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Figure 1-1b: Shadow Modeling View from the Southwest
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1.4.3 Biological Resources

The project site does not contain riparian habitat or other sensitive natural communities, federally
protected wetlands or waters of the U.S. or State. The project site is not located within or adjacent
to a regionally significant wildlife movement corridor, nor does it contain identifiable local wildlife
movement corridors (e.g., streams). The project site is not located within the boundaries of a
Habitat Conservation Plan or Natural Community Conservation Plan area or other approved
conservation plan area. The proposed project would involve removing trees that may contain
nesting birds. However, with adherence to Mitigation Measure BIO-1, impacts to nesting birds
would not occur. Impacts would be less than significant with mitigation. Further, the project site
does not contain any heritage trees as defined by the City’s Heritage Tree protection program
and the proposed project would not conflict with the City’s tree protection ordinance.

1.4.4 Cultural Resources

The existing residences that would be demolished as part of the proposed project were built in
the 1920s, but are not designated as a historic or cultural resource or a potential historic or
cultural resource by the City of West Hollywood. The commercial buildings on the project site
that would be demolished were built in 1924, 1940, and 1972. These also are not designated as a
historic or cultural resource or a potential historic or cultural resource by the City of West
Hollywood. The project site is within an urbanized area and is on a disturbed site. Mitigation
Measure CR-1 has been required to address the potential unanticipated discovery of
archaeological resources. Impacts would be less than significant with mitigation.

1.4.5 Energy

The proposed project would involve the use of energy during the construction and operational
phases of the project. The proposed project would be subject to the energy conservation
requirements of the California Energy Code (Title 24 of the California Code of Regulations, Part
6) and the California Green Building Standards Code (24 CCR part 11) as well as the City’s
green building ordinance (WHMC Section 19.20.060). The proposed project is estimated to
achieve 90 points on the City’s Green Building Point System. In order to reduce energy use, the
proposed project would exceed Title 24 energy efficiency standards by 15% and would include
Energy Star appliances, lighting and signage. Additionally, the project would be consistent with
the City of West Hollywood Climate Action Plan. Impacts would be less than significant.

1.4.6 Hazards and Hazardous Materials

The proposed project would involve replacement of existing commercial and residential uses
with a mix of residential and commercial uses and would not involve the routine transport, use
or disposal of hazardous substances, other than minor amounts typically used for cleaning and
maintenance. The proposed project would not emit or handle hazardous materials near a
school. Demolition of the existing structures may release asbestos and lead-based paints or
materials; however, compliance with SCAQMD Rule 1403 and OSHA regulations would reduce
impacts. The project site does not appear on any hazardous material list compiled pursuant to
Government Code Section 65962.5. The project site is not located in the vicinity of a public or
private airstrip, is an infill site which would not alter or block emergency response or

City of West Hollywood
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evacuation routes, and is not located within a wildland fire hazard area. These impacts are less
than significant.

1.4.7 Mineral Resources

The project site is in an urbanized area that is not used for mineral resource extraction.
No impact would occur.

1.4.8 Population and Housing

The project site currently contains four residences that would be demolished as part of the
proposed project but would not displace substantial numbers of people. The proposed project
would involve a net increase in 119 new dwelling units (111 new apartment units plus 12
live/work units minus the four existing housing units on the project site) which would generate
approximately 181 residents within the City. This would be within the Southern California
Association of Governments and City of West Hollywood population forecasts. Impacts would
be less than significant.

1.4.9 Public Services

The proposed project would increase the population density on the project site, which would
incrementally increase demand for fire and police protection services. However, the proposed
project would comply with existing regulations and is within the capacities and service areas of
existing fire and police facilities. Impacts would be less than significant. The proposed project
would generate new students and increase demand for park facilities; however, with payment
of school impact fees and park impact fees, impacts would be less than significant.

1.4.10 Recreation

The proposed project would incrementally increase the use of and demand for parks and
recreational facilities. However, the project applicant would be required to pay Quimby Act and
Public Open Space Development fees that would be used by the City to acquire parkland as it
becomes available and/or to expand and maintain existing recreational facilities. Impacts
would be less than significant.

1.4.11 Tribal Cultural Resources

The City sent Assembly Bill (AB) 52 consultation notification letters to seven tribal
governments, one of which requested consultation: the Gabrieleno Band of Mission Indians-
Kizh Nation. This tribe identified the project area as being highly sensitive to tribal cultural
resources and requested specific mitigation measures to ensure that impacts would be reduced
to less than significant. These requested mitigation measures were incorporated into the Initial
Study and attachments, as appropriate (Appendix A). Impacts would be less than significant
with mitigation.

City of West Hollywood
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1.4.12 Wildfire

The project site is not located in a State Responsibility Area or Very High Fire Hazard Severity
Zone (VHFHSZ). The project would not impair emergency vehicle access to the project site or
result in conflicts with adopted emergency response or evacuation plans. Additionally, the
project would not require the installation of infrastructure that could exacerbate wildfire risk.
Impacts would be less than significant.

1.5 LEAD, RESPONSIBLE, AND TRUSTEE AGENCIES

The CEQA Guidelines define lead, responsible and trustee agencies. The City of West Hollywood
is the lead agency for the project because it holds principal responsibility for approving the
project.

A responsible agency refers to a public agency other than the lead agency that has discretionary
approval over the project. A trustee agency refers to a state agency having jurisdiction by law
over natural resources affected by a project. There are no responsible or trustee agencies for the
proposed project.

1.6 ENVIRONMENTAL REVIEW PROCESS

The major steps in the environmental review process, as required under CEQA, are outlined
below and illustrated on Figure 1-2. The steps are presented in sequential order.

1. Notice of Preparation (NOP). After deciding that an EIR is required, the lead agency (City
of West Hollywood) must file an NOP soliciting input on the EIR scope to the State
Clearinghouse, other concerned agencies, and parties previously requesting notice in
writing (CEQA Guidelines Section 15082; Public Resources Code Section 21092.2). The NOP
must be posted in the County Clerk’s office for 30 days. The NOP may be accompanied by
an Initial Study that identifies the issue areas for which the proposed project could create
significant environmental impacts.

2. Draft Environmental Impact Report (DEIR) Prepared. The DEIR must contain: a) table of
contents or index; b) summary; c) project description; d) environmental setting; e)
discussion of significant impacts (direct, indirect, cumulative, growth-inducing and
unavoidable impacts); f) a discussion of alternatives; g) mitigation measures; and h)
discussion of irreversible changes.

3. Notice of Completion. The lead agency must file a Notice of Completion with the State
Clearinghouse when it completes a DEIR and prepare a Public Notice of Availability of a
DEIR. The lead agency must place the Notice in the County Clerk’s office for 30 days (Public
Resources Code Section 21092) and send a copy of the Notice to anyone requesting it (CEQA
Guidelines Section 15087). Additionally, public notice of DEIR availability must be given
through at least one of the following procedures: a) publication in a newspaper of general
circulation; b) posting on and off the project site; and c) direct mailing to owners and
occupants of contiguous properties. The lead agency must solicit input from other agencies
and the public, and respond in writing to all comments received (Public Resources Code

City of West Hollywood
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Sections 21104 and 21253). The minimum public review period for a DEIR is 30 days. When
a DEIR is sent to the State Clearinghouse for review, the public review period must be 45
days unless the Clearinghouse approves a shorter period (Public Resources Code 21091).

4. Final EIR (FEIR). An FEIR must include: a) the DEIR; b) copies of comments received
during public review; c) list of persons and entities commenting; and d) responses to
comments.

5. Certification of FEIR. Prior to making a decision on a proposed project, the lead agency
must certify that: a) the FEIR has been completed in compliance with CEQA; b) the FEIR
was presented to the decision-making body of the lead agency; and c) the decision-making
body reviewed and considered the information in the FEIR prior to approving a project
(CEQA Guidelines Section 15090).

6. Lead Agency Project Decision. The lead agency may: a) disapprove a project because of its
significant environmental effects; b) require changes to a project to reduce or avoid
significant environmental effects; or c) approve a project despite its significant
environmental effects, if the proper findings and statement of overriding considerations are
adopted (CEQA Guidelines Sections 15042 and 15043).

7. Findings/Statement of Overriding Considerations. For each significant impact of the
project identified in the EIR, the lead agency must find, based on substantial evidence, that
either: a) the project has been changed to avoid or substantially reduce the magnitude of the
impact; b) changes to the project are within another agency's jurisdiction and such changes
have or should be adopted; or c) specific economic, social, or other considerations make the
mitigation measures or project alternatives infeasible (CEQA Guidelines Section 15091). If an
agency approves a project with unavoidable significant environmental effects, it must
prepare a written Statement of Overriding Considerations that sets forth the specific social,
economic, or other reasons supporting the agency’s decision.

8. Mitigation Monitoring Reporting Program. When the lead agency makes findings on
significant effects identified in the EIR, it must adopt a reporting or monitoring program for
mitigation measures that were adopted or made conditions of project approval to mitigate
significant effects.

9. Notice of Determination. The lead agency must file a Notice of Determination after
deciding to approve a project for which an EIR is prepared (CEQA Guidelines Section 15094).
A local agency must file the Notice with the County Clerk. The Notice must be posted for 30
days and sent to anyone previously requesting notice. Posting of the Notice starts a 30-day
statute of limitations on CEQA legal challenges (Public Resources Code Section 21167[c]).

City of West Hollywood
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Figure 1-2: Environmental Review Process
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2.0 PROJECT DESCRIPTION

This section describes the proposed project, including the project applicant, project location,
major project characteristics, project objectives, and discretionary approvals needed for project
approval.

21 PROJECT APPLICANT

Soto Capital LP
P.O. Box 17119
Beverly Hills, CA 90209

2.2 LEAD AGENCY AND CONTACT PERSON

City of West Hollywood

8300 Santa Monica Boulevard

West Hollywood, CA 90069

Contact: Laurie Yelton, Associate Planner, (323) 848-6890

2.3 PROJECT LOCATION

The project site is located at 8527-8555 Santa Monica Boulevard and 8532, 8538, 8546, and 8552
West Knoll in the City of West Hollywood. The project site encompasses 61,097 square feet
(approximately 1.40 acres) and includes six parcels (APNs: 4339-005-009, 4339-005-010, 4339-
005-011, 4339-005-012, 4339-005-013, and 4339-005-025). Figure 2-1 shows the location of the site
within the region and Figure 2-2 shows the site location within West Hollywood.

24 EXISTING SITE CHARACTERISTICS

24.1 Current Land Uses and Designations

The project site currently contains three two-story commercial buildings and two surface
parking lots on commercial parcels comprised of five lots that are 42,164 square feet in size and
four single-family residences (approximately 5,109 square feet) on four residential lots that are
18,933 square feet in size. The commercial buildings (which total approximately 27,388 square
feet) contain a restaurant (2,475 square feet), office space (4,211 square feet), a health club (4,058
square feet), a hair salon (6,218 square feet), and other retail shops including a pharmacy, IV
and injection theraphy office, tobacco shop, vitamin store, and framing gallery (collectively
10,426 square feet). A surface parking lot for retail customers is located on the western portion
of the project site and is accessible from Santa Monica Boulevard. A second surface parking lot
with single and tandem spaces for business owners and employees is located on the northern
portion of the project site and accessible from West Knoll Drive. Regional access is provided by
the U.S. 101 and Santa Monica Boulevard (Highway 2).

Figure 2-3 shows photos of existing site conditions.

r City of West Hollywood
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Figure 2-1 Regional Location
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Figure 2-2 Project Location
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Figure 2-3
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Photo 2: Existing single-aily residence located at 8532 West Knoll Drive on the residential portion
of the project site.
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The 42,164-square-foot portion of the project site that currently contains commercial buildings is
zoned and has a General Plan land use designation of Commercial, Community 1 (CC1). This
portion of the site is also within the West Hollywood General Plan’s Commercial Subarea 2,
Transit Overlay Zone, and Mixed-Use Incentive Overlay Zone (West Hollywood 2011a). The
18,933-square-foot northern portion of the project site that currently contains four single-family
residences is zoned Residential, Multi-Family High Density (R4B) and has a General Plan Land
Use Designation of High Density Residential (R4B). Figure 2-4 shows the zoning for the project
site and surrounding uses and Figure 2-5 shows the General Plan land use designations for the
project site and surrounding uses.

The CC1 land use designation provides for commercial and mixed-use development along
major corridors, including Santa Monica Boulevard. The designation allows for a variety of
commercial uses, including retail, offices, and restaurants, as well as a mix of residential,
commercial, and office uses. The base Floor Area Ratio (FAR) is 1.5 and the base height is 35
feet. The Transit Overlay Zone is intended to encourage mixed-use development in locations
with adequate transit service to reduce the need for auto trips. The Mixed-Use Incentive
Overlay Zone encourages a mix of residential and commercial uses and allows mixed-use
projects to receive an additional 0.5 FAR (maximum of 2.0) and 10 feet in height (maximum of
45 feet). The R4B designation provides for high-density multi-family housing and allows for
residential buildings that are four stories and 45 feet in height. In areas designated CC1 and
R4B, density bonuses are allowed for projects that include affordable housing. The density
bonus allows increases of up to 35% in FAR (equivalent to an additional 0.7 FAR based on the
2.0 FAR inclusive of the mixed-use bonus) and/or unit count, and allows up to three affordable
housing incentives or concessions, including an additional 10 feet in height, reductions in
setbacks, and other concessions necessary to facilitate the provision of affordable housing. In
addition, mixed-use projects that achieve a minimum of 90 points on the West Hollywood
Green Building Point System Table are eligible to receive an additional 0.1 FAR. Table 4.5-2 in
Section 4.5, Land Use and Planning, of this EIR shows the Zoning Ordinance and General Plan
requirements for the CC1 and R4B zones.

24.2 Surrounding Land Uses

The project site is located in a neighborhood characterized by a mix of residential and
commercial uses. Figure 2-6 shows the project site and surrounding uses. To the west of the
project site is the Ramada Plaza Hotel, a four-story hotel building with ground-floor retail. The
Ramada complex also includes a 28-unit apartment complex at the rear of the site at 940
Westmount Drive. Immediately northwest of the project site is a three-story multi-family
condominium building. East of the project site is the one-story commercial store Healthy Spot.
Across Santa Monica Boulevard to the south are one- to two-story commercial, retail, and
restaurant buildings. A three-story building with 42,300 square feet of commercial space
(including a 20,000 square foot Sprouts grocery store) is located at 8550 Santa Monica Boulevard
immediately across the street from the project site. Across West Knoll Drive to the north are
one- to four-story multi-family residential uses.

r City of West Hollywood
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Figure 2-4 Project Site Zoning
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Figure 2-5 Project Site General Plan Land Use Designation

el
N West Knoll'Dr

Project Boundary

Mixed-Use Incentive Overlay Zone

E Transit Overlay

I:l CC1 - Commercial, Community 1
R2 - Residential Low Density
|:| 25' 2 Stories - 2 du/lot of less than 4000 SF

R3A - Residential, Multi-Family Medium Density
|:| 25' 2 Stories - 1 du/1210 SF of lot area

R3C - Residential, Multi-Family Medium Density
|:| 45' 4 Stories - 1 du/1210 SF of lot area

R4B - Residential, Multi-Family Medium Density
- 45' 4 Stories - 1 du/872 SF of lot area

0 60 120 N

A

Imagery provided by Microsoft Bing and its licensors © 2019.

Vv

City of West Hollywood




8555 Santa Monica Boulevard Mixed-Use Project EIR
Section 2.0 Project Description

Figure 2-6 Project Site and Surrounding Uses
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support affordable housing development elsewhere in the City. This alternative involves a
complicated interpretation of the City’s inclusionary housing and density housing
requirements. The application for the project was deemed complete at a time when larger
projects could pay in affordable housing in lieu fees instead of providing on-site affordable
housing units. This is no longer an applicable law in the City. Current City and state policy
encourages on-site affordable housing to be built instead of payment of in-lieu fees.
Additionally, this alternative would bifurcate the compliance with affordable housing
requirements on two different zones portions of the site, which is an unusual and complicated
scenario. With fee payment, this alternative would support affordable housing in the City
although it would not directly contribute to the City’s affordable housing stock and would not
provide additional housing in a transit corridor. This alternative would not cause a significant
environmental impact due to a conflict with any land use plan, policy, or regulation adopted for
the purpose of avoiding or mitigating an environmental effect. Impacts would be the same as
those of the proposed project and would be less than significant.

Table 6-12
Alternative 3 Consistency with Zoning Ordinance

Requirement Allowed under Alternative 3 Proposed Project Alternative 3

CC1l Base FAR: 1.5
Floor Area + Mixed-Use Bonus FAR: 0.5 Consistent Consistent
Ratio (FAR)* +Green Building Bonus FAR: 0.1 CC1:2.8 21

Total Allowed = 2.1

22 units (1 unit for each 872 sf of lot area)
+ Affordable Housing Bonus: additional 8 units Consistent Consistent
as 35% bonus for affordable units 30 units 30 units

Total Allowed = 30 units

Density?

CC1 Allowed Height: 35 ft Consistent Consistent
+ Mixed-Use Bonus Height: 10 ft CC1: 55 ft CC1: 55 ft
Total Allowed: 45 ft,
Building Height
R4B Allowed Height: 45 ft R4B: 55 ft R4B: 45 ft
+ Affordable Housing Concession: 10 ft
Total Allowed: 55 ft

"FAR used in commercial zoning only
2 Density used in residential zoning only

e. Noise. Construction-related noise and vibration impacts would be similar to the
proposed project because construction of this alternative would require the same types of
construction equipment. The duration of construction activities would be similar to, but slightly
reduced as compared to that of the proposed project because the scale of development and
length of construction would be reduced. As with the proposed project, construction noise and
vibration impacts would be significant and unavoidable. Mitigation measures N-1(a) through
N-1(g) would still be required.

Alternative 3 would generate approximately 627 net ADT, or about 26% fewer vehicle trips than
would be generated by the proposed project (838 ADT). Therefore, the reduction in vehicle trips
associated with this alternative would result in incrementally lower noise levels on study area

City of West Hollywood
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roadways. As with the proposed project, traffic-related noise impacts to existing sensitive
receptors would be less than significant.

Alternative 3 would include 10 live/work units and 50 apartment units. As discussed in Section
4.5, Noise, existing noise on Santa Monica Boulevard was measured at 68.7 dBA Leq. As a result,
future residences on the project site may be exposed to a “normally unacceptable” noise level
according to the City of West Hollywood General Plan Safety and Noise Element. However,
with compliance with California Building Code noise insulation requirements, future residents
would not be exposed to noise levels above City standards. As with the proposed project,
impacts would be less than significant.

Operation of Alternative 3 would result in noise from on-site sources such as stationary
equipment (emergency generator), rooftop ventilation and heating systems, trash hauling,
conversations and other noises associated with restaurant, office, and retail activities. Noise
levels would be similar to those of the proposed project and would be significant but mitigable
with incorporation of Mitigation Measure N-4 to provide acoustical shielding.

f. Transportation. Impacts to bicycle facilities, pedestrian facilities, and public
transportation would be less than significant, similar to the proposed project. Alternative 3
would also meet the VMT screening criteria (Alternative 3 has a FAR greater than 0.75, provides
fewer than the required parking spaces, does not replace affordable units with moderate- or
high-income units, and does not have a significant regional draw), and would have a less than
significant impact on VMT.

g. Utilities and Service Systems. As shown in Table 6-13, Alternative 3 would generate
an estimated 21,623 gallons of wastewater per day. Compared to the proposed project, this
represents a decrease of 3,667 gallons per day, a 15% reduction. Impacts related to wastewater
infrastructure and treatment would therefore be reduced under Alternative 3 compared to the
proposed project and would remain less than significant.
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Table 6-13
Estimated Alternative 3 Wastewater Generation
Type of Use Quantity Gen((egitricar;;?ctor Amount (gpd)
Residential Apt 2 BD 50 units 160 gallons/unit 8,000
Residential Live/Work 10 units 120 gallons/unit 1,200
Auto Parking 99,186 sf2 20 gallons/1,000 sf 1,983
Restaurant (Indoor Seating) 106 seats 30 gallons/seat 3,180
Office 30,000 sf 150 gallons/1,000 sf 4,500
Retalil 14,500 sf 80 gallons/1,000 sf 1,160
Alternative 3 Wastewater Generation 21,463
Proposed Project Wastewater Generation for Comparison 25,290

! Rates from VCA Engineers, Inc. 2017 based on land use table from the LA County Sanitation District No 4.

2 Alternative 3 has a 11% reduction in parking (306 compared to 346) compared to proposed project, therefore 22% reduction in
parking square footage compared to proposed project (99,186 compared to 112,004).

Notes: sf = square feet, gpd = gallons per day, bd= bedroom, cfs = cubic feet per second

h. Consistency with Project Objectives and Feasibility. This alternative would
provide 61 fewer apartment units compared to the proposed project, and would meet some of
the objectives of the proposed project. However, this alternative would not meet other
objectives or would meet certain objectives to a lesser degree as compared to the proposed
Project. For example, fewer residential units would not achieve the project objective to provide
a unique living experience. This alternative would also not achieve several of the 2035 General
Plan policies to promote the production of housing in the City. The City recognizes that the
WHMC and 2035 General Plan include mixed-use and affordable housing bonuses to encourage
the development of residential uses, and such incentives are needed to enhance the City’s
housing stock. This alternative would not sufficiently utilize the project site to promote the
City’s policies to increase market-rate and affordable residential units available in the City, as
described above under “Land Use and Planning.” The project applicant proposes an affordable
housing project consistent with the WHMC and 2035 General Plan and consistent with the
state’s affordable housing requirements and density bonus law. This alternative would also not
fully enhance the area’s overall economic character, as it would not expand the City’s economic
base to the same degree as the proposed project. This alternative would also not avoid or
substantially decrease the project’s significant impact related to construction noise. The
following is a discussion of this alternative compared to each objective.

1) Alternative 3 would provide additional housing opportunities and contribute to the
residential development of mixed-use areas by incorporating residential uses into an existing
urban core. However, it would not provide as many residential units as the proposed project
(50 units compared to 111).

2) Alternative 3 would develop 12 fewer affordable housing units and would provide 61 fewer
apartment rental housing opportunities.

3) The land uses for Alternative 3 are consistent with the City’s designations and this
alternative provides a mixed-use development in the mixed-use incentive overlay zone. Yet
with 61 fewer apartment rental housing opportunities, it would not satisfy the policies of the
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City’s housing element, including policies related to affordable housing, would not achieve
the purpose of the transit overlay zone, nor would it serve to maximize housing on R4B lots.

4) Alternative 3 would involve redeveloping an underutilized site and would continue a pattern
of commercial development, but would not maximize the redevelopment potential of the site
or fully enhance the area’s urban character.

5) Alternative 3 would create a multi-use development, but would not maximize the
redevelopment potential of the site or fully enhance the area’s urban character or provide a
unique living experience given the fewer residential units.

6) Alternative 3 would enhance pedestrian activity by providing street-level, street-facing retail
and restaurant uses along Santa Monica Boulevard.

7) Alternative 3 would provide sufficient on-site parking and would provide housing and retail
near alternative means of transportation, but would provide 61 fewer apartment units
compared to the proposed project.

8) Alternative 3 would provide for an integrated urban design and integrated mobility, but
would provide 61 fewer apartment units than the proposed project.

9) Alternative 3 would provide commercial and retail activities.

10) Alternative 3 would include water and energy conservation measures consistent with the
City’s Green Building Ordinance.

6.5 ALTERNATIVE 4: BOUTIQUE HOTEL

6.5.1 Alternative Description

Alternative 4 would involve separate developments on the CC1 and R4B portions of the project
site. This alternative would involve developing a boutique hotel with commercial uses on the
ground level on the commercial parcels with a 1.6 FAR on the CC1 portion of the project site.
The hotel would provide 78 guest rooms. Ground floor commercial uses would include 14,820
square feet of restaurant/café space and 3,678 square feet of retail space. The hotel/commercial
building would be 35 feet in height and would not include a mixed-use bonus or any housing.
This alternative would include water and energy conservation measures in order to achieve the
green building incentive bonus. On the commercial lot, parking would be provided in an
enclosed subterranean parking garage and on levels 1 and 1.5, similar to the proposed project.

On the R4B portion of the project site, Alternative 4 would involve 30 two-bedroom units in a
55-foot tall building with 60 parking spaces. Table 6-14 compares this alternative to the
proposed project.
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Table 6-14
Alternative 4 Characteristics

Proposed Project

Alternative 4

CCl1 Lot R4B Lots

Building Floor Area Commercial Commercial

Restaurant/Café: 3,938 sf Restaurant/Café: 14,820 sf

Retail: 14,488 sf Retail: 3,678 sf

Office: 6,711 sf Office: none

Hair Salon: 3,643 sf Live/work space: none

Live/work space: 15,494 sf Subtotal: 18,498 sf

Subtotal: 47,274 sf

Hotel: 42,900 sf (78 rooms)
Circulation, waste, electrical:
3,994 sf Residential: 30 units

Residential:
Apartments: 104,066 sf
Residential Lobby: 833 sf

Residential Recreation Room:

892 sf

Residential Storage: 4,777 sf
Subtotal: 110,568 sf

Total Floor Area: 158,836 sf

Apartments: none

Circulation, Waste, Electrical
6,064 sf

Total Floor Area: 67,462 sf

Unit Summary

Apartment Units: 111 units
Live/Work Units: 12 units

Apartment Units: O units
Live/Work Units: O units

Apartment Units:
30

Affordable Housing 17 units 0 units 5 units
Height 55 feet 35 feet 55 feet
Floor Area Ratio (FAR) 2.8 (CC1 portion only) 1.6 N/A

(1.5 FAR Allowed + 0.1 FAR

Green Building Incentive Bonus)
Parking 346 spaces 224 spaces 60 spaces

6.5.2 Impact Analysis

a. Air Quality. As with the proposed project, this alternative would include demolition
of existing on-site structures and construction of commercial and residential uses. Ozone
precursors NOx and VOC, as well as CO, would be still emitted by the operation of construction
equipment such as graders, backhoes, and generators, while fugitive dust (PMio) would still be
emitted by activities that disturb the soil, such as grading and excavation and building
construction. As shown in Table 6-15, estimated maximum daily air pollution emissions during
construction would be about the same or less than those of the proposed project. Impacts would
be less than significant for all air pollutants, similar to the proposed project. Also similar to the
proposed project, standard emission control measures required by the SCAQMD and City of
West Hollywood would apply.

r
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Table 6-15
Alternative 4 Construction Emissions

Maximum Emissions (lbs/day)*

VOC NOx CO PM1o PMz.s SOx
Alternatlvg 4 Ma>.<|m.um Daily 13 33 17 6 3 <1
Construction Emissions
SCAQMD Regional Thresholds 75 100 550 150 55 150
Threshold Exceeded? No No No No No No
Alternatlvg 4 Maximum Daily On-Site 13 17 14 24 2 <1
Construction Emissions

- — 3

Loca/{zed Significance Thresholds n/a 103 562 4 3 n/a
(on-site only)
Threshold Exceeded? n/a No No No No n/a
Proposed Project Maximum Daily
Construction Emissions for 17 33 19 6 3 <1
Comparison
Proposed Project Maximum Daily On-
Site Construction Emissions for 17 17 14 43 2 <1
Comparison

Source: Table 2.1, Overall Construction, Mitigated, CalEEMod calculations Alternative 4, see Appendix C

n/a = not applicable

! Totals include emissions associated with site grading, offsite earth export, and worker trips. Construction emissions assumed to
comply with Mitigation Measures 3.2-1 and 3.2-2 of the Final Program EIR for the City of West Hollywood General Plan 2035 and
Climate Action Plan, which apply to all development in the city. Architectural coating phase assumed to last 60 days and comply
with SCAQMD Rule 1113.

2| STs are for a one-acre project in SRA-2 within a distance of 82 feet from the site boundary.

3 Rounded up from a value of 3.97 pounds per day.

Operational emissions associated with Alternative 4 are shown in Table 6-16. This alternative
would generate slighter greater total operational emissions of CO, PMio, and PM5 due to an
increase in the number of vehicle trips and VMT and approximately the same operational
emissions of VOC, NOy, and SOx as compared to the proposed project. On the other hand, this
would generate lower localized emissions of all pollutants as compared to the proposed project
due to the lower number of fireplaces in residential units. Emissions of all pollutants would be
below SCAQMD regional and localized significance thresholds. As with the proposed project,
impacts would be less than significant.
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Table 6-16
Alternative 4 Operational Emissions
Emissions (Ibs/day)

VOC NOx CO PM1o PMzs SOx
Area 2 <1 3 <1 <1 <1
Energy <1 1 1 <1 <1 <1
Mobile 5 4 33 5 1 <1
Stationary <1 <1 1 <1 <1 <1
Subtotal 8 6 37 5 2 <1
Existing Emissions to be
Removed’ () (3 (21) (3 (1) (<1)
Net Emissions Increase -
Alternative 4 3 3 16 2 L <1
SCAQMD Thresholds 55 55 550 150 55 150
Threshold Exceeded? No No No No No No
Proposed Project Net
Operational Emissions for 3 3 15 1 <1 <1
Comparison’
Alternative 4 Maximum
Dal!y (_)n-Slte Operayor_lal 2 <1 3 <1 <1 <1
Emissions (area emissions
only)?
Localized Significance
Thresholds?® n/a 103 562 1 1 n/a
(on-site only)
Threshold Exceeded? n/a No No No No n/a
Proposed Project Maximum
Da/(y Qn-S/te Opera_t/or_lal 4 2 11 <1 <1 <1
Emissions (area emissions
only) for Comparison

Source: Table 2.2, Overall Operational, Mitigated, CalEEMod calculations for Alternative 4, see Appendix C

() indicates subtraction. Numbers may not add due to rounding. n/a = not applicable.

! See Table 4.1-6 in Section 4.1, Air Quality

2 On-site emissions include area emissions consumer products, architectural coatings, and landscaping equipment) only.
Operational emissions due to vehicle idling on-site are not calculated in CalEEMod and are expected to be negligible.

3 LSTs are for a one-acre project in SRA-2 with the nearest sensitive receptor a distance of 82 feet from the site boundary.

b. Geology and Hydrology. Although this alternative would reduce the overall
building size compared to the proposed project, it would be subject to the same potential
geological impacts as the proposed project. Therefore, the potential for adverse effects caused
by unstable soils and slopes would be approximately the same as those of the proposed project.
Like the proposed project, this alternative may also require dewatering during construction that
could affect the local groundwater table and result in the discharge of potentially contaminated
groundwater. Mitigation measures GEO-1, GEO-2, GEO-3(a) and GEO-3(b) required for the
proposed project would also apply to this alternative and, similar to the proposed project,
would reduce impacts to a less than significant level.

c¢. Greenhouse Gases. Table 6-17 shows GHG emissions associated with Alternative 4.
Alternative 4 would result in higher per service population GHG emissions (7.8 MT
COze/SP/year compared to 2.6 MT COze/SP/year) than the proposed project. This alternative
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results in higher overall GHG emissions than the proposed project and emissions would exceed
the locally-appropriate threshold of 4.3 MT CO,e/SP/year because it also involves a lower
service population than the proposed project. Therefore, mitigation would be required to
reduce GHG emissions to below the threshold. If mitigation was not feasible or would not
sufficiently reduce emissions, impacts would be significant and unavoidable. Nonetheless,
because this alternative involves residential and commercial uses on an infill site in a transit
area and would incorporate green building features, this alternative would likely still be
consistent with some applicable plans and policies adopted for the purpose of reducing GHG
emissions, such as SB 375and the City of West Hollywood Climate Action Plan (West
Hollywood, 2011b) However, since it would not achieve efficiency targets to reach long-term
state goals associated with SB 32 it would not be consistent with the 2017 Scoping Plan. Overall,
GHG impacts would increase compared to the proposed project.

Table 6-17
Alternative 4 Annual Greenhouse Gas Emissions

Annual Emissions

Emission Source (Metric Tons COzE)

Alternative 4

Alternative 4 Construction 31

Alternative 4 Operational

Area 7
Energy 467
Mobile 679
Stationary 1
Solid Waste 119
Water 23
Alternative 4 Subtotal 1,327
Existing Conditions’ (481)
Net Emissions Increase from Alternative 4 846
(Alternative 4 - Existing)
Alternative 4 Service Population (SP)? 108
Alternative 4 Emissions per Service Population (MT CO2e/SP/year) 7.8
Project-Specific Efficiency Threshold (MT COze/SP/year) 4.3
Exceed Project-Specific Threshold? Yes
Proposed Project Per Service Population Emissions for Comparison (MT 26

CO2e/SPlyear)

Source: Tables 2.1, 2.2 and 4.2 in CalEEMod annual worksheets for Alternative 4, see Appendix C for calculations and for GHG
emission factor assumptions.

() denotes subtraction.

" See Table 4.4-3 in Section 4.3, Greenhouse Gas Emissions

2 Service population = 40 residents (26 net new units 1.53 persons per unit) + estimated 68 net new employees (based on estimates
in Table 5-1 of this EIR)

d. Land Use and Planning. This alternative would involve development consistent
with the existing zoning for the project site and with the green building bonus. However, this
alternative would not include the mixed-use incentive bonus or density bonuses allowed by the
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City’s affordable housing ordinance and state density bonus law on the CC1 portion of the site.
Alternative 4’s consistency with applicable City requirements for FAR, density and building
height are shown in Table 6-18. This alternative would be consistent with the FAR, density and
building height requirements of the City’s Zoning Ordinance, but would not meet some of the
provisions of the City of West Hollywood 2035 General Plan to provide affordable housing and
a mixed-use project (West Hollywood, 2011a). Based on CEQA Guidelines Appendix G, a
significant impact may occur if a project conflicts with an applicable land use plan or policy
adopted for the purpose of avoiding or mitigating an environmental effect. The WHMC and
General Plan goals and policies to encourage mixed-use development on the site and provide
affordable housing relate to the City’s vision for the land use pattern of the area and the
provision of housing for residents of all socioeconomic statuses and do not specifically avoid or
mitigate an environmental effect. Consequently, although this alternative may be inconsistent
with some goals of the General Plan related to mixed-use projects and affordable housing, this
alternative would not cause a significant environmental impact due to a conflict with any land
use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect. Therefore, land use impacts for this alternative would be the same as for
the proposed project and would be less than significant.

Table 6-18
Alternative 4 Consistency with Zoning Ordinance
Requirement Allowed under Alternative 4 Proposed Project Alternative 4

Floor Area Ratio CC1l Base FAR: 1.5 Consistent Consistent
(FAR): +Green Building Bonus FAR: 0.1 CC1:2.8 1.6

Total Allowed = 1.6

22 units (1 unit for each 872 sf of lot area) Consistent Consistent
Density? + Affordable Housing Bonus: additional 8 30 units 30units

units as 35% bonus for affordable units
Total Allowed = 30 units

CC1 Allowed Height: 35 ft Consistent Consistent
CC1: 551t CC1: 35 ft

Building Height R4B Allowed Height: 45 ft
+ Affordable Housing Concession: 10 ft R4B: 55 ft R4B: 45 ft
Total Allowed: 55 ft

"FAR used in commercial zoning only
2 Density used in residential zoning only

e. Noise. Construction-related noise and vibration impacts would be similar to the
proposed project because construction of this alternative would require the same types of
construction equipment. The duration of construction activities would be similar to, but slightly
reduced as compared to that of the proposed project because the scale of development and
length of construction would be reduced. As with the proposed project, construction noise and
vibration impacts would be significant and unavoidable. Mitigation measures N-1(a) through
N-1(g) would still be required.

Alternative 4 would generate approximately 1,569 net ADT, or about 87% more vehicle trips
than would be generated by the proposed project (838 ADT). The increase in vehicle trips
associated with this alternative would result in incrementally higher noise levels on study area
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roadways. Nonetheless, as stated in Section 4.5, Noisg, a roughly doubling of traffic volumes
results in a 3 dBA increase in traffic noise which would result in a significant traffic noise
increase. For the segment with the highest increase in traffic associated with the project (West
Knoll Drive between Westmount Drive and Santa Monica Boulevard, see Table 4.5-6) this
alternative would add approximately 353 trips (approximately 22.5% of trips based on the trip
distribution shown on Figure 4.6-5 in Section 4.6, Traffic) which would result in a 23.8% increase
in trips under existing plus project conditions and a 20% increase in trips under cumulative plus
project conditions. Therefore, this alternative would not double traffic such that a 3 dBA
increase would occur. As with the proposed project, traffic-related noise impacts to existing
sensitive receptors would be less than significant.

Alternative 4 would include 30 residential units on the portion of the project site zoned R4B that
has frontage to West Knoll Drive. As discussed in Section 4.5, Noise, existing noise on West
Knoll Drive was measured at 56.2 dBA Leq. Future residences on the project site would not be
exposed to a “normally unacceptable” noise level according to the City of West Hollywood
General Plan Safety and Noise Element. As with the proposed project, impacts would be less
than significant.

Operation of Alternative 4 would result in noise from on-site sources such as stationary
equipment (emergency generator), rooftop ventilation and heating systems, trash hauling,
conversations and other noises associated with hotel, restaurant, and retail activities. Noise
levels would be similar to those of the proposed project and would be significant but mitigable
with incorporation of Mitigation Measure N-4 to provide acoustical shielding.

f. Transportation. Impacts to bicycle facilities, pedestrian facilities, and public
transportation would be less than significant, similar to the proposed project. Alternative 4
would also meet the VMT screening criteria (Alternative 4 has a FAR greater than 0.75, provides
fewer than the required parking spaces, does not replace affordable units with moderate- or
high-income units, and does not have a significant regional draw by requiring a skilled and
specialized workforce), and would have a less than significant impact on VMT.

g. Utilities and Service Systems. As shown in Table 6-19, Alternative 4 would generate
an estimated 28,146 gallons of wastewater per day. Compared to the proposed project, this
represents an increase of 2,856 gallons per day, a 11% increase. Impacts related to wastewater
infrastructure and treatment would therefore increase under Alternative 4 compared to the
proposed project. However, as infrastructure that serves the project is operating at less than
50% capacity, adequate capacity exists to serve the increase in wastewater under Alternative 4.
Impacts would remain less than significant.
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Table 6-19
Estimated Alternative 4 Wastewater Generation

Type of Use Quantity g)(ae?i:;/;?n Factor Amount (gpd)
Residential Apt 2 BD 30 units 160 gallons/unit 4,800
Auto Parking 92,108 sf 2 20 gallons/1,000 sf 1,842
Restaurant (Indoor Seating) 369 seats 2 30 gallons/seat 11,070
Retail 3,678 sf 80 gallons/1,000 sf 294
Hotel 78 rooms 130 gallons/room 10,140
Alternative 4 Wastewater Generation 28,146
Proposed Project Wastewater Generation for Comparison 25,290

' Rates from VCA Engineers, Inc. (2017) based on land use table from the LA County Sanitation District No 4.

2 Alternative 4 has a 18% reduction in parking (284 compared to 346) compared to proposed project, therefore 18% reduction in
parking square footage compared to proposed project (92,108compared to 112,004).

Notes: sf = square feet, gpd = gallons per day, bd= bedroom, cfs = cubic feet per second

3 Alternative 4 has a 276% increase in restaurant square footage (3,938 sf for proposed project compared to 14,820 sf for alternative
4) compared to proposed project. Therefore, a 276% increase in restaurant seating assumed (98 seats compared to 369).

h. Consistency with Project Objectives and Feasibility. This alternative would not
promote the City’s General Plan policies and goals of promoting residential and commercial
mixed-use developments in the mixed-use overlay, which is located on the CC1 portion of the
project site. This alternative would not meet several of the project objectives, or would meet the
project objectives to a lesser degree as compared to the proposed project. This alternative would
also not achieve several of the 2035 General Plan policies to promote the production of housing
in the City to the same extent as the project. The City recognizes that the WHMC and 2035
General Plan include mixed-use and affordable housing bonuses to encourage the development
of residential uses, and such incentives are needed to enhance the City’s housing stock. This
alternative would not sufficiently utilize the project site to promote the City’s policies to
increase market-rate and affordable residential units available in the City andwould not provide
affordable residential units pursuant to the City and state’s density bonus law. This alternative
also would not maximize the development potential of the project site, as it would not integrate
the two neighboring residential and commercial parcels to create a more integrated and
cohesive project. Further, although the project site is in the mixed-use overlay zone, this
alternative does not provide for mixed-use residential and commercial uses on the CC1 parcels.
This alternative would also not avoid or substantially decrease the project’s significant impact
related to construction noise. The following is a discussion of this alternative compared to each
objective.

1) Alternative 4 would provide additional housing opportunities in the City, but would
not provide as many residential units as the proposed project (30 units compared to
111). This alternative would not provide any residential units on the commercial
parcels.

2) Alternative 4 would not contribute to the City’s housing stock to the same extent as
the proposed project, including affordable housing units, on the CC1 lots, and the
project would provide substantially fewer housing units overall (81 fewer housing
units and 12 fewer affordable units).
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6.6

6.6.1

3) Alternative 4 is consistent with City’s zoning for the CC1 portion of the site but
would not be consistent with several of the City policies and designations because it
would not provide a mixed-use residential and commercial development in the mixed-
use incentive overlay zone (the project would involve commercial only on the
commercially-zoned portion of the site and residential on the residential portion);
would not satisfy the policies of the City’s housing element, including policies related
to affordable housing, to the same extent as the proposed project; and would not
achieve the purpose of the transit overlay zone. This alternative provides some
residential uses near existing modes of transportation but would not be an integrated
mixed-use project across both the CC1 and R4B portions of the site.

4) Alternative 4 would develop commercial uses along Santa Monica Boulevard, but
would underutilize the development potential of the project site.

5) Alternative 4 would not involve a mixed-use residential and commercial project but
separate developments on the CC1 and R4B portions of the site. Therefore, it would
not provide a combined multi-use development, though it would provide residential
uses on the R4B portion of the site and commercial uses on the CC1 portion of the
site. This alternative would not create a high-quality, multi-use development that
offers unique living experiences by because it would eliminate most of the proposed
project’s residential uses.

6) Alternative 4 would enhance pedestrian activity along Santa Monica Boulevard by
providing street-facing restaurant and retail uses.

7) Alternative 4 would provide some retail and housing uses near alternative means of
transportation, but not to the same degree as the proposed project.

8) Alternative 4 would not develop the multiple commercial and residential parcels to
provide for an integrated urban design with integrated mobility, as the boutique hotel
would eliminate the proposed project’s integrated mixed-use design for commercial
and residential uses.

9) Alternative 4 would contribute to the City’s economic base.

10) Alternative 4 would promote the efficient use of water and energy through
incorporation of water and energy conservation measures consistent with the City’s
Green Building Ordinance.

ALTERNATIVE 5: NO SUBTERRANEAN PARKING

Alternative Description

This alternative would involve keeping the mixed-use nature and the size of the project, but
would move the entire project above ground. Due to the slope of the project site, the ground
floor and mezzanine floor would continue to be partially subterranean. However, the fully
subterranean parking level would be removed. In order to accommodate removal of the fully
subterranean parking level, the mixed-use structure would be 65 feet in height. Approval of a

zoning
height.

amendment or variance would be required in order to permit the 65-foot building
The front of the building facing Santa Monica Boulevard would continue to have

ground-floor retail. Table 6-20 compares the characteristics of Alternative 5 to the proposed

project.

r
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6.6.2 Impact Analysis

a. Air Quality. As with the proposed project, this alternative would include demolition
of existing on-site structures and construction of a mixed-use building that would generate
temporary increases in localized air pollutant emissions. Ozone precursors NOx and VOC, as
well as CO, would be still emitted by the operation of construction equipment such as graders,
backhoes, and generators, while fugitive dust (PMio) would still be emitted by activities that
disturb the soil, such as grading and excavation and building construction. However, because
construction would not involve excavation for the subterranean parking level, air quality
impacts associated with soil disturbance during excavation and truck trips for the export of
earth materials would be reduced. Therefore, Alternative 5 would result in slightly reduced
construction-related emissions when compared to the proposed project. Standard emission
control measure as required by SCAQMD and the City of West Hollywood would still apply.
Impacts would remain less than significant.

Table 6-20
Alternative 5 Characteristics

Proposed Project Alternative 5

Building Floor Area Commercial
Restaurant/Café: 3,938 sf
Retail: 14,488 sf

Office: 6,711 sf

Hair Salon: 3,643 sf
Live/work space: 15,494 sf
Subtotal: 47,274 sf

Circulation, waste, electrical: 3,994 sf Same

Residential:

Apartments: 104,066 sf

Residential Lobby: 833sf

Residential Recreation Room: 892 sf
Residential Storage: 4,777 sf
Subtotal: 110,568 sf

Total Floor Area: 158,836 sf

Apartment Units: 111 units

Unit Summary Live/Work Units: 12 units Same
Affordable Housing 17 units Same
Height 55 feet 65 ft

Floor Area Ratio (FAR) 2.8 (CC1 portion only) Same
Parking 346 spaces Same

b. Geology and Hydrology. This alternative would be the same size as the proposed
project and in the same general location; therefore, it would be subject to the same potential
geological impacts as the proposed project, although to a slightly lesser degree since the
subterranean parking garage would not be constructed. Therefore, the potential for adverse
effects caused by unstable soils and slopes would be approximately the same under this
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alternative as the proposed project. Mitigation Measures GEO-1 and GEO-2 required for the
proposed project would also apply to this alternative. This alternative would not require
excavation for the subterranean parking garage. Because this alternative would not involve
excavation for subterranean parking that could extend into the groundwater table, dewatering
during construction would not be required. Therefore, Mitigation Measures GEO-3(a) and GEO-
3(b) would not be required and impacts would be reduced compared to the proposed project.
Nonetheless, impacts would remain less than significant with mitigation, the same as under the
proposed project.

c¢. Greenhouse Gases. Alternative 5 would result in the same operational GHG
emissions as the proposed project because the vehicle trips and energy demand would remain
the same. GHG emissions related to construction activities would be incrementally reduced
because there would be less excavation and fewer trip trips to export soils materials. Alternative
5 would be consistent with applicable plans and policies adopted for the purpose of reducing
GHG emissions, including SB 375, the 2017 State Scoping Plan, and the City of West Hollywood
Climate Action Plan for the same reasons as described in Section 4.3, Greenhouse Gas Emissions
(e.g.: infill development in a walkable area near transit, green building features, etc.). As with
the proposed project, impacts would be less than significant.

d. Land Use and Planning. This alternative would involve a 65-foot high structure,
which would exceed the allowed height even with the mixed-use height bonus and affordable
housing concession (see Table 6-21). Because this alternative exceeds the height limit, a zone
amendment or variance would be required and the additional height may increase view
blockage and shading/shadowing. Impacts would be greater than those of the proposed project
and may be significant and unavoidable.

Table 6-21
Alternative 5 Consistency with Zoning Ordinance and General Plan
Requirement Allowed Proposed Project Alternative 5
Floor Area CC1 Base FAR: 1.5 Consistent Consistent
Ratio (FAR)! + Mixed-Use Bonus FAR: 0.5 CC1:2.8 2.8

+ 35% Density Bonus for Affordable Housing: 0.70
+Green Building Bonus FAR: 0.1
Total Allowed = 2.8

Density? 22 units (1 unit for each 872 sf of lot area)
+ Affordable Housing Bonus: additional 8 units as | Consistent Consistent
35% bonus for affordable units 30 units 30 units

Total Allowed = 30 units

Building Height | CC1 Allowed Height: 35 ft Consistent INCONSISTENT
+ Mixed-Use Bonus Height: 10 feet CC1:55ft CC1: 65 ft

+ Affordable Housing Concession: 10 ft
Total Allowed: 55 feet

R4B Allowed Height: 45 ft R4B: 55 ft R4B: 65 ft
+ Affordable Housing Concession: 10 ft
Total Allowed: 55 ft

" FAR used in commercial zoning only ? Density used in residential zoning only
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e. Noise. Construction-related noise and vibration impacts during the excavation and
grading phase would be reduced compared to the proposed project because Alternative 5
construction would not involve excavation for the subterranean parking garage. Nonetheless, as
with the proposed project, construction noise and vibration impacts would be significant and
unavoidable. Mitigation measures N-1(a) through N-1(g) would still be required.

The number of vehicle trips under Alternative 5 would remain the same as under the proposed
project. Therefore, noise levels on study area roadways would remain the same. As with the
proposed project, traffic-related noise impacts to existing sensitive receptors would be less than
significant.

Alternative 5 would include the same number of residential and live/work units as the
proposed project. As discussed in Section 4.5, Noise, existing noise on Santa Monica Boulevard
was measured at 68.7 dBA Leq. As a result, future residences on the project site may be exposed
to a “normally unacceptable” noise level according to the City of West Hollywood General Plan
Safety and Noise Element. As such, Mitigation Measure N-3 would still be required to reduce
impacts associated with exposure of future residents to roadway noise. As with the proposed
project, impacts would be less than significant with mitigation.

Operation of Alternative 5 would result in noise from on-site sources such as stationary
equipment (emergency generator), rooftop ventilation and heating systems, trash hauling,
conversations and other noises associated with restaurant, office, and retail activities. With this
alternative, parking would be placed above ground and noise associated with parking activities
may incrementally increase compared to the proposed project. However, noise levels would be
similar to those of the proposed project and would be significant but mitigable with mitigation
to incorporate acoustical shielding for the emergency generator.

f. Transportation. Impacts to bicycle facilities, pedestrian facilities, and public
transportation would be less than significant, similar to the proposed project. Alternative 5
would also meet the VMT screening criteria (Alternative 5 has a FAR greater than 0.75, provides
fewer than the required parking spaces, does not replace affordable units with moderate- or
high-income units, and does not have a significant regional draw), and would have a less than
significant impact on VMT.

g. Utilities and Service Systems. Alternative 5 would involve the same uses as the
proposed project. Therefore, wastewater generation would be the same as that of the proposed
project and impacts would remain less than significant.

h. Consistency with Project Objectives and Feasibility. This alternative would be
identical to the proposed project, except that the parking would not be subterranean and
therefore the project would be 65 feet in height. As such, this project would not be consistent
with the WHMC and General Plan. Given the required design changes to the project, this
project would also be inconsistent or only partially consistent with several of the project
objectives. Further, this alternative would not avoid or substantially lessen any of the project
significant impacts and could potentially create greater impacts related to aesthetics and
consistency with the City’s land use policies. The following is a discussion of this alternative
compared to each project objective.
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1) Alternative 5 would provide additional housing opportunities and contribute to the
residential development of mixed-use areas by incorporating residential uses into an existing
urban core.

2) Alternative 5 would provide affordable residential units and would increase the City’s
housing stock.

3) Alternative 5 would not develop the site in accordance with the City’s policies and
designations while furthering the goals and objectives of the General Plan because those goals
and objectives include promoting development to enhance the pedestrian experience, to
promote development consistent with the scale of the neighborhood (General Plan Goal LU-
1), and to promote development that will screen parking form public view (General Plan Goal
LU-4).

4) Alternative 5 would involve redeveloping an underutilized site and would continue a pattern
of commercial development.

5) Alternative 5 would create a modern, high-quality multi-use development that will enhance
the pedestrian experience.

6) Alternative 5 would not enhance pedestrian activity along Santa Monica Boulevard to the
same degree as the proposed project given the requirement to provide parking as one of the
project’s above-ground primary uses.

7) Alternative 5 would provide housing and retail near alternative means of transportation and
would provide sufficient on-site parking.

8) Given the extra height and above-ground parking that would not be shielded from public
view, Alternative 5 would not develop a mixed-use project that can provide for an integrated
urban design.

9) Alternative 5 would expand the City’s economic base and provide commercial and retail
activities.

10) Alternative 5 would include water and energy conservation measures consistent with the
City’s Green Building Ordinance.

6.7 ENVIRONMENTALLY SUPERIOR ALTERNATIVE

Table 6-34 compares the physical impacts for each of the alternatives to the physical impacts of
the proposed project. The No Project Alternative would be the overall environmentally superior
alternative since it would avoid all project impacts. However, the No Project Alternative would
not achieve the basic project objectives as stated in Section 2.0, Project Description.

Among the development options, Alternative 2 (Existing Zoning - No Affordable Housing or
Mixed-Use Bonus on CC1 lots) and Alternative 3 (Reduced Density - No Affordable Housing on CC1
lots) would be environmentally superior to the proposed project. Alternatives 2 and 3 would
meet some of the objectives of the project but not to the same extent as the proposed project.

Alternatives 2 and 3 would involve slightly lower air pollutant and GHG emissions than the
proposed project. Furthermore, because Alternatives 2 and 3 would involve residential
development at a lower density than the proposed project (without the affordable housing
density bonus on the CC1 portion of the site), and wastewater generation would be lower than
for the proposed project. Nonetheless, as with the proposed project, these impacts would be less
than significant.
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Neither Alternative 2 nor Alternative 3 would eliminate the significant and unavoidable
construction noise impact. Operational noise impacts would be the same as those of the
proposed project and would be less than significant with mitigation for acoustical shielding for
the emergency generator.

Alternatives 2 and 3 would contribute to the City’s housing stock but would provide 12 fewer
affordable housing units and fewer market-rate apartment units (81 fewer units under
Alternative 2 and 61 fewer units under Alternative 3) than the proposed project. Neither
Alternative 2 nor Alternative 3 would implement General Plan goals related to providing
affordable housing to the same extent as the proposed project.
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Table 6-22
Summary Comparison of Proposed Project Alternatives
Proposed Alternative 2: Alternative 3: Alternative 4: Alternative 5: No
Issue Area Project No Project Existing Zoning Reduced Density Boutique Hotel Subterranean Parking
Air Quality Class Il B - B B B
(Class IV) (Class 1) (Class Ill) (Class Ill) (Class 1ll)
Geology and Hydrology Class Il B - - - B
(Class 1V) (Class Il) (Class Il) (Class Il) (Class Il)
Greenhouse Gas - - - + -
. Class IlI
Emissions (Class IV) (Class Ill) (Class Ill) (Class I) (Class Il
. - = = = +
Land Use and Planning Class Il
(Class IV) (Class Ill) (Class Ill) (Class Ill) (Class 1)
Noise Class | B B B B B
(Class IV) (Class 1) (Class 1) (Class ) (Class )
Transportation Class Ill B - - - -
(Class IV) (Class Ill) (Class Ill) (Class Ill) (Class Ill)
Utilities and Service - - - + =
Class IlI
Systems (Class IV) (Class Ill) (Class Ill) (Class Ill) (Class Il

Class | = significant and unavoidable impact

Class Il = less than significant impact with mitigation incorporated

Class Il = less than significant impact

Class IV = no impact

* Impact classifications are shown for the greatest impact in the issue area (i.e., if Class Il and Ill impacts were identified in the issue area, the table indicates the overall impact
in that issue area as Class Il).

- impact would be lower (better) than that of the proposed project

+ impact would be greater (worse) than that of the proposed project

= impact would be the same as the proposed project
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