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1 INTRODUCTION

An application for the proposed Mirabel Transit Priority Project (Project) has been submitted to
the City of Los Angeles Department of City Planning for discretionary review. The City of Los
Angeles (City), as lead agency, has determined that the Project is subject to the California
Environmental Quality Act (CEQA), and that the preparation of an Initial Study is required.

This Initial Study evaluates the potential environmental effects that could result from the
construction, implementation, and operation of the Proposed Project. This Initial Study has been
prepared in accordance with CEQA (Public Resources Code (PRC) 821000 et seq., and PRC
Section 21155),! the State CEQA Guidelines (Title 14, California Code of Regulations, §15000 et
seq.), Senate Bill 375 (SB 375), and the City of Los Angeles CEQA Guidelines (1981, amended
2006). The City uses Appendix G of the State CEQA Guidelines as the thresholds of significance
unless another threshold of significance is expressly identified in this document. Based on the
analysis provided within this Initial Study, the City has concluded that the Project may result in
significant impacts on the environment and the preparation of an Environmental Impact Report
(EIR) is required. As discussed below, the Project qualifies as a Transit Priority Project, and the
EIR will be prepared pursuant to PRC Section 21155.2(c). This Initial Study (and the forthcoming
EIR) are intended as informational documents, which are ultimately required to be considered
and certified by the decision-making body of the City prior to approval of the Project.

1.1 PURPOSE OF AN INITIAL STUDY

CEQA was enacted in 1970 with several basic purposes, including: (1) to inform governmental
decision makers and the public about the potential significant environmental effects of proposed
projects; (2) to identify ways that environmental damage can be avoided or significantly reduced;
(3) to prevent significant, avoidable damage to the environment by requiring changes in projects
through the use of feasible alternatives or mitigation measures; and (4) to disclose to the public
the reasons behind a project’s approval even if significant environmental effects are anticipated.

An Initial Study is a preliminary analysis conducted by the lead agency, in consultation with other
agencies (responsible or trustee agencies, as applicable), to determine whether there is
substantial evidence that a project may have a significant effect on the environment. If the Initial
Study shows that there is no substantial evidence, in light of the whole record before the agency,
that the project may have a significant effect on the environment, the lead agency shall prepare
a Negative Declaration. If the Initial Study identifies potentially significant effects but revisions
have been made by or agreed to by the applicant that would avoid the effects or mitigate the
effects to a point where clearly no significant effects would occur, a Mitigated Negative Declaration

All references to the Public Resources Code or PRC in this Initial Study refer to the California Public Resources Code.
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is appropriate. If the Initial Study concludes that neither a Negative Declaration nor Mitigated
Negative Declaration is appropriate, an EIR is normally required.2

1.2 SB 375 STREAMLINING PROVISIONS

The State of California adopted SB 375, also known as “The Sustainable Communities and
Climate Protection Act of 2008,” which outlines growth strategies that better integrate regional
land use and transportation planning and that help meet the State of California’s greenhouse gas
(GHG) emissions reduction mandates. SB 375 requires the State’s 18 metropolitan planning
organizations to incorporate a “sustainable communities strategy” (SCS) into the regional
transportation plans (RTPs) to achieve their respective region’s GHG emission reduction targets
set by the California Air Resources Board (CARB). Correspondingly, SB 375 provides various
CEQA streamlining tools for projects that are consistent with an adopted applicable SCS and
meet certain objective criteria. One such CEQA streamlining tool is the Sustainable Communities
Environmental Impact Report (SCEIR).

The Southern California Association of Governments (SCAG) is the metropolitan planning
organization for the County of Los Angeles (along with the Counties of Imperial, San Bernardino,
Riverside, Orange, and Ventura). In this capacity, SCAG bears the responsibility under SB 375
to implement and administer RTPs and sustainable communities strategies (SCSs) for purposes
of achieving the goals for reducing greenhouse gases as envisioned by AB 32. The applicable
sustainable communities strategy relevant to the region including the Project Site is SCAG’s 2020-
2045 RTP/SCS, which is a long-range visioning plan for the six-county SCAG region, that
highlights the existing land use and transportation conditions throughout the SCAG region and
forecasts how it will meet the region’s transportation needs between 2020 and 2045, as well as
achieve CARB’s GHG emissions reduction targets. Specifically, the 2020-2045 RTP/SCS
identifies and prioritizes expenditures of this anticipated funding for transportation projects of all
transportation modes: highways, streets and roads, transit, rail, bicycle and pedestrian, as well
as aviation ground access. It also includes a set of visions, goals, objectives, policies and
performance measures developed through public and stakeholder outreach sessions across
SCAG's region. On May 7, 2020, SCAG’s Regional Council certified the Program EIR prepared
for the 2020-2045 RTP/SCS, and on September 3, 2020, SCAG’s Regional Council formally
adopted the 2020-2045 RTP/SCS. On October 30, 2020, CARB officially determined that the
2020-2045 RTP/SCS would achieve CARB’s 2035 GHG emissions reduction target.

SB 375 provides CEQA streamlining benefits to qualifying transit priority projects (TPPs). For
purposes of projects in the SCAG region, a qualifying TPP is a project that meets the following
four criteria (see Public Resources Code Sections 21155 (a) and (b)):

State CEQA Guidelines Section 15063(b)(1) identifies the following three options for the lead agency when there is substantial
evidence that the project may cause a significant effect on the environment: “(A) Prepare an EIR, or (B) Use a previously prepared
EIR which the lead agency determines would adequately analyze the project at hand, or (C) Determine, pursuant to a program
EIR, tiering, or another appropriate process, which of a project’s effects were adequately examined by an earlier EIR or negative
declaration.
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1. Is consistent with the general use designation, density, building intensity, and
applicable policies specified for the project area in the SCAG 2020-2045 RTP/SCS;

2. Contains at least 50 percent residential use, based on total building square footage
and, if the project contains between 26 percent and 50 percent nonresidential uses, a
floor area ratio of not less than 0.75;

3. Provides a minimum net density of at least 20 units per acre; and

4. Is within one-half mile of a major transit stop or high-quality transit corridor included in
a regional transportation plan.

Pursuant to Public Resources Code Section 21155.2(a), qualifying TPPs that have incorporated
all feasible mitigation measures and performance standards, or criteria set forth in the prior
applicable EIR (e.g., SCAG’s 2020-2045 RTP/SCS Program EIR) are eligible to prepare a Limited
analysis EIR (or SCEIR)3 that complies with the following (Public Resources Code Section
21155.2(c)):

(1) An initial study shall be prepared to identify all significant or potentially significant effects
of the transit priority project other than those that do not need to be reviewed pursuant to
Section 21159.28 based on substantial evidence in light of the whole record. The initial
study shall identify any cumulative effects that have been adequately addressed and
mitigated pursuant to the requirements of this division in prior applicable certified
environmental impact reports. Where the lead agency determines that a cumulative impact
effect has been adequately addressed and mitigated, that cumulative effect shall not be
treated as cumulatively considerable for purposes of this subdivision.

(2) An environmental impact report prepared pursuant to this subdivision need only address
the significant or potentially significant effects of the transit priority project on the
environment identified pursuant to paragraph (1). It is not required to analyze off-site
alternatives to the transit priority project. It shall otherwise comply with the requirements
of this division.

Pursuant to Public Resources Code Section 21159.28, the following topics would not need to be
analyzed in the SCEIR:

a. Growth-inducing impacts;

b. Project-specific or cumulative impacts from cars and light trucks on global
warming or the regional transportation network;"* and

Note that the terms “Limited EIR” and “SCEIR” are interchangeable.

“Regional transportation network” means all existing and proposed transportation system improvements, including the state
transportation system, that were included in the transportation and air quality conformity modeling, including congestion
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C. A reduced residential density alternative to address the effects of car and
light-duty truck trips generated by the Project.

1.3 ORGANIZATION OF THE INITIAL STUDY
This Initial Study is organized into sections as follows:
1 INTRODUCTION

Describes the purpose and content of the Initial Study and provides an overview of the
CEQA process.

2 EXECUTIVE SUMMARY

Provides Project information, identifies key areas of environmental concern, and includes
a determination whether the Project may have a significant effect on the environment.

3 PROJECT DESCRIPTION

Provides a description of the environmental setting and the Project, including Project
characteristics and a list of discretionary actions.

4 SUSTAINABLE COMMUNITIES EIR FINDINGS AND CONSISTENCY ANALYSIS

Provides a discussion of the Project’s consistency with the transit priority project criteria
and demonstrates that the Project satisfies all necessary criteria for a SCEIR as set forth
in Public Resources Code Sections 21155 and 21155.2.

5 MITIGATION MEASURES FROM PRIOR EIRS

Identifies all of the mitigation measures contained in the Mitigation Monitoring and
Reporting Program (MMRP) for the City’s Housing and Safety Element EIR and SCAG’s
2020-2045 RTP/SCS Program EIR and provides a discussion of the applicability of the
mitigation measures to the Project.

6 EVALUATION OF ENVIRONMENTAL IMPACTS

Contains the completed Initial Study Checklist and discussion of the environmental factors
that would be potentially affected by the Project.

modeling, for the final regional transportation plan adopted by the metropolitan planning organization, but shall not include local
streets and roads. Nothing in the foregoing relieves any project from a requirement to comply with any conditions, exactions, or
fees for the mitigation of the project's impacts on the structure, safety, or operations of the regional transportation network or
local streets and roads.
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7 PROJECT INCORPORATION OF MITIGATION MEASURES

Contains a list of mitigation measures the Project would incorporate from the City's
Housing and Safety Element EIR.

1.4 CEQA PROCESS

Below is a general overview of the CEQA process. The CEQA process is guided by the CEQA
statutes and guidelines, which can be found on the State of California’s website
(http://resources.ca.gov/ceqa).

Initial Study

At the onset of the environmental review process, the City has prepared this Initial Study to
determine whether the Proposed Project may have a significant effect on the environment. As set
forth in Section 6 below, this Initial Study determines that the Proposed Project may have a
significant effect(s) on the environment and an EIR will be prepared.

A Notice of Preparation (NOP) is prepared to notify public agencies and the general public that
the lead agency is starting the preparation of an EIR for the Proposed Project. The NOP and Initial
Study are circulated for a 30-day review and comment period. During this review period, the lead
agency requests comments from agencies and the public on the scope and content of the
environmental information to be included in the EIR. After the close of the 30-day review and
comment period, the lead agency continues the preparation of the Draft EIR and any associated
technical studies, which may be expanded in consideration of the comments received on the
NOP.

Draft EIR

Once the Draft EIR is complete, a Notice of Completion and Availability is prepared to inform
public agencies and the general public of the availability of the document and the locations where
the document can be reviewed. The Draft EIR and Notice of Availability are circulated for a 45-
day review and comment period. The purpose of this review and comment period is to provide
public agencies and the general public an opportunity to review the Draft EIR and comment on
the document, including the analysis of environmental effects, the mitigation measures presented
to reduce potentially significant impacts, and the alternatives analysis. After the close of the 45-
day review and comment period, responses to comments on environmental issues received
during the comment period are prepared.

Final EIR

The Lead Agency prepares a Final EIR, which incorporates the Draft EIR or a revision to the Draft
EIR, comments received on the Draft EIR and list of commenters, and responses to significant
environmental points raised in the review and consultation process.
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The decision-making body then considers the Final EIR, together with any comments received
during the public review process and may certify the Final EIR and approve the Project. In
addition, when approving a project for which an EIR has been prepared, the Lead Agency must
prepare findings for each significant effect identified, a statement of overriding considerations if
there are significant impacts that cannot be mitigated, and a mitigation monitoring program.
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2 EXECUTIVE SUMMARY

PROJECT TITLE
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

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

[] Aesthetics [] Greenhouse Gas Emissions [] Public Services

[] Agriculture & Forestry Resources [ ] Hazards & Hazardous Materials [] Recreation

] Air Quality ] Hydrology / Water Quality [] Transportation

[] Biological Resources [] Land Use / Planning [] Tribal Cultural Resources

DX Cultural Resources [] Mineral Resources [ Utilities / Service Systems

] Energy Xl Noise ] wildfire

[] Geology / Soils [] Population / Housing X Mandatory Findings of
Significance

DETERMINATION
(To be completed by the Lead Agency)

On the basis of this initial evaluation:

O

O

X

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

| find that although the proposed project could have a significant effect on the environment, there will not be
a significant effect in this case because revisions on the project have been made by or agreed to by the
project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

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

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

| find that although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon
the proposed project, nothing further is required.

Jason McCrea, City Planner Auqust 31, 2023

PRINTED NAME, TITLE DATE
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EVALUATION OF ENVIRONMENTAL IMPACTS

1)

2)

3)

4)

5)

A brief explanation is required for all answers except "No Impact" answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each
question. A "No Impact" answer is adequately supported if the referenced information sources
show that the impact simply does not apply to projects like the one involved (e.g., the project
falls outside a fault rupture zone). A "No Impact" answer should be explained where it is
based on project-specific factors as well as general standards (e.g., the project will not expose
sensitive receptors to pollutants, based on a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-
site, cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less that
significant with mitigation, or less than significant. "Potentially Significant Impact”" is
appropriate if there is substantial evidence that an effect may be significant. If there are one
or more "Potentially Significant Impact" entries when the determination is made, an EIR is
required.

"Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the
incorporation of a mitigation measure has reduced an effect from "Potentially Significant
Impact” to "Less Than Significant Impact.” The lead agency must describe the mitigation
measures, and briefly explain how they reduce the effect to a less than significant level
(mitigation measures from "Earlier Analysis,"” as described in (5) below, may be cross
referenced).

Earlier analysis must be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR, or negative declaration.
Section 15063 (c)(3)(D). In this case, a brief discussion should identify the following:

a) Earlier Analysis Used. ldentify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist
were within the scope of and adequately analyzed in an earlier document pursuant
to applicable legal standards, and state whether such effects were addressed by
mitigation measures based on the earlier analysis.

C) Mitigation Measures. For effects that are "Less Than Significant With Mitigation
Measures Incorporated,” describe the mitigation measures which were
incorporated or refined from the earlier document and the extent to which they
address site-specific conditions for the project.
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6)

7

8)

9)

Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference to
the page or pages where the statement is substantiated

Supporting Information Sources: A sources list should be attached, and other sources used
or individuals contacted should be cited in the discussion.

This is only a suggested form, and lead agencies are free to use different formats; however,
lead agencies should normally address the questions from this checklist that are relevant to a
project’s environmental effects in whichever format is selected.

The explanation of each issue should identify:
a) The significance criteria or threshold, if any, used to evaluate each question; and

b) The mitigation measure identified, if any, to reduce the impact to less than
significance.
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3 PROJECT DESCRIPTION

3.1 PROJECT SUMMARY

The Project consists of the construction and operation of up to 348 dwelling units and
approximately 12,821 square feet of ground floor commercial uses. Twenty nine of the dwelling
units would be income-restricted affordable for Very Low Income households. The Project would
remove approximately 38,545 square feet of existing commercial uses, including the existing
commercial building at 5401 Wilshire Boulevard, which is a contributor to the Miracle Mile Historic
District. The east and south facades of the 5401 Wilshire Boulevard building would be retained
while the remainder of the building is demolished in order to construct the Project’s subterranean
levels. The east and south fagades of the building at 5401 Wilshire Boulevard would be
rehabilitated and incorporated into a new one-story building at 5401 Wilshire Boulevard. The
remainder of the Project Site would be developed with a new 42-story mixed-use tower (39 stories
over a three-level podium) with three levels of subterranean parking and a maximum height of
530 feet. The Project would include a total floor area of up to 476,777 square feet.

Additional details are provided below under “Project Characteristics.”
3.2 ENVIRONMENTAL SETTING

3.2.1 Project Location

The Project Site is comprised of six lots totaling approximately 57,374 square feet and includes
the following addresses: 5401 — 5425 Wilshire Boulevard; 664 — 670 Cochran Avenue;®> and 665
- 671 Cloverdale Avenue. The Site is generally bounded by Wilshire Boulevard to the south,
Cloverdale Avenue to the east, multi-family residential uses to the north, and Cochran Avenue to
the west. The Project Site has approximately 260 linear feet of frontage on Wilshire Boulevard,
220 linear feet of frontage on Cochran Avenue, and 227 feet of linear frontage on Cloverdale
Avenue.

The Project Site is located within the Wilshire Community Plan area of the City of Los Angeles,
approximately nine miles from the Pacific Ocean, and bears the land use designation Regional
Commercial, which corresponds to the CR, C1.5, C2, C4, P, PB, RAS3, RAS4, R3, R4 and R5
zones defined in the Los Angeles Municipal Code (LAMC). The Project Site is zoned [Q]C4-2-
CDO and [Q]C2-1-CDO. The Project Site is also located in the Miracle Mile Community Design
Overlay (CDO). The Miracle Mile is a one-mile commercial corridor fronting Wilshire Boulevard,
which extends from Sycamore Avenue to Fairfax Avenue. The Miracle Mile area reflects the
commercial expansion in Los Angeles during the 1920s and 1930s attributable to the emergence
of the automobile, which led to the creation of a unique urban commercial center outside of

The existing Project Site addresses on Cochran Avenue are 664 — 670 Cochran Avenue. As part of the Project, the Applicant
intends to file for addresses up to 690 Cochran Avenue.
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Downtown Los Angeles. The commercial buildings constructed during this time along this section
of Wilshire Boulevard are generally representative of the Art Deco and Streamline Moderne
architectural styles.

3.2.2 Existing Conditions

The Project Site is currently developed with two commercial buildings (currently occupied by
Staples and Wilshire Beauty Supply), totaling approximately 38,545 square feet, and associated
surface parking. There are 11 existing trees on the Project Site, although none are protected
under the City’s Protected Tree Ordinance.® There are currently no street trees along the Project
Site frontage on Wilshire Boulevard, Cochran Avenue, or Cloverdale Avenue. The Project Site is
within the boundaries of the Miracle Mile Historic District, and the existing building at 5401 Wilshire
Boulevard is a contributor to this District.

A map showing the Project Site in its regional and local context is included as Figure 3-1, and an
aerial photograph is provided as Figure 3-2.

3.2.5 Surrounding Land Uses

The surrounding neighborhood is improved with a variety of office, retail, restaurant, and
residential uses. The area adjacent to the Project Site to the north is zoned [Q]C2-2-CDO and is
improved with two-story multi-family residential buildings, which are part of the Ridgeley Drive-
Detroit Street Multi-Family Residential Historic District (identified through SurveyLA in 2015).
Properties adjacent to the Project Site to the west, east, and south are zoned [Q]C4-2-CDO. To
the west, across Cochran Avenue, is a 24-story commercial building. The property to the east,
across Cloverdale Avenue, is improved with a two-story commercial building and the property to
the south, across Wilshire Boulevard, is improved with a ten-story commercial building.

3.2.6 Surrounding Transit

The Project Site is located approximately 625 feet west of the intersection of Wilshire Boulevard
and La Brea Avenue, an intersection that is served by several Metro Rapid and Metro Local Bus
lines. The Metro Rapid Bus Line 720 runs east-west along Wilshire Boulevard between Santa
Monica and East Los Angeles, providing access to destinations such as Downtown Los Angeles
and Westwood along the route. Metro Local Bus Line 20 runs along the same route between
Santa Monica and East Los Angeles. Under Metro’'s NextGen Plan, lines 20 and 720 have been
merged, providing service between Santa Monica and Downtown Los Angeles. Both the Metro
720 and 20 Bus Lines, along with local Los Angeles Department of Transportation (LADOT)
DASH service, stop in front of the Project Site at the intersection of Wilshire Boulevard and
Cloverdale Avenue. During peak hours, Wilshire Boulevard has 7.7 miles of dedicated bus-only
lanes and the Rapid 720 offers all-door boarding to reduce delay times and provide a more

Tree Report, prepared by Carlberg Associates, October 17, 2021, included as Appendix B of this Initial Study,
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efficient and reliable transit option. Additionally, the Antelope Valley Transit (AVTA) Line 786,
provides access to destinations along Wilshire Boulevard.’

Metro Local Bus Line 212 travels north-south on La Brea Avenue between Hawthorne and
Hollywood, where it connects to the Metro Red Line. During peak hours, the Metro Bus Line 312
operates on the same route but with limited stops between Obama Boulevard and Sunset
Boulevard, providing faster and more reliable transit service. Under Metro’s Next Gen Plan, lines
212 and 312 have been merged.

Additionally, LADOT operates the Fairfax DASH bus route, which stops in front of the Project Site.
This route connects the Project Site to local destinations such as Cedars-Sinai Medical Center,
the Beverly Center, the Grove, LACMA, and West Hollywood.

In addition to the bus lines described above, Metro’s D Line Extension project, which is currently
under construction, will include a heavy rail station at the intersection of Wilshire Boulevard and
La Brea Avenue, approximately 625 feet from the Project Site. Currently, the D Line travels
between Union Station and the Wilshire/Western Station in Koreatown. The westward extension
will extend the D Line to run between Union Station and the VA Medical Center in Westwood, a
trip that is expected to take approximately 25 minutes.8 The proposed Wilshire/La Brea station is
scheduled to open in 2024. The Project is aiming for full completion by 2027.

AVTA Line 786 provides bus service from Palmdale Transportation Center to the V.A. Medical Center in West Los Angeles,

https://www.metro.net/projects/westside/
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3.3 DESCRIPTION OF PROJECT

3.3.1 Project Overview

The Project consists of the construction and operation of up to 348 dwelling units and
approximately 12,821 square feet of ground floor commercial uses.® Twenty nine of the dwelling
units would be income-restricted affordable for Very Low Income households. The Project would
remove approximately 38,545 square feet of existing commercial uses, including the existing
commercial building at 5401 Wilshire Boulevard, which is a contributor to the Miracle Mile Historic
District. The east and south facades of the 5401 Wilshire Boulevard building would be retained
while the remainder of the building is demolished in order to construct the Project’s subterranean
levels. The east and south fagades of the building at 5401 Wilshire Boulevard would be
rehabilitated and incorporated into a new one-story building at 5401 Wilshire Boulevard. The
remainder of the Project Site would be developed with a new 42-story mixed-use tower (39 stories
over a three-level podium) with three levels of subterranean parking and a maximum height of
530 feet. The Project would include a total floor area of up to 476,777 square feet.

The podium deck (Level 4) would provide landscaped open space for Project residents including
open space amenities pursuant to LAMC Section 12.21 G requirements. Interior residential
amenities would include shared workspace areas, library, and fitness center. Overall, the Project
includes approximately 38,592 square feet of open space of which approximately 7,041 square
feet would be outdoor landscaped space. The Project would also provide 87 trees throughout the
Project Site, and an additional five Canary Island Date Palms in the Wilshire Boulevard parkway.

The Project would also include a Sign Plan for the installation of up to 2,121 square feet of signage
across three street frontages (Wilshire Boulevard, Cochran Avenue, and Cloverdale Avenue),
including Projecting Signs, Window Signs, Wall Signs, Awning Signs, Information Signs, and
regulatory signs for tenant identification, wayfinding, and public information purposes. All Project
signage would comply with LAMC signage regulations.

The Project’s site plan is included in Figure 3-3, floor plans are provided in Figures 3-4 through
3-6, elevations are provided in Figures 3-7 through 3-9, the landscape plan is provided in Figure
3-10, perspective views are provided in Figures 3-11 and 3-12, and the signage plan is provided
in Figure 3-13. In addition, a breakdown of the Project’s proposed floor area is provided in Table
3-1, below.

It is anticipated that all residential units would be rental units. However, as discussed later in this section under “Requested
Permits and Approvals,” the Project includes a Vesting Tentative Tract Map, which would allow for the sale of residential units.
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Table 3-1
Summary of Proposed Floor Area

Land Use Size
Residential
Residential Units 348 du
Residential Square Footage 463,956 sf
Total Residential 348 du (463,956 sf)
Commercial
Restaurant Square Footage 4,443 sf
Café Square Footage 1,000 sf
Retail Square Footage 7,378 sf
Total Commercial 12,821 sf
Total 476,777 sf
du = dwelling units sf = square feet

3.3.2 Design and Architecture

The architectural design of the Project interprets the Streamline Moderne style of several buildings
in the surrounding Miracle Mile through the imposition of a unique curvilinear tower with structural
form. The exterior tower facade is designed such that each glazing unit overlaps against the next,
providing shade and reducing the solar load into the building, and provides a textured and
operable ventilation system. The tower would be set back from the podium edges to reduce the
appearance of Project massing from the street level. Architectural features would include material
changes, horizontal design elements, and Art Deco-inspired canopied entryways. The ground
level would provide street-facing commercial uses with storefront glazing, as well as landscaping
and pedestrian amenities.

The existing commercial building at 5401 Wilshire Boulevard, a contributor to the Miracle Mile
Historic District, would be demolished and two of its facades would be retained and incorporated
into the new building at 5401 Wilshire Boulevard to ensure that the building’s Streamline Moderne
architectural style and character-defining features are preserved. The other two facades and the
building volume would be removed in order to construct the Project’s subterranean parking. The
east and south facades would be rehabilitated, the east facade would be extended approximately
three feet to the north, and the south facade would be extended slightly to the west. Outdoor open
space would be located on the roof of the rehabilitated building at 5401 Wilshire Boulevard.

3.3.3 Open Space and Landscaping

Pursuant to LAMC Section 12.21.G, the Project is required to provide a minimum of 100 square
feet of open space per unit with less than 3 habitable rooms, 125 square feet of open space per
unit with three habitable rooms, and 175 square feet of open space for more than three habitable
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rooms. According to the LAMC definition of habitable rooms, a kitchen is not considered a
habitable room for open space purposes.

The proposed unit mix includes 136 studio units, 102 one-bedroom units, and 110 two-bedroom
units. Thus, the Project would construct 238 units with less than three habitable rooms and 110
units with three habitable rooms, yielding an open space requirement of 37,550 square feet. The
Project would provide approximately 38,592 square feet of indoor and outdoor open space.
Pursuant to LAMC Section 12.21.G.2(a)(4)(i), a maximum of 25% of the Project’s total required
open space may be provided as interior recreation rooms. The Project would provide
approximately 9,388 square feet (25%) of its required open space in indoor recreation areas on
the third, fourth, and fifth levels. Outdoor common open space would be provided on the Project’s
third and fourth levels. Level 3, the rooftop of the 5401 Wilshire Boulevard building, would include
approximately 7,513 square feet of open space. The Level 4 podium deck would provide
approximately 21,691 square feet of open space including recreational amenities such as sitting
areas and a pool and spa. Overall, the outdoor common open space would total approximately
28,163 square feet. Approximately 7,041 square feet, or 25%, of the provided outdoor common
open space would be landscaped.

Trees are required at the rate of one tree for every four residential dwelling units. As a result, 87
trees are required, and 87 trees would be provided throughout the Project Site. The Project would
not remove any street trees and an additional five Canary Island Date Palms are proposed in the
Wilshire Boulevard parkway.

3.3.4 Access, Circulation, and Parking
Vehicular Access

Vehicular access to the Project would be provided from the side streets (Cochran Avenue and
Cloverdale Avenue) with no vehicle access proposed from Wilshire Boulevard. The Project
includes a total of four driveways, two on Cochran Avenue and two on Cloverdale Avenue. Of the
four driveways serving the Project, two driveways would provide off-street access for drop-
off/pick-up, ride hailing services, deliveries, and loading on the ground floor via a one-way street-
to-street porte-cochere from Cochran Avenue to Cloverdale Avenue (vehicles would enter the
porte-cochere from Cochran Avenue and exit on Cloverdale Avenue). The remaining two
driveways provide access for Project patrons and residents. Specifically, the driveway on Cochran
Avenue would provide access to the above grade parking for patrons of the commercial uses,
and the driveway on Cloverdale Avenue would provide access to the subterranean automated
parking area for Project residents.

Pedestrian Access

Pedestrian access to the commercial uses would be from Wilshire Boulevard, Cochran Avenue,
and Cloverdale Avenue. Primary access to the residential lobby would be from Cochran Avenue,
and the Wilshire Boulevard lobby would provide additional residential access as well as access
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to commercial patron parking. At the ground level, the Project would allow for landscaped areas
with benches and outdoor dining at the proposed restaurants and café on Wilshire Boulevard,
Cochran Avenue, and Cloverdale Avenue.

Vehicle Parking

The Project seeks approval of a Density Bonus entitlement and would include 136 studios, 102
one-bedrooms and 110 two-bedrooms. The Project proposes to set aside 11% of its base density
for Very Low Income households (29 units). The Project Site is located approximately 625 feet
west of the major transit stop at the intersection of Wilshire Boulevard and La Brea Avenue.
Therefore, the Project qualifies for a parking reduction under the State Density Bonus Law,
California Government Code Section 65915(p)(2), and thus, the Project would be required to
provide 0.5 vehicle parking spaces per bedroom. Based upon the Project’s 458 bedrooms, 229
residential parking spaces would be required.19 The Project would include 12,821 square feet of
retail, restaurant, and café space, which would require 80 commercial parking spaces.

Residential parking, provided in the subterranean levels, would be parked in an automated
parking system,1! while the parking spaces for the commercial patrons would be provided above
grade (levels 2-3) and would consist of traditional parking.

Bicycle Parking

Bicycle parking is required pursuant to LAMC Section 12.21.A.16(a). The Project proposes 348
dwelling units, requiring a total of 162 long-term and 17 short-term residential bicycle parking
stalls. The Project would provide all 162 required long-term residential bicycle stalls within an
enclosed room on the second level and would provide 18 short-term residential bicycle stalls at
the ground floor on the sidewalk along Cochran Avenue.

Non-residential bicycle parking is required at one space per every 2,000 square feet of floor area,
with a minimum of two long-term spaces and two-short term spaces for each proposed use. The
Project contains 12,821 square feet of commercial area, which includes café, restaurant, and
retail uses. In total, the Project is required to provide nine short-term and nine long-term bicycle
parking spaces for commercial uses, and would provide 10 short-term and 10 long-term stalls.
The short-term commercial bicycle parking would be located on the sidewalk along Wilshire
Boulevard and Cloverdale Avenue, and the long-term commercial bicycle parking would be
located within the commercial parking area on level 2 of the building’s podium. In total, the Project
would provide 200 bicycle parking spaces.

0 Without the allowable parking reductions per Government Code Section 65915(p)(2), the Project would be required to provide

509 residential parking spaces, consistent with the requirements of the LAMC.

" The automated parking system would allow residents to park in a specified loading area, and then the automated system would
transfer the vehicle to the storage area. Once a resident is ready to retrieve their vehicle, they would call their vehicle using an
app, kiosk, or keyfob, and the automated system would transfer their car to the specified loading area where the resident would
retrieve it.
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3.3.5 Sustainability

The Project would comply with the Los Angeles Green Building Code (LAGBC), which is based
on the California Green Building Standards Code (CalGreen) (Part 11 of Title 24, California Code
of Regulations).

3.3.6 Anticipated Construction Schedule

The Project’s construction would occur over approximately 36 months and would include the
following phases: demolition, site preparation, grading and excavation,
drainage/utilities/trenching, foundations/concrete pour, building construction, paving, and
architectural coatings. The Project is expected to become operational in 2027. The Project’s
estimated construction schedule is shown in Table 3-2.

Table 3-2
Estimated Construction Schedule

Phase Duration
Demolition Month 1
Site Preparation Month 2
Grading Months 3-7
Drainage/Utilities/Trenching Month 5
Foundations/Concrete Pour Months 5-6
Building Construction Months 6-36
Paving Months 25-36
Architectural Coatings Months 8-36

Excavation to construct the Project is expected to reach a depth of 63 feet below the existing
grade, and would result in approximately 152,032 cubic yards of material that would be exported
from the Project Site and disposed of at the Vulcan Landfill in Sun Valley (while the driving
distance to this facility is approximately 16 miles, the analysis contained in this Initial Study
conservatively assumes a one-way distance of up to 30 miles). Therefore, a Haul Route would be
required as part of the City’s permitting process. The haul route would likely be as follows, subject
to LADOT approval:

Trucks would exit the Project Site by turning right onto southbound Cloverdale Avenue,
left onto eastbound Wilshire Boulevard, and right onto southbound La Brea Avenue to
access the 1-10 freeway.

Trucks returning to the Project Site would exit the I-10 freeway onto La Brea Avenue and
would travel north on La Brea Avenue, turn left on Wilshire Boulevard, and right onto
Cloverdale Avenue.
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3.4 REQUESTED PERMITS AND APPROVALS

The list below includes the anticipated requests for approval of the Project. The EIR will analyze
impacts associated with the Project and will provide environmental review sufficient for all public
agency actions associated with the Project. The discretionary approvals required to implement
the Project are:

1.

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.22.A.25 and
Government Code Section 65915, a Density Bonus for a Housing Development
Project with 348 dwelling units, of which 11 percent of the base density, or 29 units,
would be set aside for Very Low Income households, with the following on- and off-
menu incentives:

Pursuant to LAMC Section 12.22.A.25(f)(8), an on-menu incentive to average the
density, floor area, open space, parking, and vehicle access across contiguous
parcels in the [Q]C4-2-CDO and [Q]C2-1-CDO Zones.

Pursuant to LAMC Section 12.22.A.25 (g)(3), an off-menu incentive to permit a
Floor Area Ratio (FAR) of up to 8.31:1 across the [Q]C4-2-CDO and [Q]C2-1-CDO
Zones, in lieu of the 6:1 FAR otherwise permitted in the C4-zoned portion of the
Project Site, and the 1.5:1 FAR otherwise permitted in the C2-zoned portion of the
Project Site.

Pursuant to LAMC Section 12.24 W.1, a Main Conditional Use Permit for the sale,
dispensing, and consumption of a full-line of alcoholic beverages for on-site and off-
site consumption at five establishments.

Pursuant to LAMC Section 13.08.E, a Community Design Overlay (CDO) Plan
Approval for the partial demolition and rehabilitation of the existing improvements on
the Project Site, the construction of a new mixed-use building, and a Sign Program
allowing the installation of up to 2,121 square feet of signage within the boundary of
the Miracle Mile CDO.

Pursuant to LAMC Section 16.05, a Site Plan Review for a development project which
creates, or results in an increase of, 50 or more dwelling units.

Pursuant to LAMC Section 17.03 and 17.15, a Vesting Tentative Tract Map for the
merger and resubdivision of six ground lots into one ground lot and nine airspace lots.

Haul route for approximately 152,032 cubic yards of export.

Other discretionary and ministerial permits and approvals that may be deemed
necessary, including, but not limited to, temporary street closure permits, grading
permits, excavation permits, foundation permits, building permits, and sign permits.
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3.5 RESPONSIBLE PUBLIC AGENCIES

A Responsible Agency under CEQA is a public agency with some discretionary authority over a
project or a portion of it, but which has not been designated the Lead Agency (State CEQA
Guidelines Section 15381). The list below identifies whether any responsible agencies have been
identified for the Project.

. None.
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4 SCEIR FINDINGS AND CONSISTENCY ANALYSIS

As discussed in Section 1, Introduction, a SCEIR may be prepared for a project that: (a) is
consistent with the general use designation, density, building intensity, and applicable policies
specified for the project area in a sustainable communities strategy (see Public Resources Code
Section 21155(a) and (b) is a “transit priority project” (as defined in Public Resources Code
Section 21155(b)). As further described below, the Project meets these criteria and thus, qualifies
for certain CEQA streamlining benefits by way of preparing a SCEIR for purposes of compliance
with CEQA. Specifically, Section 21155(b) applies to a project that:

1. Is consistent with the general use designation, density, building intensity, and
applicable policies specified for the project area in either a sustainable communities
strategy or an alternative planning strategy, for which CARB has accepted a
metropolitan planning organization’s determination that the sustainable communities
strategy or the alternative planning strategy would, if implemented achieve the
greenhouse gas emission reduction targets established by CARB;

2. Is a Transit Priority Project meeting the following criteria:

a. Contains at least 50 percent residential use, based on total building square
footage and if the project contains between 26 percent and 50 percent
nonresidential uses, a floor area ratio of not less than 0.75;

b. Provides a minimum net density of at least 20 units per acre; and

C. Is located within one-half mile of a major transit stop or high-quality transit
corridor included in a regional transportation plan/sustainable communities
strategy (RTP/SCS).

As described previously, SCAG is the metropolitan planning organization for the Project Site area,
and in that capacity bears the responsibility under SB 375 to implement and administer RTPs and
SCSs for purposes of achieving the goals for reducing greenhouse gases as envisioned by AB
32. The applicable sustainable communities strategy relevant to the region including the Project
Site is SCAG’s 2020-2045 RTP/SCS, which is a long-range visioning plan for the six-county
SCAG region, that highlights the existing land use and transportation conditions throughout the
SCAG region and forecasts how it will meet the region’s transportation needs between 2020 and
2045, as well as achieve CARB’s GHG emissions reduction targets. Specifically, the 2020-2045
RTP/SCS identifies and prioritizes expenditures of this anticipated funding for transportation
projects of all transportation modes: highways, streets and roads, transit, rail, bicycle and
pedestrian, as well as aviation ground access. It also includes a set of visions, goals, objectives,
policies and performance measures developed through public and stakeholder outreach sessions
across SCAG's region. On May 7, 2020, SCAG’s Regional Council certified the Program EIR
prepared for the 2020-2045 RTP/SCS, and on September 3, 2020, SCAG’s Regional Council
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formally adopted the 2020-2045 RTP/SCS. On October 30, 2020, CARB officially determined that
the 2020-2045 RTP/SCS would achieve CARB’s 2035 GHG emissions reduction target.

Consistency with Criterion #1 — The Project is consistent with the general use designation,
density, and building intensity and applicable policies specified for the project area in
either a sustainable communities strategy or an alternative planning strategy.

Consistency with RTP/SCS Land Use, Density and Intensity

The 2020-2045 RTP/SCS includes strategies for accommodating projected population,
household, and employment growth in the SCAG region by 2045 as well as a transportation
investment strategy for the region. These land use strategies are directly tied to supporting related
GHG emissions reductions through increasing transportation choices aimed at triggering reduced
dependence on automobiles and increased growth in walkable, mixed-use communities and High
Quality Transit Areas (HQTASs), and by encouraging growth near destinations and mobility
options, promoting diverse housing choices, leveraging technology innovations, supporting
implementation of sustainability policies, and promoting a green region. As a land use tool, the
2020-2045 RTP/SCS identifies Priority Growth Areas (PGAS) throughout the SCAG region where
these land use strategies can be fully realized. These PGAs include Job Centers, Transit Priority
Areas, High Quality Transit Areas, Neighborhood Mobility Areas, Livable Corridors, and Spheres
of Influence. These PGAs account for only four percent of region’s total land area, but
implementation of SCAG’s growth strategies will help these areas accommodate an estimated 64
percent of forecasted household growth and 74 percent of forecasted employment growth
between 2016 and 2045. This more compact form of regional development, if fully realized, can
reduce travel distances, increase mobility options, improve access to workplaces, and conserve
the region’s resource areas.1?

The 2020-2045 RTP/SCS identifies these PGAs on Exhibits 3.4 through 3.10, which are included
in this Initial Study as Figures 4-1 through 4-7. As shown on the figures, the Project Site is located
near a Job Center, within the boundaries of an HQTA, Transit Priority Area, and a Neighborhood
Mobility Area, and along a Livable Corridor. (The Project Site is not within a Sphere of Influence.)
The Project would include housing and neighborhood-serving commerci