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I.  Executive Summary 

 

In accordance with California Environmental Quality Act (CEQA) Guidelines 

Section 15123, this section of this Draft Environmental Impact Report (EIR) contains a brief 

summary of the Wilshire and Cloverdale Project (Project) and its potential environmental 

effects.  More detailed information regarding the Project and its potential environmental 

effects is provided in the following sections of this Draft EIR.  Also included in this section is 

an overview of the purpose and focus of this Draft EIR, a description of the organization of 

this Draft EIR, a general description of the Project and proposed entitlements, a general 

description of areas of controversy, a description of the public review process for this Draft 

EIR, and a summary of the alternatives to the Project evaluated in this Draft EIR including 

identification of the Environmentally Superior Alternative. 

1.  Purpose of this Draft EIR 

As described in CEQA Guidelines Sections 15123(a) and 15362, an EIR is an 

informational document that will inform public agency decision-makers and the public of the 

significant environmental effects of a project, identify possible ways to minimize any 

significant effects, and describe reasonable project alternatives.  Therefore, the purpose of 

this Draft EIR is to focus the discussion on the Project’s potential environmental effects that 

the City of Los Angeles (City), as the Lead Agency, has determined to be, or potentially may 

be significant.  In addition, feasible mitigation measures are recommended, when applicable, 

that could reduce or avoid the Project’s significant environmental impacts. 

This Draft EIR serves as the environmental document for all actions associated with 

the Project.  This EIR is a “Project EIR” as defined by CEQA Guidelines Section 15161.  

Furthermore, this Draft EIR complies with CEQA Guidelines Section 15064, which discusses 

determining the significance of the environmental effects caused by a project. 

2.  Draft EIR Focus and Effects Found Not to Be 
Significant 

In accordance with CEQA Guidelines Section 15128, an EIR shall contain a brief 

statement indicating reasons that various possible significant effects of a project were 

determined not to be significant and not discussed in detail in the Draft EIR.  An Initial Study 

was prepared for the Project and a Notice of Preparation (NOP) was distributed for public 
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comment to the State Clearinghouse, Governor’s Office of Planning and Research (OPR)1, 

responsible agencies, and other interested parties on May 16, 2023, for a 30-day review 

period.  The Initial Study, NOP, and NOP comment letters are included in Appendix A of this 

Draft EIR.  The Initial Study provides a detailed discussion of the potential environmental 

impact areas and the reasons that each environmental area is or is not analyzed further in 

this Draft EIR. 

The City determined through the Initial Study that the Project would not have the 

potential to cause significant impacts related to aesthetics, agriculture and forestry 

resources, air quality (odors), biological resources, cultural resources (human remains), 

geology and soils (geological hazards), hazards and hazardous materials, hydrology  

and water quality, land use and planning (division of an established community), mineral 

resources, noise (airport and airstrip noise), population and housing, public services 

(schools, parks, and libraries), recreation, transportation (hazardous geometric design 

features and emergency access), utilities and service systems (stormwater, 

telecommunication facilities, and solid waste), and wildfire.  Therefore, these areas were 

not analyzed further in this Draft EIR. 

The City determined through the Initial Study the potential for significant impacts in 

the following environmental issue areas: 

• Air Quality 

• Cultural Resources (Historical Resources and Archaeological Resources) 

• Energy 

• Geology and Soils (Paleontological Resources) 

• Greenhouse Gas Emissions 

• Land Use and Planning 

• Noise 

• Public Services—Fire Protection 

• Public Services—Police Protection 

• Transportation 

 

1  OPR is now known as the Governor’s Office of Land Use and Climate Innovation (LUCI). 
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• Tribal Cultural Resources 

• Utilities and Service Systems (Water Supply, Wastewater, and Energy 
infrastructure) 

3.  Draft EIR Organization 

This Draft EIR is comprised of the following sections: 

I. Executive Summary.  This section describes the purpose of this Draft EIR, Draft 

EIR focus and effects found not to be significant, Draft EIR organization, Project 

summary, areas of controversy and issues to be resolved, public review process, 

a summary of environmental impacts and mitigation measures, and a summary 

of alternatives. 

II. Project Description.  This section describes the Project location, existing 

conditions, Project objectives, and characteristics of the Project. 

III. Environmental Setting.  This section contains a description of the existing 

physical and built environment and a list of related Projects anticipated to be 

built in the vicinity of the Project Site. 

IV. Environmental Impact Analysis.  This section contains the environmental 

setting, project design features (PDFs), Project and cumulative impact analyses, 

mitigation measures (where necessary), and conclusions regarding the level of 

significance after mitigation for each of the following environmental issues:  air 

quality; cultural resources (historical resources and archaeological resources); 

energy; geology and soils (paleontological resources); greenhouse gas (GHG) 

emissions; hazards and hazardous materials; land use and planning; noise; 

transportation; tribal cultural resources; and utilities and service systems (water 

supply and energy infrastructure). 

V. Alternatives.  This section provides an analysis of a reasonable range of 

alternatives to the Project, including:  Alternative 1, No Project/No Build 

Alternative; Alternative 2, Reduced Density Alternative; Alternative 3, Reduced 

Excavation Alternative. 

VI. Other CEQA Considerations.  This section provides a discussion of significant 

unavoidable impacts that would result from the Project and the reasons why the 

Project is being proposed notwithstanding the significant unavoidable impacts.  

An analysis of the significant irreversible changes in the environment and 

potential secondary effects that would result from the Project is also presented 

here.  This section also analyzes potential growth-inducing impacts of the Project 
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and potential secondary effects caused by the implementation of the mitigation 

measures for the Project.  Lastly, a list of the possible effects of the Project that 

were determined not to be significant within the Initial Study is provided. 

VII. References.  This section lists the references and sources used in the 

preparation of this Draft EIR. 

VIII. Acronyms and Abbreviations.  This section provides a list of acronyms and 

abbreviations used in this Draft EIR. 

IX. List of Preparers.  This section lists the persons, public agencies, and 

organizations that were consulted or contributed to the preparation of this 

Draft EIR. 

This Draft EIR includes the environmental analysis prepared for the Project and 

appendices as follows: 

• Appendix A—Initial Study, NOP, and NOP Comment Letters 

– Appendix A.1—Initial Study 

– Appendix A.2—NOP 

– Appendix A.3—NOP Comment Letters 

• Appendix B—Air Quality and Greenhouse Gas 

– Appendix B.1—Air Quality and Greenhouse Gas Emissions Methodology 

– Appendix B.2—Air Quality Worksheets 

– Appendix B.3—Greenhouse Gas Worksheets 

– Appendix B.4—Modeling Output Files 

• Appendix C—Historical Report 

• Appendix D—Energy 

• Appendix E—Paleontology Report 

• Appendix G—Land Use Tables 

• Appendix H—Noise and Vibration Calculation Worksheets 

• Appendix I—Utility Report 
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• Appendix J—LAPD Response Letter 

• Appendix K—Transportation Assessment 

• Appendix L—TCR Report 

• Appendix M—VMT Calculator Runs for the Alternatives 

4.  Thresholds of Significance 

In 2006, the City published the L.A. CEQA Thresholds Guide (Thresholds Guide) as 

a guidance document for preparing CEQA analyses for projects within the City.  The 

Thresholds Guide includes two sets of criteria to evaluate project impacts:  screening criteria, 

which provide direction in determining the appropriate environmental document required for 

a project; and significance thresholds, which assist in determining whether a project’s 

impacts generally would be significant under normal circumstances and would therefore 

require mitigation.  Although intended as a voluntary tool, the Thresholds Guide offers a 

consistent set of evaluation criteria applicable to most discretionary projects in the City, and 

the Los Angeles Department of City Planning has typically used both the screening criteria 

and significance thresholds as the basis for project analyses in its CEQA documents.  

However, the Thresholds Guide clearly indicates the Lead Agency—in this case, the City—

retains the authority to determine significance thresholds on a case-by-case basis, 

dependent upon unique environments, evolving regulatory requirements, and the nature of 

each project.  In addition, the Thresholds Guide states it is not intended as a substitute for 

the use of independent judgment to determine significance or the evaluation of the evidence 

in the record.  Moreover, it states “[b]ecause evaluation practices continue to evolve due to 

changing regulations, scientific methods, and court decisions, the project evaluator and lead 

City agency should always use the best information and evaluation methods available, 

including those from sources other than the Thresholds Guide.”2 

In light of an evolving regulatory environment, recent case law, new topics such as 

greenhouse gas emissions and tribal cultural resources that are now addressed in Appendix 

G of the State CEQA Guidelines (Appendix G), and the age of the Thresholds Guide, the 

Department of City Planning has begun to update its CEQA guidance.  At this point in time, 

the Department of City Planning has chosen to rely on the Appendix G questions as 

thresholds of significance.  As noted above, the City has discretion in choosing appropriate 

significance thresholds.  Therefore, throughout this Draft EIR, the thresholds contained in 

Appendix G are used.  The factors and considerations set forth in the Thresholds Guide are 

utilized where appropriate to assist in answering the Appendix G threshold questions. 

 

2  City of Los Angeles, L.A. CEQA Thresholds Guide, 2006, p. 3. 
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5.  Existing Project Site Conditions 

The approximately 1.29-acre Project Site consists of seven contiguous lots and is 

currently developed with four commercial buildings and surface parking.  The existing 

buildings range from one to two stories and include approximately 48,229 square feet of 

commercial uses.  Vehicular access to the Project Site is currently provided via two driveways 

on Cloverdale Avenue and a dead end 20-foot alley that runs from Detroit Street and 

terminates in the middle of the Project Site.  The Project Site is relatively flat with limited 

ornamental landscaping with 18 on-site trees, none of which are considered protected 

species by the City. 

The Project Site is located within the Wilshire Community Plan area and has three 

zoning designations.  The northern portion of the Project Site, comprised of 34,817 square 

feet of existing lot area, is zoned [Q]C4-2-CDO (Qualified Condition, Commercial Zone, 

Height District 2, Community Design Overlay District).  The southern portion of the Project 

Site, comprised of 14,847 square feet of existing lot area, is zoned [Q]C2-1-CDO (Qualified 

Condition, Commercial Zone, Height District 1, Community Design Overlay District).  The 

southeastern corner of the Project Site, a single lot at 725 Detroit Street comprising  

6,702 square feet of existing lot area, is zoned [Q]R4-1 (Qualified Condition, Residential 

Zone, Height District 1).  The commercially-zoned parcels are designated for Regional 

Commercial land uses, and the residentially-zoned parcel is designated for High Medium 

Residential land uses.  Refer to Section II, Project Description, of this Draft EIR for a detailed 

discussion of the uses permitted under existing zoning. 

The Project Site is well-served by a variety of public transit options along Wilshire 

Boulevard provided by Metro and LADOT and is located in a Transit Priority Area (TPA), as 

defined by the Senate Bill (SB) 743 and City Zoning Information File (ZI) 2452.3  In addition, 

a portion of the Project Site is identified as being located within a Metro right-of-way (ROW) 

Project Area due to the proximity to the Metro D subway line.  As described by ZI No. 1117, 

adopted by City Council on May 20, 2018, and as revised on December 19, 2019, prior to 

the issuance of any building permit, Metro must review applicable projects within 100 feet of 

Metro-owned Rail or Bus Rapid Transit right-of-way to ensure safe access to, and operations 

of, transportation services and facilities. 

 

3 SB 743 established new rules for evaluating aesthetic and parking impacts under CEQA for certain types 
of projects. Specifically, Public Resources Code Section 21099(d) states:  “Aesthetic and parking impacts 
of a residential, mixed-use residential, or employment center on an infill site within a transit priority area 
(TPA) shall not be considered significant impacts on the environment.” Employment center projects are 
projects located on property zoned for commercial uses and within a TPA, and with a floor area ration of 
not less than 0.75, and TPAs are defined as areas within 0.5 miles of a major transit stop that are existing 
or planned, if the planned stop is scheduled to be completed within the planning horizon included in an 
adopted Transportation Improvement Program (TIP). 
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6.  Description of the Proposed Project 

a.  Project Overview 

The Project proposes a mix of uses, including 419 residential units, 36,737 square 

feet of restaurant uses, and 8,000 square feet of office uses. The Project also proposes 

47,534 square feet of residential open space, and 443 vehicle parking spaces.  The Project 

would utilize the City’s Transit Oriented Communities (TOC) Guidelines to construct a new 

46-story tower with  419 residential units, which would include 47 Extremely Low-Income 

affordable units and be comprised of 206 1-bedroom units, 208 2-bedroom units, and five 

penthouse units consisting of two 3-bedroom units and three 4-bedroom units.  The new 

tower would also include 2,645 square feet of ground-floor restaurant uses fronting 

Cloverdale Avenue.  42,092 square feet of commercial uses located within four existing 

commercial buildings would be retained; these buildings, fronting Wilshire Boulevard, are 

within the boundary of and are contributors to the Miracle Mile Historic District and include 

Los Angeles HCM No. 451, which is limited to the façade of the Dark Room storefront along 

Wilshire Boulevard.  To accommodate the new construction, a total of 6,137 square feet of 

existing building area, consisting of rear additions to these buildings, would be removed, 

along with existing surface parking area. 

The existing lot area of the Project Site is 56,366 square feet.  As part of the proposed 

Vesting Tentative Tract Map (VTTM), the Project proposes to vacate and merge a 20-foot 

public alley comprised of 2,802 square feet that currently bisects the Project Site, to result in 

a total lot area of 59,168 square feet prior to dedications.  Upon the approval of the VTTM, 

half of the vacated alley (1,401 square feet) would be zoned [Q]C4-2-CDO and the other half 

of the vacated alley (1,401 square feet) would be zoned [Q]C2-1-CDO.  In addition, a 2-foot 

street dedication would be required along the portion of Cloverdale Avenue not occupied  

by the existing building to remain.  This dedication occurs in the [Q]C4-2-CDO and  

[Q]C2-1-CDO zoned portions of the Project Site.  Table II-3 in Section II, Project Description, 

of this Draft EIR shows the proposed lot areas by zoning designation after the vacation and 

merger of the alley into the Project Site and the lot area after the street dedication on 

Cloverdale.  As shown therein, the resulting lot area would be 58,465 square feet.  The 

Project is also requesting TOC incentives to allow greater residential density, to average floor 

area across the different zoning designations, and to permit reduced setbacks.  Specifically, 

by reserving 11 percent of the total units for Extremely Low-Income households as required 

by the TOC Guidelines, the Project is entitled to an 80-percent density increase; a floor area 

increase of 55 percent in the [Q]C4-2-CDO and [Q]R4-1 zoned portions of the Project Site 

and an increase to 4.25 FAR in the [Q]C2-1-CDO zoned portion of the Project Site; and a 

5-foot side yard in the C2 Zone and 10-foot 5-inch setback in the R4 Zone.  In addition, the 

Project requests approval of an additional TOC incentive to calculate residential density 

based on the lot area prior to street dedication. 
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b.  Design and Architecture 

The existing historic buildings on the northern portion of the Project Site along Wilshire 

Boulevard would remain in their current condition, with the exception of small rear additions 

located on the southwestern portion of the commercial buildings located at 5366 to  

5376 Wilshire Boulevard, which would be removed.  The new residential tower would be 

located on the southwestern portion of the Project Site and would rise to a maximum height 

of approximately 530 feet.  Parking would be provided within four below-grade and  

five above-grade levels that would be located south of the existing commercial buildings to 

remain.  The western portion of the parking area would form the base of the residential tower, 

and the eastern portion of the parking area would form a podium that would provide an 

expansive outdoor open space amenity area inclusive of a pool deck that would be accessed 

from the sixth floor of the residential tower.  At the street level, commercial uses would screen 

the parking area along Cloverdale Avenue.  Above the ground level, the parking levels would 

be architecturally screened with geometrically designed decorative metal compatible with the 

residential tower’s overall design. 

The Project would be designed to relate contextually to its immediate neighborhood 

as well as the Miracle Mile Historic District as a whole by limiting construction to existing 

surface parking lots, combining density into a singular tower, locating retail and other active 

spaces at ground level along Cloverdale Avenue, and retaining the existing buildings with 

active commercial uses along Wilshire Boulevard.  By setting back the tower, the 

concentration of building massing would occur on the southwestern portion of the site, 

limiting visual impacts on and from historic resources along Wilshire Boulevard.  In addition, 

the residential tower would feature clear glass, black carbon aluminum, and dark bronze 

features in a contemporary interpretation of Art Deco style that would reflect the eclectic and 

historic nature of the Miracle Mile Historic District’s architectural significance and urban 

design through the use of symmetry, layering of vertical and geometric lines, and repeated 

patterns. 

c.  Historic Preservation 

The Project would retain the existing buildings that are contributors to the Miracle Mile 

Historic District.  All aspects of integrity would remain; however, the non-character-defining 

rear additions to the buildings at 5366–5376 Wilshire Boulevard would be removed.  Until 

tenants are identified, it is not possible to fully and appropriately determine the extent of 

necessary work on the contributing buildings.  However, any modifications made shall 

conform to the Secretary of the Interior’s Standards, including retention and rehabilitation of 

the character-defining features as identified in the Historical Report, included as Appendix C 

of this Draft EIR.  In particular, any tenant improvements to the storefronts shall be of a 

compatible contemporary design or be based on accurate reconstruction of the storefronts 

from the period of significance, as documented through historic photographs or original 
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drawings.  Compliance with the Secretary of the Interior’s Standards shall be determined by 

a qualified preservation expert who meets the Secretary’s professional qualification 

standards.  Any façade work on the Los Angeles HCM No. 451 shall be approved as set forth 

in the City’s Cultural Heritage Ordinance.  Refer to Section IV.B, Cultural Resources, of this 

Draft EIR, for further discussion. 

d.  Open Space and Landscaping 

Based on the open space requirements in LAMC Section 12.21 G, the Project is 

required to provide a minimum of 47,475 square feet of open space.  The Project would 

provide 47,534 square feet of open space including 11,868 square feet of common indoor 

open space including residential amenity areas, lounge areas, meeting room space, and a 

fitness center; 14,716 square feet of common outdoor open space including a pool, seating 

areas, fitness areas, and deck areas primarily located on levels 6 (podium) and 43 (roof top 

deck areas); and 20,950 square feet of private open space including residential balconies 

and decks. 

The Project would remove the existing 18 on-site trees and three street trees in the 

public right-of-way adjacent to the Project Site, none of which are protected trees under the 

City’s Protected Tree and Shrubs Ordinance No. 186,873.  Pursuant to the requirements of 

the City’s Urban Forestry Division and subject to approval of the Board of Public Works, the 

on-site trees to be removed would be replaced at a 1:1 ratio, and the street trees to be 

removed would be replaced at a 2:1 ratio.  Overall, the Project would provide 105 new trees 

(10 street trees and 95 rooftop trees), consisting of Desert Willow street trees, and Desert 

Museum Palo Verde, Wilson Fruitless Olive Tree, Foxtail Palm, Crape Myrtle, and Acacia 

Bailey for the amenity deck trees.  No street trees may be removed without prior approval of 

Urban Forestry based on compliance with LAMC Sections 62.169 and 62.170 and applicable 

findings. 

e.  Access, Circulation, and Parking 

Vehicular access to the Project Site would be provided via two two-way driveways, 

one on Cloverdale Avenue and one on Detroit Street, that would provide access to the 

parking and loading areas.  Primary pedestrian access to the residential tower would be 

provided along Cloverdale Avenue.  Primary pedestrian access to the commercial uses along 

Wilshire Boulevard would be located along Wilshire Boulevard. 

The Project would provide 439 vehicle parking spaces, comprised of 373 residential 

parking spaces and 66 commercial parking spaces within five above-grade levels and four 

below-grade levels.  Residential parking would be located on levels B4, B3, B2, B1, 2, 3, 4, 

and 5, and commercial parking would be located on levels B1 and 1.  The Project would 

remove the existing surface parking containing 82 spaces.  The Project would also comply 
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with applicable 2025 CALGreen EV charging requirements.  Specifically, the Project would 

be required to provide Level 2 EV charging receptacles in 373 residential parking spaces 

and in 3 commercial parking spaces.  An additional 13 commercial parking spaces are 

required to be EV-ready, capable of supporting future EV supply equipment (EVSE).  The 

Project would also provide 20 short-term and 182 long-term bicycle parking spaces, in 

accordance with LAMC Section 12.21 A.16(a)(2), for a total of 202 bicycle parking spaces. 

The long-term bicycle parking would be located near the residential lobby area on the ground 

level of the residential tower, while short-term bicycle parking would be provided adjacent to 

the public right-of-way around the Project Site along all three street frontages. 

f.  Lighting and Signage 

Project lighting would incorporate architecturally integrated low-level exterior lights on 

the building and along walkways for security and wayfinding purposes.  In addition, low-level 

lighting to accent signage, architectural features, and landscaping elements would be 

incorporated throughout the site.  Project lighting would be designed to minimize light 

trespass from the Project Site and would comply with all LAMC requirements.  All new street 

and pedestrian lighting within the public right-of-way would comply with applicable City 

regulations and would require approval from the Bureau of Street Lighting in order to maintain 

appropriate and safe lighting levels on sidewalks and roadways while minimizing light and 

glare on adjacent properties. 

Proposed signage would include identity signage, building and tenant signage, and 

general ground-level and way-finding pedestrian signage that would comply with the LAMC.  

The Project would not include signage with flashing or mechanical properties. Project 

signage would be illuminated via low-level, low-glare external lighting, internal halo lighting, 

or ambient light.  Exterior lighting for signage would be directed onto signs to avoid creating 

off-site glare.  Illumination used for Project signage would comply with light intensities set 

forth in the LAMC and as measured at the property line of the nearest residentially zoned 

property. 

g.  Site Security 

During construction of the Project, temporary security measures, including security 

fencing, lighting, and locked entry, would be implemented to ensure security of the Project 

Site.  During operation of the Project, the Applicant would implement the following features 

to enhance on-site safety: 

• Lobby areas would be designed to be visible from the public streets or entry ways; 

• Building entrances and exits, spaces around buildings, and pedestrian walkways 
would be designed to be open and in view of surrounding sites; 
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• Building entries and walkways would include sufficient lighting to facilitate 
pedestrian orientation and clearly identify a secure route between parking areas 
and points of entry into buildings; 

• Parking areas, elevators, and lobbies would include sufficient lighting to maximize 
visibility and reduce areas of concealment; and 

• Access controls in the forms of private on-site security, alarm systems, a closed-
circuit security camera system, and keycard entry for residents would be 
incorporated. 

h.  Sustainability Features 

The Project would incorporate sustainable building features and construction 

protocols required by the Los Angeles Green Building Code (LAMC Chapter IX, Article 9), 

the California Green Building Standards Code (California Code of Regulations [CCR], Title 

24, Part 11; referred to as the CALGreen Code), and the California Building Energy Efficiency 

Standards (CCR, Title 24, Part 6; California Energy Code).  The Project also represents an 

infill development in close proximity to future and existing rail and bus lines and would utilize 

and/or improve existing pedestrian and utility infrastructure to service the proposed uses.  

Sustainability features would include, but are not limited to, water conservation features that 

include the use of native plants, passive cooling strategies, Energy Star–labeled appliances, 

a bicycle-friendly site design including long-term and short-term bicycle parking and a bike 

repair station, and waste reduction features.  Furthermore, the Project Site is located near 

existing transit, including the recently opened Metro D Line Wilshire/La Brea Station, and 

would comply with applicable City and CALGreen EV charging requirements. 

i.  Off-Site Improvements 

The Project would require minor off-site improvements that would generally be 

contained adjacent to the Project Site right-of-way. Offsite improvements would include 

sidewalk, curb, and gutter repair, planting of street trees, installation of street lights, and 

removal and installation of various underground utility infrastructure.  As discussed in Section 

IV.K.1, Utilities and Service Systems—Water Supply and Infrastructure, in order to meet fire 

flow requirements, the Project would upgrade approximately 685 feet of the Detroit Street 

water main from a 6-inch line to an 8-inch line and install three new fire hydrants that would 

connect to the existing water mains located along 8th Street, Cloverdale Avenue, and 

Wilshire Boulevard. 

j.  Anticipated Construction Process and Schedule 

Construction of the Project would commence with the removal of the building additions 

on the southwest portion of the existing buildings and the surface parking lot on the Project 



I.  Executive Summary 

Wilshire and Cloverdale Project City of Los Angeles 
Draft Environmental Impact Report July 2026 
 

Page I-12 

 

Site.  This would be followed by excavation activities up to 80 feet below ground surface 

associated with the installation of building footings and subterranean parking.  Building 

foundations would then be laid, followed by building construction, paving/concrete 

installation, and landscape installation.  Project construction is anticipated to commence in 

2026 and be completed in 2029.  It is estimated that a maximum of 115,796 cubic yards of 

export would be hauled from the Project Site. 

k.  Requested Permits and Approvals 

The City of Los Angeles has the responsibility for approving the Project.  The list below 

includes the anticipated requests for approval of the Project.  This Environmental Impact 

Report analyzes the potential impacts associated with the Project and provide environmental 

review sufficient for all necessary entitlements and public agency actions associated with the 

Project.  The discretionary entitlements, reviews, permits, and approvals required to 

implement the Project include, but are not necessarily limited to, the following: 

A. Pursuant to LAMC Section 12.22 A.31, a Transit Oriented Communities (TOC) 

Determination for an 80 percent increase in density, consistent with the provisions 

of the TOC Affordable Housing Incentive Program, along with the following four (4) 

incentives for a qualifying Tier 4 project totaling 419 dwelling units, reserving a 

minimum of 47 units for Extremely Low Income (ELI) Household occupancy for a 

period of 55 years: 

1. Utilization of the setback requirements of the RAS3 Zone for a Project in a 
commercial zone to permit a southerly side yard setback of five feet for the 
C2-zoned portion of the Project Site; 

2. A 35 percent reduction in the required side yard setback to permit a southerly 
side yard setback of 10 feet 4.8 inches in lieu of the otherwise required 16 feet 
for the R4-zoned portion of the Project Site; 

3. To permit density to be calculated based on lot area prior to dedications 
pursuant to LAMC Section 12.22 A.25(f)(7); and 

4. Averaging of FAR, density, parking or open space, and permitting vehicle 
access/parking access across the Project Site; 

B. Pursuant to LAMC Section 12.24 W.1, a Main Conditional Use Permit (MCUP) 

to allow the sale and dispensing of a full line of alcoholic beverages for on-site 

consumption within five commercial spaces; 

C. Pursuant to LAMC Section 16.05, Project Review for a development project 

which results in an increase of 50 or more dwelling units; and; 
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D Pursuant to LAMC Section 13.08 E, a Design Overlay Plan Approval for 

compliance with the Miracle Mile Community Design Overlay (CDO); 

E. Pursuant to LAMC Section 17.15, a Vesting Tentative Tract Map No. 83768 for 

the vacation of the existing alley and merger and resubdivision of the Project Site 

and alley into one ground lot for residential and commercial condominium 

purposes and a Haul Route for the export of approximately 115,796 cubic yards of 

soil; and 

F. Other discretionary and ministerial permits that may be deemed necessary, 

including, but not limited to, temporary street closure permits, grading permits, 

excavation permits, foundation permits, building permits, sign permits, and permits 

for any work on buildings determined eligible for the National Register of Historic 

Places and the Historic Cultural Monument. 

7.  Areas of Controversy 

Potential areas of controversy and issues to be resolved by the City’s decision-makers 

may include those environmental issue areas where the potential for a significant and 

unavoidable impact has been identified.  In addition, issues raised during the public scoping 

meeting and NOP comment period include: aesthetics, air quality, emergency access, 

energy, fire protection, greenhouse gas emissions, hazards and hazardous materials, 

historic resources, land use, noise, parking, parks and recreation, police protection, 

population and housing, traffic, water quality, and water supply.  All of these issues were 

evaluated in this Draft EIR or the Initial Study.  Based on the analyses provided in Section 

IV, Environmental Impact Analysis, of this Draft EIR, implementation of the Project would 

result in significant impacts that cannot be feasibly mitigated with respect to on- and off-site 

noise sources during construction and on- and off-site vibration during construction (pursuant 

to the significance threshold for human annoyance).  Cumulative impacts associated with 

on- and off-site noise during construction and off-site vibration during construction (pursuant 

to the significance threshold for human annoyance) would also be significant and 

unavoidable. 

8.  Public Review Process 

The City prepared an Initial Study and circulated an NOP for public comment to the 

State Clearinghouse, OPR, responsible agencies, and other interested parties on May 16, 

2023, for a 30-day review period.  The Initial Study, NOP, NOP comment letters, and scoping 

meeting comments are included in Appendix A of this Draft EIR. 
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This Draft EIR is being circulated for a 45-day public comment period.  Following the 

public comment period, a Final EIR will be prepared that will include responses to the 

comments raised regarding this Draft EIR. 

9.  Summary of Environmental Impacts 

Table I-1 on page I-15 provides a summary of the environmental impacts of the Project 

evaluated in this Draft EIR.  Based on the analysis in Section IV, Environmental Impact 

Analysis, of this Draft EIR, implementation of the Project would result in significant Project-

level impacts that cannot be feasibly mitigated with respect to:  on-site construction noise; 

off-site construction noise; on-site construction vibration (building damage and human 

annoyance); and off-site construction vibration (human annoyance).  Implementation of the 

Project would also result in significant cumulative impacts that cannot be feasibly mitigated 

with regard to:  on-site construction noise; off-site construction noise; and off-site 

construction vibration (human annoyance). 
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Table I-1 
Summary of Impacts Under the Project 

Environmental Area Project Impact 

A.  AIR QUALITY 

Conflicts with Plans Less Than Significant  

Regional Emissions 

Construction Less Than Significant  

Operation Less Than Significant 

Localized Emissions 

Construction Less Than Significant 

Operation Less Than Significant 

Toxic Air Contaminants 

Construction Less Than Significant 

Operation Less Than Significant 

B.  CULTURAL RESOURCES 

Historical Resources  Less Than Significant 

Archaeological Resources Less Than Significant  

C.  ENERGY 

Wasteful, Inefficient, or Unnecessary Consumption of Energy Resources  

Construction Less Than Significant 

Operation  Less Than Significant 

Conflict with Plans for Renewable Energy or Energy 
Efficiency  

Less Than Significant 

D.  GEOLOGY AND SOILS (Paleontological Resources) 

Paleontological Resources Less Than Significant with Mitigation 

E.  GREENHOUSE GAS EMISSIONS 

Construction Less Than Significant 

Operation Less Than Significant 

F.  LAND USE AND PLANNING 

Conflict with Land Use Plans Less Than Significant 

G.  NOISEa 

Construction 

On-Site Noise Significant and Unavoidable 

Off-Site Noise (Trucks) Significant and Unavoidable 

Off-Site Noise (Off-site Improvements) Significant and Unavoidable 

On-Site Vibration (Building Damage) Less Than Significant with Mitigation 

On-Site Vibration (Human Annoyance) Significant and Unavoidable 

Off-Site Vibration (Building Damage) Less Than Significant 

Off-Site Vibration (Human Annoyance) Significant and Unavoidable 

Operation 

On-Site Noise Less Than Significant 

Off-Site Noise Less Than Significant 
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Environmental Area Project Impact 

Vibration Less Than Significant 

H.  PUBLIC SERVICES 

Fire Protection  

  Construction Less Than Significant 

  Operation Less Than Significant 

Police Protection  

  Construction Less Than Significant 

  Operation Less Than Significant  

I.  TRANSPORTATION 

Conflicts with Plans Less Than Significant 

VMT Less Than Significant 

Geometric Design Hazards (Freeway Safety) Less Than Significant 

J.  TRIBAL CULTURAL RESOURCES 

Tribal Cultural Resources Less Than Significant  

K.  UTILITIES AND SERVICE SYSTEMS 

Water Supply and Infrastructure 

Construction Less Than Significant 

Operation Less Than Significant 

  Wastewater 

Construction Less Than Significant 

Operation Less Than Significant 

Energy Infrastructure  

Construction Less Than Significant 

Operation Less Than Significant 

  

a Cumulative on-site construction noise; cumulative off-site construction noise; and cumulative off-site 
construction vibration (human annoyance) would also be significant and unavoidable under the Project. 

Source:  Eyestone Environmental, 2026. 

 

10.  Project Design Features 

The following Project Design Features would be implemented as part of the Project: 

a.  Cultural Resources 

CUL-PDF-1: Historic Structure Report—In order to ensure that any alterations to 
the existing buildings maximizes the preservation of existing historical 
character-defining features, the Applicant will have an Historic Structure 
Report (HSR) prepared by a qualified historic preservation expert who 
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meets the Secretary’s professional qualification standards to guide 
rehabilitation activities in compliance with the Secretary of the Interior’s 
Standards.  The HSR will be prepared based upon the National Park 
Service's Preservation Brief #43:  The Preparation and Use of Historic 
Structure Reports.  The HSR will thoroughly identify historic materials 
and character-defining features, provide documentary, graphic, and 
physical information about their existing conditions, and make 
recommendations for their treatment which will be adhered to.  The HSR 
would be completed prior to the alteration of the historic buildings and 
submitted to the Los Angeles Office of Historic Resources for 
concurrence. 

b.  Greenhouse Gas Emissions 

GHG-PDF-1: The Project will prohibit the use of natural gas within the building 
envelope during Project operations, excluding restaurant cooking 
equipment. 

GHG-PDF-2: The cost of residential parking will be unbundled from the cost of the 
residential units, with the exception of all Restricted Affordable Units, 
which will include any provided residential parking in the base rent or 
sales price. 

c.  Noise 

NOI-PDF-1: Outdoor mounted mechanical equipment will be enclosed or shielded by 
the building design (e.g., a roof parapet) from off-site noise-sensitive 
receptors at the street level. 

NOI-PDF-2: All loading docks will be located inside an enclosed space within the 
parking garage, which would be shielded from off-site noise-sensitive 
receptors. 

NOI-PDF-3: Outdoor amplified sound systems, if any, will be designed so as not to 
exceed the maximum noise level of 80 dBA (Leq-1hr) at a distance of 15 
feet from the amplified speaker sound systems at the Level 6 outdoor 
spaces.  A qualified noise consultant will provide written documentation 
at plan check that the design of the system complies with these 
maximum noise levels. 

d.  Police Protection 

POL-PDF-1: During construction, the Applicant and/or its construction contractor, will 
implement temporary security measures, including security barriers and 
fencing (e.g., chain-link fencing), low-level security lighting, locked entry 
(e.g., padlock gates or guard-restricted access), and regular daily and 
multiple security patrols during non-construction hours (e.g., nighttime 
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hours, weekends, and holidays) to limit access by the general public, 
secure construction equipment, and minimize trespassing, vandalism, 
short-cut attractions, and attractive nuisances.  During construction 
activities, the contractor will document the security measures; and the 
documentation will be made available to the Construction Monitor. 

POL-PDF-2: During operation, the Project will implement a 24-hour/seven-day 
security plan incorporating on-site security staff; security cameras; 
adequate lighting of parking facilities, elevators, pedestrian walkways, 
building entries, open spaces and lobbies to reduce areas of 
concealment; design of public spaces to be easily patrolled and 
accessed by safety personnel; and design of entrances to, and exits 
from buildings, open spaces around buildings, and pedestrian walkways 
to be open and in view of surrounding sites. 

POL-PDF-3: The Applicant will consult with LAPD regarding the incorporation of 
feasible crime prevention features.  Upon completion of construction of 
the Project and prior to the issuance of a certificate of occupancy, the 
Applicant will submit a diagram of the Project Site to the LAPD’s Wilshire 
Division Commanding Officer that includes access routes and any 
additional information that might facilitate police response. 

e.  Transportation 

TR-PDF-1: A Construction Traffic Management Plan would be developed by the 
contractor and reviewed and approved by the appropriate City 
departments prior to commencing construction to alleviate construction 
period impacts, which may include but are not limited to the following 
measures: 

• The Applicant will designate a construction manager to serve as a 
liaison with the surrounding community and respond to any 
construction-related inquiries.  Publicly-visible signs will be posted at 
various locations with the liaison’s information and phone number to 
contact regarding inquiries and/or complaints, including dust 
complaints.  The South Coast Air Quality Management District’s 
phone number will also be included to ensure compliance with 
applicable regulations related to dust. 

• Advance, bilingual notification of adjacent property owners and 
occupants of upcoming construction activities, including durations 
and daily hours of operation. 

• Temporary pedestrian, bicycle, and vehicular traffic controls (e.g., 
flag people trained in pedestrian and bicycle safety at the Project 
Site’s driveways) during all construction activities. 

• Provide off-site truck staging area furnished by the construction truck 
contractor. 
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• Schedule deliveries and pick-ups of construction materials during 
non-peak travel periods to the extent possible and coordinate to 
reduce the potential of trucks waiting to load or unload for protracted 
periods. 

• As parking lane and/or sidewalk closures are anticipated, worksite 
traffic control plan(s), approved by the City, will be implemented to 
route vehicular traffic, bicyclists, and pedestrians around any such 
closures. 

• Establish requirements for loading/unloading and storage of 
materials on the Project Site, where parking spaces would be 
encumbered, the length of time traffic travel lanes can be 
encumbered, sidewalk closings or pedestrian diversions to ensure 
the safety of the pedestrian and access to local businesses and 
residences. 

• Ensure that access would remain unobstructed for land uses in 
proximity to the Project site during Project construction. 

• Coordinate with the City and emergency service providers to ensure 
adequate access is maintained to the Project site and neighboring 
businesses and residences. 

f.  Water Supply 

WAT-PDF-1: The Project design will incorporate the following design features to 
support water conservation in excess of LAMC requirements: 

• Fixtures: 

– ENERGY STAR Certified Residential Clothes Washers—Front-
loading with Integrated Water Factor of 2.9 or less and capacity 
of 4.5 cubic feet. 

– ENERGY STAR Certified Residential Dishwashers—standard 
with 3.4 gallons/cycle or less. 

– High Efficiency Toilets with a flush volume of 1.0 gallons per 
flush, or less. 

• Landscape and Irrigation: 

– California Friendly® plants or native plants. 

– Drip/Subsurface Irrigation (Micro-Irrigation). 

– Drought Tolerant Plants. 

– Proper Hydro-zoning/Zoned Irrigation (groups plants with similar 
water requirements together). 

• Pool: 
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– Install a meter on the pool make-up line or leak detection system 
so water use can be monitored, and leaks can be identified and 
repaired. 

• Utilities: 

– Individual metering and billing for water use for residential and 
commercial units. 

• Cooling Towers: 

– Use grey water collection to meet 100% of the cooling tower 
make-up water requirements. 

11.  Mitigation Measures 

The following mitigation measures would be implemented as part of the Project: 

a.  Geology and Soils 

GEO-MM-1: Prior to the start of any ground-disturbing activities, a Qualified 
Professional Paleontologist and Qualified Paleontological Resource 
Monitor who meets the 2010 Society of Vertebrate Paleontology (2010) 
standards shall attend a preconstruction meeting and provide all 
construction personnel with paleontological sensitivity training via a 
Worker Environmental Awareness Program (WEAP). This training 
program will provide information regarding the potential to encounter 
paleontological resources during rough grading and other significant 
ground-disturbing activities in Pleistocene age alluvial deposits and the 
Fernando Formation as well as the need to protect such resources. The 
training will inform construction personnel of the location(s) and 
boundaries of any areas with a high paleontological resource potential. 
Instruction will be provided as to the appropriate procedures and 
notifications to be undergone should paleontological resources be 
discovered during paleontological monitoring of Project construction. 
The training will also emphasize that unauthorized collections or 
disturbances of protected fossils on or off the Project area are prohibited 
and may result in criminal penalties and fines. The Qualified 
Professional Paleontologist or Qualified Paleontological Resource 
Monitor may attend tailgate meetings to brief the construction crew on 
paleontological monitoring protocols. 

• As defined by SVP (2010), a Qualified Professional Paleontologist 
(also Principal Investigator, Project Paleontologist) is described as a 
practicing scientist who is recognized in the paleontological 
community as a professional and can demonstrate familiarity and 
proficiency with paleontology in a stratigraphic context. A 
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paleontological Principal Investigator shall have the equivalent of the 
following qualifications: 

– A graduate degree in paleontology or geology, and/or a 
publication record in peer reviewed journals; and demonstrated 
competence in field techniques, preparation, identification, 
curation, and reporting in the state or geologic province in which 
the project occurs. An advanced degree is less important than 
demonstrated competence and regional experience. 

– At least two full years professional experience as an assistant to 
a Project Paleontologist with administration and project 
management experience; supported by a list of projects and 
referral contacts. 

– Proficiency in recognizing fossils in the field and determining their 
significance. 

– Expertise in local geology, stratigraphy, and biostratigraphy. 

– Experience collecting vertebrate fossils in the field. 

GEO-MM-2: Prior to ground disturbance, the Qualified Professional Paleontologist 
shall develop a site-specific Paleontological Resource Mitigation and 
Treatment Plan. The Paleontological Resource Mitigation and 
Treatment Plan shall specify the levels and types of monitoring efforts 
based on the types and depths of ground disturbance activities and the 
geologic and paleontological sensitivity of the Project Site.  The 
Paleontological Resource Mitigation and Treatment Plan shall also 
include a description of the professional qualifications required of key 
staff, communication protocols during construction, fossil recovery 
protocols, sampling protocols for microfossils, laboratory procedures, 
reporting requirements, and curation provisions for any collected fossil 
specimens. 

• As defined by SVP (2010), a Qualified Paleontological Resource 
Monitor has the following qualifications (or their equivalent): 

– BS or BA degree in geology or paleontology and one year 
experience monitoring in the state or geologic province of the 
specific project. An associate degree and/or demonstrated 
experience showing ability to recognize fossils in a 
biostratigraphic context and recover vertebrate fossils in the field 
may be substituted for a degree. An undergraduate degree in 
geology or paleontology is preferable, but is less important than 
documented experience performing paleontological monitoring; 
or 

– AS or AA in geology, paleontology, or biology and demonstrated 
two years experience collecting and salvaging fossil materials in 
the state or geologic province of the specific project; or 
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– Enrollment in upper division classes pursuing a degree in the 
fields of geology or paleontology and two years of monitoring 
experience in the state or geologic province of the specific 
project. 

• Monitors must demonstrate proficiency in recognizing various types 
of fossils, in collection methods, and in other paleontological field 
techniques. 

GEO-MM-3: A post-construction Paleontological Monitoring Report shall be prepared 
within 90 days post-construction detailing all aspects of the 
paleontological monitoring conducted for the Project and include the 
biostratigraphy, paleoecologic, and taphonomic significance of any 
paleontological resources discovered during construction.  The report 
shall also include field notes, geological maps, stratigraphic sections(s), 
and a list of identified specimens.  The paleontological resources must 
be prepared, identified, curated, and donated to a repository, such as 
the Natural History Museum of Los Angeles County or the La Brea Tar 
Pits and Museum. 

b.  Noise 

NOI-MM-1: A temporary and impermeable sound barrier shall be erected at the 
locations listed below.  Prior to issuance of demolition permits or 
issuance of permits to alter the Public Right of Way (B-permit, etc.), 
building plans depicting the location, height, and phase of each sound 
barrier shall be submitted to the Department of Building and Safety and 
Department of City Planning which include documentation prepared by 
a noise consultant verifying compliance with this measure. 

• Along the southern property line of the Project Site between the 
construction areas and the residential uses adjacent to the Project 
Site to the south (receptor location R1).  The temporary sound barrier 
shall be designed to provide a minimum 20-dBA noise reduction at 
the ground level of receptor location R1. 

• Along the eastern property line of the Project Site between the 
construction areas and residential use on Detroit Street (receptor 
location R2).  The temporary sound barrier shall be designed to 
provide a minimum 20-dBA noise reduction at the ground level of 
receptor location R2. 

• Along the northern property line of the Project Site between the 
construction areas and residential uses on the north side of Wilshire 
Boulevard (receptor location R4) and the residential uses on 
Cloverdale Avenue (receptor location R5).  The temporary sound 
barrier shall be designed to provide a minimum 6-dBA and 5-dBA 
noise reduction at the ground level of receptor locations R4 and R5, 
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respectively.  This temporary sound barrier is only required during 
the building renovation phase. 

• Along the western property line of the Project Site between the 
construction areas and residential and school use on Cochran 
Avenue (receptor location R6).  The temporary sound barrier shall 
be designed to provide a minimum 6-dBA noise reduction at the 
ground level of receptor location R6. 

• During the off-site water main improvements construction along 
Detroit Street—Provide a temporary moveable noise barrier between 
the construction equipment and the residential uses along the east 
and west sides of Detroit Street between the Project Site and 8th 
Street (represented by R1 and R2) and the residential use located at 
the northwest corner of Detroit Street and Wilshire Boulevard 
(represented by R4).  The temporary noise barrier shall be designed, 
located, installed, and implemented to provide a minimum 10-dBA 
noise reduction at receptor locations R1, R2, and R4. 

• During the off-site fire hydrant installation—Provide a temporary 
moveable noise barrier between the construction equipment and the 
residential uses along Cloverdale Avenue (represented by receptor 
location R1).  The temporary noise barrier shall be designed, located, 
installed, and implemented to provide a minimum 10-dBA, 5-dBA, 
10-dBA, and 9-dBA noise reduction at receptor locations R1, R4, R5 
and R6, respectively. 

NOI-MM-2: The use of large construction equipment, including large bulldozers, 
caisson drill rigs, and/or loaded trucks, shall be at a minimum of 13 feet 
away from the on-site historic structures such that the resulting vibration 
level does not exceed 0.2 PPV. 

NOI-MM-3: Prior to start of Project construction, the Applicant shall retain the 
services of a structural engineer or qualified professional to visit the 
existing on-site historic buildings to inspect and document the apparent 
physical condition of the structures’ readily visible features.  In addition, 
the structural engineer shall survey the existing foundations and other 
structural aspects of the historic buildings and provide a shoring design 
to protect the building from potential damage.  The qualified structural 
engineer shall hold a valid license to practice structural engineering in 
the State of California and have extensive demonstrated experience 
specific to rehabilitating historic buildings and applying the Secretary of 
the Interior’s Standards to such projects. 

The qualified acoustical engineer shall review proposed construction 
equipment and develop and implement a vibration monitoring program 
capable of documenting the construction-related ground vibration levels 
adjacent to the historic buildings at the Project Site during demolition 
and grading/excavation phases.  The vibration monitoring system shall 
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continuously measure and store the peak particle velocity (PPV) in the 
unit of inch/second.  The system shall also be programmed for two 
preset velocity levels: a warning level of 0.17 PPV and a regulatory level 
of 0.2 PPV.  The system shall also provide real-time alert when the 
vibration levels exceed the two preset levels. 

In the event the warning level (0.17 PPV) is triggered, the contractor 
shall identify the source of vibration generation and provide feasible 
steps to reduce the vibration level. 

In the event the regulatory level (0.2 PPV) is triggered, the contractor 
shall halt the construction activities in the vicinity of the adjacent building 
structures and visually inspect the building for any damage (by a 
qualified structural engineer).  Results of the inspection must be logged, 
and repairs will be provided in the event any damage occurs.  The 
contractor shall identify the source of vibration generation and provide 
feasible steps to reduce the vibration level.  Construction activities may 
then restart once the vibration level is measured and below the warning 
level. 

At the conclusion of vibration-causing construction, the qualified 
structural engineer shall issue a follow-up letter describing damage, if 
any, to the on-site historic buildings and recommendations for repair, as 
may be necessary, in conformance with the Secretary of the Interior’s 
Standards.  Repairs to the historic building shall be undertaken and 
completed in conformance with all applicable codes, including the 
California Historical Building Code (Part 8 of Title 24). 

12.  Summary of Alternatives 

This Draft EIR examined three alternatives to the Project in detail, which include 

Alternative 1, No Project/No Build Alternative; Alternative 2, Reduced Density Alternative; 

Alternative 3, Reduced Excavation Alternative.  Refer to Section V, Alternatives, of this Draft 

EIR for a more detailed description of these alternatives, a comparative analysis of the 

impacts of these alternatives with those of the Project, and a description of the alternatives 

considered but rejected as infeasible. 

a.  Alternative 1:  No Project/No Build Alternative 

Alternative 1 assumes that the Project would not be approved, no new permanent 

development would occur within the Project Site, and the existing environment would be 

maintained.  Thus, the physical conditions of the Project Site would generally remain as they 

are today.  Specifically, the existing buildings and surface parking would remain unchanged 

by Alternative 1. 
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Alternative 1 would eliminate the Project’s significant and unavoidable impacts with 

respect to on- and off-site noise sources during construction and on- and off-site vibration 

during construction (pursuant to the significance threshold for human annoyance).  

Furthermore, Alternative 1 would avoid the Project’s significant and unavoidable cumulative 

impacts with respect to on- and off-site noise during construction and off-site vibration during 

construction (pursuant to the significance threshold for human annoyance). In addition, 

Alternative 1 would avoid the Project’s impacts that were determined to be less than 

significant with mitigation, including paleontological resources and on- and off-site vibration 

during construction (pursuant to the significance threshold for building damage).  Impacts 

associated with the remaining environmental issues also would be less than those of the 

Project. 

b.  Alternative 2:  Reduced Density Alternative 

Alternative 2, the Reduced Density Alternative, would include the same uses 

proposed under the Project while reducing the amount of total new floor area proposed by 

the Project by approximately 25 percent.  Specifically, as with the Project, Alternative 2 would 

utilize the City’s Transit Oriented Communities (TOC) Guidelines to construct a podium tower 

(Residential Tower) comprised of residential units, a restaurant, and open space.  However, 

this alternative would reduce the number of residential units proposed by the Project from 

419 units to 314 units, including 35 Extremely Low-Income affordable units.  Alternative 2 

would also include a reduced, 1,983-square-foot restaurant (compared to the Project’s 

2,645-square-foot restaurant).  Additionally, the amount of open space would be reduced 

from 47,534 square feet to 35,650 square feet.  As with the Project, the existing commercial 

buildings, including Los Angeles HCM No. 451, which is limited to the façade of the Dark 

Room storefront along Wilshire Boulevard, would be retained and would provide 31,569 

square feet of office and restaurant uses.  In total, Alternative 2 would include 33,552 square 

feet of commercial floor area (reduced from 44,737 square feet as proposed by the Project) 

inclusive of the existing floor area to remain and would be comprised of 27,552 square feet 

of restaurant uses and 6,000 square feet of office uses.  Additionally, as with the Project, 

6,137 square feet of existing building area that were rear additions to the southwestern 

portion of the commercial building along Wilshire Boulevard would be removed. 

With the reduction in floor area, Alternative 2 would also reduce the amount of parking 

to be provided.  Specifically, Alternative 2 would provide up to 332 vehicle parking spaces 

within three below-grade and four above-grade parking levels.  Comparatively, the Project 

would include 443 vehicle parking spaces within four below-grade and five above-grade 

parking levels.  Accordingly, the amount of export would be reduced from 115,796 cubic 

yards to 86,847 cubic yards.  Vehicular and pedestrian access would be similar to the  

Project.  Alternative 2 would provide 35,650 square feet of open space with similar amenities 

to the Project, compared to 47,534 square feet of open space under the Project.  Upon 

completion, Alternative 2 would result in a total floor area of 315,150 square feet (a reduction 



I.  Executive Summary 

Wilshire and Cloverdale Project City of Los Angeles 
Draft Environmental Impact Report July 2026 
 

Page I-26 

 

of 105,051 square feet compared to the Project), with an approximate FAR of 5.64:1, and a 

maximum building height of 34 stories at approximately 397 feet (compared to the Project’s 

43 stories at approximately 530 feet). 

Alternative 2 would not avoid the Project’s significant and unavoidable impacts with 

respect to on- and off-site noise sources during construction and on- and off-site vibration 

during construction (pursuant to the significance threshold for human annoyance).  

Additionally, Alternative 2 would not avoid the Project’s significant and unavoidable 

cumulative impacts regarding on- and off-site noise during construction and off-site vibration 

during construction (pursuant to the significance threshold for human annoyance).  These 

impacts would continue to be significant and unavoidable under Alternative 2, although the 

duration of such impacts would be reduced due to the overall reduction in development and 

associated construction activities.  Impacts associated with the remaining environmental 

issues would be similar to or less than those of the Project. 

c.  Alternative 3:  Reduced Excavation Alternative 

Alternative 3, the Reduced Excavation Alternative, would include the same uses 

proposed by the Project but would eliminate all subterranean parking.  Specifically, parking 

for the proposed uses under this alternative would be provided within nine above-grade 

parking levels.  Both the Project and Alternative 3 would construct a podium tower 

(Residential Tower) comprised of up to 419 residential units, including 47 Extremely 

Low-Income affordable units, a 2,645 square-foot restaurant, and 47,534 square feet of open 

space.  Existing commercial buildings, including Los Angeles HCM No. 451, which is limited 

to the façade of the Dark Room storefront along Wilshire Boulevard, would be retained and 

would provide 42,092 square feet of office and restaurant uses.  In total, like the Project, 

Alternative 3 would include 44,737 square feet of commercial floor area inclusive of 

36,737 square feet of restaurant uses and 8,000 square feet of office uses.  Additionally, 

6,137 square feet of existing building area that were rear additions to the southwestern 

portion of the commercial building along Wilshire Boulevard would similarly be removed as 

part of this alternative.  Under Alternative 3, the proposed uses would be located within a 

single 50-story tower with an approximate height of 570 compared to the maximum height of 

43 stories and 530 feet proposed by the Project.  With the elimination of subterranean 

parking, the amount of export would be reduced from 115,796 cubic yards to 57,898 cubic 

yards (a reduction of 57,898 cubic yards).  The remaining project components, and 

approximate FAR, would be the same as the Project. 

Alternative 3 would not avoid or substantially lessen the Project-level and cumulative 

significant and unavoidable impacts with respect to on- and off-site noise sources during 

construction and off-site vibration during construction (pursuant to the significance threshold 

for human annoyance). These impacts would continue to be significant and unavoidable 

under Alternative 3, although the duration of such impacts would be reduced due to the 
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overall reduction in excavation activities and export of soils under Alternative 3.  Impacts 

associated with the remaining environmental issues would be similar to or less than those of 

the Project. 

d.  Environmentally Superior Alternative 

Section 15126.6(e)(2) of the CEQA Guidelines indicates that an analysis of 

alternatives to a project shall identify an Environmentally Superior Alternative among the 

alternatives evaluated in an EIR.  The CEQA Guidelines also state that should it be 

determined that the No Project Alternative is the Environmentally Superior Alternative, the 

EIR shall identify another Environmentally Superior Alternative among the remaining 

alternatives. 

With respect to identifying an Environmentally Superior Alternative among those 

analyzed in this Draft EIR, the range of feasible alternatives includes Alternative 1, the No 

Project Alternative; Alternative 2, the Reduced Density Alternative; and Alternative 3, the 

Reduced Excavation Alternative.  Table V-2 in Section V, Alternatives, of this Draft EIR 

provides a comparative summary of the environmental impacts anticipated under each 

alternative with the environmental impacts associated with the Project.  A more detailed 

description of the potential impacts associated with each alternative is provided above.  

Pursuant to CEQA Guidelines Section 15126.6(c), the analysis below addresses the ability 

of the alternatives to “avoid or substantially lessen one or more of the significant effects” of 

the Project. 

As previously discussed, implementation of the Project would result in significant and 

unavoidable impacts regarding the following: on- and off-site noise sources during 

construction and on- and off-site vibration during construction (pursuant to the significance 

threshold for human annoyance).  Cumulative impacts with respect to on- and off-site noise 

during construction and off-site vibration during construction (pursuant to the significance 

threshold for human annoyance) would also be significant and unavoidable.  Of the 

alternatives analyzed in this Draft EIR, Alternative 1, the No Project Alternative, would avoid 

all of the Project’s significant environmental impacts.  However, Alternative 1 would not meet 

any of the Project’s objectives or underlying purpose to promote the revitalization of the 

Wilshire community and the surrounding area by transforming the underutilized Project Site 

while preserving existing contributors to the Miracle Mile Historic District, and integrate 

high-density multi-family housing uses and ground floor commercial space in close proximity 

to a future rail station. 

In accordance with the CEQA Guidelines requirement to identify an Environmentally 

Superior Alternative other than the No Project Alternative, a comparative evaluation of the 

remaining alternatives indicates that Alternative 2, the Reduced Density Alternative, would 

be the Environmentally Superior Alternative.  Alternative 2 would include the same uses 
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proposed under the Project while reducing the amount of total new floor area proposed under 

the Project by approximately 25 percent.  This reduction in overall total new floor area would 

result in a corresponding decrease in the environmental impacts of Alternative 2.  

Specifically, while Alternative 2 (and Alternative 3) would not avoid the Project-level and 

cumulative significant and unavoidable impacts with respect to on- and off-site noise sources 

during construction and off-site vibration during construction (pursuant to the significance 

threshold for human annoyance), it would:  (1) reduce these impacts; (2) reduce the Project’s 

less than significant with mitigation impacts (i.e., paleontological resources); and (3) reduce 

the majority of the Project’s less than significant impacts.  Furthermore, Alternative 2 would 

not result in greater impacts compared to the Project.  Comparatively, Alternative 3 would 

include the same amount of new floor area as the Project while eliminating the subterranean 

parking thereby resulting in generally similar environmental impacts as the Project. 

In summary, while Alternative 2 would not avoid the Project’s significant and 

unavoidable impacts, Alternative 2 would reduce more of the Project’s environmental impacts 

than Alternative 3, and in many cases to a greater extent.  Lastly, as indicated previously, 

Alternative 2 would not result in greater impacts than the Project.  Therefore, of the range of 

alternatives analyzed, Alternative 2, the Reduced Density Alternative, would be the 

Environmentally Superior Alternative. 

 


