Environmental Impact Report (State Clearinghouse Number 2013091056), April 2017,
page 3.15-27.
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began operation in 2016), the housing demand is expected to grow in the Downtown. The
project would provide up to 108 residential units, of which up to 48 affordable units would be
provided on the Second Street Parcel. The project would provide a mix of unit size and
affordability. The project would be consistent with the DCP’s guiding principle to promote
new housing opportunities. The project would include infill development on the Second
Street Parcel that would efficiently utilize the Downtown'’s limited land resources. The DCP,
consistent with the LUCE, emphasizes future land uses near fransit fo reduce vehicle trips and
VMT. The project would provide new housing opportunities within the tfransit-rich Downftown
area of the City, thereby serving to help meet the City's housing demand and achieve the
City’s sustainability goals. In addition, as indicated in the certified DCR EIR, affordable
housing is a top priority for the city and the community. The addition of up to 48 affordable
units with a mix of one-, two-, and three-bedroom units, would expand the City’'s inventory of
affordable units.

Furthermore, the project site is located within the urbanized City of Santa Monica, which is
served by existing roads and other supporting infrastructure. Accordingly, the proposed
project would not require new roads or ofher infrastructure that would induce new
development and population growth beyond the proposed project itself. Minor
infrastructure improvements/utility connections would be implemented fo serve the
proposed project only. Therefore, impacts relative to population growth would be less than
significant, and further analysis of this issue would not be required.

Population growth, in and of itself, does not constitute a physical impact on the
environment. However, population growth is relevant in that it may generate secondary
environmental impacts as defined under CEQA, such as increased demands for public
services, surpassing of infrastructure capacities, or increased traffic congestion and resulting
air pollutant emissions. These indirect environmental effects related to population growth are
addressed in other sections of this Initial Study and will be evaluated as necessary in the
applicable sections of an EIR.

No Impact. The Hotel Parcel is currently developed with a hotel and retail/restaurant uses
and the Second Street Parcel is a surface parking lot. No housing exists on-site. Therefore, the
proposed project would not displace people or existing housing, nor necessitate the
construction of replacement housing elsewhere. No impacts would occur, and further
analysis of this issue would not be required.

Miramar Hotel Project Initial Study

D) December 2018

Page 36 of 50



MIRAMAR HOTEL PROJECT INITIAL STUDY

Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XVI. PUBLIC SERVICES. Would the project result in substantial adverse physical impacts
associated with the provision of new or physically altered governmental facilities, need for
new or physically altered governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable service ratios, response
fimes or other performance objectives for any of the public services:

a) Fire protectiong

b) Police protection?
c) Schools?2

d) Parks?

e) Other public facilitiese

OO0O0OXKX
Oogogd
XXX OO
Ooggn

a) Potentially Significant Impact. The Santa Monica Fire Department (SMFD) provides fire
protection services in the City of Santa Monica. The proposed project would result in an
increase in residences and commercial uses on the project site. Therefore, the project would
result in an increased demand for SMFD services and could increase the need for new or
expanded fire protection services. Therefore, this impact is considered potentially significant
and will be further analyzed in an EIR.

b) Potentially Significant Impact. The SMPD provides police protection services in the City of
Santa Monica. The proposed project would result in an increase in residences and
commercial uses on the project site. Therefore, the project would result in an increased
demand for SMPD services and could increase the need for new or expanded police
protection services. Therefore, this impact is considered potentially significant and will be
further analyzed in an EIR

c) Less Than Significant Impact. The Santa Monica Malibu Unified School District (SMMUSD)
provides primary and secondary public education services to the students living within the
City. The proposed project includes the development of up to 60 market rate units and up to
48 affordable housing units. These residential units could result in an increase in school-age
population. However, the project Applicant would be required to pay school facility fees to
the SMMUSD. These fees are assessed on new developments for each new square foot of
new residential and commercial space. Pursuant fo SB 50 (the Leroy Green School Facilities
Program), the payment of these fees constitute full mitigation of a project’s impacts on
schools. Therefore, with payment of these fees, the proposed project’s impacts on schools
would be less than significant. Further analysis of this issue would not be required.

d) Less Than Significant Impact. The City of Santa Monica provides a number of recreation
and park facilities to its residents. City residents have access to 26 local neighborhood parks
as well as the joint-use recreational facilities at the City's schools. In addition, the City
provides and maintains regional recreational facilities to accommodate tourists and visitors,
including the Santa Monica Pier, the Santa Monica Beach, and Annenberg Community
Beach House (a publicly accessible beach club). The proposed project would generate a
residential population of approximately 149 residents, which would generate an incremental
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demand on parks. However, the proposed project includes public and private on-site open
space, which would help meet the recreational needs of project guests and residents. In
addition to the new public plaza at the corner of Wilshire Boulevard and Ocean Avenue,
project guests and residents would have access to the on-site landscaped pathways, spa
and fitness facilities, swimming pools, and balconies. As such, the proposed project would
not result in a significant increased use of existing neighborhood and regional parks or other
recreational facilities. Impacts would be less than significant, and further analysis of this issue
is not required.

Less Than Significant Impact. The City of Santa Monica is currently served by four SMPL
lioraries: the Main Library, the Montana Avenue Branch, the Fairview Branch, the Pico
Branch, and the Ocean Park Branch. The Main Library, located at 601 Santa Monica
Boulevard, is the closest library to the project site. Due to the increasing use of electronic
resources (i.e., on-line websites) as well as the modest increase in residential population, it is
not anticipated that the proposed project would generate a substantial demand on the
City’s library facilities. The proposed project would not result in a significant increased use of
the existing library. Therefore, impacts would be less than significant, and further analysis of
this issue is not required.

The proposed project would redevelop the site with hotel uses (which already exist on the
site) as well as new residential and commercial uses. Given the fransitory nature of hotel
guests, hotel uses typically do not generate a substantfial demand on the City's library
facilities. Furthermore, hotel guests would have access to Wi-Fi internet access on-site. The
proposed project’'s residential population could generate an incremental increase in
demand for library services. However, it is not anficipated that cumulative development
within the City (which includes the proposed project) would create or significantly contribute
to a reduction in library services. The proposed project would not result in a significant
increased use of the existing library. Therefore, impacts would be less than significant, and
further analysis of this issue is not required.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact
XVIl. RECREATION.
a) Would the project increase the use of
existing neighborhood and regional parks or
other recreational facilities such that ] ] X ]
substantial physical deterioration of the
facility would occur or be accelerated?
b) Does the project include recreational
facilities, or require the construction or
expansion of recreational facilities, which ] ] X ]
might have an adverse physical effect on
the environment?2
a, b) Less Than Significant Impact. The City of Santa Monica provides a number of recreation and

park facilities to its residents. City residents and visitors have access to 26 local neighborhood
parks as well as the joint-use recreational facilities at the City's schools. In addition, the City
provides and maintains regional recreational facilities to accommodate tourists and visitors,
including the Santa Monica Pier, the Santa Monica Beach, and Annenberg Community
Beach House (a publicly accessible beach club). As indicated above, the increase in
population that would result from the proposed project would not generate a significant
demand for neighborhood parks and recreational facilities such that substantial physical
deterioration.

It is anficipated that residents of the proposed project would visit the nearby Palisades Park,
Palisades Garden Walk, the Santa Monica Pier, and the Santa Monica Beach. However,
these parks and recreational facilities are commonly visited by tourists and visitors and as
such, are frequently maintained by the City to ensure that these facilities are not adversely
impacted. The proposed project would be required to provide private outdoor living space
for the residential units in accordance with the City’s Zoning Ordinance. Furthermore, the
proposed project would be required to pay a Parks and Recreation Development Impact
fee in accordance with the SMMC (9.67.040 SMMC). Therefore, impacts on parks and
recreational facilities would be less than significant, and further analysis of this issue is not
required.
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Less Than
Potentially Significant Less Than
Significant  With Mitigation  Significant No
Impact Incorporated Impact Impact
XVIII. SHADOWS. Would the project:
a) Produce extensive shadows affecting adjacent X ] ] ]

uses or property?

a) Potentially Significant Impact.

In conjunction with the proposed project, the Hotel Parcel

would be redeveloped with two new buildings: the California building, and the Ocean
Avenue building. The California building would be seven stories (~80 feet tall), and the
Ocean building would be 10 stories (~130 feet tall). The existing Landmark Palisades Building
would be rehabilitated with continued use for hotel operations. Shadow sensitive uses are
located in proximity to the project site. Specifically, shadow sensitive uses include medium
density residential uses to the north and east and the Pacific Palisades Park to the west.
Shadows from the proposed project could produce shadows and significantly impact
nearby shadow sensitive uses. As such, this issue will be analyzed further in an EIR.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

IXX. TRANSPORTATION/TRAFFIC. Would the project:

a) Conflict with an applicable plan, ordinance
or policy establishing measures  of
effectiveness for the performance of the
circulation system, taking info account all
modes of transportation including mass
fransit  and non-motorized travel and
relevant components of the circulation
system, including but not limited to
intersections, streets, highways and freeways,
pedestrian and bicycle paths, and mass
fransit?

b) Conflict with an applicable congestion
management program, including, but not
limited to level of service standards and
fravel demand measures, or other standards
established by the county congestion
management agency for designated roads
or highways?

c) Result in a change in air traffic patterns,
including either an increase in traffic levels or
a change in locafion that results in
substantial safety risks?

d) Substantially increase hazards due to a
design feature (e.g., sharp curves or
dangerous intersections) or incompatible
uses (e.g., farm equipment)?

e) Resultininadequate emergency access?

f) Conlflict with adopted policies, plans, or
programs regarding public transit, bicycle, or
pedestrian facilities, or oftherwise decrease
the performance or safety of such facilities?

a) Potentially Significant Impact. The proposed project would develop hotel, residential, and
commercial uses. These uses would generate increased fraffic which could significantly
impact the performance of the local and regional circulation system, including intersections
and freeways, and could significantly exceed the level of service standards established by
the Los Angeles County Congestion Management Program. As such, this issue will be further

analyzed in an EIR.

b) Potentially Significant Impact. See Response IXX(a).
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c)

d)

e)

f)

No Impact. The proposed project does not propose any uses which would change air traffic
patterns or increase air traffic. Therefore, no impacts to air traffic patterns would occur, and
further analysis of this issue is not required.

No Impact. The proposed project would develop a mix of hotel, residential, and commercial
uses. The proposed project does not include any hazardous design feature such as sharp
curves or dangerous intersections on- or off-site, nor does the proposed project propose any
hazardous or incompatible uses. Furthermore, there are no existing hazardous design
features such as sharp curves or dangerous infersections on-site or in the surrounding project
area. No impacts would occur, and further analysis of this issue is not required.

Less Than Significant Impact. Emergency access to the project site is currently provided to
emergency vehicles on the adjacent streets (Ocean Avenue, California Avenue, Wilshire
Avenue, and 2nd Street). During project operation and construction, emergency access to
the project site would contfinue to be provided via these streets. Furthermore, the project
site plans would be reviewed prior to issuance of a building permit plans to ensure that all
Santa Monica Fire Department fire safety requirements (including those related to
emergency access) are met. The proposed project would notf result in inadequate
emergency access. Therefore, impacts would be less than significant, and further analysis of
this issue is not required.

Potentially Significant Impact. The Big Blue Bus serves the City of Santa Monica and has
fourteen bus routes throughout the area. A number of bus routes are within walking distance
of the project site, including Routes 1, 2, 3, and 9. The proposed project would be required
to implement transportation demand management measures to reduce vehicle trips in
accordance with the LUCE. Therefore, this issue will be addressed in the EIR.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XX. TRIBAL CULTURAL RESOURCES. Would the project:

a) Cause a substantial adverse change in the
significance of a tribal cultural resource,
defined in Public Resources Code section
21074 as either a site, feature, place, cultural
landscape that is geographically defined in
terms of the size and scope of the landscape,
sacred place, or object with cultural value to X L] o o
a Cadlifornia Native American tribe, and that is
listed or eligible for listing in the California
Register of Historical Resources, or in a local
register of historical resources as defined in
Public Resources Code section 5020.1(k) or

b) Cause a substantial adverse change in the
significance of a tribal cultural resource,
defined in Public Resources Code section
21074 as either a site, feature, place, cultural
landscape that is geographically defined in
terms of the size and scope of the landscape,
sacred place, or object with cultural value to
a Cadlifornia Native American tribe, and that is
a resource determined by the lead agency,
in its discretion and supported by substantial I L] o o
evidence, fo be significant pursuant fo
criteria set forth in subdivision (c) of Public
Resources Code Section 5024.1. In applying
the criteria set forth in subdivision (c) of Public
Resources Code Section 5024.1, the lead
agency shall consider the significance of the
resource to a California Native American
tribe.?

a, b) Potentially Significant Impact. Assembly Bill 52 requires that after July 1, 2015 and prior fo
release of an EIR for a project, the lead agency shall consult with Native American Tribes to
identify, evaluate, and mitigate impacts to tribal cultural resources if a Tribe has formally
requested consultation. As such, to allow for compliance with AB 52 and Native American
consultation, if requested, this issue will be included in the EIR.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XXI. UTILITIES AND SERVICE SYSTEMS. Would the project:

a)

b)

d)

f)

9)

Exceed wastewater treatment requirements
of the applicable Regional Water Quality = ] L] L]
Control Board?

Require or result in the construction of new

water or wastewater freatment facilities or

expansion of  existing facilities,  the X L] ] ]
construction of which could cause significant

environmental effectse

Require or result in the construction of new

storm water drainage facilities or expansion

of existing facilities, the construction of which X L] ] ]
could cause significant  environmental

effectse

Have sufficient water supplies available to

serve the project from existing entitlements

and resources, or are new or expanded I L] o o
entitlements needed?

Result in a determination by the wastewater

tfreatment provider that serves or may serve

the project that it has adequate capacity to

serve the project’s projected demand, in > L] L] L]
addition fo  the provider's  existing

commitments?e

Be served by a landfill with sufficient
permitted capacity to accommodate the L] L] X ]
project’s solid waste disposal needs?

Comply with federal, state and local statutes
and regulations related fo solid waste? L] L] X L]

a, b)

Potentially Significant Impact. The local sewer collection system is owned by the City of
Santa Monica and is managed, operated, and maintained by the Water Resources Division
of the City's Environmental and Public Works Management Department. Wastewater in the
City flows primarily by gravity in a southerly direction to the Coastal Interceptor Sewer, and is
delivered to the City of Los Angeles’ Hyperion Treatment Plant located approximately seven
miles southeast of Santa Monica, along the Santa Monica Bay coastline. The City has an
agreement with the City of Los Angeles for Wastewater Disposal services and pays fees to
Los Angeles based on monthly effluent flows to the freatment plant.
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d)

e)

f)

The proposed project would increase the number of existing hotel rooms on the site and
provide new residential and commercial uses. The project has the potential to increase
water demand and wastewater generation. Therefore, water and wastewater impacts are
potentially significant and will be further analyzed in the EIR.

Less Than Significant Impact. As previously discussed, the proposed project would be
required to comply with the Urban Runoff Pollution Control Ordinance (SMMC Chapter 7.10),
which is intended to decrease the volume and improve the quality of runoff from
development. Compliance with the City's Ordinance would reduce runoff from the project
site. Project development would not substantially change stormwater runoff quantities as the
project would provide open space areas throughout the site. In addition, the project would
be expected to include appropriate drainage improvements on-site to accommodate
anficipated stormwater flows. As such, the project would not result in the need to
construction new storm water drainage facilities or expand existing facilities, such that the
construction would cause significant environmental effects. Impacts regarding storm
drainage facilities would be less than significant. Further analysis of this issue is not required.

Potentially Significant Impact. Water for the Santa Monica service area is supplied from both
groundwater and imported sources. The proposed project has the potential to increase
water demand. Therefore, this issue will be further analyzed in the EIR.

Potentially Significant Impact. The proposed project would increase the number of existing
hotel rooms on the site and provide new residential and commercial uses. The project has
the potential fo increase wastewater generation. Therefore, wastewater impacts are
potentially significant and will be further analyzed in the EIR.

Less Than Significant Impact. Construction and operation of the proposed project would
result in the need for solid waste disposal at the County’s landfills. In particular, construction
of the proposed project would generate construction and demolition (C&D) waste such as
asphalt, concrete, glass and wood. Section 8.108.010 Subpart C of the SMMC requires that
demolition and/or construction projects greater than $50,000 or 1,000 square feet divert at
least 70 percent of C&D material from landfills. As the project would involve the construction
of new structures greater than 1,000 square feet, the proposed project would be subject to
this diversion requirement. Therefore, via compliance with this ordinance, the projects’ C&D
waste disposal need would be reduced by at least 70 percent. As such, project construction
impacts on landfill capacity would be less than significant.

Municipal waste generated in the City is disposed of at several in-County and out of County
landfills. In addition, a portion of the wastes are transformed at Waste to Energy facilities.
Table 1, Solid Waste Facilities Serving City of Santa Monica, shows the landfills and wastes to
energy facilities that served the City in 2015.
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Table 1: Solid Waste Facilities Serving City of Santa Monica

Maximum
Permitted Daily Santa Monica
Remaining Capacity Total in 2015

Solid Waste Facility Life (Years) (tons per day) (tons)
Antelope Valley Public Landfill I and Il 24 3,564 3,015
Azusa Land Reclamation Co. Landfill 27 8,000 2,922
Chiquita Canyon Sanitary Landfill 1 6,000 41,409
El Sobrante Landfill 27 6,054 357
Frank Bowerman Sanitary Landfill 35! 1,500 2,142
Lancaster Landfill and Recycling 26 5,100 569
Center
Mid Valley 15 7,500 152
Olinda Alpha Sanitary Landfill 3 8,000 3.540
Prima Deschecha Sanitary Landfill 49 4,000 25
Simi Valley Landfill & Recycling 34 9.250 2,260
Center
Sunshine Canyon City/County Landfill 19 2,100 13,265
Total Tons Disposed per Year (Not 69,661
Diverted)
Southeast Resource Recovery Facility N/A 2,240 3.485
Commerce Refuse-To-Energy Facility N/A 1,000 4,898
Total Tons Converted to Energy 8,382

As shown in Table 2, Project Solid Waste Generation, operation of the proposed project
would generate approximately 2,078 Ibs/day of solid waste which would amount to a net
increase of 618 lbs/day. Daily solid waste generated by the proposed project would,
therefore, account for less than 0.01 percent of the permitted daily disposal of the in-County
landfills serving the City. Furthermore, it should be noted that this figure does not account for
any waste diversion programs that would be implemented by the proposed project, such as
recycling programs for cardboard boxes, paper, aluminum cans, and bottles, in
accordance with AB 939 and the City’s Source Reduction Recycling Element. In addition,
the proposed project would be constructed to meet the LEED-certified Silver Designation,
and as such, would include solid waste reduction and recycling measures. Since the
proposed project would not represent a substantial portion of the daily permitted tonnage
of the in-County landfills serving the City, it is anficipated that the landfill would have
sufficient capacity to accommodate the proposed project’s solid waste disposal needs. As
such, operational impacts on landfill capacity would be less than significant. Further analysis
of this issue is not required.

Miramar Hotel Project Initial Study
D) December 2018
EER— Page 46 of 50



MIRAMAR HOTEL PROJECT INITIAL STUDY

Table 2: Project Solid Waste Generation

Generation Generation
Land Use Amount Rate (Ibs/day) (Ibs/day)
Proposed
Guestrooms 312 rooms 2lb/room 624
Food and Beverage Space 11,433 SF 0.005Ib/sq ft 57
Meeting Space 12,651 SF 3.12Ib/100 sq ft 395
Retail 6,600 SF 0.006 Ib sq ft 40
Spa/Fitness Facility 12,431 SF 3.12Ib/ 100 sq ft 388
Residential Units! Up to 108 DU 531 Ib/du 574
Total 2,078
Existing
Guestrooms 301 rooms 2lb/room 602
Food and Beverage Space 3,796 SF 0.005Ib/sq ft 19
Meeting Space 21,225 SF 3.12Ib/ 100 sq ft 662
Retail 525 SF 0.006 Ib/ sq ft 3
Spa/Fitness Facility 5,569 SF 3.12lIb/ 100 sg f 174
Total 1,460
Net Change +618
Notes: Generation rates from Calrecycle available at https://www2.calrecycle.ca.gov/
wastecharacterization/general/rates.
! Residential units includes up to 60 market rate units on the Hotel Parcel and up to 48 affordable units on
the Second Street Parcel for a total of up to 108 units.

g) Less Than Significant Impact. The California Integrated Waste Management Act of 1989 (AB
939) was passed by the State legislature for the purpose of establishing an infegrated waste
management hierarchy consisting of (in order of priority): source reduction, recycling and
composting, and environmentally safe fransformation and land disposal. The Act requires
each city, county, and regional agency, if any, fo develop a source reduction and recycling
element of an infegrated waste management plan containing specified components. Those
entities are required to divert, from disposal or tfransformation, 50 percent of the solid waste
through source reduction, recycling, and composting. In accordance with AB939, the City
prepared the Source Reduction and Recycling Element, which outlines efforts to reduce
solid waste. Furthermore, the City has adopted the Sustainability City Plan, which includes a
number of goals to reduce solid waste disposal. Specifically, the City's solid waste
generation is not to exceed 2000 generation levels by 2020, the City shall achieve a diversion
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rate of 85 percent by 2020, and the City will reduce per capita generation to 2.4 lbs/per
person/day.1”

The proposed project would not conflict with the goals of AB?39, the Source Reduction and
Recycling Element, and the City's Sustainable City Plan. Throughout the operational life of
the proposed project, recyclable containers/ bins would be provided on-site to ensure that
project-generated solid waste would be recycled or reused to the greatest extent possible.
Additionally, during project construction, the project Applicant would comply with Section
8.108.010 Subpart C of the SMMC which requires that demolition and/or construction
projects of over 1,000 square feet prepare a Waste Management Plan to divert at least 70
percent of C&D material from landfills.’® In accordance with the SMMC, a Waste
Management Plan would be prepared prior to commencement of construction work.
Therefore, the proposed project would comply with federal, state, and local statutes and
regulations related to solid waste. No impacts would occur, and further analysis of this issue
is not required.

17

18

City of Santa Monica Sustainability City Plan, available at https://www.smgov.net/uploadedFiles/Departments/OSE/
Categories/Sustainability/Sustainable-City-Plan.pdf. Accessed November 2018.

Inert wastes are excluded from calculating compliance with this requirement. Inert wastes are defined as non-liquid
solid resources including, but not limited to, soil and concrete, that do not contain hazardous waste or soluble
pollutants and does not contain significant quantities of decomposable solid resources.
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Less Than
Significant
Potentially With Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XXIl. MANDATORY FINDINGS OF SIGNIFICANCE

a)

b)

c)

Does the project have the potential to
degrade the quality of the environment,
substantially reduce the habitat of a fish or
wildlife species, cause a fish or wild-life
populafion fo drop below self-sustaining
levels, threaten to eliminate a plant or X L] L] L]
animal community, reduce the number or
restrict the range of rare or endangered
plants or animals, or eliminate important
examples of the major periods of California
history or prehistory?

Does the project have impacts that are

individually  limited, but  cumulatively

considerable? "Cumulatively considerable”

means that the incremental effects of a

project are considerable when viewed in X L] o L]
connection with the effects of past projects,

the effects of other current projects, and the

effects of probable future projects.

Does the project have environmental effects
that will cause substantial adverse effects on X L] L] L]
human beings, either directly or indirectly?

a)

b)

Potentially Significant Impact. As discussed in Section IV, Biological Resources, the project
site includes the Moreton Bay Fig Tree, a designated City Landmark. In addition, the Pacific
Palisades Wing was constructed in 1924 and was deemed eligible for local designation in
1986. Therefore, the proposed project would have the potential to eliminate important
examples of California history. Therefore, this issue will be analyzed in an EIR.

Potentially Significant Impact. The potential for cumulative impacts occurs when the
individual impacts of the proposed project and the impacts of future related projects
combine fo create impacts greater than those of the project alone. Cumulative impacts
regarding aesthetics, air quality, biological resources, cultural resources, construction effects,
geology/soils, greenhouse gas emissions, hazards, land use, neighborhood effects, noise,
shadows, and transportation/circulation will be analyzed in an EIR.
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c) Potentidlly Significant Impact. The proposed project could result in potentially significant
impacts related to aesthetics, air quality, biological resources, cultural resources,
construction effects, geology/soils, greenhouse gas emissions, hazards, hydrology and water
quality, land use and planning, neighborhood effects, noise and vibration, shadows,
fransportation/circulation, tribal cultural resources, utilities (water and sewer), and energy.
Therefore, these issues will be analyzed in an EIR.
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Appendix A

A-3.1 Overview of NOP COMMENTS

In accord with CEQA Guidelines, the City initiated a public participation process for the Project
inclusive of the circulation of a public Notice of Preparation (NOP) to inform the public that the
City was preparing a EIR for the Project, and to solicit input regarding the scope and content of
the environmental information to be included in the EIR.

An initial NOP was distributed with a public review period beginning on May 1, 2013. However,
the Project was put on hold while the City completed the Downtown Community Plan, which the
City Council adopted in July 2017. The Project was revised and a new application was
submitted. Therefore, the City distributed a Recirculated NOP on June 28, 2018, for a 30-day
public review period running through July 30, 2018. A public scoping meeting was held on July
19, 2018, at the Ken Edwards Center at 1527 4" Street, Santa Monica, CA. The City posted the
NOP to its web-site along with information regarding procedures for providing comments during

the scoping period.

Public comments were provided at the scoping meeting orally and/or on comment cards. In
addition, written comments were also provided in response to the NOP during the comment
period. Table A-3.1-1 provides an overview and index of the public comments received. A
summary of the oral comments and the written comments in their entirety follow in Appendix A-
3.2. Each of the comment letters has been bracketed according to the distinct environmental

topic contained therein.

In addition, Table A-3.3-1 is organized by the bracketed topics in the letters and provides a
response to each that indicates how and where the comment has been addressed in the EIR.

Table A-3.1-1 Commenters on The Notice of Preparation

Individual/Agency/Affiliation Format of Comment | Date Comment NOP NOP Comment
Received Comment Set Number

Verbal Comments Received during Verbal 7/19/2018 VC VC1-1to VC1-9
NOP Scoping Hearing
Public Comments Written during NOP | Comment Card 7/19/2018 CcC CC1-1to CC1-2
Scoping Hearing
Caltrans Letter, Email 7/30/2018 A Al-1to Al-8
Metro Email 7/13/2018 A A2-1
SCAQMD Letter, Email 7/27/2018 A A3-1to A3-12
Santa Monica Recreation & Parks Email 7127/2018 A A4-1
Coalition for a Livable City Email 7124/2018 @) O1-1
Friends of Sunset Park Email 7/30/2018 (@) 02-1to 02-9
LIUNA Letter, Email 7/11/2018 0] 03-1
NOMA Email 7/29/2018 (@) 04-1
SMCLC Email 7127/2018 (@) 05-1
Santa Monica Bay Towers HOA Email 7/26/2018 @) 06-1 to 06-18
Wilmont Email 7127/2018 @) O7-1to O7-7
Marcy Albin Email 7/18/2018 | 11-1
Danilo Bach Email 7/30/2018 | 12-1to 12-2
Diane Citron Email 7/31/2018 | 13-1
Brian Connors Email 7/30/2018 | 14-1
Katharine Dreyfuss Email 7/29/2018 | I15-1to 15-3
Bob Fard Email 7/30/2018 | 16-1 to 16-12
Suzan Filipek Email 7/26/2018 | I71to 17-4
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Jim Gerstly Email 7/11/2018 | 18-1to 18-2
Jim Gerstly Email 7/19/2018 | 19-1to 19-9
Lisa Gottlieb Email 7/28/2018 | 110-1
Robert Gurfield Email 7/30/2018 | 111-1
Jim Hartung Email 7/30/2018 | 112-1 to 112-3
Marilyn Judson Email 7/28/2018 | 113-1
Susan Kastner Email 7/21/2018 | 114-1
Ted Myers Email 7/17/2018 | 115-1
Cordula Ohman Email 7/24/2018 | 116-1
Taffy Patton Email 7/30/2018 | 117-1to 117-5
Suzy and Al Rabuchin Email 7/30/2018 | 118-1
Anne Rimer Email 7/29/2018 | 119-1
Meyera Robbins Email 7/25/2018 | 120-1
Laurie Rocha Email 7126/2018 | 121-1
Bret Rowe Email 7/30/2018 | 122-1
Christie Savage Email 7/30/2018 | 123-1 to 123-4
Nadya Scott Email 7/30/2018 | 124-1 to 124-2
Arnold Seid Email 7/27/2018 | 125-1
John Smith Email 7/28/2018 | 126-1
Nick von Speyr Email 7/30/2018 | 127-1
Marc Spilo Email 7/16/2018 | 128-1
Nathaniel Trives Email 7/30/2018 | 129-1
Lourieta Walker Email | 130-1 to 130-4
Barbara Wallace Email 7/29/2018 | 131-1
Neal Wilde Email 7/30/2018 | 132-1to 132-4
Pamela Winn Email 7127/2018 | 133-1
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EIR Scoping Meeting — July 19, 2018

Notes/Public Comments

The scoping meeting was held on Wednesday, July 19, 2018 at the Ken Edwards Center, located at 1527
4™ Street in Santa Monica. The following is not intended as a verbatim transcript of
comments/questions at the meeting, but a summary of the key points that were raised. These
comments reflect the verbal comments made at the meeting, and as such, may differ in opinion.

Approximately twenty-five people spoke during the public comment portion of the scoping meeting. The
City and ESA staff took notes during the comment time. In addition, some comment cards were
submitted with written comments and are included with other written comments following the
summary below of the verbal comments received.

Traffic

Need a traffic impact study on California Avenue

Requested analysis of how the project pedestrian circulation can activate the northern end of
the 3rd Street Promenade

Bicycle circulation should be studied

Bicycle infrastructure including being included in route network and secure onsite covered bike
parking street level

Support for 2™ Street access for hotel as it will not interfere with bike lanes

Consider worst case traffic scenario where the Huntley has event

Concern with traffic; California and 2™ Street will be gridlocked

Independent traffic study should be done

Double buildings will double traffic

Traffic- due to more parking/cars- don’t increase volume

Traffic-entrance on 2™ Street will still use thoroughfare

Ocean/Wilshire buses will empty onto 2" and Wilshire

2" street and congestion with effects on residential neighborhood

Parking

Parking is too much in the proposed project

Existing parking is 100 spaces-proposed is approximated 435 spaces, because of traffic
congestion the city’s “smart street ideal” (use of mass transit) parking should be limited to the
existing 100 spaces

More information on garage locations and general buildup is needed

The parking will be such a benefit to the neighborhood as well

Parking in neighborhoods is impossible even with a permit; not enough parking for the project
Consider providing bicycle and scooter parking on-site
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Provide more bike parking
What are the final details on the affordable housing parking?

Air Quality

How will light/air circulation be affected

Will there be an estimate on oxygen generated by plants?

Increased Pollution

Study the impact of the project on ocean air flow around site/potential microclimate
Must have an Air Quality study

Calculate the project’s carbon footprint

Geology

Concerns about Palisades Bluff; landsides/stabilization

USGS report of coastal bluffs stability; in relation to project and subterranean parking
Underground parking will impact bluffs

Need independent geological study of bluff erosion/stability/landslide

Project will double density; impact on bluffs/erosion; geologically sensitive area;
Construction will impact bluffs

Historic

Preserve the tree

Keep historic buildings

Provide access to the historic tree

Will public access to the tree be guaranteed in perpetuity?
Provide an appraisal of the tree

EIR should address the history of the Miramar

Aesthetics

Should make the old/historic portion and the new design a bit more cohesive although the
proposed design will be beautiful

It is too massive of a building

Shadow impacts; shadows will be increased

Design is better but still too high, 130 feet is too much, lower height

Height of project; limit height to 84 feet

Current project is better designed than previously proposed project

Construction is temporary but architecture will remain for a long time
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Alternatives Vel

e Suggested alternatives to be considered:
0 84 ft. height (reduced project)
0 Retain entrances on Wilshire and Ocean to keep traffic on busiest streets
0 No condos on hotel “McMansion”
e Circulation alternatives other than California, 2nd, and Wilshire
e No Project alternative
e Alternative: Renovation option
e Alternative circulation
e What alternatives will be studied?
e Retain the existing bungalows; remodel the existing buildings; maintain the same parking

Economic VC1-8
e Project will be an enclave for the wealthy
e Include in the EIR economic impacts; should be a giving back to the community, public services
e Evaluate the cost to residents and visitors
e Wil this project alleviate the air bnb situation?
e Impacts of cost of rooms at other hotels
e Project will bring more work and opportunity to the community

Other VC1-9

e Support for project; support for the architecture; applicant will do a fantastic job at developing
the project with integrity to the city, the design and the historic elements, including the tree

e Please let them build the entire project, affordable housing and all

e Opposition to project; plan is failed; homeless will populate; no development; no Miami Beach;
leave the site as is

o Affordable housing - support for diversity

e Study affordable housing increase

e Provide number of affordable housing units

e What is defined as affordable housing? Who will manage affordable housing?

e Homeless will populate

e Project is transit oriented, near transit has low VMT, has housing

0 CEQA requires that the process be streamlined; why not streamline the issues

e Hotels are green, travelers came in with transit

e Community Corporation

e Qverdevelopment J

e Evaluate social environment not just trips
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http://www.aqmd.gov/home/library/clean-air-plans/air-quality-mgt-plan
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http://www.aqmd.gov/docs/default-source/planning/air-quality-guidance/complete-guidance-document.pdf
http://www.aqmd.gov/docs/default-source/planning/air-quality-guidance/complete-guidance-document.pdf
http://www.arb.ca.gov/ch/handbook.pdf
https://www.arb.ca.gov/ch/rd_technical_advisory_final.PDF
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