DEPARTMENT OF CITY PLANNING
APPEAL REPORT

C|ty P|anning Commission Case No.: DIR-2015-3939-DB-SPP-DI-
SPR-1A
Date: May 23, 2018 CEQA No.: ENV-2015-3940-MND
Incidental Cases: None
Time: After 8:30 a.m.* Related Cases: VTT-74377-1A
Council No.: 13
Place: Van Nuys, Council Chamber, Plan Area: Wilshire
2" Floor Specific Plan: Vermont/Western Station
14410 Sylvan Street Neighborhood Area Plan
Van Nuys, CA 91401 (SNAP) Specific Plan —
_ _ _ Subarea B (Mixed Use
Public Hearing: Required Boulevards)
Appeal Status: Not further Certified NC: Rampart Village
o appealable GPLU: High Medium Residential
Expiration Date: June 20, 2018 Zone: R4-1
Applicant: Pinnacle 360 Hoover, LLC

Representative: Andrew Fogg,
Cox, Castle & Nicholson LLP

Appellant: Susan Hunter,
Coalition to Preserve Los
Angeles
PROJECT 235 North Hoover Street; 3411, 3419, 3425, 3433, 3441 West Council Street; and 234
LOCATION: North Commonwealth Place, legally described as Lots FR LT A, VAC ORD 25315, 21-

23, and VAC 84-29791; Forest Park Subdivision No. 2 Tract; as specifically shown in
the application (see attached map).

PROPOSED Demolition of the existing, vacant Temple Community Hospital and associated uses;

PROJECT: merger of eight (8) contiguous lots and a strip of excess street public right-of-way along
Hoover Street (maximum width of 16.25 feet and area of 4,505 square feet) to create
one 130,850-square-foot lot; resubdivision of the lot to create 221 residential
condominium units; and construction, use and maintenance of a new five-story, 61-
foot tall, multi-family residential complex with 221 dwelling units, of which 11 percent,
or 19 units, will be set aside for Very Low Income Households in Subarea B (Mixed
Use Boulevards) of the Vermont/Western Station Neighborhood Area Plan (SNAP)
Specific Plan. The proposed complex will contain approximately 261,184 square feet
of floor area, 384 vehicular parking spaces, 138 bicycle parking spaces, and 36,680
square feet of usable open space. The project also proposes a 2,550-square-foot
publicly accessible forecourt plaza located on-site along Council Street in lieu of the
otherwise required pedestrian throughway per the SNAP. The proposed project
requires an export of approximately 60,000 cubic yards of earth material and removal
of 54 non-protected trees located on site or in the public right-of-way along Council
and Hoover Streets.
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REQUEST:

Appeals of the Director of Planning’s determination approving: (1) a Density Bonus
Compliance Review to allow an On-Menu Incentive to increase the maximum
allowable building height by 22 percent, permitting 61 feet in lieu of the otherwise
required 50 feet per the SNAP; (2) a Project Permit Compliance Review for the
demolition of the existing vacant hospital building and associated uses; and the
construction of the proposed residential complex in Subarea B (Mixed Use boulevard)
of the SNAP; (3) a Director’s Interpretation to interpret Map 1 of the SNAP and clarify
that the southerly half of the vacated street (Lot VAC 84-29791 of Forest Park
Subdivision No. 2 Tract, APN 5501004006) zoned R4-1 and adjoining Lots FR LT A,
VAC ORD 25315, 21, 22, and 23 of the Forest Park Subdivision No. 2 Tract is located
within the boundaries of Subarea B and therefore subject to the provisions,
Development Standards and Design Guidelines of Subarea B of the SNAP; (4) a
Director’s Interpretation to interpret Section 8.H of the SNAP and clarify that a 2,550-
square-foot publicly accessible forecourt plaza located on-site along Council Street
may be provided in lieu of the otherwise required pedestrian throughway from Hoover
Street to the opposite lot line; and (5) a Site Plan Review for a development project
that creates 221 dwelling units. On April 6, 2018, the Department of City Planning
received an appeal of the Director of Planning’s decision to approve Case No. DIR-
2015-3939-DB-SPP-DI-SPR; and of the Director of Planning’s determination adopting
the Mitigated Negative Declaration (ENV-2015-3940-MND) and associated Mitigation
Monitoring Program.

RECOMMENDATION:

s B0 N

Deny the appeal of DIR-2015-3939-DB-SPP-DI-SPR.

Sustain the action of the Director of Planning in approving DIR-2015-3939-DB-SPP-DI-SPR.

Adopt the Findings of the Director of Planning.

Find, pursuant to CEQA States and Guidelines Section 15074(b), after consideration of the whole of

the administrative record, including the Mitigated Negative Declaration, No. ENV-2015-3940-MND
(“Mitigated Negative Declaration”), and all comments received, with the imposition of mitigation
measures, there is no substantial evidence that the project will have a significant effect on the
environment; Find the Mitigated Negative Declaration reflects the independent judgment and analysis
of the City; Find the mitigation measures have been made enforceable conditions on the project; and
Adopt the Mitigated Negative Declaration and the Mitigation Monitoring Program prepared for the
Mitigated Negative Declaration.

VINCENT P. BERTONI, AICP
Director of Planning

Crzs b (A=
Shana BO\W’ Principal City Planner Christina T’oy}(eg’, Senior City Planner
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Mindy Nguyen, City Planner Nuri Cho, City Planning Associate



DIR-2015-3939-DB-SPP-DI-SPR-1A Page 3

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be
several other items on the agenda. Written communications may be mailed to the Central Los Angeles Area Planning
Commission Secretariat, 200 North Spring Street, Room 532, Los Angeles, CA 90012 (Phone N0.213-978-1300). While all
written communications are given to the Commission for consideration, the initial packets are sent to the week prior to the
Commission’s meeting date. If you challenge these agenda items in court, you may be limited to raising only those issues you
or someone else raised at the public hearing agendized herein, or in written correspondence on these matters delivered to this
agency at or prior to the public hearing. As a covered entity under Title Il of the Americans with Disabilities Act, the City of Los
Angeles does not discriminate on the basis of disability, and upon request, will provide reasonable accommodation to ensure
equal access to its programs, services and activities. Sign language interpreters, assistive listening devices, or other auxiliary
aids and/or other services may be provided upon request. To ensure availability of services, please make your request no later
than seven (7) working days prior to the meeting by calling the Commission Secretariat at (213) 978-1300.
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APPEAL REPORT

The Applicant proposes to construct a residential complex that is five (5) stories, 61 feet in height
with roof structures up to 66 feet in height, and contains 261,184 square feet of floor area with
221 dwelling units, of which 11% of the base density or 19 units, has to be set aside as Restricted
Affordable Units for Very Low Income Households.

On March 23, 2018, the Director of Planning approved: (1) a Density Bonus Compliance Review
to allow an On-Menu Incentive to increase the maximum allowable building height by 22 percent,
permitting 61 feet in lieu of the otherwise required 50 feet per the SNAP; (2) a Project Permit
Compliance Review for the demolition of the existing vacant hospital building and associated
uses; and the construction of the proposed residential complex in Subarea B (Mixed Use
boulevard) of the SNAP; (3) a Director’s Interpretation to interpret Map 1 of the SNAP and clarify
that the southerly half of the vacated street (Lot VAC 84-29791 of Forest Park Subdivision No. 2
Tract, APN 5501004006) zoned R4-1 and adjoining the proposed tract (Lots FR LT A, VAC ORD
25315, 21, 22, and 23 of the Forest Park Subdivision No. 2 Tract) is located within the boundaries
of Subarea B and therefore subject to the provisions, Development Standards and Design
Guidelines of Subarea B of the SNAP; (4) a Director’s Interpretation to interpret Section 8.H of
the SNAP and clarify that a 2,550-square-foot publicly accessible forecourt plaza located on-site
along Council Street may be provided in lieu of the otherwise required pedestrian throughway
from Hoover Street to the opposite lot line; and (5) a Site Plan Review for a development project
that creates 221 dwelling units. On April 6, 2018, the Department of City Planning received an
appeal of the Director of Planning’s decision to approve Case No. DIR-2015-3939-DB-SPP-DI-
SPR.

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.25(g)(2)f, only an Applicant or
any owner or tenant of a property abutting, across the street or alley from, or having a common
corner with the subject property may appeal the Director's decision on a Density Bonus
Compliance Review. The appellant appealed the entire decision of the Director. However, since
the appellant is not the Applicant or the owner or tenant of an abutting or adjacent properties, and
the appeal of the Density Bonus Compliance Review approval is not authorized by the Municipal
Code. The appeal of all other entitlements are still applicable.

Mitigated Negative Declaration (ENV-2015-3940-MND) and corresponding Mitigation Monitoring
Program (MMP) were prepared for the proposed project, which found that the proposed project
will not have significant environmental impacts with mitigation measures. The MND includes the
following appendices analyzing potential environmental impacts: Air Quality, Biological
Resources, Historical Resources Assessment, Geotechnical Investigation, Phase | and Il
Environmental Site Assessment, Noise, Traffic Study, Utility Analysis, and Tree Report. The MND
was circulated for public review on December 7, 2017 through January 8, 2018.

Background

The subject property is a sloped, irregular-shaped parcel of land, consisting of eight (8) contiguous
lots that total 126,354 square feet in size. The site is zoned R4-1 and designated for High Medium
Residential uses in the Wilshire Community Plan Area. The site is also located in Subarea B
(Mixed Use Boulevards) of the Vermont/Western Station Neighborhood Area Plan (SNAP)
Specific Plan.

The project site is bound by Hoover Street to the east, Council Street to the south, an R4-1-zoned
lot to the west, and Commonwealth Place, C2-1-zoned lots and Temple Street to the north. The
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easterly property line is approximately 410 feet in length, of which approximately 360 feet adjoins
Hoover Street. The southerly property line is approximately 445 feet, which adjoins Council Street
entirely. Approximately 57 feet of the 755-foot northerly property line towards the west adjoins
Commonwealth Place. Approximately 43 feet of the 755-foot northerly property line towards the
east adjoins Temple Street; however, the site slopes down steeply towards the street and
therefore is not accessible from Temple Street.

Hoover Street is a Local Limited Street with a designated full right-of-way width of 50 feet and half
street right-of-way width of 25 feet. Hoover Street currently has a full right-of-way width of 82.5
feet and a half street right-of-way width of 41.25 feet up to a cul-de-sac adjoining the project site,
which exceed the designated widths by 32.5 feet and 16.25 feet more than what is required,
respectively.

Properties surrounding the project site generally consist of single- and multi-family residential
buildings. Properties to the north and northwest from the site are zoned C2-1, P-1 and R4-1,
designated for General Commercial land uses, located in Subarea D (Light Industrial/Commercial)
of the SNAP, and developed with Quality Inn and Suites Hotel and associated parking, and single-
family homes. Properties to the east of the site, across Hoover Street, are zoned C2-1, R3-1,
RD2-1, and RD1.5-1, designated for Highway Oriented Commercial, Medium Residential, and
Low Medium Residential land uses, located outside of the SNAP boundaries, and developed with
single- and multi-family residences. Properties located to the south of the project site, across
Council Street, are zoned R4-1, designated for High Medium Residential land uses, located in
Subarea B (Mixed Use Boulevards) of the SNAP, and developed with multi-story apartment
buildings. Properties located to the west of the project site are zoned R4-1 and [Q]C2-1,
designated for High Medium Residential and Limited Manufacturing land uses, located in
Subareas B and D of the SNAP, and developed with multi-family residential buildings, office, retail,
and auto-related uses.

Related Case No. VTT-74377

There is a concurrent request for an approval of a Vesting Tentative Tract Map to merge eight (8)
contiguous lots with a lot area of 126,354 square feet and a 4,505-square-foot strip of excess
public right-of-way along Hoover Street adjoining the proposed tract with a maximum width of
16.25 feet to create one (1) 130,859-square-foot lot, and resubdivide the lot to create 221
residential condominium units. The Vesting Tentative Map involves the removal of an existing
median on Hoover Street, grade and level the right-of-way, and convert the existing one-way
looped street system into a two-way street with a cul-de-sac. The Applicant will improve a sidewalk
with variable widths from 10 to 12 feet along Hoover Street and provide a sidewalk easement of
up to 10 feet along the asymmetrical cul-de-sac at the end of Hoover Street. The Deputy Advisory
Agency approved Vesting Tentative Tract Map No. 74377 on February 16, 2018, which was
subsequently appealed by the same aggrieved party on February 26, 2018.

The Appeal/Staff Responses

The following is a summary of the appeal and staff's response.

Appeal Point 1: The Vesting Tentative Tract Map conflicts with the requirements of the
Vermont/Western SNAP. The purpose of the SNAP clearly puts a priority for
open space over housing needs. The use of the required setback around the
property is not intended to fulfill the open space requirements of the SNAP.
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Staff Response:

Appeal Point 2:

Staff Response:

Although the appeal point refers to the Vesting Tentative Tract Map, the
appellant’'s comments address entitlement requests that are within the
jurisdiction of the Director of Planning.

The appellant contends that the Purpose Section of the Vermont/Western
SNAP puts a priority for open space over housing needs and lists some of the
purposes that are intended to encourage open space. The appellant,
however, omitted other purposes listed in that Section of the SNAP, including:

D. Improve the quality of housing stock in the neighborhood through the
construction of affordable housing units available for home ownership, in
Mixed Use buildings along transit corridors;

H. Promote increased flexibility in the regulation of the height and bulk of
buildings as well as the design of sites and public streets in order to ensure a
well-planned combination of commercial and residential uses with adequate
open space; and

R. Facilitate the provision of studio and one bedroom apartments for adult
students and senior citizens located near colleges, subway stations and along
commercial corridors.

As such, while the SNAP encourages open space, it also encourages the
improvement of the housing stock, creation of affordable housing units, and a
combination of mixed uses containing dwelling units with adequate open
space.

The finding of the Deputy Administrator [sic] conflicts with Ordinance 184,505
regarding Los Angeles Municipal Code (LAMC) Section 12.21, which states:
“Common open space areas shall incorporate recreational amenities such as
swimming pools, spas, picnic tables, benches, children’s play areas, ball
courts, barbecue areas and sitting areas.” The proposed use of the setback
and common area around proposed project only provides one type of static
action and that is to sit on a bench. Sitting areas do not fulfill the needs of
recreation for the community.

The appeal point refers to findings for an entitlement request that is within the
jurisdiction of the Deputy Advisory Agency under Related Case No. VTT-
74377 and addresses the development’s required and proposed open space.
Open space is regulated by the Municipal Code and the SNAP, which are
within the jurisdiction of the Director of Planning.

The SNAP requires the proposed project to provide usable open space in
accordance with the standards of LAMC Section 12.21 G.2. Usable open
space is defined in LAMC Section 12.21 G.2 as follows:

For purposes of this subsection, usable open space shall mean an area which
is designed and intended to be used for active or passive recreation. Usable
open space may consist of private and/or common area as further defined and
regulated here in.
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Appeal Point 3:

Staff Response:

Appeal Point 4:

Staff Response:

Based on the number of units and bedrooms in each unit, the proposed project
is required to provide a minimum of 25,400 square feet of usable open space
on site. The Applicant proposes 31,430 square feet of common open space
and 5,250 square feet of private open space for a total of 36,680 square feet,
which significantly exceeds the minimum requirement.

The appellant cites LAMC Section 12.21 G.2(a)(2), which requires common
open space areas to incorporate recreational amenities such as swimming
pools, spas, picnic tables, benches, play areas, ball courts, barbecue areas
and sitting areas; and contends that the proposed use of the setback and
common area around proposed project only provides one type of static action,
and that sitting areas do not fulfill the needs of recreation for the community.
However, the landscape plan prepared for the proposed project includes
recreational amenities within its common open space areas, including a pool,
spa, water features, bocce ball court, fire place, barbecue with countertop,
community dining, and outdoor seating. As such, the project complies with the
common open space requirement of the Code, and provides ample amount
of recreational amenities.

The findings of the Deputy Administrator [sic] conflict with the findings of the
proposed Open Space Element of the General Plan.

The appeal point refers to findings for an entitlement request that is within the
jurisdiction of the Deputy Advisory Agency under Related Case No. VTT-
74377 and addresses the development’s required and proposed open space.
Open space is regulated by the Municipal Code and the SNAP, which are
within the jurisdiction of the Director of Planning.

The proposed development has a vested right to proceed with development
in substantial compliance with the ordinances, policies and standards that
were in effect on January 10, 2016 when the Vesting Tentative Tract Map
under Related Case No. VTT-74377 was deemed complete. Additionally, the
Department of City Planning is currently updating the Open Space Element of
the General Plan, which has not been adopted by the City Council yet.
Therefore, the proposed development is subject to the current Open Space
Element.

The findings of the Deputy Administrator [sic] conflict with the findings of the
currently standing Open Space Element of the General Plan. The Deputy
Administrator [sic] has also failed to integrate the idea of trading city owned
public land to developer as suggested in the currently standing open space
plan. As the city sits on a wealth of parcel properties that are intended for sale,
the Planning Department is within their scope of duties to offer a trade of
intended city sale parcel for the land that the proposed development would

go.

The appeal point refers to findings for an entitlement request that is within the
jurisdiction of the Deputy Advisory Agency under Related Case No. VTT-
74377 and addresses the development’s required and proposed open space.
Open space is regulated by the Municipal Code and the SNAP, which are
within the jurisdiction of the Director of Planning.
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Appeal Point 5:

Staff Response:

The current Open Space Element provides an official guide to governmental
agencies and interested citizens for the identification, preservation,
conservation and acquisition of open space in the City. One of the goals of
the Open Space Element is to insure the preservation and conservation of
sufficient open space to serve the recreational, environmental, health and
safety needs of the City. The Open Space Element further states that private
development should be encouraged to provide ample landscaped spaces,
malls, fountains, rooftop green areas and other aesthetic features which
emphasize open space values. As previously mentioned, the Applicant
proposes 31,430 square feet of common open space and 5,250 square feet
of private open space for a total of 36,680 square feet as shown in the table
below, which significantly exceeds the minimum requirement of 25,400 square
feet of usable open space. Additionally, the project will provide recreational
amenities within its common open space areas, including a pool, spa, water
features, bocce ball court, fire place, barbecue with countertop, community
dining, and outdoor seating. As such, the project is consistent with the current
Open Space Element.

The proposed project also provides a 2,550-square-foot publicly accessible
forecourt plaza on site along Council Street in lieu of the otherwise required
pedestrian throughways by the SNAP. Although privately owned and
maintained, the Applicant is required to record a covenant guaranteeing public
access to the forecourt plaza during daylight hours per Condition of Approval
No. 9.a. in the Director’s Determination. In addition, the Applicant is required
to improve this forecourt plaza to prevailing public park standards to the
satisfaction of the Department of Recreation and Parks per Condition of
Approval No. 9.b. in the Director's Determination. As such, the proposed
development does not conflict with the Open Space Element.

The proposed “common space” area used as the setback for the project do
not meet the state definition for open space as defined under Government
Code Title 7.

The appellant cites California Government Code Section 65560 and states
that the proposed common open space does not meet the following definition
for open space:

(1) Open space for the preservation of natural resources, including, but not
limited to, areas required for the preservation of plant and animal life, including
habitat for fish and wildlife species; areas required for ecologic and other
scientific study purposes; rivers, streams, bays, and estuaries; and coastal
beaches, lakeshores, banks of rivers and streams, and watershed lands.

(3) Open space for outdoor recreation, including, but not limited to, areas of
outstanding scenic, historic, and cultural value; areas particularly suited for
park and recreation purposes, including access to lakeshores, beaches, and
rivers and streams; and areas that serve as links between major recreation
and open-space reservations, including utility easements, banks of rivers and
streams, trails, and scenic highway corridors.



DIR-2015-3939-DB-SPP-DI-SPR-1A Page 10

Appeal Point 6:

Staff Response:

Government Code Section 65560 identifies contents of an open space
element in a general plan, which is not applicable to private developments
including the proposed multi-family residential complex. These two definitions
are subsections of Government Code Section 65560(b), which states:

(b) “Open-space land” is any parcel or area of land or water that is essentially
unimproved and devoted to an open-space use as defined in this section, and
that is designated on a local, regional, or state open-space plan as any of the
following:”

The proposed development site is not an unimproved parcel of land that is
devoted to an open space use and designated as an open space on a local,
regional or state open space plan. The site is zoned R4-1 and designated for
High Medium Residential land uses by the Wilshire Community Plan. The site
is currently improved with a vacant hospital building and associated surface
parking lot. The subject property is not designated, zoned or intended to
preserve natural resources or provide an open space for outstanding scenic,
historic and cultural value; be used for park and recreation purposes including
access to waterbodies; or serve as a link between major recreation and open
space reservations. Therefore, the Government Code Section the appellant is
referring to is not applicable to the proposed development.

The proposed common open space doesn't meet the State’s Park and
Recreation definition for recreation or leisure.

The California Department of Parks and Recreation oversees state parks,
which is defined by the Department as relatively spacious areas of
outstanding scenic or natural character, oftentimes also containing significant
historical, archaeological, ecological, geological, or other similar values.
According to the State Department, the purpose of state parks is to preserve
outstanding natural, scenic, and cultural values, indigenous aquatic and
terrestrial fauna and flora, and some of the examples include Sierra Nevada,
northeast volcanic, great valley, coastal strip, mountains, and deserts. As
previously discussed, the proposed development is located on a private
property that is zoned and designated for residential uses, and not for an open
space for natural resources or public park and recreation purposes.
Additionally, the site is currently improved with a vacant hospital and
associated uses including a surface parking lot. The site does not contain
outstanding scenic or natural character.

The appellant provides unsourced definitions for recreation and leisure in her
appeal point and contends that the proposed common open space does not
meet her definitions of recreation and leisure. The Public Resources Code for
the California Department Parks and Recreation does not provide a definition
of recreation and leisure. Moreover, the proposed development is located on
a private property that is not designated as a state park, and subject to the
open space requirements in the City’s Municipal Code and the SNAP. As
found in the Director’'s Determination, the project complies with all applicable
common open space requirements in both the Municipal Code and the SNAP.



DIR-2015-3939-DB-SPP-DI-SPR-1A Page 11

Appeal Point 7:

Staff Response:

Additionally, LAMC Section 12.21 G.2(a)(2) requires common open space
areas to incorporate recreational amenities such as swimming pools, spas,
picnic tables, benches, play areas, ball courts, barbecue areas and sitting
areas. The Applicant proposes 31,430 square feet of common open space
within a courtyard and interior community rooms and gym, which will provide
recreational amenities, including a pool, spa, water features, bocce ball court,
fire place, barbecue with countertop, community dining, and outdoor seating.
As such, the project provides ample amount of usable open space that are
designed and intended to be used for passive and active recreation.

The project sits in a CD that has an 8%-10% vacancy rate. The area isn't in
need of housing so the need for parks has precedence over housing for
meeting the needs of the community.

The City is facing an unprecedented housing crisis. Mayor Garcetti set a goal
to permit 100,000 new housing units by 2021, ensuring the City builds or
preserves at least 15,000 affordable units for low-income households by 2021.
The proposed development includes 221 new dwelling units, of which 19 units
will be set aside for Very Low Income Households, thereby contributing to the
existing housing stock. The appellant cites the Los Angeles Area Chamber of
Commerce Report to claim that the Council District 13, in which the project
site is located, has a high vacancy rate of 8.3 compared to the City average
of 6.3. However, the Chamber of Commerce Report recognizes that a lack of
housing has been at the forefront of issues the City is facing, but the latest
construction trends mark a step in the right direction. Additionally, per the
City’s 2013-2021 Housing Element, Los Angeles has a very tight housing
market. Vacancy rates in rental and for-sale units are low compared to
industry-accepted optimal levels. The Southern California Association of
Governments considers the optimal vacancy rate to range from 1.5% to 2%
for homeowners and 5% to 6% for multi-family rental units. When vacancy
rates fall below these levels, residents will likely have a difficult time finding
units adequately matched to their household and income needs. A certain
number of vacant units are needed in any community to allow for sufficient
housing choices for residents, and to protect against steep rent increases.
Additionally, as the vacancy rate drops, the steeper the competition for units
becomes, causing housing prices and rental rates to rise. The housing crisis
is not specific to one geography within the City but an issue that should be
addressed collectively.

In addition, as described above, the project is required to provide a minimum
of 25,400 square feet of usable open space on site. The project proposes
31,430 square feet of common open space and 5,250 square feet of private
open space for a total of 36,680 square feet for its residents. The project will
provide recreational amenities within its common open space areas, including
a pool, spa, water features, bocce ball court, fire place, barbecue with
countertop, community dining, and outdoor seating, thereby providing open
space areas that will be utilized by its residents and potentially reduce the
demand for existing park facilities. The proposed project also provides 2,550
square feet of publicly accessible forecourt plaza on site along Council Street
in lieu of otherwise required pedestrian throughways by the SNAP. Although
privately owned and maintained, this area will be accessible to the public. In
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Appeal Point 8:

Staff Response:

addition, the Applicant is required to improve this forecourt plaza to prevailing
public park standards to the satisfaction of the Department of Recreation and
Parks per the SNAP.

The proposed MND for the haul route fails to account for embedded carbons
and the environmental damage of removing trees.

One of the required environmental factors that is analyzed as part of the Initial
Study and MND (ENV-2015-3940-MND) is greenhouse gas (GHG) emissions
(Exhibit D). While there are no thresholds of significance for addressing a
residential project's GHG emissions by federal, state or local agencies, the
California Air Pollution Control Officers Association (CAPCOA) suggests
making significance determinations on a case-by-case basis when no
significance thresholds have been formally adopted by a lead agency. Section
15064.4 of the CEQA Guidelines also serves to assist lead agencies in
determining the significance of GHG emission impacts. Per Section 15064.4
of the CEQA Guidelines, GHG impacts were analyzed based on: (1) an
estimate of the amount of GHG emissions resulting from the project; (2) a
qualitative analysis or performance-based standards; (3) a quantification of
the extent to which the project increases GHG emissions as compared to the
existing environmental setting; and (4) the extent to which the project complies
with regulations or requirements adopted to implement a statewide, regional
or local plan for the reduction or mitigation of GHG emissions. As described
in the MND (ENV-2015-3940-MND), construction and operational GHG
emissions were modeled using CalEEMod for each year of construction of the
project and for the typical year of operation. The greatest annual increase in
GHG emissions from construction activities would be 964.6 metric tons in
2018 while the increase in GHG emissions generated by the project would be
3,365.2 MTCOZ2e per year. Additionally, the project would be consistent with
the City’s goals and actions to reduce the generation and emission of GHGs
from both public and private activities pursuant to the applicable portions of
the AB 32, SB 375, and the LA Green Building Code. Furthermore, the project
would be consistent with the planned land use and population growth within
the area and would not conflict with the Air Quality Management Plan.
Therefore, the project’s generation of GHG emissions would not make a
cumulatively considerable contribution to or conflict with an applicable plan,
policy or regulation for the purposes of reducing the emissions of greenhouse
gasses, and GHG emissions impacts would be less than significant.

The appellant also claims that the MND failed to analyze environmental
impacts from removing trees. The project proposes to remove 54 trees on or
adjacent to the site. According to the Tree Report, dated March 13, 2017 and
prepared by Lisa Smith, a registered consulting arborist, there are no
protected trees on or adjacent to the site (Appendix | in Exhibit D). The
Applicant is required to replace all 54 trees at a 1:1 ratio with a minimum 24-
inch box tree per Condition of Approval Nos. 27 and 28 in the Letter of
Determination, and removal of trees in the public right-of-way requires
approval by the Board of Public Works. In addition, a Biological Resources
Report, dated August 10, 2017, was prepared by SWCA Environmental
Consultants to analyze potential impacts on biological resources from tree
removal and construction of the proposed project (Appendix B in Exhibit D).
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The Biological Resources Report identified that the removal of trees may
impact nesting birds; however, nesting birds are protected under the federal
Migratory Bird Treaty Act and the California Department of Fish and Wildlife
Code. Direct and indirect impacts to migratory nesting birds would be avoided
with compliance with the implementation of regulatory compliance measures,
including Migratory Bird Treaty Act (16 U.S.C. 703-712) and California Fish
and Game Code Sections 3503.5, 3503, and 3513. The Biological Resources
Report also identified that the existing trees could provide roosting sites for
the Hoary Bat, which is included on the California Department of Fish and
Wildlife list of sensitive animals. However, the project is required to comply
with a mitigation measure imposed under Condition of Approval No. 26,
requiring the Applicant to retain a qualified biologist to conduct a survey prior
to site preparation activities if the trees are to be removed between August 1
and February 28. The removal of the trees cannot occur until the biologist
determines that the trees are no longer in use by bats. Therefore, the project
is not expected to have significant impacts due to GHGs and removal of trees
with mitigation measures.

Letter of determination fails to correlate the project to the economic needs of
the residents in the area.

The appellant claims that the median household income is $18,750. However,
the 2017 Economic Report prepared by the Los Angeles Area Chamber of
Commerce shows that the median household income in Council District 13
was $43,800 in 2015. Per the US Census 2016 American Community Survey,
Census Tract 2111.21 in which the project site is located had a median
household income of $61,294.

The appellant also contends that findings regarding consistency with the
General Plan failed to correlate how the proposed market rate condos meet
the economic and physical needs of the residents. The Wilshire Community
Plan contains the following goal, objective and policy:

Goal 1 Provide a safe, secure, and high quality residential environmental for
all economic, age and ethnic segments of the Wilshire community.

Objective 1-1 Provide for the preservation of existing quality housing, and for
the development of new housing to meet the diverse economic and physical
needs of the existing residents and expected new residents in the Wilshire
Community Plan Area to the year 2010.

Policy 1-4.1 Promote greater individual choice in type, quality, price and
location of housing.

The Applicant filed an application for a Vesting Tentative Tract Map for 221
residential condominium units. In the event the Vesting Tentative Tract Map
is approved and the Applicant decides to record a Final Tract Map and
construct the development as condominium units, the proposed development
will bring in 221 new units for ownership, of which 19 units will be for sale at
an affordable price determined by HCIDLA. It should be noted that it is not
uncommon for Applicants to pursue the construction of an apartment building
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after they obtain an approval for a Vesting Tentative Tract Map due to market
conditions or a change in the project. The Applicant has the option to not
record a Final Tract Map and construct an apartment instead of a
condominium building if they wish to. In the event the Applicant chooses to
not utilize the Tract Map grant and construct an apartment instead, the
development will provide 221 new rental units, of which 19 units will be rented
to Very Low Income Households. Whether the project is an apartment of
condominium project, the proposed development provides for different
economic preferences and demands of the Wilshire community. Furthermore,
the proposed unit mix is 19 studios, 90 one-bedroom units, six (6) one-
bedroom units with a den, 96 two-bedroom units, and 10 three-bedroom units.
The different types of units the Applicant is offering increases accessibility of
residential units to more population segments, including students, single
professionals, or families, who have different financial preferences.

Findings for the project do not reflect the correct square footage of the
combined lots.

The appellant contends that the total lot area of the project site is 126,250.2
square feet based on ZIMAS, not 130,859 square feet as shown in the Letter
of Determination. The appellant also claims that if all calculations in the
findings are based on an incorrect initial figure, then all calculations in regard
to the project and surrounding area are incorrect. The existing square footage
of the project site consisting of eight (8) contiguous lots is 126,354 square
feet, based on the Vesting Tentative Tract Map that was prepared by a
licensed and registered engineer. ZIMAS shows a calculated area, which is a
system-generated unit of measurement that is derived from the digitally stored
polygon and displayed in square feet, whereas the Vesting Tentative Tract
Map shows the lot area derived from an actual survey of the project site.
Therefore, the lot area used in the approval is accurate and correct.

Hoover is listed as Local Street under the Mobility Plan, not a Limited Local
Street. It would have to be a Local Street to accommodate the 28-foot cul-de-
sac.

This appeal point addresses findings for an entitlement request that is within
the jurisdiction of the Deputy Advisory Agency under Related Case No. VTT-
74377. The Project Permit Compliance Review, Director’s Interpretation, and
Site Plan Review do not review public right-of-way requirements, and the
Director of Planning does not have the authority to review and require the
street width.

Nevertheless, there are different types of “Local Streets”: Industrial Local
Street, Standard Local Street, Limited Local Street, and Hillside Local Street.
NavigateLA shows the general “Local Street” designation but does not classify
a Local Street into these specific street types. The Bureau of Engineering
makes the decision on the Local Street classification based on the slope and
access from the street. The Vesting Tentative Tract Map was reviewed by
BOE, who submitted a comment letter dated September 11, 2017 to the
Deputy Advisory Agency classifying Hoover Street adjoining the tract as a
Local Limited Street as follows:
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“The Tentative Tract map is proposing to merge 16.25-foot wide strip of land
along Hoover Street (Local Limited Street) adjoining the tract.”

Furthermore, the Fire Department reviewed the Vesting Tentative Tract Map,
including the proposed cul-de-sac improvements and the merger of Hoover
Street. LAFD’s comments do not state that the proposed Vesting Tentative
Tract Map cannot accommodate emergency vehicles. In addition, LAFD’s
comments have been included as Conditions of Approval in the Advisory
Agency’s determination letter. The Applicant is required to submit plot plan
showing compliance with the Conditions of Approval. Therefore, as
conditioned, the proposed Vesting Tentative Tract Map is consistent with the
Limited Local Street designation.

CEQA findings do not take into account the proximity to the freeway usage
and the need for filtration due to black lung loft. Findings also doesn’t take into
consideration any of the possible toxic soil contamination due to the hospital
usage such as radioactive uses or hazmat uses.

CEQA does not require impacts of existing environmental conditions on a
discretionary project’s future users or residents, also known as CEQA in
reverse, be analyzed. Nevertheless, the following standard Condition of
Approval is included in the Letter of Determination for the Vesting Tentative
Tract Map, requiring an air filtration system:

The Applicant shall install an air filtration system(s) to reduce the effects of
diminished air quality on occupants of the Project.

The appellant also claims that soil contamination due to the hospital use on
the property was not identified in the findings. The proposed project was
issued an Initial Study and MND, which included Phase | Environmental Site
Assessment and Phase |l Limited Subsurface Investigation Reports
(Appendix E in Exhibit D). The Phase | Report concluded that no Recognized
Environmental Conditions were identified related to the subject site and no
further assessments or investigations are deemed necessary at the time the
Report was prepared. The Phase Il Report concluded that all of the
concentrations of metals detected in the soil samples analyzed were within
normal background levels, and no further action is warranted. Additionally, the
Hazards and Hazardous Materials Section in the Initial Study states:

A few controlled substances and pharmaceutical products were noted on site.
They are all stored in publicly non-accessible locations and are dispensed in
a very controlled fashion. No run-offs or spills from these areas were readily
apparent. All the equipment and piping are located inside the structure on site
and do not make any penetrations into the subsurface of the reinforced
concrete slab on which they sit. The medical waste generated from the subject
site is disposed by licensed medical waste haulers. No evidence of acutely
hazardous chemical storage problems, waste disposal concerns, leaking
transformers, deteriorating lead based paint, sumps, pits, catch basins,
surface impoundments, landfill activities, bodies of water, unusual odors, oil
or gas wells, or other environmental conditions was observed on the property
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in review. There was no physical or visual evidence of stressed vegetation,
soil discoloration, odors, or other indicators of environmental exposure to the
surface areas or soils on the subject property.

As such, the proposed project would not have significant impacts from toxic
soil contamination due to the hospital usage.

Conflicting permits application and the findings in the letter of determination
in regard to what the housing units in the project are intended for. LADBS cites
apartments while Planning Department cites condos. Findings also conflict as
the 19 low income units swing between sale or rental and are not designated
for either.

The Director’'s Determination approved 221 residential dwelling units and
does not specify the type of residential development that was approved, which
allows flexibility for the Applicant to construct apartment or condominium units.
The SNAP does not distinguish condominium units from apartment units for
new development, or require Applicants to choose one at the time they file an
application for a Project Permit Compliance. The multi-family residential
development provisions in the SNAP for new construction apply to all types of
residential developments, regardless of whether it is a condominium or an
apartment building. Additionally, the Condition of Approval allows the
Applicant to make 19 units available for rental or sale in accordance with the
Density Bonus Ordinance, which allows affordable units to be set aside for
either rental or sale. The rental or sale price is determined by HCIDLA.

The Applicant filed a concurrent application for a Vesting Tentative Tract Map
for 221 residential condominium units. Vesting Tentative Tract Map No. 74377
clearly states “Merger and Resubdivision for Condominium and Street Merger
Purposes.” The proposed Vesting Tentative Tract Map has always been
presented to and reviewed by the Department of City Planning as a
condominium project, and not an apartment building, from when the
application was filed until the Letter of Determination was issued. After the
Letter of Determination was issued, the Applicant notified Planning staff that
they are considering to construct an apartment instead of a condominium
project. It is not uncommon for Applicants to pursue the construction of an
apartment building after they obtain an approval for a Vesting Tentative Tract
Map due to market conditions or a change in the project. The Applicant has
the option to not record a Final Tract Map and construct an apartment instead
of a condominium building if they wish to, and it is up to the Applicant to utilize
the Vesting Tentative Tract Map entitlement once it is granted.

STAFF RECOMMENDATION:

In consideration of the foregoing, it is submitted that the Director of Planning acted reasonably in
approving Case No. DIR-2015-3939-DB-SPP-DI-SPR. Staff recommends that the City Planning
Commission deny the appeal; sustain the action of the Director of Planning in approving Case
No. DIR-2015-3939-DB-SPP-DI-SPR; find, pursuant to CEQA States and Guidelines Section
15074(b), after consideration of the whole of the administrative record, including the Mitigated
Negative Declaration, No. ENV-2015-3940-MND (“Mitigated Negative Declaration”), and all
comments received, with the imposition of mitigation measures, there is no substantial evidence
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that the project will have a significant effect on the environment; find the Mitigated Negative
Declaration reflects the independent judgment and analysis of the City; find the mitigation
measures have been made enforceable conditions on the project; and adopt the Mitigated
Negative Declaration and the Mitigation Monitoring Program prepared for the Mitigated Negative
Declaration.
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DENSITY BONUS & AFFORDABLE HOUSING INCENTIVES
VERMONT/WESTERN SNAP PROJECT PERMIT COMPLIANCE REVIEW

March 23, 2018

DIRECTOR’S INTERPRETATION
SITE PLAN REVIEW

Applicant/Owner Case No.:

Pinnacle 360 Hoover, LLC

1880 Century Park East, Suite 600 CEQA:

Los Angeles, CA 90067 Related Case No.:
Specific Plan:

Representative Location:

Andrew Fogg

Cox, Castle & Nicholson LLP
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Los Angeles, CA 90067

DETERMINATION

Council District:
Neighborhood Council:
Community Plan Area:
Land Use Designation:

Zone:
Legal Description:

Last Day to File an
Appeal:

DIR-2015-3939-DB-SPP-DI-
SPR

ENV-2015-3940-MND

VTT-74377

B — Mixed Use Boulevards

235 N. Hoover St.; 3411,
3419, 3425, 3433, 3441 W.
Council St.; 234 N.
Commonwealth Pl.

13 — Mitch O’Farrell

Rampart Village

Wilshire

High Medium Residential

R4-1

Lots FR LT A, VAC ORD

25315, 21, 22, 23, VAC 84-

29791 ; Forest Park

Subdivision No. 2 Tract

April 9, 2018

| have reviewed the proposed project and as the designee of the Director of Planning, | hereby:

Approve, pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22
A.25, a Density Bonus Compliance Review to allow the construction of a five-
story, 61-foot tall building totaling 261,184 square feet of floor area with 221
dwelling units. The project will reserve 11 percent, or 19 dwelling units, of the 164
total base dwelling units permitted on the site for Very Low Income Households for
a period of 55 years. The following Density Bonus Incentive is approved:

a. Height. A 22-percent increase in the height requirement, allowing 61 feet in
height in lieu of the required 50 feet;



Approve with Conditions, pursuant to LAMC Section 11.5.7 C and the Specific
Plan Ordinance No. 184,888, a Project Permit Compliance Review for the
demolition of an existing, vacant hospital and associated uses; and the
construction, use, and maintenance of a five-story, 61-foot tall, multi-family
residential complex containing 221 residential dwelling units, 261,184 square feet
of floor area, and 384 parking spaces in Subarea B (Mixed Use Boulevards) of the
Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan;

Interpret, pursuant to LAMC Section 11.5.7 H, Map 1 of the Specific Plan to clarify
that the southerly half of the vacated street (Lot VAC 84-29791 of Forest Park
Subdivision No. 2 Tract, APN 5501004006) zoned R4-1 and adjoining Lots FR LT
A, VAC ORD 25315, 21, 22, and 23 of the Forest Park Subdivision No. 2 Tract is
located within the boundaries of Subarea B and therefore subject to the provisions,
Development Standards and Design Guidelines of Subarea B of the
Vermont/Western SNAP;

Interpret, pursuant to LAMC Section 11.5.7 H, Section 8.H of the Specific Plan to
clarify that 2,550 square feet of publicly accessible forecourt plaza located on site
at the front of the building along Council Street may be provided in lieu of the
otherwise required pedestrian throughway from Hoover Street to the opposite lot
line;

Approve with Conditions, pursuant to LAMC Section 16.05, a Site Plan Review
for a development project that creates 221 dwelling units;

Find, pursuant to CEQA Guidelines Section 15074(b), after consideration of the
whole of the administrative record, including the Mitigated Negative Declaration,
No. ENV-2015-3940-MND, as circulated on December 7, 2017, and all comments
received, with the imposition of mitigation measures, there is no substantial
evidence that the project will have a significant effect on the environment; Find the
Mitigated Negative Declaration reflects the independent judgment and analysis of
the City; Find the mitigation measures have been made enforceable conditions on
the project; and Adopt the Mitigated Negative Declaration and the Mitigation
Monitoring Program prepared for the Mitigated Negative Declaration; and

Adopt the attached Findings.

The project approval is based upon the attached Findings, and subject to the attached Conditions
of Approval:
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CONDITIONS OF APPROVAL

Density Bonus & Affordable Housing Incentives

1.

Site Development. Except as modified herein, the project shall be in substantial
conformance with the plans and materials submitted by the applicant, stamped Exhibit “A,”
and attached to the subject case file. No changes to the plans will be made without prior
review by the Department of City Planning, Central Project Planning Division, and written
approval by the Director of Planning. Each change shall be identified and justified in writing.
Minor deviations may be allowed in order to comply with the provisions of the Municipal
Code, the project conditions, or the project permit authorization.

Building Height. The building height shall be limited to a maximum of 61 feet.

Residential Density. The project shall be limited to a maximum density of 221 residential
units including Density Bonus Units, as proposed by the applicant.

Affordable Units. A minimum of 19 dwelling units, that is 11 percent of the 164 base
dwelling units, shall be reserved as affordable units for Very Low Income Households, as
defined by the State Density Bonus Law 65915 (c)(1) or (c)(2).

Changes in Restricted Units. Deviations that increase the number of restricted affordable
units or that change the composition of units or change parking numbers shall be consistent
with LAMC Section 12.22 A.25 (a-d).

Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of the Los Angeles Housing and Community Investment
Department (HCIDLA) to make 19 units available to Very Low Income Households for sale
or rental as determined to be affordable to such households by HCIDLA for a period of 55
years. Enforcement of the terms of said covenant shall be the responsibility of HCIDLA. The
applicant will present a copy of the recorded covenant to the Department of City Planning
for inclusion in this file. The project shall comply with any monitoring requirements
established by the HCIDLA. Refer to the Density Bonus Legislation Background section of
this determination.

Adjustment of Parking. In the event that the number of Restricted Affordable Units should
increase or the composition of such units should change (i.e. the number of bedrooms, or
the number of units made available to Senior Citizens and/or Disabled Persons), or the
applicant selects AB 744 or Parking Option 1 or 2 per the Density Bonus Ordinance
(excluding Bicycle Parking Ordinance) in lieu of the otherwise required minimum and
maximum parking requirements per the Vermont/Western Station Neighborhood Area Plan
and no other Condition of Approval or incentive is affected, no modification of this
determination shall be necessary, and the number of parking spaces shall be re-calculated
by the Department of Building and Safety based upon the ratios set forth in AB 744 or
Parking Option 1 or 2.

Project Permit Compliance

8.

Parks First. Prior to the issuance of any building permit, the applicant shall complete the
following:
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10.

11.

12.

a. Make a payment of $950,300 for the net increase of 221 residential dwelling units to
the Office of the City Administrative Officer (CAO), Parks First Trust Fund.

b. Contact Maria Ramos of the CAO directly at (213) 978-7683 or
maria.ramos@lacity.org, to arrange for payment.

c.  The calculation of a Parks First Trust Fund fee to be paid or actual park space to be
provided pursuant to this Ordinance shall be off-set by the amount of any Quimby Fee
(LAMC § 17.12) or dwelling unit construction tax (LAMC § 21.10.1, et seq.) paid as a
result of the project.

d.  All residential units in a project containing units set aside as affordable for Very Low
or Low Income Households that are subsidized with public funds and/or Federal or
State Tax Credits with affordability covenants of at least 30 years are exempt from the
Parks First Trust Fund.

Public Open Space. The project shall provide 2,550 square feet of park and open space
area in the form of a forecourt plaza along Council Street.

a. Prior to the issuance of a building permit, the applicant shall record a covenant
guaranteeing public access to the forecourt plaza along Council Street during daylight
hours with the County Recorder’s Office. The agreement shall run with the land and
shall be binding on any subsequent property owners, heirs or assign. The agreement
must be submitted to the Department of City Planning for approval before being
recorded. After recordation, a copy bearing the Recorder’'s number and date shall be
provided to the Department of City Planning, Development Services Center for
attachment to the file.

b.  The forecourt plaza shall be improved to prevailing public park standards to the
satisfaction of the Department of Recreation and Parks (RAP). Prior to the issuance
of a building permit, the applicant shall submit an improvement plan of the forecourt
plaza to the Department of City Planning, Development Services Center for approval
in consultation with the RAP. DSC shall transmit the improvement plan of the forecourt
plaza to the Department of Recreation and Parks (attn.: Melinda Gejer). Clearance of
Condition #9.b. shall be pending the issuance of an interdepartmental memo from RAP
approving the improvement plan to the case file.

Roofs and Roof Structures. Roofs and roof structures for the purposes specified in LAMC
Section 12.21.1 B.3 may be erected up to 10 feet above 61 feet of building height as
measured per the Municipal Code, and shall be set back a minimum of 10 feet from the roof
perimeter.

Parking. The project shall provide a minimum of 277 and a maximum of 378 parking spaces
for the 221 residential dwelling units, and a minimum of 55 and a maximum of 110 guest
parking spaces as required by the Vermont/Western Station Neighborhood Area Plan.

Bicycle Parking. The project shall provide a minimum of 110 bicycle parking spaces as
required by the Vermont/Western Station Neighborhood Area Plan.
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13.

14,

15.

16.

17.

18.

19.

20.

Design of Entrances. The applicant shall submit detailed elevations of all pedestrian
entrances demonstrating that these entrances are accented by architectural elements,
including but not limited to columns, overhanging roofs, or awnings.

Landscape Plan. A final landscape plan prepared by a licensed landscape architect shall
be provided showing the following:

a. Combination of shrubs, trees, clinging vines, ground cover, lawns, planter boxes,
flower and/or fountains incorporated into all landscaped areas on the project site.

b. Plant list referencing common and scientific names of all proposed plants.
c. Quantities of plant materials proposed.

d. Size of proposed plants at the time of planting.

e. All significant trees to be removed or retained.

f. All proposed replacement trees.

g. lrrigation plan.

h. Enhanced paving materials such as stamped concrete, permeable paved surfaces,
tile, and /or brick pavers for all paved areas excluding parking and driveway areas.

Utilities. All new utility lines which directly service the lot or lots shall be installed
underground. If underground service is not currently available, then provisions shall be
made by the applicant for future underground service.

Surface Equipment. All surface or ground mounted mechanical equipment, including the
proposed surface-mounted transformer, shall be screened from public view and treated to
match the materials and colors of the building which they serve.

Rooftop Appurtenances. All rooftop equipment and buildings appurtenances shall be
screened from any street, public right-of-way, or adjacent property. The 42-inch tall
mechanical screens on the roof shall be solid and match the exterior building material,
design and color.

Freestanding walls. If at any time during the life of the project the property owner wishes
to install freestanding walls or fences on the property, the applicant shall submit detailed
drawings of the proposed walls or fences and acquire approval through a building permit
clearance sign off. Drawings shall demonstrate that all freestanding walls contain an
architectural element at intervals of not more than 20 feet.

Trash and Recycling Areas. Trash storage bins shall be located within a covered
enclosure constructed of materials identical to the exterior wall materials of the building. The
trash enclosure shall have a separate area for recyclable materials.

On-Site Lighting. Prior to issuance of a Certificate of Occupancy, the applicant shall install
onsite lighting along all vehicular and pedestrian access ways. Installed lighting shall provide
¥ foot candle of flood lighting intensity as measured from the ground. Lighting must also
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21.

22.

23.

24.

be shielded from projecting light higher than 15 feet above ground level and away from
adjacent property windows. The maximum height of any installed lighting fixture shall not
exceed 14 feet in height.

Security Devices. If at any time during the life of the project the property owner wishes to
install security devices such as window grilles and/or gates, such security devices shall be
designed so as to be fully concealed from public view. The project owner shall be required
to acquire approval through a building permit clearance sign off for the installation of any
security devices on the exterior or the structure.

Hours of Operation. All cleaning activities, deliveries and other similar maintenance
activities shall take place between the hours of 7:00 a.m. to 8:00 p.m., Monday through
Friday and 10:00 a.m. to 4:00 p.m. on Saturday and Sunday.

Noise. Any dwelling unit exterior wall including windows and doors having a line of sight to
a public street or alley shall be constructed to provide a Sound Transmission Class of 50 or
greater, as defined in the Uniform Building Code Standard No. 35-1, 1979 edition, or latest
edition.

Future Signage. All future signs shall be reviewed by Project Planning staff for compliance
with the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan and
Design Guidelines. Filing for a Project Permit shall not be necessary unless a Project Permit
Adjustment or Exception is required. Any pole, roof or off-site sign, any sign containing
flashing, mechanical or strobe lights are prohibited. Canned signs should not be used.

Environmental Mitigation Conditions

25.

Bird Habitat Modification.

a. Project activities (including disturbances to native and nonnative vegetation,
structures, and substrates) should take place outside of the breeding season for birds,
which generally runs from March 1 to August 31 (and as early as February 1 for
raptors) to avoid take (including disturbances which would cause abandonment of
active nests containing eggs and/or young). “Take” means to hunt, pursue, catch,
capture, or Kill, or attempt to hunt, pursue, catch, capture, or kill (California Fish and
Wildlife Code Section 86).

b.  If Project activities cannot feasibly avoid the breeding season, beginning 30 days prior
to the disturbance of suitable nesting habitat, the Applicant shall:

(@) Arrange for weekly bird surveys to detect any protected native birds in the habitat
to be removed and any other such habitat within properties adjacent to the
Project Site, as access to adjacent areas allows. The surveys shall be conducted
by a qualified biologist with experience in conducting breeding bird surveys. The
surveys shall continue on a weekly basis, with the last survey being conducted
no more than 3 days prior to the initiation of clearance/construction work.

(b) If a protected native bird is found, the Applicant shall delay all clearance/
construction disturbance activities within 300 feet of suitable nesting habitat for
the observed protected bird species until August 31.
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26.

27.

28.

29.

(c) Alternatively, the qualified biologist could continue the surveys to locate any
nests. If an active nest is located, clearing and construction (within 300 feet of
the nest or as determined by a qualified biological monitor) shall be postponed
until the nest is vacated and juveniles have fledged, and when there is no
evidence of a second attempt at nesting. The buffer zone from the nest shall be
established in the field with flagging and stakes. Construction personnel shall be
instructed on the sensitivity of the area.

(d) The Applicant shall record the results of the recommended protective measures
described previously to document compliance with applicable State and federal
laws pertaining to the protection of native birds. Such record shall be submitted
and received into the case file for the associated discretionary action permitting
the Project.

Hoary Bat Habitat Modification. To avoid impacts to the Hoary Bat (Lasiurus cinereus), if
large trees are intended to be removed between August 1 and February 28, the Applicant
shall retain a qualified biologist to conduct nocturnal roosting bat surveys within the area
prior to site preparation activities. If evidence of bats is present, then removal of the occupied
roost trees shall not occur until a biologist determines that the roost is no longer in use.

Tree Removal (Non-Protected Trees). All significant (8-inch or greater trunk diameter, or
cumulative trunk diameter if multi-trunked, as measured 54 inches above the ground) non-
protected trees on the site proposed for removal shall be replaced at a 1:1 ratio with a
minimum 24-inch box tree. Net, new trees, located within the parkway of the adjacent public
right(s)-of-way, may be counted toward replacement tree requirements.

Tree Removal (Public Right-of-Way).

a. Removal of trees in the public right-of-way requires approval by the Board of Public
Works.

b.  The required Tree Report shall include the location, size, type, and condition of all
existing trees in the adjacent public right-of-way and shall be submitted for review and
approval by the Urban Forestry Division of the Bureau of Street Services, Department
of Public Works (213-847-3077).

c.  The plan shall contain measures recommended by the tree expert for the preservation
of as many trees as possible. Measures such as replacement by a minimum of 24-
inch box trees in the parkway and on the site, on a 1:1 basis, shall be required for the
unavoidable loss of significant (8-inch or greater trunk in diameter, or cumulative trunk
diameter of multi-trunked, as measured 54 inches above the ground) trees in the public
right-of-way.

d. All trees in the public right-of-way shall be provided per the current Urban Forestry
Division standards.

Increased Noise Levels (Demolition, Grading, and Construction Activities).

a. Construction-related equipment, including heavy-duty equipment, motor vehicles, and
portable equipment, must be turned off when not in use for more than 30 minutes.
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30.

31.

32.

Place noise-generation construction equipment and locate construction staging areas
away from sensitive uses, where feasible.

Stationary construction equipment, such as pumps, generators, or compressors, must
be placed as far from noise sensitive uses as feasible during all phases of project
construction.

Implement noise attenuation measures to the extent feasible, which may include, but
are not limited to, temporary noise barriers or noise blankets around stationary
construction noise sources.

Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm
Monday through Friday, and 8:00 am to 6:00 pm on Saturday.

Demolition and construction activities shall be scheduled so as to avoid operating
several pieces of equipment simultaneously, which causes high noise levels.

The project contractor shall use power construction and equipment with state-of-the-
art noise shielding and muffling devices.

The construction contractor shall use on-site electrical sources or solar generators to
power equipment rather than diesel generators where feasible.

Increased Noise Levels (Parking Structure Ramps).

a.

b.

Concrete, not metal, shall be used for construction of parking ramps.

The interior ramps shall be textured to prevent tire squeal at turning areas.

Public Services (Police).

a.

The plans shall incorporate the design guidelines relative to security, semi-public and
private spaces, which may include but not be limited to access control to building,
secured parking facilities, walls/fences with key systems, well-illuminated public and
semi-public space designed with a minimum of dead space to eliminate areas of
concealment, location of toilet facilities or building entrances in high-foot traffic areas,
and provision of security guard patrol throughout the project site if needed. Please
refer to “Design Out Crime Guidelines: Crime Prevention Through Environmental
Design,” published by the Los Angeles Police Department. Contact the Community
Relations Division, located at 100 W. 1st Street, #250, Los Angeles, CA 90012; (213)
486-6000. These measures shall be approved by the Police Department prior to the
issuance of building permits.

Temporary construction fencing shall be placed along the periphery of the active
construction areas to screen as much of the construction activity from view at the local
street level and to keep unpermitted persons from entering the construction area.

Work Area Traffic Management Plan. The Project Applicant shall submit a formal Work
Area Traffic Control Plan for review and approval by the Department of Building and Safety
prior to the issuance of any construction permits. This plan shall incorporate safety
measures around the site to reduce the risk to pedestrian traffic near the work area. This
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33.

plan shall identify traffic control measures, signs, delineators, and work instructions to be
implemented by the construction contractor through the duration of demolition and
construction activity.

Inadvertent Discovery of Tribal Cultural Resources. In the event that objects or artifacts
that may be tribal cultural resources are encountered during the course of any ground
disturbance activities, all such activities shall temporarily cease on the project site until the
potential tribal cultural resources are properly assessed and addressed pursuant to the
process set forth below. Ground disturbance activities shall include the following:
excavating, digging, trenching, plowing, drilling, tunneling, quarrying, grading, leveling,
removing peat, clearing, pounding posts, augering, backfilling, blasting, stripping topsoil or
a similar activity.

a. Upon a discovery of a potential tribal cultural resource, the project applicant shall
immediately stop all ground disturbance activities and contact the following: (1) all
California Native American tribes that have informed the City they are traditionally and
culturally affiliated with the geographic area of the proposed project; and (2) the
Department of City Planning at (213) 978-1454.

b. If the City determines, pursuant to Public Resources Code Section 21074 (a)(2), that
the object or artifact appears to be tribal cultural resource, the City shall provide any
effected tribe a reasonable period of time, not less than 14 days, to conduct a site visit
and make recommendations to the project applicant and the City regarding the
monitoring of future ground disturbance activities, as well as the treatment and
disposition of any discovered tribal cultural resources.

c. The project applicant shall implement the tribe’'s recommendations if a qualified
archaeologist, retained by the City and paid for by the project applicant, reasonably
concludes that the tribe’s recommendations are reasonable and feasible.

d.  The project applicant shall submit a tribal cultural resource monitoring plan to the City
that includes all recommendations from the City and any effected tribes that have been
reviewed and determined by the qualified archaeologist to be reasonable and feasible.
The project applicant shall not be allowed to recommence ground disturbance
activities until this plan is approved by the City.

e. Ifthe project applicant does not accept a particular recommendation determined to be
reasonable and feasible by the qualified archaeologist, the project applicant may
request mediation by a mediator agreed to by the project applicant and the City who
has the requisite professional qualifications and experience to mediate such a dispute.
The project applicant shall pay any costs associated with the mediation.

f. The project applicant may recommence ground disturbance activities outside of a
specified radius of the discovery site, so long as this radius has been reviewed by the
qualified archaeologist and determined to be reasonable and appropriate.

g. Copies of any subsequent prehistoric archaeological study, tribal cultural resources
study or report, detailing the nature of any significant tribal cultural resources, remedial
actions taken, and disposition of any significant tribal cultural resources shall be
submitted to the South Central Coastal Information Center (SCCIC) at California State
University, Fullerton.
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h.  Notwithstanding the above, any information determined to be confidential in nature, by
the City Attorney’s office, shall be excluded from submission to the SCCIC or the
general public under the applicable provisions of the California Public Records Act,
California Public Resources Code, and shall comply with the City's AB 52
Confidentiality Protocols.

Administrative Conditions

34.

35.

36.

37.

38.

39.

40.

41.

Final Plans. Prior to the issuance of any building permits for the project by the Department
of Building and Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building and Safety for final review and
approval by the Department of City Planning. All plans that are awaiting issuance of a
building permit by the Department of Building and Safety shall be stamped by Department
of City Planning staff “Plans Approved.” A copy of the Plans Approved, supplied by the
applicant, shall be retained in the subject case file.

Notations on Plans. Plans submitted to the Department of Building and Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet, and shall include any maodifications or notations
required herein.

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

Code Compliance. Use, area, height, and yard regulations of the zone classification of the
subject property shall be complied with, except where granted conditions differ herein.

Department of Building and Safety. The granting of this determination by the Director of
Planning does not in any way indicate full compliance with applicable provisions of the Los
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications
to plans made subsequent to this determination by a Department of Building and Safety
Plan Check Engineer that affect any part of the exterior design or appearance of the project
as approved by the Director, and which are deemed necessary by the Department of
Building and Safety for Building Code compliance, shall require a referral of the revised
plans back to the Department of City Planning for additional review and sign-off prior to the
issuance of any permit in connection with those plans.

Enforcement. Compliance with these conditions and the intent of these conditions shall be
to the satisfaction of the Department of City Planning.

Expiration. In the event that this grant is not utilized within three years of its effective date
(the day following the last day that an appeal may be filed), the grant shall be considered
null and void. Issuance of a building permit, and the initiation of, and diligent continuation
of, construction activity shall constitute utilization for the purposes of this grant.

Recording Covenant. Prior to the issuance of any permits relative to this matter, an
agreement concerning all the information contained in these conditions shall be recorded in
the County Recorder’s Office. The agreement shall run with the land and shall be binding
on any subsequent property owners, heirs or assign. The agreement must be submitted to
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42.

the Department of City Planning for approval before being recorded. After recordation, a
copy bearing the Recorder’s number and date shall be provided to the Department of City
Planning, Development Services Center for attachment to the file.

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

() Defend, indemnify and hold harmless the City from any and all actions against the
City relating to or arising out of, in whole or in part, the City’s processing and approval
of this entitlement, including but not limited to, an action to attack, challenge, set
aside, void, or otherwise modify or annul the approval of the entitlement, the
environmental review of the entitlement, or the approval of subsequent permit
decisions, or to claim personal property damage, including from inverse
condemnation or any other constitutional claim.

(i) Reimburse the City for any and all costs incurred in defense of an action related to
or arising out of, in whole or in part, the City’s processing and approval of the
entitlement, including but not limited to payment of all court costs and attorney’s fees,
costs of any judgments or awards against the City (including an award of attorney’s
fees), damages, and/or settlement costs.

(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice
of the City tendering defense to the Applicant and requesting a deposit. The initial
deposit shall be in an amount set by the City Attorney’s Office, in its sole discretion,
based on the nature and scope of action, but in no event shall the initial deposit be
less than $50,000. The City’s failure to notice or collect the deposit does not relieve
the Applicant from responsibility to reimburse the City pursuant to the requirement
in paragraph (ii).

(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may
be required in an increased amount from the initial deposit if found necessary by the
City to protect the City’s interests. The City’s failure to notice or collect the deposit
does not relieve the Applicant from responsibility to reimburse the City pursuant to
the requirement in paragraph (ii).

(V) If the City determines it necessary to protect the City’s interest, execute an indemnity
and reimbursement agreement with the City under terms consistent with the
requirements of this condition.

The City shall notify the Applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the Applicant of
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
cooperate in the defense, the Applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office
or outside counsel. At its sole discretion, the City may participate at its own expense in the
defense of any action, but such participation shall not relieve the Applicant of any obligation
imposed by this condition. In the event the Applicant fails to comply with this condition, in
whole or in part, the City may withdraw its defense of the action, void its approval of the
entitlement, or take any other action. The City retains the right to make all decisions with
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respect to its representations in any legal proceeding, including its inherent right to abandon
or settle litigation.
For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions includes
actions, as defined herein, alleging failure to comply with any federal, state or local
law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the
City or the obligations of the Applicant otherwise created by this condition.
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FINDINGS
PROJECT BACKGROUND

The subject property is a sloped, irregular-shaped parcel of land, consisting of eight (8) contiguous
lots totaling 130,859 square feet in size. The project site is bound by Hoover Street to the east,
Council Street to the south, an R4-1-zoned lot to the west, and Commonwealth Place, C2-1-zoned
lots and Temple Street to the north. The easterly property line is approximately 410 feet in length,
of which approximately 360 feet adjoins Hoover Street. The southerly property line is
approximately 445 feet, which adjoins Council Street entirely. Approximately 57 feet of the 755-
foot northerly property line towards the west adjoins Commonwealth Place. Approximately 43 feet
of the 755-foot northerly property line towards the east adjoins Temple Street; however, the site
slopes down steeply towards the street and therefore is not accessible from Temple Street.

The City’s Mobility Plan 2035, adopted on September 7, 2016, designates Hoover Street as a
Local Limited Street with a designated right-of-way width of 50 feet and half street right-of-way
width of 25 feet. Hoover Street currently has a right-of-way width of 82.5 feet and a half street
right-of-way width of 41.25 feet up to a cul-de-sac adjoining the Project Site. Hoover Street’s
existing right-of-way and half street right-of-way widths are 32.5 feet and 16.25 feet more than
what is required by the Mobility Plan, respectively

On February 16, 2018, the Deputy Advisory Agency approved a Vesting Tentative Tract Map filed
under related Case No. VTT-74377 for a merger of eight (8) lots and a maximum 16.25-foot wide
strip of excess public right-of-way along Hoover Street adjoining the proposed tract (maximum
width of 16.25 feet and area of 4,505 square feet) to create one (1) 130,859-square-foot (3-acre)
lot; and resubdivision of the lot to create 221 residential units with 384 parking spaces.
Subsequently, an appeal was filed for the VTT case on February 26, 2018.

The site is zoned R4-1 and designated for High Medium Residential uses in the Wilshire
Community Plan Area. The site is also located in Subarea B (Mixed Use Boulevards) of the
Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan.

Properties surrounding the Project Site generally consist of single- and multi-family residential
buildings. Properties to the north and northwest from the site are zoned C2-1, P-1 and R4-1,
designated for General Commercial land uses, located in Subarea D (Light Industrial/Commercial)
of the SNAP, and developed with Quality Inn and Suites Hotel and associated parking, and single-
family homes. Properties to the east of the site, across Hoover Street, are zoned C2-1, R3-1,
RD2-1, and RD1.5-1, designated for Highway Oriented Commercial, Medium Residential, and
Low Medium Residential land uses, located outside of the SNAP boundaries, and developed with
single- and multi-family residences. Properties located to the south of the project site, across
Council Street, are zoned R4-1, designated for High Medium Residential land uses, located in
Subarea B (Mixed Use Boulevards) of the SNAP, and developed with multi-story apartment
buildings. Properties located to the west of the project site are zoned R4-1 and [Q]C2-1,
designated for High Medium Residential and Limited Manufacturing land uses, located in
Subareas B and D of the SNAP, and developed with multi-family residential buildings, office, retalil,
and auto-related uses.

The proposed project includes the demolition of the existing, vacant Temple Community Hospital
and associated uses; and the construction, use and maintenance of a new five-story residential
complex with 221 residential units, of which 11 percent, or 19 units, will be set aside for Very Low
Income Households. The proposed building will have a maximum height of 61 feet and floor area
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of approximately 261,184 square feet of floor area. There will be 57 guest parking spaces and
327 spaces for residents, for a total of 384 spaces, within a two-level garage consisting of one at
grade and one subterranean level. Access to the parking garage will be provided on Council
Street. The project will provide a total of 36,680 square feet of open space, including 26,982
square feet of courtyard at the ground floor, 3,244 square feet of amenity rooms, 1,204 square
feet of gym, and 5,250 square feet of balconies.

In accordance with California State Law (including Senate Bill 1818, and Assembly Bills 2280 and
2222), the applicant is proposing to utilize Section 12.22 A.25 (Density Bonus Ordinance) of the
Los Angeles Municipal Code (LAMC), which permits a density bonus of 35 percent. This allows
for a total of 222 dwelling units in lieu of the otherwise maximum density limit of 164 dwelling units
on the property. A density bonus is automatically granted in exchange for the applicant setting
aside a portion of dwelling units, in this case 11 percent, or 19 units, of the 164 base density units
for habitation by Very Low Income Households for a period of 55 years. Consistent with the
Density Bonus Ordinance, the applicant is also automatically granted a reduction in required
parking based on two (2) Parking Options, and a reduction based on the Bicycle Parking
Ordinance. The applicant is not utilizing any Parking Options for the proposed project. Instead,
the project will be providing parking pursuant to the minimum and maximum requirements in the
Vermont/Western SNAP.

Housing Replacement

With Assembly Bill 2222 as amended by AB 2556, applicants of Density Bonus projects filed as
of January 1, 2015 must demonstrate compliance with the housing replacement provisions which
require replacement of rental dwelling units that either exist at the time of application of a Density
Bonus project, or have been vacated or demolished in the five-year period preceding the
application of the project. This applies to all pre-existing units that have been subject to a recorded
covenant, ordinance, or law that restricts rents to levels affordable to persons and families of Low
or Very Low Income; subject to any other form of rent or price control; or occupied by Low or Very
Low Income Households. Pursuant to the Determination made by the Los Angeles Housing and
Community Investment Department (HCIDLA) dated January 18, 2018, the proposed project is
not required to provide any AB 2556 replacement affordable units affordable to Low or Very Low
Income Households. This is reflected in the Conditions of Approval. Refer to the Density Bonus
Legislation Background section of this determination for additional information.

LAMC Criteria

As permitted by LAMC Section 12.22 A.25, the applicant is requesting one (1) incentive that will
facilitate the provision of affordable housing at the site: a 22-percent increase in the maximum
building height limit to allow 61 feet in lieu of otherwise permitted 50 feet per the SNAP. Pursuant
to LAMC Section 12.22 A.25(e)(2), in order to be eligible for any on-menu incentives, a Housing
Development Project (other than an Adaptive Reuse Project) shall comply with the following
criteria, which it does:

a. The facade of any portion of a building that abuts a street shall be articulated with a
change of material or a break in plane, so that the facade is not a flat surface.

The proposed building provides facade relief through changes in material and breaks
and architectural details. All elevations will provide projecting balconies with glass
and metal railing, which provide both horizontal and vertical breaks. Building planes
are broken up by using various materials, including plaster, cement siding, metal
siding, trespa panel, and burnished concrete masonry unit.
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b. All buildings must be oriented to the street by providing entrances, windows
architectural features and/or balconies on the front and along any street facing
elevation.

The project proposes various pedestrian entrances throughout the site, including one
adjacent to the driveway facing Council Street, one past the courtyard along the
southerly property line facing Council Street, one facing an internal courtyard, and two
facing Hoover Street. These entrances are required to be articulated with architectural
elements, including but not limited to columns, overhang roofs or awnings, as
conditioned per the Project Permit Compliance Review approval. The proposed
building has various fenestration and projecting balconies with glass and metal railing
on all elevations, which further articulate the building and orient the building to the
streets.

c. The Housing Development Project shall not involve a contributing structure in a
designated Historic Preservation Overlay Zone (HPOZ) and shall not involve a
structure that is a City of Los Angeles designated Historic-Cultural Monument (HCM).

The proposed project is not located within a designated Historic Preservation Overlay
Zone, nor does it involve a property that is designated as a City Historic-Cultural
Monument.

d. The Housing Development Project shall not be located on a substandard street in a
Hillside Area or in a Very High Fire Hazard Severity Zone as established in Section
57.25.01 of the LAMC.

The project site is located in a Hillside Area; however, the site is not located on a
substandard street, as the site fronts on Hoover Street, a Local Limited Street with a
half street right-of-way width of 25 feet after the merger of excess street right-of-way;
Council Street, a Local Street with an existing half street right-of-way width of 30 feet;
and Commonwealth Place, a Hillside Limited Local Street with an 18-foot wide half
right-of-way width with a 5.5-foot street dedication.

DENSITY BONUS/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS

1. Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a density
bonus and requested incentive(s) unless the director finds that:

a. The incentives are not required to provide for affordable housing costs as defined in
California Health and Safety Code Section 50052.5 or Section 50053 for rents for the
affordable units.

The record does not contain substantial evidence that would allow the Director to make
a finding that the requested incentives are not necessary to provide for affordable
housing costs per State Law. The California Health & Safety Code Sections 50052.5
and 50053 define formulas for calculating affordable housing costs for Very Low, Low,
and Moderate Income Households. Section 50052.5 addresses owner-occupied
housing and Section 50053 addresses rental households. Affordable housing costs are
a calculation of residential rent or ownership pricing not to exceed 25 percent gross
income based on area median income thresholds dependent on affordability levels.
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The list of on-menu incentives in 12.22 A.25 was pre-eva luated at the time the Density
Bonus Ordinance was adopted to include types of relief that minimize restrictions on
the size of the project. As such, the Director will always arrive at the conclusion that
the density bonus on-menu incentives are required to provide for affordable housing
costs because the incentives by their nature increase the scale of the project.

The proposed building is subject to a 50-foot height limit per the Vermont/Western
SNAP. The requested incentive to permit a 22-percent, or 11-foot, increase in the
maximum building height limit is expressed in the Menu of Incentives per LAMC 12.22
A.25(f) and, as such, allows exceptions to zoning requirements that result in building
design or construction efficiencies that provide for affordable housing costs. The
requested incentive allows the developer to expand the building envelope so the
additional units can be constructed and the overall space dedicated to residential uses
is increased. These incentives support the applicant’s decision to set aside 19 dwelling
units for Very Low Income Households for 55 years.

b. The Incentive will have specific adverse impact upon public health and safety or the
physical environment, or on any real property that is listed in the California Register of
Historical Resources and for which there is no feasible method to satisfactorily mitigate
or avoid the specific adverse Impact without rendering the development unaffordable to
Very Low, Low and Moderate Income households. Inconsistency with the zoning
ordinance or the general plan land use designation shall not constitute a specific,
adverse impact upon the public health or safety.

There is no substantial evidence in the record that the proposed incentive(s) /
waiver(s) will have a specific adverse impact. A "specific adverse impact" is defined as,
"a significant, quantifiable, direct and unavoidable impact, based on objective, identified
written public health or safety standards, policies, or conditions as they existed on the
date the application was deemed complete" (LAMC Section 12.22.A.25(b)). As required
by Section 12.22 A.25 (e)(2), the project meets the eligibility criterion that is required for
density bonus projects. The project also does not involve a contributing structure in a
designated Historic Preservation Overlay Zone or on the City of Los Angeles list of
Historical-Cultural Monuments. Therefore, there is no substantial evidence that the
proposed incentive(s) / waiver(s) will have a specific adverse impact on public health
and safety.

PROJECT PERMIT COMPLIANCE REVIEW FINDINGS

1. The project substantially complies with the applicable regulations, findings,
standards, and provisions of the specific plan.

a. Parks First. Section 6.F. of the Vermont/Western Specific Plan requires an applicant
to pay $4,300 for each new residential unit. The project proposes the construction,
use and maintenance of a five-story residential complex with 221 residential units, of
which 19 units are set aside for Very Low Income Households. The project site is
currently improved with a vacant hospital. The project includes a net increase of 221
dwelling units and is therefore required to pay $4,300 per dwelling unit for a total of
$950,300 into the Parks First Trust Fund. However, all residential units in a project,
set aside as affordable for Very Low or Low income residents, that are subsidized
with public funds and/or Federal or State Tax Credits with affordability covenants of
at least 30 years are exempt from the Parks First Trust Fund. The calculation of a
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Parks First Trust Fund fee to be paid or actual park space to be provided pursuant to
this Ordinance shall be off-set by the amount of any Quimby Fee (LAMC § 17.12) or
dwelling unit construction tax (LAMC § 21.10.1, et seq.) paid as a result of the project.
This requirement is reflected in the Conditions of Approval. Therefore, the project as
conditioned complies with Section 6.F. of the Specific Plan.

b. Use. Section 8.A. of the Vermont/Western Specific Plan states that residential uses
permitted in the R3 Zone by LAMC Section 12.10 and commercial uses permitted in
the C1.5 Commercial Zone by LAMC Section 12.13.5 shall be permitted on any lot
located within Subarea B. The R3 Zone allows one dwelling unit for every 800 square
feet of lot area. The proposed merger of eight (8) existing lots and 4,505 square feet
of excess street public right-of-way along Hoover Street adjacent to the proposed
tract will result in 130,859 square feet of lot area, which allows a base density of 164
dwelling units. The applicant proposes to set aside at least 11 percent, or 19 units, of
the 164 base density units for Very Low Income Households, which qualifies the
project for a 35-percent increase in residential density, or an additional 58 dwelling
units for a total of 222 dwelling units. The applicant is proposing the demolition of an
existing vacant hospital and associated uses, including a surface parking lot, and the
construction of a new, five-story, 61-foot tall residential complex with 221 residential
dwelling units. The applicant does not propose commercial uses on this portion of the
subject property. Therefore, in conjunction with the Density Bonus request, the project
complies with Section 8.A. of the Specific Plan.

C. Height and Floor Area. Section 8.B. of the Vermont/Western Specific Plan states
that the height of any building for a project comprised exclusively of residential units
shall not exceed a maximum building height of 50 feet, and roofs and roof structures
constructed for the purposes specified in LAMC Section 12.21.1 B.3 may be erected
up to 10 feet above the height limit if those structures and features are set back a
minimum of 10 feet from the roof perimeter and are screened from view at street level
by a parapet or a sloping roof. The applicant is seeking an on-menu density bonus
incentive to increase the maximum height limit by an additional 11 feet, which allows
61 feet in lieu of otherwise permitted 50 feet. The proposed building height is 61 feet
as measured from grade. All roof structures, including solid mechanical screens, will
be erected up to six (6) feet above the building height of 61 feet, and be set back from
the roof perimeter by at least 10 feet.

Section 8.B. of the Vermont/Western Specific Plan limits the maximum FAR to 2:1,
allowing a maximum of 261,718 square feet of floor area on a 130,859-square-foot
site (including the merger of excess street public right-of-way along Hoover Street).
The proposed residential complex will have a maximum floor area of 261,184 square
feet. Therefore, in conjunction with the Density Bonus request, the project complies
with Section 8.B. of the Specific Plan.

d. Transitional Height. Section 8.C. of the Vermont/Western Specific Plan states that
projects within Subarea B shall not exceed specified transitional height limits when
adjoining or abutting a lot in Subarea A. The project site does not abut any properties
located within Subarea A. Therefore, Section 8.C. of the Specific Plan does not apply.

e. Usable Open Space. Section 8.D. of the Vermont/Western Specific Plan states that
a project containing two or more residential units shall provide usable open space in
accordance with LAMC Section 12.21 G.2, which requires the following usable open

DIR-2015-3939-DB-SPP-DI-SPR Page 17 of 41



space per dwelling unit at a minimum: 100 square feet for each unit having less than
three habitable rooms; 125 square feet for each unit having three habitable rooms;
and 175 square feet for each unit having more than three habitable rooms. Per LAMC
Section 12.21 G.2, common open space must constitute at least 50 percent of the
total required usable open space in developments built at an R3 density regardless
of the underlying zone, and recreation rooms that are at least 600 square feet in area
for a development of 16 or more dwelling units may qualify as common open space,
but shall not qualify for more than 25 percent of the total required usable open space.
The Specific Plan stipulates that up to 50 percent of common or private open space
may be located above the grade level or first habitable room level, and that roof decks
may be used in their entirety as common or private open space, excluding that portion
of the roof within 20 feet of the roof perimeter.

The project consists of 19 studios, 90 one-bedroom units, six (6) one-bedroom units
with a den, 96 two-bedroom units, and 10 three-bedroom units, requiring a total of
25,400 square feet of usable open space of which 50 percent, or 12,700 square feet,
is required to be common open space and may be located above the grade level or
first habitable room level.

Required Open Space
Number of Open Space Total Open
Units Required per Unit | Space Required
(Square Feet) (Square Feet)

Less than 3 habitable rooms 109 100 10,900

Equal to 3 habitable rooms 102 125 12,750

More than 3 habitable rooms 10 175 1,750

Total Required 221 25,400

50% of total usable open 12,700
space that may be located
above the grade level or first
habitable room level

50% of total usable open 12,700
space must consist of
common open space

25% of total usable open 6,350
space that may be used as
interior common open space

The project proposes the following common and private open space throughout the
building and project site, thereby complying with Section 8.D. of the Specific Plan.

Provided Open Space
Common Open Space
Level Open Space Areas Area
(Square Feet)

Level 1 Courtyard 26,982
Amenity Room 1 (Interior) 1,374
Amenity Room 2 (Interior) 1,870
Gym (Interior) 1,204
Subtotal 31,430
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Private Open Space

Level 2 Balconies 1,950

Level 3 Balconies 1,700

Level 4 Balconies 1,600

Subtotal 5,250

Total Open Space Provided 36,680

Total open space located at the 31,430
grade level or first habitable room
level

Total interior common open 4,448
space provided

f. Project Parking Requirements. Section 8.E.1 of the Vermont/Western Specific Plan

states minimum and maximum standards for parking requirements for residential
uses, as shown in tables below:

SNAP Minimum Parking Spaces

Parking Space Per Quantity Parking Spaces
Unit

Dwelling Units with 1 19 19
Less than 3 Habitable Rooms
Dwelling Units with 1 90 90
3 Habitable Rooms
Dwelling Units with 15 112 168
More than 3 Habitable Rooms
Guest (shared w/retail) .25 221 55
Total Minimum Required Spaces 332

SNAP Maximum Parking Spaces

Parking Space Per | Square Feet/ | Parking Spaces
Square Feet / Unit Quantity
Dwelling Units with 1 19 19
Less than 3 Habitable Rooms
Dwelling Units with 15 90 135
3 Habitable Rooms
Dwelling Units with 2 112 224
More than 3 Habitable Rooms
Guest (shared wi/retail) .50 221 110
Total Maximum Allowed Spaces 488

The project consists of 19 studios, 90 one-bedroom units, six (6) one-bedroom units
with a den, 96 two-bedroom units, and 10 three-bedroom units, requiring a minimum
of 332 and a maximum of 488 parking spaces, including guest parking. The project
proposes 57 guest parking spaces and 327 parking spaces for residential units, for a
total of 384 spaces, located within a two-level parking garage (one at-grade and one
subterranean), thereby complying with Section 8.E.1 of the Specific Plan.

Section 8.E.2 of the Vermont/Western Specific Plan requires one-half parking space
per dwelling unit for projects with two or more dwelling units, requiring a total of 110

DIR-2015-3939-DB-SPP-DI-SPR Page 19 of 41



bicycle parking spaces for the proposed project containing 221 residential dwelling
units. The applicant proposes 12 short-term bicycle parking spaces near the entrance
to the parking garage on level P1, and 126 long-term bicycle parking spaces in bicycle
parking rooms throughout the level P1 parking garage. Therefore, the project
complies with Sections 8.E.1 and 8.E.2 of the Specific Plan.

g. Conversion Requirements. Section 8.F. of the Vermont/Western Specific Plan sets
forth requirements pertaining to the conversion of existing structures from commercial
uses to residential condominium uses. The proposed project is for the demolition of
an existing vacant hospital and associated uses; and the construction of a new, five-
story residential complex. As such, the proposed project is not subject to conversion
requirements for condominium uses. Therefore, Section 8.F of the Specific Plan does

not apply.

h. Yards. Section 8.G. of the Vermont/Western Specific Plan states that no front, side
or rear yard setbacks shall be required for the development of any mixed use,
commercial or residential project on any lot located within Subarea B. The project
observes a 15-foot setback along Hoover Street, zero-foot setback along Council
Street, approximately 20-foot setback along Commonwealth court, approximately 40-
foot setback along the westerly property line, and approximately 15-foot setback
along the northerly property line. Therefore, as proposed, the project complies with
Section 8.G. of the Specific Plan.

i. Pedestrian Throughways. Section 8.H of the Vermont/Western Specific Plan
requires a pedestrian walkway, throughway or path for every 250 feet of street
frontage for projects located in Subarea B. The Specific Plan stipulates that an arcade
or through interior pedestrian path shall be provided from the rear lot line or from the
parking lot or public alley or street, if located to the rear of the project, to the front lot
line, and from the side lot line to the lot line on the opposite site of the lot, if the public
street, alley or parking lot is located on the side of the project. The pedestrian
throughway must be accessible to the public and have a minimum vertical clearance
of 12 feet and horizontal clearance of 10 feet. The Specific Plan allows several in-lieu
provisions for the pedestrian throughway requirement. The applicant requests a
Director’s Interpretation to utilize the following in-lieu option:

Provide land area equal to what would be required in Subdivision 1 above as a
throughway and construct or covenant to construct improvements for parks and open
space on-site, but within the Specific Plan area, meeting the requirements in Section
6.F.2(c)(3) above, to the satisfaction of the Director of Planning in consultation with
the Department of Recreation and Parks and the Councilmember of the District.

The Director’s Interpretation Section below clarifies Section 8.H of the Specific Plan
for the subject site that 2,550 square feet of publicly accessible forecourt plaza
located on site at the front of the building along Council Street may be provided in lieu
of otherwise required pedestrian throughways from Hoover Street to the opposite lot
line. Additionally, the project is conditioned to comply with Section 6.F.2(c)(3) of the
Specific Plan by requiring the park to be open and accessible to the general public
during daylight hours in a manner similar to other public parks, and improved to
prevailing public park standards. Therefore, in conjunction with the Director's
Interpretation and as conditioned, the project complies with Section 8.H of the
Specific Plan.
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J- Development Standards. Section 8.1 of the Vermont/Western Specific Plan requires
that all new projects be in substantial conformance with the following Development
Standards and Design Guidelines. The proposed project conforms to Development
Standards and Design Guidelines as discussed in Findings below.

Development Standards

k. Landscape Plan. The Development Standards require that all open areas not used
for buildings, driveways, parking, recreational facilities, or pedestrian amenities shall
be landscaped by shrubs, trees, clinging vines, ground cover, lawns, planter boxes,
flowers, fountains, and any practicable combination. All landscaped areas shall be
landscaped in accordance with a landscape plan prepared by a licensed landscape
architect, licensed architect, or licensed landscape contractor. The illustrative
landscape plan in Exhibit “A” shows that adequate landscaping will be provided
throughout the project site. The grade level will be landscaped with lawns, ground
cover, artificial turf, and trees. The podium level will be landscaped with lawn, planter
boxes, trees and water features. While the illustrative landscape plan includes a
planting schedule showing different types of trees, ground cover and shrubs that may
be used for landscaping, it does not provide specific details of types, quantities,
location, and size of plant materials proposed or an irrigation plan. As such, the
applicant is required to submit a final landscape plan prepared by a licensed
landscape architect showing a combination of shrubs, trees, clinging vines, ground
cover, lawns, planter boxes, flower and/or fountains incorporated into all landscaped
areas on the project site, a plant list referencing common and scientific names of all
proposed plants, quantities of plant materials proposed, size of proposed plants at
the time of planting, all significant trees to be removed or retained, all proposed
replacement trees, and an irrigation plan. Therefore, as conditioned, the project
complies with this Development Standard.

Usable Open Space. The Development Standards for common usable open space
stipulate that no portion of the required common usable open space can have a
dimension less than 20 feet or an overall area of 600 square feet for projects with 10
dwelling units or more. The Development Standards further stipulate that projects
may provide private usable open space in the form of balconies with a minimum
dimension of six feet and patios with a minimum dimension of 10 feet, thereby
reducing the required usable open space directly commensurate with the amount of
private open space provided. The project will provide a total of 36,680 square feet of
open space, including 26,982 square feet of courtyard at the ground floor, 3,244
square feet of amenity rooms, 1,204 square feet of gym, and 5,250 square feet of
balconies. As shown in the open space diagram in Exhibit “A,” all common open
space areas, including the courtyard, amenity rooms, and gym will have a minimum
dimension of 20 feet, and all balconies will have a minimum dimension of six (6) feet.
Therefore, as proposed, the project complies with this Development Standard.

m.  Streetscape Elements. The Development Standards require streetscape elements,
including street trees, tree well covers, bike racks, trash receptacles, and public
benches, from projects located along major and secondary highways. Hoover Street,
adjoining the site to the east, is designated as a Local Limited Street. Council Street,
adjoining the site to the south, is designated as a Local Street. Commonwealth Place,
adjoining the site at the northwest corner, is designated as a Hillside Limited Local
Street. As such, none of the streets adjoining the project site are designated as a
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Major or Secondary Highway. Therefore, the Streetscape Elements Development
Standards do not apply.

n. Pedestrian/Vehicular Circulation — Parking Lot Location. The Development
Standards require that surface parking lots be placed at the rear of structures. The
project includes a two-level parking garage, which is contained within the building
footprint and not visible from the street. No new parking lots are proposed on site.
Therefore, this Development Standard does not apply.

0. Pedestrian/Vehicular Circulation — Waiver. The Director of Planning may authorize
a waiver from the requirement to provide parking in the rear of the lot. The project
includes a two-level parking garage, which is contained within the building footprint
and not visible from the street. No new parking lots are proposed on site. Therefore,
this Development Standard does not apply.

p. Pedestrian/Vehicular Circulation — Curb Cuts. The Development Standards allow
one curb cut that is 20 feet in width for every 150 feet of street frontage when a project
takes its access from a major or secondary highway, unless otherwise required by
the Departments of Public Works, Transportation or Building and Safety. Hoover
Street, adjoining the site to the east, is designated as a Local Limited Street. Council
Street, adjoining the site to the south, is designated as a Local Street. Commonwealth
Place, adjoining the site at the northwest corner, is designated as a Hillside Limited
Local Street. As such, all of the streets adjoining the project site are not designated
as a major or secondary highway. Therefore, this Development Standard does not

apply.

g. Pedestrian/Vehicular Circulation — Pedestrian Entrance. The Development
Standards require all buildings that front on a major or secondary highway or main
commercial street to provide a pedestrian entrance at the front of the building, even
when rear public entrances are provided. Hoover Street, adjoining the site to the east,
is designated as a Local Limited Street. Council Street, adjoining the site to the south,
is designated as a Local Street. Commonwealth Place, adjoining the site at the
northwest corner, is designated as a Hillside Limited Local Street. As such, all of the
streets adjoining the project site are not designated as a major or secondary highway.
These streets are not considered main commercial streets, as all properties in the
vicinity fronting on these streets are improved with residential buildings. Nevertheless,
the project proposes various pedestrian entrances throughout the site, including one
adjacent to the driveway along Council Street, one past the courtyard on Council
Street, one facing an internal courtyard, and two on Hoover Street. Therefore, the
project complies with this Development Standard.

r. Design of Entrances. The Development Standards require that pedestrian
walkways, mid-block throughways, arcades or entrances be located in the center of
the facade or symmetrically spaced if there are more than one and be accented by
architectural elements such as columns, overhanging roofs or awnings. The project
proposes various pedestrian entrances throughout the site, including one adjacent to
the driveway along Council Street, one past the courtyard on Council Street, one
facing an internal courtyard, and two on Hoover Street. The plans do not show
detailed design of these entrances. The project is conditioned to provide detailed
elevations of all entrances showing that they are accented by architectural elements.
Therefore, as conditioned, the project complies with the Development Standard.
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S. Pedestrian/Vehicular Circulation — Inner Block Pedestrian Walkway. The
Development Standards require that applicants provide a pedestrian walkway,
throughway or path for every 250 feet of street frontage for a project. The Specific
Plan allows several in lieu provisions for the pedestrian throughway requirement. The
applicant requests a Director’s Interpretation to utilize the following in-lieu option:

Provide land area equal to what would be required in Subdivision 1 above as a
throughway and construct or covenant to construct improvements for parks and open
space on-site, but within the Specific Plan area, meeting the requirements in Section
6.F.2(c)(3) above, to the satisfaction of the Director of Planning in consultation with
the Department of Recreation and Parks and the Councilmember of the District.

The Director’s Interpretation Section below clarifies Section 8.H of the Specific Plan
for the subject site that 2,550 square feet of publicly accessible forecourt plaza
located on site at the front of the building along Council Street may be provided in lieu
of otherwise required pedestrian throughways from Hoover Street to the opposite lot
line. Additionally, the project is conditioned to comply with Section 6.F.2(c)(3) of the
Specific Plan by requiring the park to be open and accessible to the general public
during daylight hours in a manner similar to other public parks, and improved to
prevailing public park standards. Therefore, in conjunction with the Director's
Interpretation and as conditioned, the project complies with Section 8.H of the
Specific Plan.

t. Pedestrian/Vehicular Circulation — Speed Bumps. The Development Standards
require speed bumps be provided at a distance of no more than 20 feet apart when
a pedestrian walkway and driveway share the same path for more than 50 lineal feet.
The project does not propose any shared walkways and driveways. A driveway will
be provided along the southerly property line to access the garage from Council
Street. The project proposes various pedestrian entrances throughout the site,
including one adjacent to the driveway along Council Street, one past the courtyard
on Council Street, one facing an internal courtyard, and two on Hoover Street.
Therefore, as proposed, the project complies with this Development Standard.

u. Utilities. The Development Standards require that when new utility service is installed
in conjunction with new development or extensive remodeling, all proposed utilities
on the project site shall be placed underground. The project proposes an
underground vault at the northwest corner of the project site. Therefore, as proposed,
the project complies with this Development Standard.

V. Building Design — Stepbacks. The Development Standards require that no portion
of any structure exceed more than 30 feet in height within 15 feet of the front property
line, and that all buildings with a property line fronting on a major highway shall set
the second floor back from the first floor frontage at least 10 feet. The proposed
project is set back from the front property line along Hoover by 15 feet, and therefore
no buildings are subject to the 30-foot stepback limit within 15 feet of the front property
line. In addition, the project site does not front on a major highway. Therefore, as
proposed, the project complies with this Development Standard.

W. Building Design — Transparent Building Elements. The Development Standards
require that transparent building elements such as windows and doors occupy at least
50 percent of the ground floor facades on the front and side elevations and 20 percent
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bb.

of the surface area of the rear elevation of the ground floor portion which has surface
parking in the rear of the structure. This Development Standard applies to the
elevations fronting on a public street. The proposed project fronts on Hoover Street
to the east and Council Street to the south. The proposed project consists of two main
building masses that are connected by a bridge-like structure. These building masses
face various directions. As shown in Exhibit “A,” the ground floor facades on the east
elevation consist of 4,286 square feet of surface area, of which 2,671 square feet, or
62 percent, will consist of transparent building elements. The ground floor facades on
the south courtyard elevation consist of 720 square feet of surface area, of which 368
square feet, or 51 percent, will consist of transparent building elements. The ground
floor facades on the west courtyard elevation consist of 1,445 square feet of surface
area, of which 750 square feet, or 52 percent, will consist of transparent building
elements. Therefore, as proposed, the project complies with this Development
Standard.

Building Design — Facade Relief. The Development Standards require that exterior
walls provide a break in plane, or a change in material for every 20 feet horizontally
and every 30 feet vertically, created by an articulation or architectural detail. The
proposed building provides fagade relief through changes in material and breaks and
architectural details. All elevations will provide projecting balconies with glass and
metal railing, which provide both horizontal and vertical breaks. Building planes are
broken up by using various materials, including plaster, cement siding, metal siding,
trespa panel, and burnished concrete masonry unit. Therefore, as proposed, the
project complies with this Development Standard.

Building Design — Building Materials. The Development Standards require that
building facades be comprised of at least two types of complementary building
materials. The new building will be constructed using various materials that
complement each other, including plaster, cement siding, metal siding, trespa panel,
and burnished concrete masonry unit. Therefore, as proposed, the project complies
with this Development Standard.

Building Design — Surface Mechanical Equipment. The Development Standards
require that all surface or ground mounted mechanical equipment be screened from
public view and treated to match the materials and colors of the building which they
serve. The project proposes a surface-mounted transformer near the southwest
corner of the project site along Council Street. The plans do not indicate specific
screening proposed to screen the transformer from public view. The project is
conditioned to screen the equipment to match the materials and colors of the building.
Therefore, as conditioned, the project complies with this Development Standard.

Building Desigh — Roof Lines. The Development Standards require that all rooflines
in excess of 40 feet are broken up through the use of gables, dormers, plant-ons,
cutouts or other appropriate means. The elevations and roof plan in Exhibit “A” show
varied rooflines by providing facade planes that vary in height, and various cutouts
from the building mass for all roof lines in excess of 40 feet. Therefore, as proposed,
the project complies with the Development Standard.

Rooftop Appurtenances. The Development Standards require that all rooftop
equipment and building appurtenances shall be screened from public view or
architecturally integrated into the design of the building. The Development Standards
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further state that the screening shall be solid and match the exterior building material,
design and color. The project proposes condenser units at the roof level. The
mechanical equipment is screened with 42-inch tall solid mechanical screens that are
off set from the roof perimeter by at least 10 feet. These screens are conditioned to
be constructed with materials and colors that match the exterior building facades.
Therefore, as conditioned, the project complies with this Development Standard.

Trash and Recycling Areas. The Development Standards require that trash storage
bins be located within a gated, covered enclosure constructed of identical building
materials, be a minimum of six feet high, and have a separate area for recyclables.
The project proposes an enclosed trash area within the parking garage on the ground
floor. However, the plans submitted by the applicant do not show a separate area for
recyclables. A Condition of Approval is imposed herein to comply with this
Development Standard. Therefore, as conditioned, the project complies with this
Development Standard.

Pavement. The Development Standards require that paved areas not used as
parking and driveway areas consist of enhanced paving materials such as stamped
concrete, permeable paved surfaces, tile, and/or brick pavers. The illustrative
landscape plan in Exhibit “A” shows an outdoor trail loop at the grade level and
decorative paving near the entrance and at the podium level; however, there is no
detail provided for the type of materials proposed. The Conditions of Approval require
a final landscape plan that shows the type of enhanced paving materials used for all
paved areas excluding parking and driveway areas. As conditioned, the project
complies with this Development Standard.

Freestanding Walls. The Development Standards require that all freestanding walls
contain an architectural element at intervals of no more than 20 feet and be set back
from the property line adjacent to a public street. The project will be constructing
retaining walls along the northerly property line, and does not propose any new
freestanding walls. Therefore, this Development Standard does not apply.

Parking Structures - Required Commercial Frontage. The Development
Standards require parking structures with building frontages along major or
secondary highways for a parking structure be used for commercial, community
facilities, or other non-residential uses to a minimum depth of 25 feet. This
Development Standard applies to standalone parking structures, which the project
does not propose. Therefore, this Development Standard does not apply.

Parking Structures - Fagade Treatment. The Development Standards require
parking structures be designed to match the style, materials and colors of the main
building. This Development Standard applies to standalone parking structures, which
the project does not propose. Therefore, this Development Standard does not apply.

Parking Structures Across from Residential Uses. The Development Standards
require parking structures abutting or directly across an alley or public street from any
residential use or zone conform to standards regarding the facade facing the
residential use or zone. This Development Standard applies to standalone parking
structures, which the project does not propose. Therefore, this Development
Standard does not apply.
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. Surface Parking Lots. The Development Standards require at least 10 percent of
the surface parking lot to be landscaped with: one (1) 24-inch box shade tree for every
four parking spaces, spaced evenly to create an orchard-like effect; a landscaped
buffer around the property line; and a three and a half foot solid decorative masonry
wall behind a three-foot landscaped buffer. The trees shall be located so that an
overhead canopy effect is anticipated to cover at least 50 percent of the parking area
after 10 years of growth. The project includes a parking garage within the building
footprint. No new parking lots are proposed on site. Therefore, this Development
Standard does not apply.

ii- Surface Parking Abutting Residential. The Development Standards require
surface parking abutting or directly across an alley or public street from any residential
use or zone conform to standards regarding a decorative wall and landscaping buffer.
The project includes a parking garage within the building footprint. No new parking
lots are proposed on site. Therefore, this Development Standard does not apply.

kk.  On-Site Lighting. The Development Standards require that the project include on-
site lighting along all vehicular and pedestrian access ways. The Development
Standards specify that the acceptable level of lighting intensity is % foot-candle of
flood lighting measured from the ground, a maximum mounting height of light sources
shall be 14 feet, and “white” color corrected lamp color shall be used for ground level
illumination. The plans submitted by the applicant do not show the details of site
lighting. However, a Condition of Approval has been included to ensure that any new
lighting shall meet the on-site lighting standards mentioned above. Therefore, as
conditioned, the project complies with this Development Standard.

Il. Security Devices. The Development Standards require security devices to be
screened from public view. The plans submitted by the applicant do not indicate any
security devices that will be installed on the site. A Condition of Approval has been
included requiring all proposed devices to be integrated into the design of the building,
concealed and retractable, in the event that security devices are installed in the future.
Therefore, as conditioned, the project complies with this Development Standard.

mm. Privacy. The Development Standards require that buildings be arranged to avoid
windows facing windows across property lines, or the private open space of other
residential units. The proposed building abuts a multi-family residential development
located to the west of the site. As shown in Exhibit “A,” the abutting development is
located at a lower elevation than the proposed development. The highest elevation
of existing windows on the abutting development is 353.21 feet, while the elevation
of the floor of the first habitable room level is 354.33 feet. As such, neither the building
nor windows of the abutting development and proposed development will overlap one
another. Therefore, the project complies with this Development Standard.

nn. Hours of Operation. The Development Standards require that parking lot cleaning
and sweeping, trash collection and deliveries be limited between 7:00 a.m. - 8:00 p.m.
Monday through Friday, and 10:00 a.m. - 4:00 p.m. on Saturdays and Sundays. A
Condition of Approval has been included requiring on-site trash and recycling to be
limited to the hours of operation listed above. Therefore, as conditioned, the project
will comply with this Development Standard.
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00. Noise Control. The Development Standards require that any dwelling unit exterior
wall including windows and doors having a line of sight to a public street or alley be
constructed to provide a Sound Transmission Class of 50 or greater, as defined in
the Uniform Building Code Standard No. 3 5-1, 1979 edition, or latest edition. A
Condition of Approval is imposed herein to comply with this Development Standard.
Therefore, as conditioned, the project complies with this Development Standard.

pp. Required Ground Floor Uses. The Development Standards allows any residential,
community facility, or commercial use permitted by the Specific Plan Ordinance on
the ground floor in Subarea B. The applicant proposes a 100 percent residential
development, which is permitted in Subarea B. Therefore, the project complies with
this Development Standard.

Design Guidelines

gg. Urban Form. The Design Guidelines encourage transforming commercial streets
away from a highway oriented, suburban format into a distinctly urban, pedestrian
oriented and enlivened atmosphere by providing outdoor seating areas, informal
gathering of chairs, and mid-block pedestrian walkways. The Guidelines also indicate
that streets should begin to function for the surrounding community like an outdoor
public living room and that transparency should exist between what is happening on
the street and on the ground floor level of the buildings. The project site is located in
a residential neighborhood, and does not front on commercial streets. Nevertheless,
the project will have a ground floor facade with at least 50 percent consisting of
transparent materials facing Council Street and Hoover Street, increasing visibility
into the ground floor from the streets. The project also proposes various elements
that create a pedestrian-oriented and enlivened atmosphere, including landscaped
open space areas and courtyards and pedestrian walkways. Therefore, as proposed,
the project complies with this Design Guideline.

. Building Form. The Design Guidelines encourage every building to have a clearly
defined ground plane, roof expression and middle or shaft that relates the two. The
ground plane of the project is defined by facades that consist of glass and burnished
concrete masonry unit materials. The upper floors are defined by balconies and
various planes that consist of cement siding, plaster, and trespa panels. The roof
plane varies in height and adds articulation to the building. Therefore, as proposed,
the project substantially complies with this Design Guideline.

ss.  Architectural Features. The Design Guidelines encourage courtyards, balconies,
arbors, roof gardens, water features, and trellises. The project proposes various
courtyard areas at the ground floor and podium level, a pedestrian pathway around
the project site, and balconies throughout the residential units, which add visual
interest to the proposed building. Therefore, the project satisfies this Design
Guideline.

tt. Building Color. The Design Guidelines encourage buildings be painted three colors:
a dominant color, a subordinate color and a “grace note” color. The building will have
gray as the dominant color, white as the subordinate color and mahogany as the
grace note color. Therefore, the project satisfies this Design Guideline.
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uu.  Signs. The Design Guidelines provides extensive guidance related to the placement,

type and style of signage to be used for projects. The Guidelines identify appropriate
signs for the Specific Plan area to include: wall signs, small projecting hanging signs,
awnings or canopy signs, small directory signs, and window signs. The Design
Guidelines further stipulate that when a building contains two or more businesses,
signs should complement one another in color and shape and be located in the same
relative position on each storefront. The applicant is not proposing any signs as part
of this application. However, all future signs will be reviewed for compliance with the
Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan and Design
Guidelines.

vv. Plant Materials on Facades. The Design Guidelines encourage facade plant

materials in addition to permanent landscaping. The project does not propose any
plant materials on the building facades. However, the project will be adequately
landscaped with trees, shrubs, and ground cover throughout the project site.
Therefore, this Design Guideline does not apply.

The project incorporates mitigation measures, monitoring measures when
necessary, or alternatives identified in the environmental review, which would
mitigate the negative environmental effects of the project, to the extent physically
feasible.

See CEQA Findings.

DIRECTOR’S INTERPRETATION

Clarification for the Specific Plan Map and Subarea B Boundaries in Map 1 of the Specific Plan
and pedestrian throughways provision in Section 8.H of the Specific Plan is provided below.

1.

Map 1 of the Vermont/Western SNAP Specific Plan shows three lots VAC 84-29791 of
Forest Park Subdivision No. 2 Tract with APNs 5501004006, 5501004902, and
5501004007 (a vacated street of Commonwealth Place) adjoining Lots FR LT A, VAC
ORD 25315, 21, 22, and 23 of Forest Park Subdivision No. 2 Tract to the north as Subarea
D (Industrial/Commercial).

Request: The applicant requests a Director’s Interpretation to clarify that the Specific Plan
Map includes the adjacent R4-zoned one-half vacated street within the property line and
therefore that portion of the vacated street is included in the project site and subject to the
Subarea B development standards. The applicant also requests a clarification that the
project may utilize the one-half vacated street for FAR and density calculation purposes
at the R3 density.

Discussion: A portion of Commonwealth Place between Temple Street and
approximately 165 feet northeasterly of Commonwealth Avenue that is approximately
0.301 acres in size was vacated in 1983. Upon vacation of the street, the northerly half of
the vacated street (APNs 5501004902 and 5501004007) that is approximately 0.148 acres
in area became a part of the C2-1 zoned properties to the north, and the southerly half of
the vacated street (APN 5501004005) that is approximately 0.153 acres became a part of
the subject property to the south. When a street is vacated, property rights of the vacated
street are divided into half to adjoining property owners. Map 1 of the Vermont/Western
SNAP Specific Plan erroneously includes the entire vacated street within Subarea D.
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Accordingly, the southerly half of the vacated street should have been designated as
Subarea B in Map 1, and subject to the provisions, development standards and design
guidelines of Subarea B of the SNAP.

Regarding the applicant’s request to clarify that the southerly half of the vacated street be
included in the FAR and density calculation, the Director’s Interpretation only applies to
interpreting specific plans when there is a lack of clarity in the meaning of their regulations.
The SNAP does not regulate vacated streets and how FAR and density are calculated.
The FAR and density calculations are regulated by the Municipal Code. Therefore, the
Director’s Interpretation request to clarify that the project may utilize the one-half vacated
street for FAR and density calculation purposes at underlying R3 density is hereby
dismissed.

Interpretation: Map 1 of the Specific Plan is hereby clarified for the subject site that the
southerly half of the vacated street (Lot VAC 84-29791 of Forest Park Subdivision No. 2
Tract, APN 5501004006) zoned R4-1 and adjoining Lots FR LT A, VAC ORD 25315, 21,
22, and 23 of the Forest Park Subdivision No. 2 Tract is located within the boundaries of
Subarea B and therefore subject to the provisions, Development Standards and Design
Guidelines of Subarea B of the Vermont/Western SNAP.

2. Section 8.H of the Specific Plan states:

H. Pedestrian Throughways. Applicants shall provide one public pedestrian
walkway, throughway or path for every 250 feet of street frontage for a Project. An arcade
or through interior pedestrian path shall be provided from the rear lot line or from the
parking lot or public alley or street, if located to the rear of the Project, to the front lot line,
and from the side lot line to the lot line on the opposite side of the lot, if the public street,
alley or parking lot is located on the side of the Project. The pedestrian throughway shall
be accessible to the public and have a minimum vertical clearance of 12 feet, and a
minimum horizontal clearance of ten feet.

In Lieu Provision of Throughways. The Applicant shall provide one or more or a
combination of the following in lieu of the throughway requirement in Subdivision 1 prior
to the Director granting a Project Permit Compliance:

On Site. Provide land area equal to what would be required in Subdivision 1 above as a
throughway and construct or covenant to construct improvements for parks and open
space on-site, meeting the requirements in Section 6 F 2 (c)(3) above, to the satisfaction
of the Director of Planning in consultation with the Department of Recreation and Parks
and the Councilmember of the District.

Request: The applicant requests a Director’s Interpretation to clarify that an “in-lieu”
pedestrian pathway otherwise required along Hoover Street may be provided at the front
of the building along Council Street in the form of a publicly accessible forecourt plaza of
the same square footage, because the grade change of the subject property and the layout
of the adjacent street makes a traditional throughway impractical.

Discussion: The purpose of the pedestrian throughway is to increase pedestrian
accessibility and walkability from one street or parking lot to the other street or parking lot
through a development site that has more than 250 feet of street frontage. This would
allow public members to walk through a large development site without having to walk
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across the entire perimeter of the development block. The project site has street frontages
of approximately 360 feet along Hoover Street to the east, approximately 445 feet along
Council Street to the south, and approximately 57 feet along Commonwealth Place to the
northwest. The applicant chooses to utilize the in-lieu provision to provide land area equal
to what would be required as a throughway and construct improvements for parks and
open space on-site. As shown in Exhibit “A,” the pedestrian throughway requirement from
Hoover Street to the opposite lot line with a 10-foot wide horizontal clearance and 12-foot
wide vertical clearance would require 2,550 square feet of land area. The applicant
proposes 2,550 square feet of publicly accessible and landscaped forecourt plaza along
Council Street. Strict compliance with the pedestrian throughway provision would not
serve the purpose of providing access and increasing walkability from Hoover Street to
the opposing lot line, as the project site slopes steeply down to a private property (Hotel
Silver Lake) to the north. A pedestrian throughway that leads to another private property
would be impractical, and given the slope of the property to the north, there would be
liability issues in the even the applicant does provide a pedestrian throughway that is
publicly accessible. In addition, there are no public streets or parking lots to the north of
the site to which the pedestrian pathway would have provided access.

The in-lieu provision requires parks and open space that meets the requirements in
Section 6.F.2(c)(3) of the Specific Plan, which states:

The park or open space shall be an area of at least 5,000 contiguous square feet; open
and accessible to the general public during daylight hours in a manner similar to other
public parks; improved to prevailing public park standards, except that the open space
may be provided above the ground floor on roof tops or above parking structures if public
access is provided that conforms with the Americans With Disabilities Act standards.

The first condition in Section 6.F.2(c)(3) requiring a park or open space with an area of at
least 5,000 square feet contradicts the land area requirement of an in-lieu parks and open
space. Per the in-lieu provision, applicants are required to provide land area equal to what
would be required in Subdivision 1 above as a throughway. Given that Section 6.F.2(c)(3)
of the Specific Plan sets forth in-lieu provision of Parks First Fees, it is interpreted that the
5,000-square-foot area requirement is only applicable to projects that are providing parks
and open space areas in lieu of paying Parks First Fees. Projects providing parks and
open space in lieu of the pedestrian throughway are only required to provide land area
equal to what would be required by the Specific Plan as the throughway, which in this case
is 2,550 square feet. The project is conditioned to meet all other requirements in Section
6.F.2(c)(3) of the Specific Plan.

Interpretation: Section 8.H.2 of the Specific Plan is hereby clarified for the subject site
that 2,550 square feet of publicly accessible forecourt plaza located on site at the front of
the building along Council Street may be provided in lieu of otherwise required pedestrian
throughways from Hoover Street to the opposite lot line.

SITE PLAN REVIEW FINDINGS

1.

The project is in substantial conformance with the purposes, intent and provisions
of the General Plan, applicable community plan, and any applicable specific plan.

The General Plan sets forth goals, objectives, and programs that serve as the foundation
for all land use decisions. The City of Los Angeles’ General Plan consists of the Framework
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Element, seven State-mandated Elements including Land Use, Mobility, Housing,
Conservation, Noise, Safety, and Open Space, and optional Elements including Air Quality,
Service Systems and Plan for a Healthy Los Angeles. The Land Use Element is comprised
of 35 community plans that establish parameters for land use decisions within those
communities of the City.

Framework Element

The Framework Element for the General Plan (Framework Element) was adopted by the
Los Angeles City Council on December 11, 1996 and re-adopted on August 8, 2001. The
Framework Element provides guidance regarding policy issues for the entire City of Los
Angeles, including the project site. The Framework Element of the General Plan
establishes general policies for the City of Los Angeles based on projected population
growth. Land use, housing, urban form and neighborhood design, open space, economic
development, transportation, infrastructure, and public services are all addressed in the
context of accommodating future City-wide population increases. The City's various land
use “categories” are defined based on appropriate corresponding development standards
including density, height, and use. The proposed development is consistent with the
following goals, objectives, and policies of the Framework Element:

GOAL 3C Multi-family neighborhoods that enhance the quality of life for the City’s existing
and future residents.

Objective 3.7 Provide for the stability and enhancement of multi-family residential
neighborhoods and allow for growth in areas where there is sufficient public infrastructure
and services and the residents’ quality of life can be maintained or improved.

Policy 3.7.1 Accommodate the development of multi-family residential units in areas
designated in the community plans in accordable with Table 3-1 and Zoning Ordinance
densities indicated in Table 3-3, with the density permitted for each parcel to be identified
in the community plans.

GOAL 4A An equitable distribution of housing opportunities by type and cost accessible to
all residents of the City.

The project site is located in a residential neighborhood where properties to the west, south
and east are zoned R3-1 and R4-1 and developed with single- and multi-family residential
developments. The project site is zoned R4-1 and designated for High Medium Residential
land uses by the Wilshire Community Plan. The site is located in Subarea B of the
Vermont/Western SNAP, which allows R3 uses. The R3 Zone allows one dwelling unit for
every 800 square feet of lot area. The proposed merger of eight (8) existing lots and 4,505
square feet of excess street public right-of-way along Hoover Street adjacent to the
proposed tract will result in 130,859 square feet of lot area, which allows a base density of
164 dwelling units. The applicant proposes to set aside at least 11 percent, or 19 units, of
the 164 base density units for Very Low Income Households, which qualifies the project for
a 35-percent increase in residential density, or an additional 58 dwelling units for a total of
222 dwelling units. The applicant is proposing the demolition of an existing vacant hospital
and associated uses, including a surface parking lot, and the construction of a new
residential complex with 221 residential dwelling units. The unit mix consists of 19 studios,
90 one-bedroom units, six (6) one-bedroom units with a den, 96 two-bedroom units, and
10 three-bedroom units. The proposed project would allow an equitable distribution of
housing opportunities by type and cost accessible to all residents of the City. The proposed
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development is also consistent with the land use designation of the Wilshire Community
Plan, and the maximum density permitted by the Vermont/Western SNAP and Density
Bonus Ordinance. Furthermore, the proposed development includes ample open space
areas and public space, including 36,680 square feet of common and private open space
for its residents as well as a 2,550-square-foot publicly accessible open space area along
Council Street, which would enhance the quality of life for the City’s existing and future
residents. The project site is adequately served by existing public infrastructure and
services, including water, wastewater, street lighting, fire and police. As such, the project
is consistent with goals, objectives, and policies of the Framework Element.

Land Use Element — Wilshire Community Plan

The project site is located within the boundaries of the Wilshire Community Plan, which
was adopted by the Los Angeles City Council on September 19, 2001. The proposed
residential development advances the following objectives and policies contained in the
Community Plan:

GOAL 1 Provide a safe, secure, and high quality residential environment for all economic,
age, and ethnic segments of the Wilshire community.

Objective 1-1.3 Provide for adequate Multiple Family residential development.

Objective 1-2 Reduce vehicular trips and congestion by developing new housing in close
proximity to regional and community commercial centers, subway stations and existing bus
route stops.

Policy 1-2.1 Encourage higher density residential uses near major public transportation
centers.

Policy 1-4.1 Promote greater individual choice in type, quality, price and location of
housing.

The project proposes a residential development in an area that is close to the Metro
Vermont/Beverly Red Line Station and various bus routes, including 10, 14, 37, 48 and 201
Metro Bus Lines, connecting the project site to other regional and local destinations as well
as employment centers and retail services. In addition to the project’s close proximity to
public transportation, the project proposes 138 short- and long-term bicycle parking
spaces. The availability of other modes of transportation reduces the need for the use of
personal vehicles, thereby reducing vehicular trips and congestion. Additionally, the project
proposes 221 dwelling units, of which 19 units are reserved for Very Low Income
Households in a neighborhood that is predominantly developed with residential
developments. The unit mix consists of 19 studios, 90 one-bedroom units, six (6) one-
bedroom units with a den, 96 two-bedroom units, and 10 three-bedroom units, which
promote greater individual choice in the type of housing. The project will contribute to the
Wilshire Community Plan area as a high-density residential development that provides
various housing types and costs for residents, thereby promoting greater individual choice
in type, quality, price and location of housing.

Mobility Element
The Mobility Element was adopted by the Los Angeles City Council on January 20, 2016.
The proposed development supports the following policies of the Mobility Plan.
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Policy 2.3 Recognize walking as a component of every trip, and ensure high-quality
pedestrian access in all site planning and public right-of-way modifications to provide a safe
and comfortable walking environment.

Policy 3.3 Promote equitable land use decisions that result in fewer vehicle trips by
providing greater proximity and access to jobs, destinations, and other neighborhood
services.

Policy 3.4 Provide all residents, workers and visitors with affordable, efficient, convenient,
and attractive transit services.

Policy 3.8 Provide bicyclists with convenient, secure and well-maintained bicycle parking
facilities.

The proposed project contains the qualities of a transit-oriented development that complies
with the policies stated above. The project site is located within one mile of the
Vermont/Beverly Metro Station. This station serves the Metro Red Line, which runs
between North Hollywood and Union Station and connects to the Orange Line in North
Hollywood to the Purple Line in Koreatown and the Blue Line in Downtown Los Angeles.
The line also connects to the Metro Gold Line and the Metrolink commuter rail lines at
Union Stations. The project site is also located in close proximity to various public transit
routes, including 10, 14, 37, 48 and 201 Metro Bus Lines. The project proposes the
construction of a high-density residential development containing 221 dwelling units. The
Mobility Plan encourages the development of residential units near transit stops to provide
greater access to employment centers, neighborhood services, as well as other regional
and local destinations. In addition, the proposed project includes 12 short-term bicycle
parking spaces near the entrance to the parking garage on level P1, and 126 long-term
bicycle parking spaces in bicycle parking rooms throughout the level P1 parking garage.
The project proposes a more balanced and suitable land use that meets the intent and
purpose of the Mobility Element.

Vermont/Western Station Neighborhood Plan Area (SNAP)

The Vermont/Western SNAP was adopted by the Los Angeles City Council and became
effective on March 1, 2001. The proposed project meets the following purposes of the
SNAP as outlined in Section 2 of the Specific Plan:

A. Implement the goals and policies of the Hollywood Community Plan, the Wilshire
Community Plan, the City General Plan Framework Element and the Transportation
Element, including the new formats and terminology regarding land use designations
created by the General Plan Framework.

The project site is located in the Wilshire Community Plan area, which designates the site
for High Medium Residential land uses. While the underlying zone is R4-1, the project site
is located in Subarea B of the Vermont/Western SNAP, which allows uses permitted in the
R3 Zone. The project site qualifies for Multi-Family Residential Land Use designation,
which is intended to maintain existing stable multi-family residential neighborhoods. These
neighborhoods are characterized by a mix of densities and dwelling types.

The proposed project consists of 221 dwelling units, of which 19 units are reserved for Very
Low Income Households and the remaining 202 will be market rate units. The proposed
residential development is located in an existing multi-family residential neighborhood
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where properties are zoned R3 and R4 and designated for High Medium and Medium
Residential land uses. The project proposes a residential development in an area that is
close to the Metro Vermont/Beverly Red Line Station and various bus routes, including 10,
14, 37, 48 and 201 Metro Bus Lines, connecting the project site to other regional and local
destinations as well as employment centers and retail services.

C. Establish a clean, safe, comfortable and pedestrian oriented community environment
for residents to shop in and use the public community services in the neighborhood.

E. Guide all development, including use, location, height and density, to assure
compatibility of uses and to provide for the consideration of transportation and public
facilities, aesthetics, landscaping, open space and the economic and social well-being
of area residents.

K. Promote the provision of more small public parks among the residential neighborhoods.

As demonstrated in the Project Permit Compliance Findings, the project is in substantial
conformance with the Specific Plan regulations as well as the Development Standards and
Design Guidelines required to achieve a pedestrian-oriented design. The proposed use,
location, and height of the residential development comply with the Specific Plan and is
compatible with the character of existing residential developments in the neighborhood.
The proposed five-story, 221-unit development is located in a predominantly residential
area. There are multi-family residential developments in the vicinity that range in height
from three to six stories. In addition, the project proposes a unit mix that consists of studios,
one bedrooms, two bedrooms, and three bedrooms within close proximity to the Metro’s
Vermont/Beverly Station and bus stations along major commercial corridors.

The project provides landscaped areas throughout the site and forecourt area that is
accessible by public members and 36,680 square feet of common and private open space
areas for its future residents. The proposed building provides facade relief through changes
in material and breaks and architectural details. All elevations will provide projecting
balconies with glass and metal railing, which provide both horizontal and vertical breaks.
Building planes are broken up by using various materials, including plaster, cement siding,
metal siding, trespa panel, and burnished concrete masonry unit. As shown in Exhibit “A,”
the ground floor facades on the east elevation consist of 4,286 square feet of surface area,
of which 2,671 square feet, or 62 percent, will consist of transparent building elements. The
ground floor facades on the south courtyard elevation consist of 720 square feet of surface
area, of which 368 square feet, or 51 percent, will consist of transparent building elements.
The ground floor facades on the west courtyard elevation consist of 1,445 square feet of
surface area, of which 750 square feet, or 52 percent, will consist of transparent building
elements. As such, the proposed development provides for the consideration of aesthetics,
landscaping, public facilities, and open space.

2. The project consists of an arrangement of buildings and structures (including
height, bulk and setbacks), off-street parking facilities, loading areas, lighting,
landscaping, trash collection, and other such pertinent improvements, that is or will
be compatible with existing and future development on adjacent properties and
neighboring properties.

Development of the project site into a residential complex with 221 dwelling units would be
consistent and compatible with existing and future development on neighboring and other
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properties within close proximity, which is generally developed with commercial and
residential uses. Furthermore, the project provides architectural features that vary and
articulate the building facade and incorporates a variety of colors and materials. The project
also employs a variety of architectural elements such as projecting balconies, changes in
building plane, and vertical and horizontal bands.

Building Arrangement (Height, Bulk, and Setbacks)

The subject site is located in Subarea B of the Vermont/Western SNAP, which contains
provisions for building height, floor area ratio (FAR), and setbacks. Per Section 3 of the
SNAP, the Specific Plan prevails and supersedes the applicable provisions of the Municipal
Code, wherever the Specific Plan contains provisions on development.

Properties surrounding the Project Site generally consist of single- and multi-family
residential buildings. Properties to the north and northwest from the site are zoned C2-1,
P-1 and R4-1, designated for General Commercial land uses, located in Subarea D (Light
Industrial/Commercial) of the SNAP, and developed with Quality Inn and Suites Hotel and
associated parking, and single-family homes. Properties to the east of the site, across
Hoover Street, are zoned C2-1, R3-1, RD2-1, and RD1.5-1, designated for Highway
Oriented Commercial, Medium Residential, and Low Medium Residential land uses,
located outside of the SNAP boundaries, and developed with single- and multi-family
residences. Properties located to the south of the project site, across Council Street, are
zoned R4-1, designated for High Medium Residential land uses, located in Subarea B
(Mixed Use Boulevards) of the SNAP, and developed with multi-story apartment buildings.
Properties located to the west of the project site are zoned R4-1 and [Q]C2-1, designated
for High Medium Residential and Limited Manufacturing land uses, located in Subareas B
and D of the SNAP, and developed with multi-family residential buildings, office, retail, and
auto-related uses.

The project proposes a maximum of 61 feet in building height and approximately 261,184
square feet of floor area with a 2:1 FAR. These floor area and FAR calculations are
calculated based on the approval of the Vesting Tentative Tract Map for a merger of eight
(8) existing lots and excess street right-of-way along Hoover adjacent to the proposed tract.
The surrounding buildings are developed to relatively lower density ranging from one to 41
units compared to the proposed development containing 221 dwelling units. However, the
proposed building with a maximum height of 61 feet with five stories above two levels of
garage (one at-grade and one below grade) is consistent with the height of some of the
surrounding residential developments that range in height from four to six stories.
Additionally, the proposed development consists of two main building masses that are
connected by a bridge-like structure in the middle, which breaks up the bulk of the proposed
residential complex. The surrounding residential properties are located within Subarea B,
and designated for high medium residential land uses. Future developments in the area
are subject to the same height, bulk and density requirements of the Vermont/Western
SNAP and land use designation, and would also be eligible for a density increase per the
Density Bonus Ordinance. Therefore, the proposed development will be compatible with
future developments in the area.

The SNAP does not require front, side, and rear yards for projects that are located in
Subarea B; however, the project proposes to provide setback areas to increase the
distance between the proposed building and adjacent developments. The project observes
a 15-foot setback along Hoover Street, zero-foot setback along Council Street,
approximately 20-foot setback along Commonwealth court, approximately 40-foot setback
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along the westerly property line, and approximately 15-foot setback along the northerly
property line.

In addition to meeting the height, FAR, and setback requirements per the Specific Plan, the
project proposes various articulation and architectural elements that reduce the effect of a
large-scale development in the neighborhood. All elevations incorporate projecting
balconies and void spaces within the facade in order to break up the massing. The changes
in the plane as well as materials also further articulates the building and increases the
visual interest from public streets. Furthermore, balconies and fenestration that orient
toward the streets contribute to public safety by maintaining the “eyes on the street” concept
within their design. Surrounding buildings are constructed with minimal architectural
features and articulation. The proposed development would will be compatible with existing
developments rather than degrade the existing visual character of the site and its
surroundings.

Off-Street Parking Facilities and Loading Areas

The proposed project is a residential complex containing 221 dwelling units with a two-level
parking garage consisting of one subterranean and one at-grade level. The garage will be
accessible by an ingress and egress driveway located on Council Street. The project
proposes 57 guest parking spaces and 327 parking spaces for residential units, for a total
of 384 spaces. The project will also provide 12 short-term bicycle parking spaces near the
entrance to the parking garage on level P1, and 126 long-term bicycle parking spaces in
bicycle parking rooms throughout the level P1 parking garage. The project does not include
any retail or commercial uses that would require a loading area.

Lighting

The plans for this project do not specify lighting details at this time. However, the
Development Standards specify that the acceptable level of lighting intensity is % foot-
candle of flood lighting measured from the ground, a maximum mounting height of light
sources shall be 14 feet, and “white” color corrected lamp color shall be used for ground
level illumination, which has been incorporated as a Condition of Approval.

Landscaping
The illustrative landscape plan in Exhibit “A” shows that adequate landscaping will be

provided throughout the project site. The grade level will be landscaped with lawns, ground
cover, artificial turf, and trees. The podium level will be landscaped with lawn, planter
boxes, trees and water features. The proposed plant palette shows that the landscaping
will include canopy trees such as Palo Verde, Olive, Strawberry, Bradford Pear, Desert
Willow, and Canary Island Pine, and ground cover and shrubs such as Foxtail Fern, Blue
Fescue, Canyon Prince Wild Rye, Lily of the Nile, Winterbourn Philodendron, and California
Lilac. The applicant is also required to submit a final landscape plan prepared by a licensed
landscape architect showing a combination of shrubs, trees, clinging vines, ground cover,
lawns, planter boxes, flower and/or fountains incorporated into all landscaped areas on the
project site as well as an irrigation plan.

Trash Collection

The Vermont/Western SNAP Development Standards specify requirements for the location
and design of trash storage and recycling areas. The project proposes an enclosed trash
area within the parking garage on the ground floor. The project is conditioned to provide a
separate area for recyclables per the Development Standards in the SNAP. The trash
collection will be provided via Council Street.
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3. Any residential project provides recreational and service amenities to improve
habitability for its residents and minimize impacts on neighboring properties.

The proposed project consists of 221 residential dwelling units, of which 11 percent, or 19
dwelling units, of the 164 base dwelling units, will be set aside for Very Low Income
Households. The project will provide a total of 36,680 square feet of open space, including
26,982 square feet of courtyard at the ground floor, 3,244 square feet of amenity rooms,
1,204 square feet of gym, and 5,250 square feet of balconies. Therefore, the project
includes recreational amenities that will improve habitability for its residents and minimize
impacts on neighboring properties.

CEQA FINDINGS

A Mitigated Negative Declaration (ENV-2015-3940-MND) and corresponding Mitigation
Monitoring Program (MMP) were prepared for the proposed project. The Mitigation Monitoring
Program (MMP) is a document that is separate from the MND and is prepared and adopted as
part of the project’s approval. Section 21081.6 of the Public Resources Code requires a Lead
Agency to adopt a “reporting or monitoring program for the changes made to the project or
conditions of project approval, adopted in order to mitigate or avoid significant effects on the
environment.” In addition to the mitigation measures required of the project and any proposed
project design features, the applicant is required to adhere to applicable RCMs required by law.
The MND was circulated for public review on December 7, 2017 through January 8, 2018. The
Planning Department received one (1) comment letter from the State of California, Native
American Heritage Commission during the comment period, which raised the following concerns:

e Mitigation for inadvertent finds of Archaeological Resources, Cultural Resources, Tribal
Cultural Resources, or Human Remains is missing or incomplete. Standard mitigation
measures should be included in the document.

e Cultural Resources assessments are incomplete. All assessments were based on
preexisting internal documents. Current assessments should adequately assess the
existence and significance of tribal cultural resources and plan for avoidance, preservation
in place, or barring both, mitigation of project-related impacts to cultural and tribal cultural
resources.

On June 28, 2017, a formal written notification was mailed to all tribes listed on the Native
American Heritage Commission Tribal Consultation List informing them of the proposed project
and filing of an environmental clearance case, pursuant to AB 52. The lead agency has not
received any correspondence from the tribes requesting consultation or documentation
demonstrating that the proposed project may have a potentially significant impact on tribal,
archaeological or cultural resources. The lead agency cannot impose a mitigation measure when
there are no potential impacts identified per CEQA. However, a Condition of Approval has been
imposed on the project for inadvertent discovery of tribal cultural resources, requiring the applicant
to cease all ground disturbance activities and follow the process set forth in the Condition of
Approval.

On the basis of the whole of the record before the lead agency including any comments received,
the lead agency finds that, with imposition of the mitigation measures described in the MND, there
is no substantial evidence that the proposed project will have a significant effect on the
environment. The records upon which this decision is based are with the Environmental Review
Section of the Planning Department in Room 750, 200 North Spring Street.
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DENSITY BONUS LEGISLATION BACKGROUND

The California State Legislature has declared that "[t]he availability of housing is of vital statewide
importance," and has determined that state and local governments have a responsibility to "make
adequate provision for the housing needs of all economic segments of the community." Section
865580, subds. (a), (d). Section 65915 further provides that an applicant must agree to, and the
municipality must ensure, the "continued affordability of all Low and Very Low Income units that
gualified the applicant” for the density bonus.

With Senate Bill 1818 (2004), state law created a requirement that local jurisdictions approve a
density bonus and up to three “concessions or incentives” for projects that include defined levels
of affordable housing in their projects. In response to this requirement, the City created an
ordinance that includes a menu of incentives (referred to as “on-menu” incentives) comprised of
eight zoning adjustments that meet the definition of concessions or incentives in state law
(California Government Code Section 65915). The eight on-menu incentives allow for: 1) reducing
setbacks; 2) reducing lot coverage; 3) reducing lot width, 4) increasing floor area ratio (FAR); 5)
increasing height; 6) reducing required open space; 7) allowing for an alternative density
calculation that includes streets/alley dedications; and 8) allowing for “averaging” of FAR, density,
parking or open space. In order to grant approval of an on-menu incentive, the City utilizes the
same findings contained in state law for the approval of incentives or concessions.

California State Assembly Bill 2222 went into effect January 1, 2015, and with that Density Bonus
projects filed as of that date must demonstrate compliance with the housing replacement
provisions which require replacement of rental dwelling units that either exist at the time of
application of a Density Bonus project, or have been vacated or demolished in the five-year period
preceding the application of the project. This applies to all pre-existing units that have been
subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to
persons and families of lower or very low income; subject to any other form of rent or price control
(including Rent Stabilization Ordinance); or is occupied by Low or Very Low Income Households
(i.e., income levels less than 80 percent of the area median income [AMI]). The replacement units
must be equivalent in size, type, or both and be made available at affordable rent/cost to, and
occupied by, households of the same or lower income category as those meeting the occupancy
criteria. Prior to the issuance of any Director's Determination for Density Bonus and Affordable
Housing Incentives, the Housing and Community Investment Department (HCIDLA) is
responsible for providing the Department of City Planning, along with the applicant, a
determination letter addressing replacement unit requirements for individual projects. The City
also requires a Land Use Covenant recognizing the conditions be filed with the County of Los
Angeles prior to granting a building permit on the project. Assembly Bill 2222 also increases
covenant restrictions from 30 to 55 years for projects approved after January 1, 2015. This
determination letter reflects these 55 year covenant restrictions. Assembly Bill 2222 has been
amended by Assembly Bill 2556 on August 19, 2016.

Under Government Code Section § 65915(a), 8§ 65915(d)(2)(C) and § 65915(d)(3) the City of Los
Angeles complies with the State Density Bonus law by adopting density bonus regulations and
procedures as codified in Section 12.22 A.25 of the Los Angeles Municipal Code. Section 12.22
A.25 creates a procedure to waive or modify Zoning Code standards which may prevent, preclude
or interfere with the effect of the density bonus by which the incentive or concession is granted,
including legislative body review. The Ordinance must apply equally to all new residential
development.
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In exchange for setting aside a defined number of affordable dwelling units within a development,
applicants may request up to three incentives in addition to the density bonus and parking relief
which are permitted by right. The incentives are deviations from the City’s development standards,
thus providing greater relief from regulatory constraints. Utilization of the Density
Bonus/Affordable Housing Incentives Program supersedes requirements of the Los Angeles
Municipal Code and underlying ordinances relative to density, number of units, parking, and other
requirements relative to incentives, if requested.

For the purpose of clarifying the Covenant Subordination Agreement between the City of Los
Angeles and the United States Department of Housing and Urban Development (HUD) note that
the covenant required in the Conditions of Approval herein shall prevail unless pre-empted by
State or Federal law.

FINANCIAL ANALYSIS/PRO-FORMA

Pursuant to the Affordable Housing Incentive Density Bonus provisions of the LAMC (Section
12.22 A.25), proposed projects that involve on-menu incentives are required to complete the
Department’s Department of City Planning Application form, and no supplemental financial data
is required. The City typically has the discretion to request additional information when it is needed
to help make required findings. However, the City has determined that the level of detail provided
in a pro forma is not necessary to make the findings for on-menu incentives. This is primarily
because each of the City’s eight (8) on-menu incentives provide additional buildable area, which,
if requested by a developer, can be assumed to provide additional project income and therefore
provide for affordable housing costs. When the menu of incentives was adopted by ordinance,
the impacts of each were assessed in proportion to the benefits gained with a set-aside of
affordable housing units. Therefore, a pro-forma illustrating construction costs and operating
income and expenses is not a submittal requirement when filing a request for on-menu incentives.
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OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES

All terms and conditions of the Director’s Determination shall be fulfilled before the use may be
established. The instant authorization is further conditioned upon the privileges being utilized
within three years after the effective date of this determination and, if such privileges are not
utilized, building permits are not issued, or substantial physical construction work is not begun
within said time and carried on diligently so that building permits do not lapse, the authorization
shall terminate and become void.

TRANSFERABILITY

This determination runs with the land. In the event the property is to be sold, leased, rented or
occupied by any person or corporation other than yourself, it is incumbent that you advise them
regarding the conditions of this grant. If any portion of this approval is utilized, then all other
conditions and requirements set forth herein become immediately operative and must be strictly
observed.

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR

Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any
provision or fail to comply with any of the requirements of this Code. Any person violating any of
the provisions or failing to comply with any of the mandatory requirements of this Code shall be
guilty of a misdemeanor unless that violation or failure is declared in that section to be an
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal
Code and the provisions of this section. Any violation of this Code that is designated as a
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction.

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County
Jail for a period of not more than six months, or by both a fine and imprisonment.”

APPEAL PERIOD - EFFECTIVE DATE

The applicant's attention is called to the fact that this grant is not a permit or license and that any
permits and licenses required by law must be obtained from the proper public agency.
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or
his successor in interest may be prosecuted for violating these conditions the same as for any
violation of the requirements contained in the Municipal Code, or the approval may be revoked.

The Determination in this matter will become effective and final fifteen (15) days after the
date of mailing of the Notice of Director’s Determination unless an appeal there from is filed
with the City Planning Department. It is strongly advised that appeals be filed early during the
appeal period and in person so that imperfections/incompleteness may be corrected before the
appeal period expires. Any appeal must be filed on the prescribed forms, accompanied by the
required fee, a copy of this Determination, and received and receipted at a public office of the
Department of City Planning on or before the above date or the appeal will not be accepted.
Forms are available on-line at http://planning.lacity.org.
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http://planning.lacity.org/

Planning Department public offices are located at:

Figueroa Plaza Marvin Braude San Fernando West Los Angeles

201 North Figueroa Street Valley Constituent Service Center 1828 Sawtelle Boulevard
4th Floor 6262 Van Nuys Boulevard, Room 251 2nd Floor

Los Angeles, CA 90012 Van Nuys, CA 91401 Los Angeles, CA 90025

(213) 482-7077 (818) 374-5050 (310) 231-2901

Only an applicant or any owner or tenant of a property abutting, across the street or alley
from, or having a common corner with the subject property can appeal the Density Bonus
Compliance Review Determination. Per the Density Bonus Provision of State Law
(Government Code Section §65915) the Density Bonus increase in units above the base density
zone limits and the appurtenant parking reductions are not a discretionary action and therefore
cannot be appealed. Only the requested incentives are appealable. Per Section 12.22 A.25 of
the LAMC, appeals of Density Bonus Compliance Review cases are heard by the City Planning
Commission.

Verification of condition compliance with building plans and/or building permit applications are
done at the Development Services Center of the Department of City Planning at either Figueroa
Plaza in Downtown Los Angeles or the Marvin Braude Building in the Valley. In order to assure
that you receive service with a minimum amount of waiting, applicants are encouraged to
schedule an appointment with the Development Services Center either through the Department
of City Planning website at http://planning.lacity.org; or by calling (213) 482-7077, (818) 374-5050,
or (310) 231-2901. The applicant is further advised to notify any consultant representing you of
this requirement as well.

The time in which a party may seek judicial review of this determination is governed by California
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5,
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day
following the date on which the City's decision becomes final.

VINCENT P. BERTONI, AICP
Director of Planning

Approved by:

CﬁﬁstinWe, Senior City Planner

Reviewed by: Prepared by:
V\/\/\] CQM
Mindy Nguyen, City Planner Nuri Cho, City Planning Associate

Nuri.Cho@lacity.org
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PINNACLE 360

EXHIBIT A — Project Plans -

EMAIL: BRETT.KAUFMANN@VCASTRUCTURALCOM  JODI MENSEN, 681-284-7420

EMAIL: JMENSEN@DEAINC.COM
CTRICA

ENGINEERS:

GMEP

626 WILSHIRE BLVD. SU{TE 575
LOS ANGELES, CA 80017
MILLIELEE

JONATHAN KELLER

NAMI ENTEZAM

per dwelling tnil,
Habitable Rooms
1< 3 Hebitahia Roame 3 Habitable Rooms > 3 Habitable Roome
Studkos 18
One Bedvoom 90
One Bed/bom + Den 6
Two Badrbom 9%
[ Thvee Bedroom 10
Sudintal * I [ T 12
[Totat I 21

Habitable Rooms per LAMC Sectio 12.03

EXHIBIT A

Page No. 1 of
| Case No. mmox&'—‘s‘m D&

PROJECT NAME: PINNACLE 360
ADDRESS: 235 NORTH HOOVER STREET LOS ANGELES, CA 90004 _
OWNER: PINNACLE 360 HOOVER, LLC
PROJECT DESCRIPTION: S- STORY MULT!-FAMILY RESIDENTIAL OVER 2 LEVELS OF OTHER 2 "
USES, CONSISTING OF SUBTERRANEAN LEVEL PARKING, AND ONE SEMI-SUBTERRANEAN 4y s
LEVEL ENCAPSULATED BY RESIDENTIAL USES. = e .
[ ——. )
APM: £501-004-006 - - -
7 L
CONSTRUCTION TYPE : TYPE V-A OVER TYPE |-A (FULLY SPRINKLERED PER CBC SEC
9033.1.1)
BUILDABLE AREA
ZONING OESIGNATION: "R4-1* MULTIPLE OWELLING ZONE { WITH SNAP OVERLAY 130,859 SF
FLOOD ZONE: NONE, PER ZIMAS / HILLSIDE CLASSIFICATION
SITE AREA: 130,859 SF 7
MAX, BUILDING COVERAGE: NA
MINIMUM LOT AREA: 50 FT @
SET BACKS: NONE PER SNAP (15-0" STEP BACK AT FRONT) o~ ;
ALLOWABLE DENSITY: =LOT AREA - 130,859 SF/ 800 = 163.57 = 184 = 164 X 35% (DENSITY s 3
BONUS) =58 = 222 UMITS (11% VLI = 164 x 11% = 18.04 = 19 Units)
ALLOWABLE BLDG HT: MAX BLDG HT FROM LOWEST PT 5' FROM BLDG: = 50' (PER SNAP) TABULATION ZONlNG SNAP SUMMARY
+11' FOR DENSITY BONUS = 610" PR Prrmacte 760 oover 8102017
9 mmary « . .
. Ars Unit Mix and Parking Summars VermontWestem Transit Orientad District
BUILDING HEIGHT: 61.00' (4 STORIES) -SEE SHEET EP12 2 i Mlx 30 Packing e T Seation 8. SUBAREA B MXED USE BOULEVARDS
OCCUPANCY TYPE:R-2, $2.8 E::;mm 111_‘ :; : zsuoem\ 38028A r;c'a B. Height And Floor Area.
Sits Avaa 130,859 ¢ 23 1 45 1. Mixed Use and Residential Ony Projects. The maxitum height of any building for a Mixed-Use
PARKING REQUIRMENTS: PER SNAP/ LAMC BMaa: Max. FAR per Zone (SNAP) s 2 3 % 2 . Project or a Project comprised exclusively of rasidantial uses, shal not excead 50 feet, provided,
I Building Area Aowed 1.718 7 2 ) however, that roofs and roof structures for the purposes specified in Section 12.21.1 B 3 of the Code,
HANDICAPPED: PER ADA REQUIREMENTS 2 H () may be eracted upto ten faet above the height imit establishied in this sectian, if thosa structuras and
SPECIFIC PLAN: = —t ] a | foatures are sethack a minimum of ten fest from the roof perimeter and ara screenad from view at
S e e Janispecplanip OD.pf Proposed: Addtonal 111" Dus to Osasty Bonus P ::ezetoluvel by a parapet or a sloping roof. The maximum permitted FAR for a Mixed-Uss Project shal
Miremum Mamum  Masimum :
SHORT-TERM BICYCLE PARKING SHALL BE PROVIDED AT A RATE OF ONE PER TEN Unit Count Ralio Toal Ratio Total 0. Usable O i i 4ush idantial i
iy pen Space. A project comprised of uses two or mare
DWELLING UNITS OR GUEST ROOMS =22 - SEE '-ANDSCAPE L2 @ ;3 1% :, :g ,5: residantial units shall contain usadls open space in acc:xdmce with the standards of Section 12.21 G
Residentia 1,068 61 8 1,50 9 20 12 Lovel 2 1,950 2ofthe Code, with the following excaptions:
PROJECT TEAM Subtoray 1,068 ¢ % 150 144 20 102 Level 3 1700 1. Abave Grade. Up to 50% of the common or private open space, regardless of the underlying zone,
IP1 10 1.50 15 20 20 Leveld 1,600 may be kecated above the grade leved or first habitable room level;
Lobby 305 221 Units 025 S5 05 11 2 Roof decks. Roof Decks, regandiess of the underlying zone, may be used in their sntirety a3
X 365325 F1H 1) Total A0 S 7] COMMoN of private o ace, exchuding that portion of the roof within 20 feet of the roof perimeter.
APRLIANI QWNERS REPRESENTATIVE Subtotal 88728 2% 36,680 P! pen 8p g that porti p
PINNACLE 360 HOOVER, LLC up 1 E. Project Parking Requirements.
1880 CENTURY PARK EAST. SUITE 800 E"Ozé‘i’fg&’g Zﬁmﬂ- SUTE 2100 Lobty 1676 of Guest Resdonisl  Res Compad  Ofce  ADA  ADAVAN  Toal (Carmmon Open Space Provided 1. Residential Projects.
X Gym/ Amanity 2643t 57 131 n 0 0 0 28 Ratio Required %% ] o " 5 i
LOS ANGELES, CA 50067 ANDREW K. FOGG, 310-284-2178 Residentil BT 0 % P 0 8 2 128 &m’:ﬁ:};‘; Tmh::;,";’,',:wm' iparing: o unt ;m,‘ﬁ,:,":,:’;,mff:&“h
JUSTIN FLEMING, 310-552-0065 X 310 EMAIL: AFOGG@COXCASTLE.COM Sublotel 55,330 ¢/ 57 225 2_ 0 8 2 (Totsl 7 rooms, and atleast one and one-half pasking spaces for each dweding unit having more than three
JUSTINF@LATERRADEV.COM ALEXANDER M, OEGOQD, 310-284-2205 2 384 *Required Planting Area = 25% of Common Open Space Provided Py n . "
EMAIL: ADEGOOD@COXCASTLE.COM Rasidertisl 56,001 s hmyabh rooms, in addiion to atleast one quarter parking space for each dwelling unit as guest
%06 TWRE : JSMBI el — b. Maxkmum Standards. The maximum number of parking spaces provided shall be timited to the
L LANDSCAPE, — Y o following rabos: & maximum of one parking space for each dweling urit having fewer than thrae
1055 W7TH ST. 33RD FLOOR PENTHOUSE HONGJOO ¥M LANDSCAPE ARCHITECTS Komrs ey 0% habitable rooms, a maximum of one and one-vall parking spaces for each dwaling unt having tree
S%ZAMN%E;EZ;%A‘I%O o ZB‘:X,%Z&?C& ‘;'Po'gunE L 4 ' ) habitable roum: a maximum of two parking spaces for each dwefing unit having more than three
g . . Amenity 2508 st @ habitable rooms, and a maximum of one-half parking space for each dwelling unit as guest parking.
EMAIL: JKL@CARRIERJOHNSON.COM :az%,’gé’“'guég‘ sﬁgm? o Residential 53,575 5f ¢, Guest Parking. Guast parking spaces for residential usesin Mixed Use Projacts, as set forth
TURAL ENGINEER: 2 100@) 2 Sublotal 96,081 of above, shall be provided through shared use of required commercial parking spaces.
e%u—‘ oML B 2. Bicychs. Projects with two or more dwelling units, shall provide off-street parking spaces for
1
1845 W, ORANGEWOOD AVE, STE.200 DAVID EVANS AND ASSOCIATES, INC. PR 128 st el b el S e S
ORANGE, CA 92868 Zil'fﬂsg RII;(;S;:EEB COURT SS%HE 350 Total Square Fest (per LAMC) 261,1881 1 required for the development of any Mixed Use, commercial or residential Project on any lot locziad
BRETT KAUFMANN, 714-978-9780 S/ LARITA, CA 91355-10 Progosed FAR 208 Por SNAP projects with bwo or ot diveiing U shall provide off soze) partung spaces for bicycied &t a rao of one-hall parking spaca wihin Subarea B.

HF Throuah,

i shall provide one public pedestiian walkway, throughway o
path for every 250 feetof sieetfroﬂhga for a Projact. An acade or through interior pedestrianpath
shallbe provided from the rasr [ot line or fram the parking kot o public alley or street, iflocated to the
rear of e Project, tothe frontlotline, and from the side lot fine to the lot ina on the o pposite sida of
the lot, if the public street, allsy or parking lot islocated on the side of the Project The padestrian
throughway shall ba accessible to the public and have a minimumvertica cdearance of 12 feet, and a
minimum horizontal clearance of ten feet (In-ieu provision provided)

1. Facade Trestment. Th-  bulding facade fming the pedestrian walkway shall be improvedin

wit the p of the
2. In Lisu Provision of Throughways. The Appbcmt shall provide one or more or acombination of
the following in ieu of the throughway req ision 1 prior tothe Director granting a
Project Permit Compliance:
4, Off Sits, Provide land area equal to what would be required in Subdivision 1 above as athroughway
and comrstruct or covenant ta canstruct improvements for parks and open space on-site, meating the
rswrememnn Section 6 F 2 (c){3) above, to the satisfaction of the Director of Planningin

with the D of ation and Parks; or
b, On Sit. Provide lmd area equal to what would be requirad in Subdivision { above as a throughway
and comsruct or covenant ¥ construct improvements for parks and open space oftsite, but within the
Spacific Plan area, maeting the requirements in Section 6 F 2 (c)(3) above, tn the satisfaction of the

Director of Planning in ltation with the Dep ofR and Pars and the
Councimember of the Orstrict
c. Cash Pmm anosatln the Paks First Trust Fund an amountequal to mg currant cost of

the required in S above to

the saisfaction ofm LA FOR KIDS Steering Commttee. This money shall be usad for parks o
open space meeting the requirements in Saction 6 F 2 (C)(3i of this Specvﬁc P|a1
L Develoy Projects shall bs in substant

|
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COMMON OPEN SPACE PROVIDED
Level |  Name | Area
LEVEL1 [AMENITY 1,870 SF
LEVEL1 _[AMENITY 1,374 SF
LEVEL1 [COMMON 26,982 SF
OPEN SPACE
LEVEL1 |GYM 1,204 SF
31,430 SF
LEVEL4 [AMENITY [733SF
[LEVEL4 _|AMENITY [819SF
* 1,352 SF
GRAND TOTAL: 31,430 SF

NOTE: NO PORTION OF THE REQUIRED COMMON USABLE
OPEN SPACE SHALL HAVE A DIMENSION OF LESS THAN 20
FEET OR BE LESS THAN 400 SQUARE FEET FOR PROJECTS
UNDER 10 DWELLING UNITS, AND 600 SQUARE FEET FOR
PROJECTS 10 DWELLING UMITS OR MORE.

% NOT COUNTED TOWARDS OPEN SPACE

-

oy

BALCONY 50 SF
50 SF
BALCONY

BALCONY =
BALCONY BALCONY 5 or
50 SF BALCONY 50 SF .

BAL

PRIVATE OPEN SPAGE PROVIDED
Levd [  Name |  Area
LEVELZ [BALCONY _ [i9506F
LEVEL3 |BALCONY _ |1,7005F
LEVEL4 [BALCONY 1,800 SF
Grand total 5,250 5F
LEVEL 1 LEVEL 2
NOTE: BALCONIES HAVE HORIZONTAL SCALE: 1= 500" SCALE: 1*=50-0"
DIMENSION OF 620 PER LAMC SEC. 12216
| vy
. BALCONY
Dcowouopmsme
| B
BALCONY
D PUBLIC OPEN SPACE 50 SF B
BALCONY ggsF ’%SOSF
S0SF__ 74
), B
Lt
50SF “ g
A
R\ Ao\ e BaSONY
Fﬂsﬁux “ - 0 gaSony 50'SF
50 SF ' u:,/’\ e
BALCONY W BALCONY
50SF y
e KA
— X
2.
Page No. of |22
Case No. DI1R20\5-79 % —DQ‘”EPP"'
T)LEVEL3 LEVEL 4 DIToPR-
SCALE: 1"= 5047 SCALE: 1*= 500"
L
R— e | OPEN SPACE DIAGRAM
L > ] ] N I"\_] 3 NOT FOR CONSTRUCTION
L] A i [ L " | PROJECTNO: 5681.00
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DESCRIPTION

Real property in the City of Los Angeles, County of Los Angeles, State
of Califomia, described as follows:

PARCEL 1:

LOT 21 OF THE FOREST PARK SUBDIVISION NO. 2, IN THE CITY
OF LOS ANGELES, COUNTY GF LOS ANGELES, STATE OF
CALIFORMIA, AS PER MAP RECORDED IN BOOK 11, PAGES 150
AND 151 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER
OF SAID COUNTY. ALSO THE WEST ONE-HALF OF THE 30 FEET
ALLEY ADJOINING SAID LOT 21 ON THE EAST, VACATED BY
ORDINANCE NO. 25315 (NEW SERIES) OF THE CITY OF LOS
ANGELES, ALSO THAT PORTION OF COUNCIL STREET VACATED
BY ORDINANCE NO. 25318 (NEW SERIES) OF THE CITY OF LOS
ANGELES, LYING ADJACENT TO AND IMMEDIATELY SGUTH OF
LOT 21 AND AFORESAID PORTION OF VACATED ALLEY, AND
BOUNDARY WEST BY THE SOUTHERLY EXTENSION OF THE
WEST LINE OF SAID LOT 21 AND EAST BY THE SOUTHERLY
EXTENSION OF THE CENTER LINE OF THE AFORESAID ALLEY.

PARCEL 2:

LOT "A" OF FOREST PARK SUBDIVISION NO. 2, IN THE CITY OF
LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF
CALIFORMA, AS PER MAP RECORDED IN BOOK 11, PAGES 150
AND 151 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER
OF SAID COUNTY. ALSO THE EASTERLY 15 FEET OF THE
VACATED ALLEY ADJOINING SAID LOT ON THE WEST. ALSO
THAT PORTION OF COUNCIL STREET VACATED BY ORDINANCE
NO, 25316 {NEW SERIES) OF THE CITY OF LOS ANGELES, LYING
ADJACENT TQ AND IMMEDIATELY SOUTH OF SAID LOT A" AND
THE AFORESAID PORTION OF THE VACATED ALLEY AND LYING
EASTERLY OF THE SOUTHERLY PROLONGATION OF THE WEST
LINE OF THE EASTERLY 15 FEET OF THE AFORESAID VACATED
ALLEY.

PARCEL 3

LOTS 22, 23 AND 24 OF THE FOREST PARK SUBDIVISION NO. 2,
INTHE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 11,
PAGE 150 AND 151 OF MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY. ALSO THAT PORTION OF COUNCIL
STREET, LYING IN FRONT OF SAID LOT, VACATED BY
QORDINANCE NOQ, 25318, NEW SERIES.

PARCEL 4:

A PARCEL OF LAND IN THE CITY OF LOS ANGELES, COUNTY OF
LOS ANGELES, STATE OF CALIFORNA, BEING THAT PORTION
OF THE SOUTHEASTERLY HALF OF COMMONWEALTH PLACE,
25.00 FEET WIDE, FORMERLY AUTO PLACE, AS SHOWN ON THE
MAP OF FOREST PARK SUBDIVISION NQ. 2, RECORDED IN BOOK
11, PAGES 150 AND 151 OF MAPS, IN THE OFFICE OF THE
COUNTY RECORDER OF SAID COUNTY, VACATED BY
RESOLUTION NQ. 83-01598 OF SA(D CITY, A CERTIFIED COPY OF
WHICH WAS RECORDED ON JANUARY 09, 1984 AS INSTRUMENT
NO, 84-29791, IN THE OFFICE OF THE COUNTY RECORDER OF
SAID COUNTY, BOUNDED WESTERNORTHERLY CORNER OF LOT
24 OF SAID FOREST PARK SUBDIVISION NO. 2 TO THE MOST
SOUTHERLY CORNER OF LOT 15 QF TRACT NO, 8598,
RECORDED IN BOOK 133, PAGES 57 AND 58 OF MAPS, IN THE
OFFICE OF THE CQUNTY RECORDER OF SAID COUNTY, AND
BOUNDED NORTHEASTERLY BY THE NORTHWESTERLY
PROLONGATION OF THE SOUTHWESTERLY LINE OF THE
NORTHEASTERLY 3.00 FEET OF LOT "A” OF SAID FOREST PARK
SUBDIVISIONNO. 2,

APN: 5501-004-006
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LOWEST ELEVATION OF EXISTING GRADE
'GRADE' = 349.00"

SIVERLAKE BLVD

4 STORY RESIDENTIAL APARTMENT BUILDING
353.00' LOWEST OCCUPIED FLOOR FOR RESIDENTIAL USES
396.50' HIGHEST OCCUPIED FLOOR FOR RESIDENTIAL

—

N

\ OCCUPIED FLOOR
-

WALLS

i = EXISTING
0 PROPERTY LINE
7 ARTI LI M 12/ WIDE ACCESS ROAD FOR
7 3155T0%‘RgLAE|:I. o%fgagsu% i £V LAFD ACCESS RESCUE
2 OCCUPIED FLOOR [ - WINDOWS
e Cpn) vy PROPCSED FIRE
s R = ] e HYDRANT
. / -
/"/
= PROPOSED NEW
e 1STORY HOUSE NEW SITE — ey
> 330.00' HGHEST RETAINING
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“A”

22

NO SETBACK REQUIRED IN SUBAREA B PER SNAP

|

.\:‘\./J/ i \‘\)
./‘\
1STORY HOUSE o
325,00 HIGHEST 4; , "
OCCUPIED FLOOR —\———an. ]
» i oW
\
v h HOOVER STREET VACATION
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T B Uﬁﬁggnp /T ———— PEDESTRIAN THROUGHWAY
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= &
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Palo Verde Tree Olive Strawberry Tree Bradford Pear Chitopsis linearis
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EXHIBIT D

City of Los Angeles MND & MMP

: . : . . . ENV-2015-3940-MND
Department of City Planning*Central Project Planning Divisiun

City Hall » 200 N. Spring Street, Room 621 * Los Angeles, CA 90012

INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
WILSHIRE COMMUNITY PLAN AREA

Pinnacle 360
Case Number: ENV-2015-3940-MND

Project Location: 235 N. Hoover Street, 3411, 3419, 3425, 3433, 3441 W. Council Street and 234 N. Commonwealth Place,
in the City of Los Angeles, California 90004

Council District: CD 13 — Mitch O’Farrell

Project Description: Pinnacle 360 (“the Project”) is a proposed residential development located at the intersection of N.
Hoover and W. Council Streets in the City of Los Angeles. The Project involves the demolition of the existing vacant Temple
Community Hospital (“Hospital”) and the construction of a new five-story, 61-foot tall residential complex. The Project
would contain a total of 221 condominium units above one level of subterranean parking, as well as at-grade level parking,
containing a total of 384 automobile parking spaces and 138 bicycle parking spaces on a 130,859-square-foot site.

In order to implement the Project, the Applicant has requested approval of the following: (1) a Project Permit Compliance
Review to allow a project located within the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan —
Subarea B (Mixed Use Boulevards); (2) a Density Bonus Compliance Review to allow an on-menu incentive to increase the
maximum building height from 50 feet to 61 feet for a project setting aside 11 percent, or 18 units, of the 163 by-right
base density, for Very Low Income households and increasing the maximum density permitted by 35 percent to allow a
total of 221 units; (3) a Site Plan Review to permit a Project that creates or results in an increase of 50 or more dwelling
units; (4) a Director’s Interpretation to clarify that the Specific Plan map includes the adjacent R4-zoned one-half vacated
street within the property line and therefore is included for calculations of FAR and density, and is subject to the SNAP
regulations and development standards for Subarea B; (5) a Director’s Interpretation to clarify that the proposed forecourt
plaza is an acceptable alternative to the pedestrian throughway required per Section 8.H of the SNAP, given the
topography of the site; (6) a Vesting Tentative Tract Map for the creation of 221 condominium units and the merger of a
portion of Hoover Street into the site; and (7) a Haul Route for the export of more than 1,000 cubic yards of earth material
within the Bureau of Engineering (BOE) Special Grading Area.

APPLICANT: PREPARED BY: ON BEHALF OF:
Pinnacle 360 Hoover, LLC Meridian Consultants LLC City of Los Angeles
1880 Century Park East, Ste. 600 910 Hampshire Rd., Ste. V Department of City Planning
Los Angeles CA 90067 Westlake Village, CA 91361 Central Project Planning Division

DECEMBER 2017



CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK
ROOM 395, CITY HALL
LOS ANGELES, CA 90012
CALIFORNIA ENVIRONMENTAL QUALITY ACT
PROPOSED MITIGATED NEGATIVE DECLARATION

LEAD CITY AGENCY: City of Los Angeles COUNCIL DISTRICT:
13- Mitch O’Farrell

PROJECT TITLE: ENVIRONMENTAL CASE: CASE NO:

Pinnacle 360 ENV-2015-3940-MND DIR-2015-3939-DB-SPP-DI-SPR
VTT-74377

PROJECT LOCATION: 235 N. Hoover Street, 3411, 3419, 3425, 3433, 3441 W. Council Street and 234 N.
Commonwealth Place, Los Angeles, California 90004

PROJECT DESCRIPTION: The Project involves the demolition of the existing vacant Temple Community Hospital
(“Hospital”) and the construction of a new five-story, 61-foot tall residential complex. The Project would contain
a total of 221 condominium units above one level of subterranean parking, as well as at-grade level parking,
containing a total of 384 automobile parking spaces and 138 bicycle parking spaces on a 130,859-square-foot site.

In order to implement the Project, the Applicant has requested approval of the following: (1) a Project Permit
Compliance Review to allow a project located within the Vermont/Western Station Neighborhood Area Plan
(SNAP) Specific Plan — Subarea B (Mixed Use Boulevards); (2) a Density Bonus Compliance Review to allow an on-
menu incentive to increase the maximum building height from 50 feet to 61 feet for a project setting aside 11
percent, or 18 units, of the 163 by-right base density, for Very Low Income households and increasing the
maximum density permitted by 35 percent to allow a total of 221 units; (3) a Site Plan Review to permit a Project
that creates or results in an increase of 50 or more dwelling units; (4) a Director’s Interpretation to clarify that the
Specific Plan map includes the adjacent R4-zoned one-half vacated street within the property line and therefore
is included for calculations of FAR and density, and is subject to the SNAP regulations and development standards
for Subarea B; (5) a Director’s Interpretation to clarify that the proposed forecourt plaza is an acceptable
alternative to the pedestrian throughway required per Section 8.H of the SNAP, given the topography of the site;
(6) a Vesting Tentative Tract Map for the creation of 221 condominium units and the merger of a portion of
Hoover Street into the site; and (7) a Haul Route for the export of more than 1,000 cubic yards of earth material
within the Bureau of Engineering (BOE) Special Grading Area.

NAME AND ADDRESS OF APPLICANT IF OTHER THAN CITY AGENCY
Pinnacle 360 Hoover, LLC

1880 Century Park East, Ste. 600

Los Angeles CA 90067

FINDING: The Department of City Planning of the City of Los Angeles has proposed that a Mitigated Negative
Declaration be adopted for this project. The mitigation measures outlined on the attached pages will reduce any
potentially significant adverse effects to a level of significance.

SEE ATTACHED SHEET(S) FOR ANY MITIGATION MEASURES IMPOSED

Any written comments received during the public review period are attached together with the response of the
Lead City Agency. The project decision-maker may adopt the mitigated negative declaration, amend it, or require




preparation of an EIR. Any changes made should be supported by substantial evidence in the record and
appropriate findings made.

THE INITIAL STUDY PREPARED FOR THIS PROJECT IS ATTACHED

NAME OF PERSON PREPARING | TITLE TELEPHONE NUMBER
Gy City Planning Associate (213) 978-1177
Nuri Cho
ADDRESS SIGNATURE (Official) DATE
200 N. Spring Street, Room 621 ‘ \JaV!l/w[/Vlj g, 7013
Los Angeles, CA 90012




SUMMARY OF MITIGATION MEASURES

The Initial Study for this Project identified the following mitigation measures that will be imposed as part

of this Mitigated Negative Declaration.

Aesthetics

No mitigation measures are required.

Agriculture and Forestry Resources

No mitigation measures are required.

Air Quality

No mitigation measures are required.

Biological Resources

MM BIO-1 Bird Habitat Modification

Project activities (including disturbances to native and nonnative vegetation, structures, and

substrates) should take place outside of the breeding season for birds, which generally runs

from March 1 to August 31 (and as early as February 1 for raptors) to avoid take (including

disturbances which would cause abandonment of active nests containing eggs and/or young).

“Take” means to hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch,
capture, or kill (California Fish and Wildlife Code Section 86).

If Project activities cannot feasibly avoid the breeding season, beginning 30 days prior to the

disturbance of suitable nesting habitat, the Applicant shall:

a.

Arrange for weekly bird surveys to detect any protected native birds in the habitat to be
removed and any other such habitat within properties adjacent to the Project Site, as
access to adjacent areas allows. The surveys shall be conducted by a qualified biologist
with experience in conducting breeding bird surveys. The surveys shall continue on a
weekly basis, with the last survey being conducted no more than 3 days prior to the
initiation of clearance/construction work.

If a protected native bird is found, the Applicant shall delay all clearance/ construction
disturbance activities within 300 feet of suitable nesting habitat for the observed
protected bird species until August 31.

Alternatively, the qualified biologist could continue the surveys to locate any nests. If an
active nest is located, clearing and construction (within 300 feet of the nest or as
determined by a qualified biological monitor) shall be postponed until the nest is vacated
and juveniles have fledged, and when there is no evidence of a second attempt at nesting.



The buffer zone from the nest shall be established in the field with flagging and stakes.
Construction personnel shall be instructed on the sensitivity of the area.

d. The Applicant shall record the results of the recommended protective measures
described previously to document compliance with applicable State and federal laws
pertaining to the protection of native birds. Such record shall be submitted and received
into the case file for the associated discretionary action permitting the Project.

MM BIO-2 Hoary Bat Habitat Modification

e To avoid impacts to the Hoary Bat (Lasiurus cinereus), if large trees are intended to be
removed between August 1 and February 28, the Applicant shall retain a qualified biologist to
conduct nocturnal roosting bat surveys within the area prior to site preparation activities. If
evidence of bats is present, then removal of the occupied roost trees shall not occur until a
biologist determines that the roost is no longer in use.

MM BIO-3 Tree Removal (Non-Protected Trees)

e All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if multi-
trunked, as measured 54 inches above the ground) non-protected trees on the site proposed
for removal shall be replaced at a 1:1 ratio with a minimum 24-inch box tree. Net, new trees,
located within the parkway of the adjacent public right(s)-of-way, may be counted toward
replacement tree requirements.

MM BIO-4 Tree Removal (Public Right-of-Way)
e Removal of trees in the public right-of-way requires approval by the Board of Public Works.

e The required Tree Report shall include the location, size, type, and condition of all existing
trees in the adjacent public right-of-way and shall be submitted for review and approval by
the Urban Forestry Division of the Bureau of Street Services, Department of Public Works
(213-847-3077).

e The plan shall contain measures recommended by the tree expert for the preservation of as
many trees as possible. Measures such as replacement by a minimum of 24-inch box trees in
the parkway and on the site, on a 1:1 basis, shall be required for the unavoidable loss of
significant (8-inch or greater trunk in diameter, or cumulative trunk diameter of multi-
trunked, as measured 54 inches above the ground) trees in the public right-of-way.

e All trees in the public right-of-way shall be provided per the current Urban Forestry Division
standards.

Cultural Resources
No mitigation measures are required.
Geology and Soils

No mitigation measures are required.



Greenhouse Gas Emissions

No mitigation measures are required.

Hazards and Hazardous Materials

No mitigation measures are required.

Hydrology and Water Quality

No mitigation measures are required.

Land Use and Planning

No mitigation measures are required.

Mineral Resources

No mitigation measures are required.

Noise

MM NOI-1 Increased Noise Levels (Demolition, Grading, and Construction Activities)

Construction-related equipment, including heavy-duty equipment, motor vehicles, and
portable equipment, must be turned off when not in use for more than 30 minutes.

Place noise-generation construction equipment and locate construction staging areas away
from sensitive uses, where feasible.

Stationary construction equipment, such as pumps, generators, or compressors, must be
placed as far from noise sensitive uses as feasible during all phases of project construction.

Implement noise attenuation measures to the extent feasible, which may include, but are not
limited to, temporary noise barriers or noise blankets around stationary construction noise

sources.

Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm Monday
through Friday, and 8:00 am to 6:00 pm on Saturday.

Demolition and construction activities shall be scheduled so as to avoid operating several
pieces of equipment simultaneously, which causes high noise levels.

The project contractor shall use power construction and equipment with state-of-the-art
noise shielding and muffling devices.

The construction contractor shall use on-site electrical sources or solar generators to power
equipment rather than diesel generators where feasible.

MM NOI-2 Increased Noise Levels (Parking Structure Ramps)

Concrete, not metal, shall be used for construction of parking ramps.



The interior ramps shall be textured to prevent tire squeal at turning areas.

Population and Housing

No mitigation measures are required.

Public Services

MM PS-1 Public Services (Police)

Recreation

The plans shall incorporate the design guidelines relative to security, semi-public and private
spaces, which may include but not be limited to access control to building, secured parking
facilities, walls/fences with key systems, well-illuminated public and semi-public space
designed with a minimum of dead space to eliminate areas of concealment, location of toilet
facilities or building entrances in high-foot traffic areas, and provision of security guard patrol
throughout the project site if needed. Please refer to “Design Out Crime Guidelines: Crime
Prevention Through Environmental Design,” published by the Los Angeles Police Department.
Contact the Community Relations Division, located at 100 W. 1st Street, #250, Los Angeles,
CA 90012; (213) 486-6000. These measures shall be approved by the Police Department prior
to the issuance of building permits.

Temporary construction fencing shall be placed along the periphery of the active construction
areas to screen as much of the construction activity from view at the local street level and to
keep unpermitted persons from entering the construction area.

No mitigation measures are required.

Transportation and Traffic

MM-TRAF-1: Work Area Traffic Management Plan

The Project Applicant shall submit a formal Work Area Traffic Control Plan for review and
approval by the Department of Building and Safety prior to the issuance of any construction
permits. This plan shall incorporate safety measures around the site to reduce the risk to
pedestrian traffic near the work area. This plan shall identify traffic control measures, signs,
delineators, and work instructions to be implemented by the construction contractor through
the duration of demolition and construction activity.

Tribal Cultural Resources

No mitigation measures are required.

Utilities and Service Systems

No mitigation measures are required.

Mandatory Findings of Significance

Applicable mitigation measures have been stated above.



Cumulative Impacts

As discussed in the Initial Study, there may be environmental impacts, which are individually
limited, but significant when viewed in connection with the effects of past projects, other current
projects, and probably future projects. However, these cumulative impacts will be mitigated to a

less than significant level through compliance with the above mitigation measures.



Initial Study
Pinnacle 360
City of Los Angeles

Prepared for:
City of Los Angeles
Department of City Planning

Prepared by:
Meridian Consultants LLC
910 Hampshire Road, Suite V
Westlake Village, California 91361

December 2017
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1.0 INTRODUCTION

Project Title: Pinnacle 360
Project Location: 235 N. Hoover Street, 3411, 3419, 3425, 3433, 3441 W. Council Street and 234 N.

Commonwealth Place, Los Angeles, California 90004

Project Applicant Pinnacle 360 Hoover, LLC
1880 Century Park East Suite 600
Los Angeles, CA 90067

Lead Agency: City of Los Angeles
Department of City Planning
200 N. Spring Street, Room 721
Los Angeles, CA 90012

PROJECT SUMMARY

The subject of this Initial Study Analysis is the Pinnacle 360 Project (“Project”), a residential development
located at the intersection of N. Hoover and W. Council Streets in in the City of Los Angeles. The primary
address is 235 N. Hoover Street Los Angeles, California (“Project Site”). Other addresses associated with
the site include 3411, 3419, 3425, 3433, 3441 W. Council Street and 234 N. Commonwealth Place. The
Project Site is within the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan —

Subarea B (Mixed Use Boulevards) and the Wilshire Community Plan (“Community Plan”) area.

The Project involves the demolition of the existing vacant 3.05-acre Temple Community Hospital
(Hospital) building and the construction of a five-story residential complex on a 130,859-square-foot site.
The complex would contain a combined total of 221 condominium units over one level of subterranean
parking as well as parking on the interior of the ground-level. The maximum building height would be 61
feet, as measured from the lowest point within 5 feet from the base of the building to the highest point

of the roof.! The Project would include 384 automobile parking spaces and 138 bicycle parking spaces.

1 Asper LAMCSEC. 12.21.1 -- HEIGHT OF BUILDING OR STRUCTURES.
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1.0 Introduction

ENVIRONMENTAL REVIEW PROCESS

This Initial Study is a preliminary analysis, prepared by and for the City of Los Angeles as the Lead Agency
and in compliance with the California Environmental Quality Act (CEQA), to determine whether an
Environmental Impact Report (EIR), a Negative Declaration (ND), or a Mitigated Negative Declaration
(MND) should be prepared for the Project. An MND is prepared when the Initial Study has identified
potentially significant effects on the environment but (1) revisions in the project plans or proposals made
by, or agreed to by, the Applicant before the proposed MND and Initial Study are released for public
review would avoid the effects or mitigate the effects to a point where clearly no significant effect on the
environment would occur; and (2) there is no substantial evidence in light of the whole record before the
public agency that the project, as revised, may have a significant effect on the environment. Consequently,

the analysis contained herein concludes that an MND should be prepared for the Project.

ORGANIZATION OF INITIAL STUDY ANALYSIS

This Initial Study is organized into six sections as follows:

Section 1.0, Introduction, provides introductory information such as the Project title, the Project

Applicant, and the lead agency for the Project.
Section 2.0, Existing Conditions, describes the existing conditions, surrounding land use, general plan,
and existing zoning in the Project Site.

Section 3.0, Project Description, provides a detailed description of the Project, including the
environmental setting, project characteristics, related project information, project objectives, and
environmental clearance requirements.

Section 4.0, Environmental Analysis, includes an analysis for reach resource topic and identifies impacts
of implementing the Project. It also identifies mitigation measures, if applicable.

Section 5.0, References, identifies all printed references and individuals cited in this Initial Study.

Section 6.0, List of Preparers, identifies the individuals who prepared this report and their areas of
technical specialty.

In addition, the Appendices include Project-specific reports and data used to support the analysis in this

Initial Study.

Meridian Consultants 1.0-2 Pinnacle 360 Project
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2.0 EXISTING CONDITIONS

PROJECT SITE

The Project Site’s Assessor’s Parcel Number (APN) is 5501004006, matching property addresses 235 N.
Hoover Street, 3411, 3419, 3425, 3433, 3441 W. Council Street and 234 N. Commonwealth Place, in the
City of Los Angeles, California 90004. The Project Site encompasses approximately 130,859 square feet
(3.01 acres), including approximately 4,505 square feet of Hoover Street that will be vacated, and is bound
by N. Hoover Street to the east, Council Street to the south, Commonwealth Place to the west, and Temple
Street and Silver Lake Boulevard to the north/northwest as shown in in Figure 2.0-1, Project Location

Map. The north side of the Project Site is bordered by 20- to 40-foot-steep slopes down to Temple Street.

SITE CONDITIONS

As shown in Figure 2.0-2, Aerial Photograph of the Project Site, and on Figures 2.0-3 through 2.0-5,
Existing Conditions, the vacant Temple Community Hospital building, associated facility buildings, parking
structures, retaining walls, landscaping, and pavements currently occupy the Project Site. The Hospital is

an irregularly shaped property with street frontages on N. Hoover Street and Council Street.

The Project Site contains a total of 54 trees, including 37 non-protected trees on site, and 17 street trees

in the public right-of-way along Hoover and Council Streets, as shown in Figure 2.0-6, Existing Trees.

Meridian Consultants 2.0-1 Pinnacle 360 Project
141-001-16 December 2017



~—

Oakwood-Av

N:Madison-Ave

NJuantaAVeﬂ\

=Cosmopolitan:St=

- L

N=Westmoreland-Ave

Project Site

e

®

N:Commonwealth-Ave

b

—W-1st:St

N:Hoover:St

Legend:
D Project Site

@ 0 200 400 800
APPROXIMATE SCALE IN FEET

/e\

S=Virgil-Ave

APPROXIMATE SCALE IN MILES

— e ———

SOURCE: Google Earth - 2016

FIGURE 2.0-1

Nieridian

Consultarits

Project Location Map

141-001-16



PO i T

Smilax.St

@
-
<
i
m
L Q@
=
=
=0
=
£z
1O
19
Z

Legend:
—— Project Site
75 150

: : - APPROXIMATE SCALE IN FEET
SOURCE: Google Earth - 2016
FIGURE 2.0-2

idian Aerial Photograph of the Project Site

Consultants
141-001-16




1. Temple Community Hospital Facing South from the Hospital Parking lot on N. Hoover Street

2. Temple Community Hospital Facing West from the N.Hoover Street

FIGURE 2.0-3
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4. Project Site Facing Northwest from N. Hoover Street and Council Street

FIGURE 2.0-4
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3. Temple Community Hospital and Associated Parking Structure Facing Southwest from the top of N. Hoover Street

4. Project Site Facing Northwest from N. Hoover Street and Council Street

FIGURE 2.0-5
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2.0 Existing Conditions

SURROUNDING LAND USES

The properties surrounding the Project Site generally consist of single- and mult-ifamily residential

buildings.

North: The Project Site is located at the top of a hill, and a landscaped hillside slopes down approximately
20 to 40 feet to Temple Street below and to the north of the Project Site. Quality Inn and Suites Hotel and
associated parking and single-family homes are located to the north and northwest of the Project Site.

These properties are zoned C2-1, P-1, R4-1 and designated for General Commercial land uses.

East: Single- and multi-family residences are located east of the Project Site across N. Hoover Street.
Properties to the east are zoned C2-1, R3-1, RD2-1, and RD1.5-1 and designated for Highway Oriented

Commercial, Medium Residential, and Low Medium Residential land uses.

South: Multistory apartment buildings are located to the south of the Project Site across Council Street.

Properties are zoned R4-1 and designated for High Medium Residential land uses.

West: Properties located to the west of the Project Site are developed with multi-family residential
buildings, office, retail, and auto-related uses. Properties to the west are zoned R4-1 and [Q]C2-1 and

designated for High Medium Residential and Limited Manufacturing land uses.

REGIONAL AND LOCAL ACCESS

Primary regional access to the site is provided by the Hollywood Freeway (US 101), which runs in a

northwest—southeast direction less than a quarter-mile north of the Project Site.

Local street access is provided by the following streets:

N. Hoover Street: N. Hoover Street is a two-way street providing one travel lane in each direction and on-

street parking near the Project Site. N. Hoover Street adjoins the Project Site on the east and generally
runs in a northeast—southwest direction. N. Hoover Street is designated as a Local Street by the Mobility

Plan 2035 with a designated right-of-way width of 60 feet and roadway width of 36 feet.

Council Street: Council Street is a two-way street providing one travel lane in each direction and on-street
parking to the south of the Project Site. Council Street generally runs in a northwest—southeast direction.
Council Street is designated as a Local Street by the Mobility Plan 2035 with a designated right-of-way
width of 60 feet and roadway width of 36 feet.

N. Commonwealth Avenue: N. Commonwealth Avenue is a two-way street providing one travel lane in

each direction and on-street parking near the Project Site to the west. N. Commonwealth Avenue

Meridian Consultants 2.0-8 Pinnacle 360 Project
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2.0 Existing Conditions

generally runs in a north-south direction. N. Commonwealth Avenue is designated as a Local Street by the

Mobility Plan 2035 with a designated right-of-way width of 60 feet and roadway width of 36 feet.

Temple Street: Temple Street is a two-way street providing one to two travel lanes in each direction.
There is no public street access to Temple Street from the Project Site, and no public surface parking is
accessible behind the Hospital fronting on Hoover Street. Temple Street is designated as an Avenue Il by

the Mobility Plan 2035 with a designated right-of-way width of 86 feet and roadway width of 56 feet.

Silver Lake Boulevard: A portion of Silver Lake Boulevard to the north of the Project Site, adjacent to

Quality Inn and Suites Hotel, is designated as a Local Street by the Mobility Plan 2035 with a designated
right-of-way width of 60 feet and roadway width of 36 feet. The main Silver Lake Boulevard is a two-way
street providing two travel lanes in each direction. Silver Lake Boulevard general runs in a northeast —
southwest direction. Silver Lake Boulevard is designated as an Avenue Il by the Mobility Plan 2035 with a

right-of-way width of 86 feet and roadway width of 56 feet.

Public Transit

The Project Site is approximately 0.4 miles from the Vermont/Beverly Metro Red Line Station. This station
serves the Metro Red Line, which runs between North Hollywood and LA Union Station and connects to
the Orange Line in North Hollywood, to the Purple Line in Koreatown, and to the Blue Line in Downtown
Los Angeles. The line also connects to the Metro Gold Line and the Metrolink commuter rail lines at Union
Station. In addition, the Project Site is served by several bus lines. Metro Rapid Bus Line 754 runs along
N. Vermont Avenue, within 0.4 miles from the Project Site, with the closest station to the Project Site
located at N. Vermont Avenue and Beverly Boulevard. Several Metro Bus Lines (10, 14, 37, 48, 204, 206)
run along Beverly Boulevard. In addition, Metro Bus Lines 10 and 48 run along W. Temple Street, which
connects with Robinson Street leading into the Project Site. The closest stop to the Project Site is located
at N. Hoover Street and Beverly Boulevard, less than 0.2 miles from the Project Site. Finally, the Wilshire
Center/Koreatown DASH Bus Line is located less than half a mile from the Project Site at N. Vermont

Avenue and W. First Street.
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2.0 Existing Conditions

LAND USE AND ZONING DESIGNATIONS

The Project Site is located in the Vermont/Western SNAP — Subarea B (Mixed Use Boulevards) and within
the boundaries of the Wilshire Community Plan. The SNAP is generally bound by Franklin Avenue, the
Hollywood Freeway, Hillhurst and Virgil Avenues, Heliotrope Drive, Sunset Boulevard, and 3™ Street.
Figure 2.0-7, Land Use and Zoning Map, depicts the Land Use and Zoning Designation of the Project Site

and the surrounding area.

Wilshire Community Plan

The Wilshire Community Plan area is bound by Melrose Avenue and Rosewood Avenue to the north; 18th
Street, Venice Boulevard, and Pico Boulevard to the south; Hoover Street to the east; and the Cities of
West Hollywood and Beverly Hills to the west. The stated intent of the Wilshire Community Plan is to
enhance the positive characteristics of residential neighborhoods while providing a variety of housing
opportunities. The Wilshire Community Plan also aims to improve the function, design, and economic
vitality of commercial areas, maximize development opportunities around existing and future transit
systems, and preserve and strengthen commercial developments to provide a diverse job-producing

economic base. The Wilshire Community Plan designates the Project Site as High Medium Residential.

Vermont/Western Transit Oriented District Specific Plan (SNAP)

The Project Site is located at the eastern edge of the SNAP. The SNAP was adopted to make the
neighborhood more livable, economically viable, and pedestrian and transit friendly by achieving the
maximum benefit from the four Metro Red Line subway stations located within the vicinity. The SNAP was
also adopted to improve the housing quality in the neighborhood through the construction of affordable
housing units available for home ownership in mixed-use buildings along transit and commercial corridors.
In addition, the SNAP includes standards and plans to transform neighborhood streets into shared streets
to create safer routes to school and transit, with the ultimate goal of creating a transit-friendly area. The
Project Site is located within Subarea B (Mixed Use Boulevards). The allowed uses and standards of

Subarea B are described below.

Meridian Consultants 2.0-10 Pinnacle 360 Project
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2.0 Existing Conditions

Subarea B: Mixed Use Boulevards

Subarea B allows residential uses that are permitted in the R3 Zone (includes single-family residences and
apartment buildings), and commercial uses that are permitted in the C1.5 Zone (includes retail, hotel,
hospital, and office or business uses). The proposed project will increase the maximum density permitted
on the property by 35 percent through the City’s Density Bonus Ordinance No. 179,681. The maximum
permitted Floor Area Ratio (FAR) for a 100-percent residential project is 2:1, and the maximum height is
limited to 50 feet. The proposed project requests an on-menu incentive to increase the height limit from

50 feet to 61 feet.

Additionally, Section 8.D of the SNAP specifies amounts of public and private open space required for
residential projects, and Section 8.E sets forth minimum and maximum parking requirements for

residential units and guests.

The SNAP also includes Development Standards and Design Guidelines, which contain provisions and
criteria regarding site planning, building design, facade treatments, open space, landscaping and other
standards for private properties as well as public right-of-way and facilities located within the SNAP area.
The Development Standards are legal requirements that address those aspects of site development and
building design for which physical specifications can be described. Design Guidelines are strong

recommendations that provide direction for more subjective considerations.

Los Angeles Municipal Code

The Project Site is zoned R4-1 (Multiple Residential). The R4 zone permits multiple dwelling uses, including
single- and multi-family dwellings, home occupations, childcare, churches, and schools. The Project Site is

located within Height District 1, as indicated by the “-1” attached to the zoning designation.

Relationship between the SNAP and Los Angeles Municipal Code

Wherever the Specific Plan contains provisions which require or permit greater or lesser heights, parking,
use, or other controls on development than would be allowed or required pursuant to the provisions
contained in Chapter 1 of the Code, the Specific Plan prevails and supersedes the applicable provisions of
the Code.

Meridian Consultants 2.0-12 Pinnacle 360 Project
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2.0 Existing Conditions

RELATED PROJECTS AND FORECASTED GROWTH

In accordance with California Environmental Quality Act (CEQA) Guidelines Section 15064(h), this Initial
Study evaluates the Project’s contribution to cumulative impacts. CEQA Guidelines Section 15355 states
that “Cumulative impacts” refers to two or more individual effects which, when considered together, are
considerable or which compound or increase other environmental impacts. Specifically, the City has
considered whether the effects of a project are cumulatively considerable. “Cumulatively considerable”
means that the incremental effects of an individual project are significant when viewed in connection with
the effects of past projects, the effects of other current projects, and the effects of probable future

projects.

Cumulative impacts may be analyzed either by considering a list of past, present, and probable future
projects producing related or cumulative impacts or by using a summary of projections contained in an
adopted local, regional, or statewide plan, or related planning document, that describes or evaluates
conditions contributing to the cumulative effect.? For most impact areas, this Initial Study uses a summary
of projections approach. For example, cumulative Air Quality impacts are evaluated against the forecasts
of the South Coast Air Quality Management District’s Air Quality Management Plan and the growth
projections of Southern California Association of Governments’ Regional Comprehensive Plan. However,
for traffic analysis a hybrid approach is utilized. In order to so evaluate the potential for cumulative
impacts, the traffic study for the Project considered a list of “related projects” within the general vicinity
of the Project, as shown on Table 2.0-1, Related Projects List, and also assumed annual ambient traffic

growth of 1% per year.

2 State CEQA Guidelines Section 15130(b)(1)
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2.0 Existing Conditions

Table 2.0-1
Related Projects List
No |Project Address Description Size
1 |2005-CEN-2347 2525 Wilshire Condominiums; Retail =160 du7,500
Boulevard sf
. 3033 W. Wilshire - .
2 Mixed-Use Boulevard Condominiums; Retail; 189 du 5,540 sf
3 Mixed-Use 805 S. Catalina Street Condominiums; Retail 300 du 5,000 sf
4 Mixed-Use 3200 W. Beverly Condominiums; Retail 32 du 5,867 sf
Boulevard
Mixed-Use 820 S. Hoover Street Condominiums Retail 32 du 4,500 sf
. Condominiums; Apartments; 205 du; 46 du;
6 Mixed-Use 1924 W. Temple Street Retail 19,103 sf
. 699 S. New Hampshire | Condominiums; Hotel Quality; 169 du 57 --
/ Mixed-Use (Condo Hotel) Avenue Restaurant; Retail 4,500 sf 1,700 sf
3 Afordablg Hou3|ng & 2924 W. 8th Street Apértments; Assisted Living 37 du 48 du
Assisted Living Units
9 Apt I-!otel - Nest at 621S. Catalina Street Apartments; Hotel Quality; 7 du 75 rm 1,547
Catalina Restaurant sf
. 2225 W. Sunset Condominiums; Retail; 65 du 7,775 sf
10 | Sunset Flats (Mixed-Use) Boulevard Restaurant 7,775 sf
11 | Restaurant/Theater 2139 W. Sunset Restaurant 5,979 sf
Boulevard
12 | Western Galleria Market | 100 N. Western Avenue| Retail; Apartments 30,000 sf 98 du
Southwestern Law School| 3050 W. Wilshire 133 du 43,400 sf
13 . Apartments; School; Other
Expansion Boulevard 450 seats
14 | Westlake Theater Apts 619 S. Westlake Avenue| Apartments 52 du
15 Chart.er School Relocation 3400 W. 3rd Street School 696 students
(Camino Nuevo
16 | Health Club 3470 W. Wilshire Health Club 20,178 sf
Boulevard
17 Berendo (688) 688 S. Berendo Street | Apartments 136 du
Apartments
18 | 680 Berendo Apartments| 680 S. Berendo Street | Apartments 177 du
. 685S. New H hi
19 | 685 S New Hampshire ew Hampshire Apartments 177 du
Avenue
1629 N. Griffith Park 26 rm 3,784 sf
20 Hotel - Restaurant Boulevard Hotel Restaurant; Bar/Lounge 2497 sf
21 Restaurants 135 N. Western Avenue | Restaurant 11,904 sf
22  |Mixed-Use 864 S. Vermont Avenue | Apartments; Retail 411 43,800 sf
23  |Apartments 535 S. Kingsley Drive Apartments 85 du
24 |[Equitas Charter School 2723 W. 8th Street School 450 seats
Meridian Consultants 2.0-14 Pinnacle 360 Project
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2.0 Existing Conditions

No |Project IAddress Description Size
25  |Mixed-Use 2850 W. 7th Street Condominiums; Hotel; Retail 160 du 40 rm
3,600 sf
. . 2929 W. Leeward
26  [Residential W Condominiums 80 du
Avenue
27 [6th & Virgil 9968 W. 6th Street Apartments; Restaurant; Health| 399 du 12,000 sf
Club 8,000 sf
28 |AMCAL - Meridian Apts 241 N. Vermont Avenue | Apartments; Retail 100 du 5,000 sf
29 [Hotel & Retail 4110 W. 3rd Street Hotel; Retail 174 rm 2,780 sf
30 |Restaurant 1455 N. Alvarado Street | Restaurant 7,948 sf
. 4000. W Sunset Retail; Health Club; Apartments;| 2,800 sf 4,500 sf
31 [SunsetJunction
Boulevard Restaurant 297 du 14,700 sf
3350 W Wilshire
32 |Apartments Apartments 121 du
Boulevard
. 3545 W Wilshire
33  |Mixed-Use Apartments; Retail 432 du 36,676 sf
Boulevard
34 |Mixed-Use 605 S Vermont Avenue | Apartments; Museum 101 du 30,937 sf
35 |Mixed-Use 609 N Dillon Avenue Apartments; Retail 137 du 18,000 sf
36 |Hotel & Restaurant 2965 W 6th Street Other 99 rm
37 |Apartments 422 S Lake Street Apartments 80 du
38  |Mixed-Use 627 S Vermont Avenue | Apartments; Restaurant 179 du 12,000 sf
39 |Mixed-Use 2972 W 7th Street Apartments; Retail 180 du 15,000 sf
B
40 |Apartment & Child Care 3330 W Beverly Apartments; Daycare; Retail 40 du 4,237 sf
Boulevard ! !

LADOT, Gibson Transportation (January 2016)

Meridian Consultants
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3.0 PROIJECT DESCRIPTION

PROPOSED DEVELOPMENT

The Project would include the demolition of the existing vacant Temple Community Hospital building,
associated facility buildings, parking structures, retaining walls, landscaping, and pavements on the
Project Site. The Project would involve the construction of a new, five-story, multi-family residential
complex, which consists of two main buildings and a bridge-like structure connecting the two buildings.
The complex would contain a two-level parking garage consisting of an at-grade and one subterranean
level. The Project would contain a total of 221 residential units (18 of which would be designated as
affordable units) consisting of 19 studio, 90 one-bedroom, 6 one-bedroom + den, 96 two-bedroom and
10 three-bedroom units. The Project would be 61 feet in height, as measured from the lowest point within
5 feet from the base of the building to the highest point of the roof. The Project would also include
resident amenities, such as a gym and courtyards featuring outdoor kitchen, seating areas, lawn, pool and

spa.

The Project includes an adjustment to the right-of-way and parcel boundaries along Hoover Street. The
portion of Hoover Street bordering the Project Site would be rebuilt and the boundary between the right-
of-way and the Project Site would be moved approximately 16% feet, vacating and merging of

approximately 4,505 square feet of Hoover Street to the Project Site.

Vehicular access to the complex would be provided via a driveway from Council Street that accesses both
parking levels. The pedestrian entry would be provided by a public lobby entrance on Council Street. A
total of 384 automobile parking spaces and 138 bicycle parking spaces would be provided in one level of
subterranean parking as well as parking on in the interior of the ground level, as shown in Figures 3.0-1,
Floor Plan— Level P2 and Figure 3.0-2, Floor Plan—Level P1. Level P2 would consist entirely of parking.
Level P1 would include 38 residential units along the perimeter of the building and parking in the interior.
As illustrated by Figure 3.0-3, Floor Plan —Level 1, Figure 3.0-4, Floor Plan -Level 2, Figure 3.0-5, Floor
Plan -Level 3 and Figure 3.0-6, Floor Plan —Level 4, each floor of the buildings would contain 44 to 48

residential units.

The Project would provide residential open space for the Project Site as required by the SNAP. Based on
the number of units and the mix of unit types, 25,400 square feet of open space would be required for
the Project Site. Approximately 36,771 square feet of common open space is proposed, which includes
space for common amenities, gym, and pool. Of this open space, a minimum of 25 percent would be
landscaped, as shown in Figure 3.0-7, Landscape Plan —Ground Level and Figure 3.0-8, Landscape Plan —

Podium Level. The Project would comply with the City of Los Angeles Landscape Ordinance by including

Meridian Consultants 3.0-1 Pinnacle 360 Project
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3.0 Project Description

trees within and around the site. Porous paving would be used where practical. In addition, approximately

5,250 square feet of private open space would be provided in the form of balconies.

The Project would be designed in conformance with the SNAP Development Standards and Design
Guidelines, including the facade treatment and the walkway. The Project buildings would be rectangular
with varying rooflines. The exterior would consist predominantly of painted plaster with smooth finish and
metal siding. The subterranean parking would consist of concrete walls and floors. The scale and massing

for the Project are shown in Figure 3.0-9, Building Section, and Figure 3.0-10, Building Rendering.
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3.0 Project Description

CONSTRUCTION

Construction Schedule/Phasing

The Project would be constructed over approximately 24 months. Construction activities associated with
the Project would be undertaken in three main steps: (1) demolition and site clearing, (2) grading and soil
compaction, and (3) building construction. The building construction phase includes the construction of
the proposed building, connection of utilities to the buildings, laying irrigation for landscaping, painting,
paving, and landscaping the Project Site. A breakdown of the construction phases, timelines, and

anticipated equipment is provided in Table 3.0-1, Project Construction Phasing and Equipment.

Table 3.0-1
Project Construction Phasing and Equipment

Approximate

Construction Phase Duration Example of Equipment

Demolition/site clearing 2 months Backhoes, dump trucks, loaders, auger drills
Grading/soil compaction 2 months Excavators, dump trucks, loaders, graders
Building construction 20 months Cranes, dump trucks, pavers, air compressors

Source: A&D Investment (2015).

Demolition and Site Clearing Phase

Demolition and site clearing would occur for approximately two months. This phase would include
demolition of the existing Temple Community Hospital and associated facility buildings, parking

structures, retaining walls, landscaping, and pavements.

Grading and Soil Compaction

After the completion of demolition and site clearing, grading and soil compaction activities would occur
over approximately two months. This phase would involve the shoring and excavation of the site to create

the proper base and slope for the building foundations.

Building Construction Phase

The building construction phase consists of below-grade and above-grade structures and is expected to
occur over approximately 20 months. Upon completion of the structures, architectural coating, finishing,
and paving would occur. It is estimated that painting and other architectural coatings would intermittently
occur over the final six months of the building construction phase, and paving would occur during the final

month of construction.

Meridian Consultants 3.0-13 Pinnacle 360 Project
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3.0 Project Description

Street Closures

Construction activities may necessitate temporary lane closures on streets adjacent to the Project Site on
an intermittent basis for utility relocations/hook-ups, delivery of materials, and other construction
activities. However, site deliveries and the staging of all equipment and materials would be organized in
the most efficient manner possible on site to mitigate any temporary impacts to the neighborhood and
surrounding traffic. Construction equipment would be staged on site for the duration of construction
activities. Traffic lane and right-of-way closures, if required, will be properly permitted by the City agencies
and will conform to City standards. The residences on Hoover and Council Streets are not expected to lose
access to driveways for any period of time, except when utilities under the public street must be accessed

and the street is blocked and paving removed.

Unless stated otherwise, all construction activities would be performed in accordance with all applicable
State and federal laws and City codes and policies with respect to building construction and activities. As
provided in Section 41.40 of the LAMC, the permissible hours of construction within the City are 7:00 AM
to 9:00 PM Monday through Friday, and between 8:00 AM and 6:00 PM on any Saturday or national
holiday. No construction activities are permitted on Sundays. The Project would comply with these

restrictions.

Haul Routes

Construction of the Project would comply with the City’s Citywide Construction and Demolition (C&D)
Waste Recycling Ordinance. As such, construction waste would be removed from the Project Site by a

City-permitted solid waste hauler and taken to a City-certified C&D processing facility.

It is anticipated that the excavation and soil export would involve 18-wheel bottom-dump trucks with a
14-cubic yard hauling capacity. Approximately 60,000 cubic yards of dirt would be exported from the site.

Approximately 60 daily truck trips would be required during the peak construction period.

All truck staging would occur either on site or at designated off-site locations and radioed into the site to
be filled. The local haul route for the Project Site would be as follows: Hoover Street in a southerly
direction from the Project Site 800 feet to the intersection with Beverly Blvd; Beverly Blvd in a
northwesterly direction 800 feet to Virgil Ave; Virgil Ave 400 feet northerly to Silver Lake Blvd; and Silver
Lake Blvd easterly one-quarter mile to the onramp to the Hollywood Freeway east. Alternatively, a route
heading westerly on the Hollywood Freeway would change the route to Silver Lake Blvd westerly one-half
mile to Vermont Ave; and Vermont Ave one-half mile north to the onramp to the Hollywood Freeway
west. The haul route specified above may be modified in compliance with City policies, provided

Department of Transportation (DOT) and/or Street Services approves any such modification.

Meridian Consultants 3.0-14 Pinnacle 360 Project
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3.0 Project Description

REQUESTED APPROVALS

The application(s) request approval of the following:

Project Permit Compliance Review: Approval, pursuant to the provisions of LAMC Section 11.5.7 C, to
allow a project located within the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan

— Subarea B (Mixed Use Boulevards).

Density Bonus Compliance Review: Approval, pursuant to LAMC Section 12.22 A.25, of the following on-

menu incentive to increase the maximum building height from 50 feet to 61 feet for a project setting aside
11 percent, or 18 units, of the 163 by-right base density, for Very Low Income households and increasing

the maximum density permitted by 35 percent to allow a total of 221 units:

e An 11-foot single-story increase above the 50-foot SNAP limit to allow 61 feet (as measured
from the lowest point at grade, defined by LAMC as the lowest elevation on the site that is
within five feet from the base of the building, to the highest point of the roof).

Site Plan Review: Approval, pursuant to the provisions of LAMC Section 16.05 C.1(b), to permit a Project

that creates or results in an increase of 50 or more dwelling units.

Director’s Interpretation: Approval, pursuant to LAMC Section 11.5.7 H, to clarify that the Specific Plan

map includes the adjacent R4-zoned one-half vacated street within the property line and therefore is
included for calculations of FAR and density, and is subject to the SNAP regulations and development

standards for Subarea B.

Director’s Interpretation: Approval, pursuant to LAMC Section 11.5.7 H, to clarify that the proposed

forecourt plaza is an acceptable alternative to the pedestrian throughway required per Section 8.H of the

SNAP, given the topography of the site.

Vesting Tentative Tract Map: Approval, pursuant to LAMC Section 17.06, for the creation of 221

condominium units as well as the merger of a portion of Hoover Street, a public street, onto the site.

Haul Route: Approval for the export of more than 1,000 cubic yards of earth material in the Bureau of

Engineering (BOE) Special Grading Area.

Meridian Consultants 3.0-15 Pinnacle 360 Project
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4.0 INITIAL STUDY AND CHECKLIST

CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK
ROOM 395, CITY HALL
LOS ANGELES, CA 90012
CALIFORNIA ENVIRONMENTAL QUALITY ACT INITIAL STUDY and CHECKLIST (CEQA Guidelines Section 15063)

LEAD CITY AGENCY: COUNCIL DISTRICT: DATE:
City of Los Angeles 13
RESPONSIBLE AGENCIES: Department of City Planning
ENVIRONMENTAL CASE: RELATED CASES:
ENV-2015-3940-MND DIR-2015-3939-DB-SPP-DI-SPR
VTT-74377
PREVIOUS ACTIONS CASE NO. [XI DOES have significant changes from previous actions.
ENV-2000-1978-ND [C] DOES NOT have significant changes from previous actions.

PROJECT DESCRIPTION:

The Project involves the demolition of the existing vacant Temple Community Hospital (Hospital) building and
associated facility buildings and parking structures, and the construction of a five-story, multi-family residential
complex. Two main buildings are proposed, which would be situated around the center of the site, with a bridge-
like structure connecting the two main buildings. The Project would contain a total of 221 condominium units
above one level of subterranean parking, as well as at-grade level parking, containing a total of 384 automobile
parking spaces and 138 bicycle parking spaces on a 130,859-square-foot site. The Project would include 384
automobile parking spaces and 138 bicycle parking spaces. The maximum height of both buildings is 61 feet,
measured from the lowest point within five feet from the base of the building to the highest point of the roof.

The Project Applicant requests Project Compliance Review, Density Bonus Compliance Review, Site Plan Review,
Director’s interpretations, a Vesting Tentative Tract Map as well as approvals and permits from the Department
of Building and Safety (and other municipal agencies) for project construction activities including, but not limited
to the following: excavation, shoring, grading, foundation, haul routes, building and tenant improvements.

ENVIRONMENTAL SETTING: The Project Site is located within the boundaries of the Wilshire Community Plan.
The Project Site includes approximately 130,859 square feet of lot area (3.01 acres), including the 4,505-square-
foot street vacation along Hoover Street, and is currently developed with the vacant Temple Community Hospital.
Further details and photographs of the existing Project Site and surrounding area are provided in the Initial Study
(I1S) prepared by Meridian Consultants.

PROJECT LOCATION: 235 N. Hoover Street, 3411, 3419, 3425, 3433, 3441 W. Council Street and 234 N.
Commonwealth Place, Los Angeles, California 90004

COMMUNITY PLAN AREA: Wilshire AREA PLANNING | CERTIFIED
STATUS: Adoped COMMISSION: NEIGHBORHOOD
[ Preliminary Xl Does Conform to Plan Central COUNCIL:
[ Proposed [] Does NOT Conform to Plan Rampart Village
[X] ADOPTED in 2001
EXISTING ZONING: MAX DENSITY ZONING: LA River Adjacent:
R4-1 3.0:1 No
GENERAL PLAN LAND USE: MAX. DENSITY SPECIFIC | PROJECT DENSITY:
High Medium Residential PLAN: 3.0:1 MAXIMUM 2.0:1 FAR
2.0:1
Meridian Consultants 4.0-1 Pinnacle 360 Project
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4.0 Initial Study and Checklist

Determination (To be completed by Lead Agency)

On the basis of this initial evaluation:

[

X

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

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

| find the 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 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 Project, nothing further is required.

City Planning Associate (213) 978-1177
Signature Title Phone
Meridian Consultants 4.0-2 Pinnacle 360 Project
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4.0 Initial Study and Checklist

EVALUATION OF ENVIRONMENTAL IMPACTS:

1.

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. Identify 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.

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 significant.

Meridian Consultants 4.0-3 Pinnacle 360 Project
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4.0 Initial Study and Checklist

Potentially
Significant
Impact

Less Than
Significant with
Project
Mitigation

Less Than
Significant
Impact

No
Impact

PLEASE NOTE THAT EACH RESPONSE IN THE CITY OF LOS ANGELES INITIAL STUDY AND CHECKLIST IS SUMMARIZED FROM AND
BASED UPON THE ENVIRONMENTAL ANALYSIS CONTAINED IN THE FOLLOIWNG EXPLANATION OF CHECKLIST DETERMINATIONS.

1. AESTHETICS

a.

Have a substantial adverse effect on a scenic vista?

L]

L]

X

L]

b.

Substantially damage scenic resources, including, but not
limited to, trees, rock outcroppings, and historic buildings,
or other locally recognized desirable aesthetic natural
feature within a city-designated scenic highway?

[

[

[l

X

Substantially degrade the existing visual character or quality
of the site and its surroundings?

[

[

X

[

Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area?

[

[

X

[

2. AGRICULTURE AND FOREST RESOURCES

a.

Convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance, as shown on the maps prepared
pursuant to the Farmland Mapping and Monitoring Program
of the California Resources Agency, to non-agricultural use?

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

Conflict with existing zoning for, or cause rezoning of, forest
land (as defined in Public Resources Code section 1220(g)),
timberland (as defined by Public Resources Code section
4526), or timberland zoned Timberland Production (as
defined by Government Code section 51104(g))?

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

[l

[l

[]

Involve other changes in the existing environment which,
due to their location or nature, could result in conversion of
farmland, to non-agricultural use or conversion of forest
land to non-forest use?

[

[

[

X

3 AIR

QUALITY

Conflict with or obstruct implementation of the SCAQMD or
congestion management plan?

[

[

X

[

Violate any air quality standard or contribute substantially to
an existing or projected air quality violation?

Result in a cumulatively considerable net increase of any
criteria pollutant for which the air basin is non-attainment
under an applicable federal or state ambient air quality
standard (including releasing emissions, which exceed
quantitative thresholds for ozone precursors)?

Expose sensitive receptors to substantial pollutant
concentrations?

[

[

X

[

Create objectionable odors affecting a substantial number of
people?

[l

[

Meridian Consultants 4.0-4
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4.0 Initial Study and Checklist

Potentially
Significant
Impact

Less Than
Significant with
Project
Mitigation

Less Than
Significant
Impact

No
Impact

4 BIOLOGICAL RESOURCES

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

[

X

[

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

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

d. | Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites?

e. | Conflict with any local policies or ordinances protecting
biological resources, such as tree preservation policy or
ordinance?

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

[

[

X

5 CULTURAL RESOURCES

a. | Cause a substantial adverse change in significance of a
historical resource as defined in State CEQA Section 15064.5?

b. | Cause a substantial adverse change in significance of an
archaeological resource pursuant to State CEQA Section
15064.5?

c. | Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

d. | Disturb any human remains, including those interred outside
of dedicated cemeteries?

| | O |

| | O |

X X X O

| | O |
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4.0 Initial Study and Checklist

Potentially
Significant
Impact

Less Than
Significant with
Project
Mitigation

Less Than
Significant
Impact

No
Impact

6 GEOLOGY AND SOILS

Would the project:

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

Rupture of a known earthquake fault, as delineated on the
most recent Alquist-Priolo Earthquake Fault Zoning Map
issued by the state geologist for the area or based on other
substantial evidence of a known fault? Refer to division of
mines and geology special publication 42.

[

[

X

[

Strong seismic ground shaking?

Seismic-related ground failure, including liquefaction?

| |

| |

XXX

| |

septic tanks or alternative waste water disposal systems
where sewers are not available for the disposal of waste
water?

iv. | Landslides?
b. | Result in substantial soil erosion or the loss of topsoil?
c. | Be located on a geologic unit or soil that is unstable, or that
would become unstable as a result of the project, and
potential result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction, or collapse?
d. | Be located on expansive soil, as defined in table 18-1-b of |:| |:| |X| |:|
the Uniform Building Code (1994), creating substantial risks
to life or property?
e. | Have soils incapable of adequately supporting the use of |:| |:| |:| |X|

7 GREENHOUSE GAS EMISSIONS

Would the project:

a.

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

Conflict with an applicable plan, policy or regulation adopted
for the purpose of reducing the emissions of greenhouse
gases?

8 HAZARDS AND HAZARDOUS MATERIALS

Would the project:

a.

Create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous
materials?

b. | Create a significant hazard to the public or the environment |:| |:| |X| |:|
through reasonably foreseeable upset and accident
conditions involving the release of hazardous materials into
the environment?
Meridian Consultants 4.0-6 Pinnacle 360 Project
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Less Than
Potentially | Significant with| Less Than
Significant Project Significant No
Impact Mitigation Impact Impact
c. | Emit hazardous emissions or handle hazardous or |:| |:| |Z| |:|
acutely hazardous materials, substances, or waste within
one-quarter mile of an existing or proposed school?
d. | Be located on a site which is included on a list of hazardous |:| |:| |X| |:|
materials sites compiled pursuant to Government Code
Section 65962.5 and, as a result, would it create a significant
hazard to the public or the environment?
e. | For a project located within an airport land use plan or, |:| |:| |:| |Z|
where such a plan has not been adopted, within two miles
of a public airport or public use airport, would the project
result in a safety hazard for people residing or working in the
project area?
f. | For a project within the vicinity of a private airstrip, would |:| |:| |:| |X|
the project result in a safety hazard for the people residing
or working in the project area?
g. | Impair implementation of or physically interfere with an |:| |:| |X| |:|
adopted emergency response plan or emergency evacuation
plan?
h. | Expose people or structures to a significant risk of loss, |:| |:| |:| |X|

injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands?

9 HYDROLOGY AND WATER QUALITY

Would the project:

a.

Violate any water quality standards or waste discharge
requirements?

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

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

Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a
stream or river, or substantially increase the rate or amount
of surface runoff in a manner which would result in flooding
on or offsite?
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Potentially
Significant
Impact

Less Than
Significant with
Project
Mitigation

Less Than
Significant
Impact

No
Impact

e. | Create or contribute runoff water which would exceed the

capacity of existing or planned stormwater drainage systems
or provide substantial additional sources of polluted runoff?

[

[

Y

f. | Otherwise substantially degrade water quality?

g. | Place housing within a 100-year flood plain as mapped on
federal flood hazard boundary or flood insurance rate map
or other flood hazard delineation map?

h. | Place within a 100-year flood plain structures which would
impede or redirect flood flows?

i. | Expose people or structures to a significant risk of loss,
injury or death involving flooding, including flooding as a
result of the failure of a levee or dam?

j. | Inundation by seiche, tsunami, or mudflow?

| | | Ay N I

| | | Ay N I

X O O Qo

X K XX

10 LAND USE AND PLANNING

Would the project:

a. | Physically divide an established community?

b. | Conflict with applicable land use plan, policy or regulation of
an agency with jurisdiction over the project (including but not
limited to the general plan, specific plan, coastal program, or

zoning ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?

||

L]

X

P

c. | Conflict with any applicable habitat conservation plan or
natural community conservation plan?

11 MINERAL RESOURCES

Would the project:

a. | Resultin the loss of availability of a known mineral resource
that would be of value to the region and the residents of the

State?

b. | Result in the loss of availability of a locally--important mineral

resource recovery site delineated on a local general plan,
specific plan, or other land use plan?

12 NOISE

Would the project:

a. | Exposure of persons to or generation of noise in level in
excess of standards established in the local general plan or

noise ordinance, or applicable standards of other agencies?

b. | Exposure of people to or generation of excessive
groundborne vibration or groundborne noise levels?

[

X

[

[

c. | A substantial permanent increase in ambient noise levels in
the project vicinity above levels existing without the project?

[

[

X

[
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Less Than
Potentially | Significant with| Less Than
Significant Project Significant No
Impact Mitigation Impact Impact
d. | A substantial temporary or periodic increase in ambient noise |:| |Z| |:| |:|
levels in the project vicinity above levels existing without the
project?
e. | For a project located within an airport land use plan or, |:| |:| |:| |X|
where such a plan has not been adopted, within two miles of
a public airport or public use airport, would the project
expose people residing or working in the project area to
excessive noise levels?
f. | For a project within the vicinity of a private airstrip, would |:| |:| |:| |Z|

the project expose people residing or working in the project
area to excessive noise levels?

13 POPULATION AND HOUSING

Would the project:

a.

Induce substantial population growth in an area either
directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of
roads or other infrastructure)?

b. | Displace substantial numbers of existing housing |:| |:| |:| |X|
necessitating the construction of replacement housing
elsewhere?

c. | Displace substantial numbers of people necessitating the |:| |:| |:| |E

construction of replacement housing elsewhere?

14 PUBLIC SERVICES

a. | Would the project result in substantial adverse physical

impacts associated with the provision of new or physically

altered governmental facilities, need for new or physically

altered governmental facilities, the construction of which

could cause significant environmental impacts, in order to

maintain acceptable service ratios, response times or other

performance objectives for any of the public services:
i. | Fire protection? |:| |:| |X| |:|
ii. | Police protection? |:| |X| |:| |:|
iii. | Schools? |:| |:| |Z| |:|
iv. | Parks? |:| |:| |Z| |:|
v. | Other public facilities? |:| |:| |Z| |:|
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Potentially
Significant
Impact

Less Than
Significant with
Project
Mitigation

Less Than
Significant
Impact

No
Impact

15 RECREATION

a. | Would the project increase the use of existing neighborhood |:| |:| |X| |:|
and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur
or be accelerated?

b. | Does the project include recreational facilities or require the |:| |:| |Z| |:|

construction or expansion of recreational facilities which
might have an adverse physical effect on the environment?

16 TRANSPORTATION AND TRAFFIC

Would the project:

a.

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

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

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

Substantially increase hazards to a design feature (e.g., sharp

curves or dangerous intersections) or incompatible uses (e.g.,

farm equipment)?

Result in inadequate emergency access?

Conflict with adopted policies, plans or programs regarding
public transit, bicycle, or pedestrian facilities, or otherwise
decrease the performance or safety of such facilities?

|| N [ W

X O O

OX X O

| O
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Less Than
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Less Than
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No
Impact

17 TRIBAL CULTURAL RESOURCES

value to a California Native American tribe, and that is:

Would the project cause a substantial adverse change in the significance of a tribal cultural resource, defined
in Public Resources Code section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with cultural

a. | Listed or eligible for listing in the California Register of
Historical Resources, or in a local register of historical

resources as defined in Public Resources Code section
5020.1(k), or

[

[

X

[

b. | Aresource determined by the lead agency, in its discretion
and supported by substantial evidence, to be significant
pursuant to criteria set forth in subdivision (c) of Public
Resource Code Section 5024.1. In applying the criteria set
forth in subdivision (c) of Public Resource Code Section
5024.1, the lead agency shall consider the significance of the
resource to a California Native American tribe.

[

[

X

[

18 UTILITIES & SERVICE SYSTEMS

Would the project:

a. | Exceed wastewater treatment requirements of the applicable
regional water quality control board?

[

[

X

[

b. | Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects?

[

[

X

[

c. | Require or result in the construction of new stormwater
drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?

d. | Have sufficient water supplies available to serve the project
from existing entitlements and resource, or are new or
expanded entitlements needed?

e. | Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project’s projected demand in
addition to the provider’s existing commitments?

f. | Be served by a landfill with sufficient permitted capacity to
accommodate the project’s solid waste disposal needs?

[

[

X

[

g. | Comply with federal, state, and local statutes and regulations
related to solid waste?

[

[

B

[
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Less Than
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Less Than
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19 MANDATORY FINDINGS OF SIGNIFICANCE

a.

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

[

X

[

Does the project have impacts which are individually limited,
but cumulatively considerable? (“Cumulatively considerable”
means that the incremental effects of an individual project
are considerable when viewed in connection with the effects
of past projects, the effects of other current projects, and the
effects of probable future projects).

Does the project have environmental effects which cause
substantial adverse effects on human beings, either directly
or indirectly?

4.0-12
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4.0 Initial Study and Checklist

DISCUSSION OF THE ENVIRONMENTAL EVALUATION

The Environmental Impact Assessment includes the use of official City of Los Angeles and other
government source reference materials related to various environmental impact categories (e.g.,
Hydrology, Air Quality, Biology, Cultural Resources, etc.). The State of California, Department of
Conservation, Division of Mines and Geology—Seismic Hazard Maps and reports are used to identify
potential future significant seismic events, including probable magnitudes, liquefaction, and landslide
hazards. Based on Applicant information provided in the Department of City Planning Application and
Environmental Assessment Form, impact evaluations were based on stated facts contained therein,
including, but not limited to, reference materials indicated above, field investigation of the Project Site,

and other reliable reference materials known at the time.

Project-specific impacts were evaluated based on all relevant facts indicated in the Environmental
Assessment Form and expressed through the Applicant’s project description and supportive materials.
Both the Initial Study Checklist and Checklist Explanations, in conjunction with the City of Los Angeles’s
L.A. CEQA Thresholds Guide and the State CEQA Guidelines, were used to reach reasonable conclusions

on environmental impacts as mandated under the California Environmental Quality Act (CEQA).

The Project as identified in the project description may cause potentially significant impacts on the
environment without mitigation. Therefore, this environmental analysis concludes that a Mitigated
Negative Declaration shall be issued to avoid and mitigate all potential adverse impacts on the
environment by the imposition of mitigation measures and/or conditions contained and expressed in this
document; the environmental case file known as ENV-2015-3940-MND and the associated cases, DIR-
2015-3939-DB-SPP-DI-SPR and VTT-74377. Finally, based on the fact that these impacts can be feasibly
mitigated to a less than significant level, and based on the findings and thresholds for Mandatory Findings
of Significance as described in the State CEQA Guidelines, Section 15065, the overall project impacts(s) on

the environment (after mitigation) would not:

e Substantially degrade environmental quality;

e Substantially reduce fish or wildlife habitat;

e Cause a fish or wildlife habitat to drop below self-sustaining levels;

e Threaten to eliminate a plant or animal community;

e Reduce number, or restrict range of a rare, threatened, or endangered species;

e Eliminate important examples of major periods of California history or prehistory;

e Achieve short-term goals to the disadvantage of long-term goals;

e Result in environmental effects that are individually limited but cumulatively considerable; or
e Result in environmental effects that will cause substantial adverse effects on human beings.

Meridian Consultants 4.0-13 Pinnacle 360 Project
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4.1 AESTHETICS
a. Would the project have a substantial adverse effect on a scenic vista?

Less than Significant Impact. A significant impact may occur for non—SB 743 projects if the Project

introduces incompatible visual elements within a field of view containing a scenic vista or substantially
blocks views of a scenic vista. Scenic vistas are generally described in two ways: panoramic views (visual
access to a large geographic area, for which the field of view can be wide and extend into the distance)

and focal views (visual access to a particular object, scene, or feature of interest).

Senate Bill (SB) 743, effective January 1, 2014, deems the aesthetic impacts of residential infill projects
located in defined transit priority project areas as less than significant under CEQA. Zoning Information
File (ZI) No. 2452 issued by the Planning Department includes a corresponding map of Transit Priority
Areas (TPAs), which identifies the Project Site as within a TPA. Therefore, any aesthetic impacts are

deemed less than significant as a matter of law.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and historic buildings
within a state scenic highway?

No Impact. Based on the L.A. CEQA Thresholds Guide, a significant impact could occur for non—-SB 743

projects if existing structures on the Project site have been identified as a scenic resource.

Senate Bill (SB) 743, effective January 1, 2014, deems the aesthetic impacts of residential infill projects
located in defined transit priority project areas as less than significant under CEQA. Zoning Information
File (ZI) No. 2452 issued by the Planning Department includes a corresponding map of Transit Priority
Areas (TPAs), which identifies the Project Site as within a TPA. Therefore, any aesthetic impacts are

deemed less than significant as a matter of law.

Mitigation Measures: No mitigation measures are necessary.

C. Would the project substantially degrade the existing visual character
or quality of the site and its surroundings?

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant impact could occur

for non—SB 743 projects if the Project were to introduce incompatible visual elements on the Project Site

or visual elements that would be incompatible with the character of the surrounding area.

Meridian Consultants 4.0-14 Pinnacle 360 Project
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Senate Bill (SB) 743, effective January 1, 2014, deems the aesthetic impacts of residential infill projects
located in defined transit priority project areas as less than significant under CEQA. Zoning Information
File (ZI) No. 2452 issued by the Planning Department includes a corresponding map of Transit Priority
Areas (TPAs), which identifies the Project Site as within a TPA. Therefore, any aesthetic impacts are

deemed less than significant as a matter of law.

d. Would the project create a new source of substantial light or glare,
which would adversely affect day or nighttime views in the area?

Less than Significant Impact. A significant impact may occur for non—SB 743 projects if the Project

introduces new sources of light or glare on or from the Project Site that would be incompatible with the
areas surrounding the Project Site, or which pose a safety hazard to motorists utilizing adjacent streets or
freeways. Based on the L.A. CEQA Thresholds Guide, the determination of whether the Project results in
a significant nighttime illumination impact shall be made considering the following factors: (a) the change
in ambient illumination levels as a result of Project sources; and (b) the extent to which Project lighting
would spill off the Project Site and affect adjacent light-sensitive areas.

Senate Bill (SB) 743, effective January 1, 2014, deems the aesthetic impacts of residential infill projects
located in defined transit priority project areas as less than significant under CEQA. Zoning Information
File (ZI) No. 2452 issued by the Planning Department includes a corresponding map of Transit Priority
Areas (TPAs), which identifies the Project Site as within a TPA. Therefore, any aesthetic impacts are

deemed less than significant as a matter of law.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. Development of the Project in conjunction with the related projects would

result in an intensification of existing prevailing land uses in an already urbanized area of Los Angeles. The
related projects are physically separated from the Project such that the Project would not contribute to a
cumulative change in visual character. As such, and given that the Project is within a Transit Priority Area,

impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.2 AGRICULTURE AND FORESTRY RESOURCES
Impact Analysis

a. Would the project convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-agricultural use?

No Impact. As shown on Figure 2.0-2, Aerial Photograph of the Project Site, the Project Site is located
within a developed and urbanized area of the City of Los Angeles. No farmland or agricultural activity
exists on or near the Project Site. According to the California Department of Conservation “Los Angeles
County Important Farmland 2010” map, the Project Site is designated as “urban and built-up land.”3 No
portion of the Project Site is designated as Farmland of Statewide Importance, Unique Farmland, or

Farmland of Local Importance. As such, no impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project conflict with existing zoning for agricultural use,
or a Williamson Act contract?

No Impact. The Project Site is located within the City of Los Angeles and is subject to the applicable land
use and zoning requirements of the Los Angeles Municipal Code (LAMC). The Project Site is zoned R4-1
and has a land use designation of High Medium Residential in the Wilshire Community Plan. The Project
Site is also located in Subarea B (Mixed Use Boulevards) of the Vermont/Western SNAP, which allows
residential uses permitted in the R3 Zone and commercial uses permitted in the C1.5 Zone. The Project
Site is not zoned for agricultural production and no Williamson Act contracts are in effect for the Project

Site.# No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

3 California Department of Conservation, Division of Land Resource Protection, Los Angeles County Important Farmland 2010,
map, Sheet 2 of 3 (January 2012), ftp://ftp.consrv.ca.gov/pub/dirp/FMMP/pdf/2010/10s10.pdf.

4  California Department of Conservation, Division of Land Resource Protection, “The California Land Conservation Act (The
Williamson Act) 2014 Status Report” (2015).
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c. Would the project conflict with existing zoning for, or cause rezoning
of, forest land (as defined in Public Resources Code section 12220(g)),
timberland (as defined by Public Resources Code section 4526), or
timberland zoned Timberland Production (as defined by Government
Code section 51104(g))?

No Impact. The Project Site is zoned R4-1 and has a land use designation of High Medium Residential in
the Wilshire Community Plan. The Project Site is also located in Subarea B (Mixed Use Boulevards) of the
Vermont/Western SNAP, which allows residential uses permitted in the R3 Zone and commercial uses
permitted in the C1.5 Zone. The Project Site is not zoned as forestland or timberland, and there is no

timberland production at the Project Site. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project result in the loss of forest land or conversion of
forest land to non-forest use?

No Impact. Although there are individual decorative trees and landscaping on and around the Project Site,

no forested lands exist on or near the Project Site. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

e. Would the project involve other changes in the existing environment,
which, due to their location or nature, could result in conversion of
Farmland, to non-agricultural use?

No Impact. Neither the Project Site nor the surrounding area contains agricultural or forestry uses. As

such, no impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

No Impact. The Project Site is located in an urbanized area in the City and does not include any State-
designated agricultural lands or agricultural or forest uses. As such, the Project and the related projects

would not contribute to a cumulative impact. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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4.3. AIR QUALITY
Impact Analysis

a. Would the project conflict with or obstruct implementation of the
applicable air quality plan?

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant air quality impact

could occur if the Project is not consistent with the applicable Air Quality Management Plan (AQMP) or
would in some way represent a substantial hindrance to employing the policies or obtaining the goals of
that plan. In the case of projects proposed within the City of Los Angeles or elsewhere in the South Coast
Air Basin (“Basin”), the applicable plan is the AQMP, which is prepared by the South Coast Air
Management District (SCAQMD). The SCAQMD is the agency principally responsible for comprehensive
air pollution control in the Basin. To that end, the SCAQMD, works directly with the Southern California
Association of Governments (SCAG), county transportation commissions, and local governments, and
cooperates actively with all State and federal government agencies. The SCAQMD develops rules and
regulations, establishes permitting requirements, inspects emissions sources, and enforces such

measures though educational programs or fines, when necessary.

To fulfill its commitments as a metropolitan planning organization (MPOQO) under the Sustainable
Communities and Climate Protection Act, SCAG adopted the 2016-2040 Regional Transportation
Plan/Sustainable Communities Strategy (2016 RTP/SCS). The Growth Management chapter of the RTP/SCS
forms the basis of land use and transportation controls of the AQMP. Projects that are consistent with the
projections of population forecasts are considered consistent with the AQMP. The Project would result in
an increase of approximately 621 residents. The population within the City of Los Angeles by the year
2040 is expected to be 4,609,400. The Project would yield to less than 1 percent of the 2040 population
forecast and would be consistent with the planned land uses in the City Los Angeles. Impacts would be

less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project violate any air quality standard or contribute
substantially to an existing or projected air quality violation?

Less than Significant. Based on the L.A. CEQA Thresholds Guide, a project may have a significant impact

where project-related emissions would exceed federal, State, or regional standards or thresholds, or
where project-related emissions would substantially contribute to an existing or projected air quality
violation. The Project would contribute to regional and localized air pollutant emissions during

construction and Project operation.
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Construction Emissions

The proposed development on the Project Site includes the demolition of the existing Temple Community
Hospital building, associated facility buildings, parking structures, retaining walls, landscaping, and
pavements, and the construction of new five-story residential buildings. Construction of the Project will
occur over approximately 24 months. Construction would include three main phases: (1) demolition/site
clearing; (2) grading/soil compaction; and (3) building construction. The building construction phase also

includes utility connections and landscaping.

These construction activities would create emissions of dusts, fumes, equipment exhaust, and other air
contaminants. Construction activities during the demolition/grading/excavation/site preparation phases
would primarily generate particle pollution. Particles less than 10 micrometers in diameter (PM10) and
particles less than 2.5 micrometers in diameter (PM2.5) would be the primary sources of particle pollution.
Mobile sources (such as diesel-fueled equipment on site and traveling to and from the Project Site) would
primarily generate nitrogen oxide (NOx) emissions. The application of architectural coatings, such as paint,
during the building construction phase would primarily result in the release of volatile organic compound
(VOC) emissions. The amount of emissions generated on a daily basis would vary, depending on the

amount and types of construction activities occurring at the same time.

The analysis of daily construction emissions was prepared utilizing the California Emissions Estimator
Model (CalEEMod) recommended by the SCAQMD. Table 4.3-1, Maximum Construction Emissions,
identifies daily emissions that are estimated to occur on peak construction days for each construction
phase. As shown, construction-related daily emissions associated with the Project would not exceed any
regional SCAQMD significant threshold for criteria pollutants during the construction phases. Therefore,
construction emissions would also not contribute a considerable increase in emissions of the pollutants

for which the Basin is currently in nonattainment (NO2, PM10, and PM2.5).

As the Project lies within the jurisdiction of the SCAQMD, and compliance with SCAQMD rules and
guidelines is required. Among the SCAQMD rules applicable to the Project are Rule 403 (Fugitive Dust),
Rule 1113 (Architectural Coatings), and Rule 1403 (Asbestos Emissions from Demolition/Renovation
Activities). Rule 403 requires the use of stringent best available control measures to minimize PM10
emissions during grading and construction activities. Rule 1113 requires reductions in the VOC content of
coatings, with a substantial reduction in the VOC content limit for flat coatings. Compliance with SCAQMD
Rule 1403 requires that the owner or operator of any demolition or renovation activity to have an asbestos
survey performed prior to demolition and provide notification to the SCAQMD prior to commencing

demolition activities.
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Table 4.3-1
Maximum Construction Emissions
Year \"o]e NOx co SOx PM10 PM2.5
pounds/day
2017 3.2 90.4 35.2 0.2 121 4.9
2018 29 84.3 34.1 0.2 10.2 4.1
2019 11.2 20.7 28.5 0.1 3.8 1.7
Maximum Emissions 11.2 90.4 35.2 0.2 121 4.9
SCAQMD threshold 75 100 550 150 150 55
Threshold exceeded? No No No No No No

Notes: Refer to Modeling in Appendix A. Construction assumptions are stated in Section 3.0, Project Description.

Includes implementation of fugitive dust control measures required by SCAQMD under Rule 403.

CO = carbon monoxide; NOx = nitrogen oxides; PM10 = particulate matter less than 10 microns; PM2.5 = particulate matter less
than 2.5 microns; VOC = volatile organic compound; SOx = sulfur oxides.

The emissions calculations assume that appropriate dust control measures would be implemented as part
of the Project during each phase of development, as required by SCAQMD Rule 403 —Fugitive Dust.
Control requirements for Rule 403 include but are not limited to applying water in sufficient quantities (at
least three times per day) to prevent the generation of visible dust plumes; applying soil binders to
uncovered areas; reestablishing ground cover as quickly as possible; utilizing a wheel-washing system to
remove bulk material from tires and vehicle undercarriages before vehicles exit the Project Site; and
maintaining effective cover over exposed areas. In addition, architectural coating would comply with
SCAQMD Regulation XlI, Rule 1113—Architectural Coating that provides specifications on painting

practices as well as regulating the VOC content within paint.

Mitigation Measures: No mitigation measures are necessary.

Operational Emissions

Operational emissions generated by both stationary and mobile sources would result from normal day-
to-day activities after the Project is built and occupied. Area source emissions would be generated by the
consumption of natural gas and landscape maintenance. Mobile emissions would be generated by the
motor vehicles traveling to and from the Project Site. The Project Site is located in a Freeway Adjacent
Advisory Zone for Sensitive Uses, since it is located 500 feet from the Hollywood Freeway. The analysis of
daily operational emissions associated with the Project has been prepared utilizing CalEEMod as
recommended by the SCAQMD. The results of these calculations are presented in Table 4.3-2, Maximum

Operational Emissions.
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Table 4.3-2
Maximum Operational Emissions
Source VOC NOx CO SOx PM10 PM2.5
pounds/day

Area 8.8 3.3 19.7 <0.1 0.4 0.4
Energy 0.1 0.6 0.2 <0.1 <0.1 <0.1
Mobile 4.8 9.5 52.6 0.1 10.7 2.9
Project Total 13.7 134 72.5 0.1 111 33
SCAQMD threshold 55 55 550 150 150 55
Threshold exceeded? No No No No No No

Notes: Refer to Modeling Data in Appendix A. Construction assumptions are stated in Section 3.0, Project Description.
CO = carbon monoxide; NOx = nitrogen oxides; PM10 = particulate matter less than 10 microns; PM2.5 = particulate
matter less than 2.5 microns; VOC = volatile organic compound; SOx = sulfur oxides.

As shown in Table 4.3-2, the quantity of operational emissions associated with the Project would not

exceed the regional thresholds of significance set by the SCAQMD. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

C. Would the project result in a cumulatively considerable net increase
of any criteria pollutant for which the project region is
nonattainment under an applicable federal or state ambient air
quality standard (including releasing emissions, which exceed
quantitative thresholds for ozone precursors)?

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a significant impact could occur if

the project would add a considerable cumulative contribution to federal or State nonattainment
pollutants. As the Basin is currently in State nonattainment for ozone, NO2, PM10, and PM2.5, related
projects plus the Project could exceed an air quality standard or contribute to an existing or projected air
quality exceedance. With respect to determining the significance of the Project contribution, the SCAQMD
neither recommends quantified analyses of construction and/or operational emissions from multiple
development projects nor provides methodologies or thresholds of significance to be used to assess the
cumulative emissions generated by multiple cumulative projects. Instead, the SCAQMD recommends that
a project’s potential contribution to cumulative impacts should be assessed utilizing the same significance
criteria as those for project-specific impacts. Furthermore, SCAQMD states that if an individual
development project generates less than significant construction or operational emissions, then the
development project would not generate a cumulatively considerable increase in emissions for those

pollutants for which the Basin is in nonattainment.
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As discussed before, the Project would not generate construction or operational emissions that exceed
the SCAQMD’s recommended regional thresholds of significance. The Project would not generate a
cumulatively considerable increase in emissions of the pollutants for which the Basin is in nonattainment.

Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project expose sensitive receptors to substantial pollutant
concentrations?

Less than Significant Impact. Project construction activities and operations, as described above, may

increase air emissions above current levels. Concentrations of pollutants may have the potential to impact
nearby sensitive receptors. Sensitive receptors are defined as schools, residences, hospitals, resident care
facilities, daycare centers, or other facilities that may house individuals with health conditions who would
be adversely impacted by changes in air quality. The nearest sensitive receptors to the Project Site are the
single- and multi-family residences located across N. Hoover Street, Council Street, and N. Commonwealth

Avenue from the Project Site.

The SCAQMD has developed localized significance thresholds (LSTs), based on the number of pounds of
emissions per day a project can generate, that would cause or contribute to adverse localized air quality
impacts. These localized thresholds, which are found in the mass rate look-up tables in the “Final Localized
Significance Threshold Methodology” document prepared by the SCAQMD, apply to projects that are less
than or equal to five acres in size and are only applicable to the following criteria pollutants: NOx, CO,
PM10, and PM2.5. LSTs represent the maximum emissions from a project that are not expected to cause
or contribute to an exceedance of the most stringent applicable federal or State ambient air quality
standards, and are developed based on the ambient concentrations of that pollutant for each Source
Receptor Area (SRA). For PM10, the LSTs were derived based on requirements in SCAQMD Rule 403 and
Rule 403.1—Fugitive Dust. For PM2.5, LSTs were derived based on a general ratio of PM2.5 to PM10 for

both fugitive dust and combustion emissions.

LSTs are provided for each of SCAQMD’s 38 SRAs at various distances from the source of emissions. The
Project Site is located within SRA 1, which covers the Central Los Angeles area. The nearest sensitive
receptors that could potentially be subject to localized air quality impacts associated with construction of
the Project are multi-family residential uses to the east, south, and west of the Project Site. Given the
proximity of these sensitive receptors to the Project Site, the LSTs with receptors located within 81 feet,
the closest available LSTs, have been used to address the potential localized air quality impacts associated

with the construction-related NOx, CO, PM10, and PM2.5 emissions for each construction phase.
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Construction Emissions

Emissions from construction activities have the potential to generate localized emissions that may expose
sensitive receptors to harmful pollutant concentrations. However, as shown in Table 4.3-3, Localized
Significance Threshold (LST) Worst-Case Emissions, peak daily emissions generated within the Project
Site during construction activities for each phase would not exceed the applicable construction LSTs for a
3.01-acre site in SRA 1. The closest distance used to determine the mass-rate emissions from the screening
tables is 25 meters (81 feet). The allowable mass-rate emissions were linearly extrapolated for a 3.01-acre
site using the specified thresholds for 2- and 5-acre sites. Localized air quality impacts from construction
activities to the off-site sensitive receptors would be less than significant. Localized air quality impacts

from construction activities to the off-site sensitive receptors would be less than significant.

Operational Emissions

It should be noted that LST methodology and associated mass rates are not designed to evaluate localized
impacts from mobile sources traveling along the roadways. With regard to localized emissions from motor
vehicle travel, traffic congested roadways and intersections have the potential to generate localized high
levels of carbon monoxide (CO). The SCAQMD suggests conducting a CO hotspots analysis for any
intersection where a project would worsen the Level of Service (LOS) to any level below C, and for any
intersection operating at LOS D or worse where the project would increase the V/C ratio by two percent
or more. A stated in the traffic study prepared for this project (included in Appendix G to this Initial Study),
would not worsen the LOS of any intersection below C, nor increase the V/C ratio by two percent of more
for an intersection rated D or worse. Therefore, the Project would not have the potential to cause or
contribute to an exceedance of the California 1-hour or 8-hour CO standards of 20 parts per million (ppm)
or 9.0 ppm, respectively; or generate an incremental increase equal to or greater than 1.0 ppm for the

California 1-hour CO standard, or 0.45 ppm for the 8-hour CO standard at any local intersection.
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Table 4.3-3
Localized Significance Threshold (LST) Worst-Case Emissions
Source NOXx CcO PM10 PM2.5
pounds/day
Construction
Total mitigated maximum emissions 19.1 24.7 8.0 4.8
LST threshold 126.0 1,332.6 10.8 6.1
Threshold Exceeded? No No No No
Operational
Project area/energy emissions 3.9 19.9 0.4 04
LST threshold 126.0 1,332.6 2.7 2.0
Threshold Exceeded? No No No No

Note: CO = carbon monoxide; NOx = nitrogen oxide; PM10 = particulate matter less than 10 microns; PM2.5 =
particulate matter less than 2.5 microns.

Toxic Air Contaminants (TAC)

Toxic air contaminants are air pollutants that may cause or contribute to an increase in mortality or an
increase in serious illness, or which may pose a present or potential hazard to human health.> TAC impacts
are assessed through a health risk assessment (HRA) for projects that use, store, or process carcinogenic
or non-carcinogenic toxic air contaminants in sufficient quantities and duration to pose a risk to human
health. SCAQMD’s HRA procedures call for evaluating risk from extended exposures as measured across
several years and not for short term construction exposures. Diesel powered vehicles have been
recognized as a source of toxic air emissions and SCAQMD guidance for risk assessment has been extended
to include operations that include frequent, numerous and long-term mobile sources such as heavily
travelled freeways, truck stops, distribution centers and ports. The Air Resources Board has defined truck-

related uses of concern as those that accommodate more than 100 trucks per day.®

The CalEEMod model for the Project predicts that construction would generate less than 500 delivery and
haul truck trips over a two-year period. The model also predicts that these trips would generate less than
0.05 Ibs/day of exhaust particulate matter, dispersed over each trip length. The most intense level of
activity would occur during demolition when there would be an estimated average of 12 truck trips per
work day. In comparison, the nearby intersection of Temple Street and Robinson Street has an average of
400 daily truck trips.”

5 California Health and Safety Code (HSC) Section 39655

CARB, Air Quality and Land Use Handbook (April 2005),

7  Los Angeles County Metropolitan Transportation Authority, Los Angeles County Strategic Goods. Movement Arterial Plan,
Appendix A, Truck Counts, January, 2015.

[e)]
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As the Project consists of a residential development, the Project would not include any land uses that
would involve the use, storage, or processing of carcinogenic or non-carcinogenic TACs, and no toxic
airborne emissions would typically result from Project implementation. Construction of residential land
uses, such as the Project, involves sporadic, short term diesel truck use which does not create the intensity
or duration of exposure for which the HRA methodology is designed. In addition, construction activities
associated with the Project would be typical of other development projects in the City, and would be
subject to the regulations and laws relating to toxic air pollutants at the regional, State, and federal levels
that would protect sensitive receptors from substantial concentrations of these emissions. For example,
the California Code of Regulations Title 13 Section 2485 restricts trucks from idling for more than 5
minutes and Air Resources Board regulations require that older trucks be phased out and replaced by

newer trucks that meet current exhaust filter requirements.
Based on the above, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

e. Create objectionable odors affecting a substantial number of people?

Less than Significant Impact. A significant impact could occur if objectionable odors are generated that

would adversely impact sensitive receptors. Odors are typically associated with industrial projects
involving the use of chemicals, solvents, petroleum products, and other strong-smelling elements used in
manufacturing processes, as well as in sewage treatment facilities and landfills. As the Project involves no
elements related to these types of activities, no odors from these types of uses are anticipated. Good
housekeeping practices, such as the use of trash receptacles, would be sufficient to prevent nuisance
odors. In addition, SCAQMD Rule 402 (Nuisance), and SCAQMD Best Available Control Technology
Guidelines would limit potential objectionable odor impacts during the Project’s long-term operations

phase.

During the construction phase, activities associated with the operation of construction equipment, the
application of asphalt, and the application of architectural coatings such as paint and other interior and
exterior finishes may produce discernible odors typical of most construction sites. Although these odors
could be a source of nuisance to adjacent receptors, they are temporary and intermittent in nature. As
construction-related emissions dissipate from the construction area, the odors associated with these

emissions would also decrease, dilute, and become unnoticeable. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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Cumulative Impacts

Less than Significant Impact. Development of the Project in conjunction with related projects would result

in an increase in construction and operational emissions in an already urbanized area of the City of Los
Angeles. According to the SCAQMD, individual development projects that generate construction or
operational emissions that exceed the SCAQMD recommended daily thresholds for project-specific
impacts would also cause a cumulatively considerable increase in emissions for pollutants for which the
Basin is in nonattainment. As discussed previously, because the construction-related and operational daily
emissions associated with the Project would not exceed the SCAQMD’s recommended thresholds,
emissions associated with the Project would not be cumulatively considerable. In addition, none of the
related projects is near enough to the Project to contribute to localized air quality effects. Impacts would

be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.4 BIOLOGICAL RESOURCES

The following section summarizes and incorporates by reference information from the Biological
Resources at 265 N Hoover Street, Los Angeles, CA, dated August 10, 2017 prepared by SWCA
Environmental Consultants and included as Appendix B to this Initial Study, and Tree Report dated March

13, 2017 prepared by Lisa Smith, the Tree Resource and included as Appendix I to this Initial Study.

Impact Analysis

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

Less than Significant with Project Mitigation. Based on the criteria established in the L.A. CEQA

Thresholds Guide, a project could have a significant impact on biological resources if it would result in (a)
the loss of individuals, or the reduction of existing habitat of a State- or federal-listed endangered,
threatened, rare, protected, candidate, or sensitive species or a Species of Special Concern; (b) the loss of
individuals or the reduction of existing habitat of a locally designated species or a reduction in a locally
designated natural habitat or plant community; or (c) interference with habitat such that normal species
behaviors are disturbed (e.g., from the introduction of noise or light) to a degree that may diminish the

chances for long-term survival of a sensitive species.

The Project Site has not been identified as containing any critical habitat or support any species identified
as a candidate, sensitive, or special-status species in local or regional plans, policies, or regulations, or by
the California Department of Fish and Wildlife (CDFW) or US Fish and Wildlife Service (USFWS).8 There are
approximately 54 non-protected, significant trees on or adjacent to the site that are of the following
species: Canary Island Palm, Fern Pine, Evergreen Ash, Loquat, Indian Laurel Fig, Red Ironbark, Silk Oak,
Carob Tree, Blue Gum, Brazilian Gum, Brazilian Pepper, Fruiting Fig, Mexican Fan Palm, Chinese Elm, and
Weeping Fig.® All of these trees would be removed during construction. These trees may provide shelter
and habitat for nesting birds. Nesting birds are protected under the federal Migratory Bird Treaty Act
(MBTA) and the California Department of Fish and Wildlife Code.10.11 |n addition, these trees could
provide roosting sites for the Hoary bat, which is included on the California Department of Fish and

Wildlife list of sensitive animals. As such, impacts could be potentially significant. However, with

8  Lisa Smith, the Tree Resource, Tree Report (March 2017)

9  See Figure 2.0-6

10 United States Code, Title 33, sec. 703 et seq.; see also Code of Federal Regulations, Title 50, pt. 10.
11 California Department of Fish and Wildlife Code, sec. 3503.
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incorporation of the mitigation measure described below, impacts would be reduced to a less-than-

significant level.

Mitigation Measures: With incorporation of the mitigation measure described below, impacts would be

reduced to a less than significant level.

MM BIO-1

Bird Habitat Modification

e Project activities (including disturbances to native and nonnative vegetation, structures, and

substrates) should take place outside of the breeding season for birds, which generally runs

from March 1 to August 31 (and as early as February 1 for raptors) to avoid take (including

disturbances which would cause abandonment of active nests containing eggs and/or young).

Take means to hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture,

or kill (California Fish and Wildlife Code Section 86).

e |f Project activities cannot feasibly avoid the breeding season, beginning 30 days prior to the

disturbance of suitable nesting habitat, the Applicant shall:

a.

MM BIO-2

Meridian Consultants
141-001-16

Arrange for weekly bird surveys to detect any protected native birds in the habitat to be
removed and any other such habitat within properties adjacent to the Project Site, as
access to adjacent areas allows. The surveys shall be conducted by a qualified biologist
with experience in conducting breeding bird surveys. The surveys shall continue on a
weekly basis, with the last survey being conducted no more than 3 days prior to the
initiation of clearance/construction work.

If a protected native bird is found, the applicant shall delay all clearance/ construction
disturbance activities within 300 feet of suitable nesting habitat for the observed
protected bird species until August 31.

Alternatively, the qualified biologist could continue the surveys in order to locate any
nests. If an active nest is located, clearing and construction (within 300 feet of the nest or
as determined by a qualified biological monitor) shall be postponed until the nest is
vacated and juveniles have fledged, and when there is no evidence of a second attempt
at nesting. The buffer zone from the nest shall be established in the field with flagging
and stakes. Construction personnel shall be instructed on the sensitivity of the area.

The Applicant shall record the results of the recommended protective measures
described previously to document compliance with applicable State and federal laws
pertaining to the protection of native birds. Such record shall be submitted and received
into the case file for the associated discretionary action permitting the Project.

Hoary Bat Habitat Modification

e To avoid impacts to the Hoary Bat (Lasiurus cinereus), if large trees are intended to
be removed between August 1 and February 28, the Applicant shall retain a qualified
biologist to conduct nocturnal roosting bat surveys within the area prior to site
preparation activities. If evidence of bats is present, then removal of the occupied
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roost trees shall not occur until a biologist determines that the roost is no longer in

use.

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

No Impact. The Project Site is occupied by the Temple Community Hospital building, associated facility
buildings, parking structures, retaining walls, landscaping, and pavements. No riparian or other sensitive

natural community is located on or adjacent to the Project Site. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

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

No Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project could have a
significant impact if it would result in the alteration of an existing wetland habitat. The Project Site is
entirely developed and generally covered with impermeable surfaces, and does not contain any wetlands
or natural drainage channels. The Project Site does not have the potential to support any riparian or

wetland habitat, as defined by Section 404 of the Clean Water Act. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

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

No Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project could have a
significant impact on biological resources if it would result in the interference with wildlife
movement/migration corridors that may diminish the chances for long-term survival of a sensitive species.

The Project Site has been previously developed and is located in a heavily urbanized area of the City of
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Los Angeles. No dens, trails, or other signs of wildlife use have been observed on the site. 12 As such, there

are no wildlife corridors or native wildlife nursery sites in the Project vicinity. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

e. Would the project conflict with any local policies or ordinances
protecting biological resources, such as a tree preservation policy or
ordinance?

Less than Significant with Project Mitigation. Based on the criteria established in the L.A. CEQA Thresholds

Guide, a project-related, significant adverse effect could occur if a project were to cause an impact that is
inconsistent with local regulations pertaining to biological resources, such as the City of Los Angeles
Protected Tree Ordinance.13 As stated before, there are approximately 54 trees on or adjacent to the site
that would be removed during construction. Varieties of street trees include: : Canary Island Palm, Fern
Pine, Evergreen Ash, Loquat, Indian Laurel Fig, Red Ironbark, Silk Oak, Carob Tree, Blue Gum, Brazilian
Gum, Brazilian Pepper, Fruiting Fig, Mexican Fan Palm, Chinese EIm, and Weeping Fig. However, these
trees do not consist of any tree species protected under the Los Angeles Protected Tree Ordinance (i.e.,
Valley Oak, California Live Oak, Southern California Black Walnut, Western Sycamore, or California Bay),
according to the Tree Report dated March 13, 2017 prepared by Lisa Smith, the Tree Resource and
included as Appendix | to this Initial Study. The removal and placement of these trees would be subject
to the review and approval of the Board of Public Works, Urban Forestry Division. Thus, the Project
Applicant would comply with mitigation measures MM BIO-3 and MM BIO-4 to ensure that no significant

impacts to trees would occur. Impacts would be less than significant with Project Mitigation.

Mitigation Measures: The following mitigation measure is proposed to reduce impacts to nonprotected

trees.

MM BIO-3 Tree Removal (Nonprotected Trees)

e All 54 significant (8-inch or greater trunk diameter, or cumulative trunk diameter if
multi-trunked, as measured 54 inches above the ground) non-protected trees on the
site proposed for removal shall be replaced at a 1:1 ratio with a minimum 24-inch box
tree. Net, new trees, located within the parkway of the adjacent public right(s)-of-
way, may be counted toward replacement tree requirements.

MM BIO-4 Tree Removal (Public Right-of-Way)

12 SWAC Environmental Consultants, Biological Resources 265 N Hoover Street, Los Angeles, CA (August 2017)
13 City of Los Angeles Department of City Planning, Los Angeles Tree Ordinance (No. 177404), LAMC, sec. 12.21
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e Removal of trees in the public right-of-way requires approval by the Board of Public
Works.

e The required Tree Report shall include the location, size, type, and condition of all
existing trees in the adjacent public right-of-way and shall be submitted for review
and approval by the Urban Forestry Division of the Bureau of Street Services,
Department of Public Works (213-847-3077).

e The plan shall contain measures recommended by the tree expert for the
preservation of as many trees as possible. Measures such as replacement by a
minimum of 24-inch box trees in the parkway and on the site, on a 1:1 basis, shall be
required for the unavoidable loss of significant (8-inch or greater trunk in diameter,
or cumulative trunk diameter of multi-trunked, as measured 54 inches above the
ground) trees in the public right-of-way.

e All trees in the public right-of-way shall be provided per the current Urban Forestry
Division standards.

f. Would the project conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or other
approved local, regional, or state habitat conservation plan?

No Impact. A significant impact would occur if the Project would be inconsistent with mapping or policies
in any conservation plans of the types cited. The Project Site is not part of any draft or adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or other approved local, regional or State

habitat conservation plan. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. With incorporation of the above stated mitigation related to tree removal

and nesting birds, the Project would have a less than significant impact upon biological resources.
Development of the Project in combination with the related projects would not significantly impact
wildlife corridors or habitat for any candidate, sensitive, or special-status species identified in local plans,
policies, or regulations, or by the CDFW or the USFWS. No such habitat occurs near the Project Site or

related projects due to the existing urban development. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.5 CULTURAL RESOURCES
Impact Analysis

The following section summarizes and incorporates by reference information from the Historic Resource
Report for Temple Community Hospital, 235 North Hoover Street, Los Angeles, California, dated July, 2014,
and a clarification letter, dated July 24, 2017, prepared by GPA Consulting and included as Appendix C
and C-1 to this Initial Study.*

a. Would the project cause a substantial adverse change in the
significance of a historical resource as defined in §15064.5?

No Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a significant impact could
occur if the Project would disturb historic resources that presently exist within the Project Site. The Project
Site includes a building presently known as Temple Community Hospital. This building was initially
constructed in 1924 as the Osteopathic Hospital, and was subsequently expanded in 1953, 1966, and
1972. By 1927, the hospital was known as the Osteopathic Sanitarium Hospital. By 1935, it was known as
Wilshire Hospital; finally, by 1952 it was renamed Temple Community Hospital.

The Hospital was part of a $20 million hospital construction program implemented in Los Angeles and
surrounding cities in the mid-1920s in an effort to keep up with population growth and demand. The
program added about 4,000 new hospital beds to the total number in the Los Angeles area. The Temple
Community Hospital falls within the general trend of the period as the number of hospitals rapidly
increased to meet the demand of the area’s growing population. The construction of Temple Community
Hospital on its own, however, is not significant; as it is a reflection of a larger trend in hospital construction
in the mid-1920s and of the increasing demand for hospitals during the period. There is no evidence that

this was a pioneering hospital in any manner.

The original 1924 portion of the Hospital is six stories in height and was constructed in the Beaux Arts
style. However, subsequent alterations the building has undergone have removed those features that

made it a representative example of the Beaux Arts style.

The 1953 addition is in the Mid-Century Modern style, and possesses the typical characteristics of the
style such as an emphasis on horizontality, pierced screens, absence of ornamentation, and simple lines.

However, it does not possess any characteristics that make it stand out as a unique example of the style.

14 GPA Consulting, Historic Resource Report for Temple Community Hospital, 235 North Hoover Street, Los Angeles, California
(July 2014).
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The 1966 addition is one story in height and was constructed to connect the 1953 addition to the original

portion of the building, and does not possess the characteristics of any particular style.

The 1972 addition, located against the northwest side of the original portion of the building, is Brutalist in

style, five stories tall, and constructed of raw concrete and is not of any architectural significance.

Temple Community Hospital is a typical example of early 20" century hospital design; it is a multi-storied
high-rise building with a central corridor flanked on either side by private patient rooms. It represents
changes in hospital design from the pavilion plan to the multi-storied building that occurred in the first
decades of the century. However, its massing alone does not make it a significant example of hospital
design from the period. Although the original corridor configuration remains, the interior spaces have
been altered. The alterations to the original building have eliminated any characteristics that may have

made it a good example of an early 20" century hospital.

The building has undergone numerous alterations, both interior and exterior. These changes have
fundamentally altered the original appearance of the building, such that it no longer has the appearance
of a 1920s hospital designed in the Beaux Arts style. Additionally, while there are aesthetic elements of
Mid-Century Modern design associated with the 1953 addition, these design features are minimal and not
considered architecturally significant. The building no longer retains integrity of historical significance, as
itis no longer recognizable as a 1920s hospital due to its alterations and the additions constructed around

it.

The Historical Evaluation Report determined that none of the buildings meet the criteria for eligibility to
the National Register of Historic Places or the California Register of Historical Resources, or as a City of
Los Angeles Historic-Cultural Landmark. Although Temple Community Hospital has been home to
numerous employees since its construction in 1924, including many doctors and nurses, none may be
considered significant historical figures. Additionally, there is no concentration of historic buildings in the
Project area, and no potential for these building to contribute to a historic district for this reason. The
buildings do not rise to the level of cultural or architectural significance to be designated as Los Angeles
Historic-Cultural Monuments. The Los Angeles Department of City Planning, Office of Historic Resources
reviewed the Historical Evaluation Report and concurred with the analysis and conclusion as of August 3,

2017. Therefore, no impacts to historic resources would occur.

Mitigation Measures: No mitigation measures are necessary.
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b. Would the project cause a substantial adverse change in the significance of
an archaeological resource pursuant to Section 15064.5?

Less than Significant Impact. Based upon the criteria established in the L.A. CEQA Thresholds Guide, a

significant impact could occur if grading or excavation activities associated with the Project would disturb
archaeological resources that presently exist within the Project Site. The Project Site is located within an
urbanized area that has been subject to grading and development in the past. There are no known
archaeological sites or archaeological survey areas on or adjacent to the Project Site. Furthermore, the
Project Applicant shall to be required to comply with existing regulations, including California Public
Resources Code Section 21083.2 that specifies the protocol if archaeological resources are discovered
during excavation, grading, or construction activities. With regulatory compliance, any potential

archeological impacts of the Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

C. Would the project directly or indirectly destroy a unique
paleontological resource or site or unique geologic feature?

Less than Significant Impact. Based upon the criteria established in the L.A. CEQA Thresholds Guide, a

significant impact could occur if grading or excavation activities associated with the Project were to disturb
paleontological resources or geologic features that presently exist within the Project Site. The Project site
has been previously graded and is currently improved with an existing commercial retail building and
related surface parking. The Project Site and immediate surrounding areas do not contain any known
vertebrate paleontological resources. Furthermore, the Project Applicant shall be required to comply with
existing regulations, including California Public Resources Code Section 21083.2 that specifies the protocol
if paleontological resources are discovered during excavation, grading, or construction activities. With

regulatory compliance, any potential paleontological impacts of the Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project disturb any human remains, including those
interred outside of formal cemeteries?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a

Project-related significant adverse effect could occur if grading or excavation activities associated with the
Project would disturb previously interred human remains. The Project Site is located in an urbanized area
and has been subject to grading and development in the past. No known burial sites are located on or
adjacent to the Project site. Furthermore, the Project Applicant shall be required to comply with existing

regulations, including State Health and Safety Code Section 7050.5 and Public Resources Code Section
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5097.98 that specify the protocol if human remains are discovered during excavation, grading, or
construction activities. With regulatory compliance, any potential impacts of the Project would be less

than significant.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. Implementation of the Project, in combination with related projects, would

result in the continued redevelopment and revitalization of the surrounding area. The Hospital at the
Project Site was found not to meet the criteria to be eligible to the National Register of Historic Places or
the California Register of Historical Resources, or as a City of Los Angeles Historic-Cultural Landmark or
Historic-Cultural Monument. The Project would have no significant impacts with respect to cultural
resources following appropriate regulatory compliance. Impacts to cultural resources tend to be site
specific and are assessed on a site-by-site basis. It is expected that related projects would also comply
with appropriate regulatory measures and therefore impacts are not expected to be cumulatively

considerable. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.6 GEOLOGY AND SOILS
Impact Analysis

The following section summarizes and incorporates by reference information from the Geotechnical
Investigation, Proposed Multi-Family Residential Development, 235 N. Hoover Street, Los Angeles,
California, dated March 23, 2016 (referred to hereafter as Geotechnical Report) prepared by GEOCON
West , Inc. and the Geology and Soils Report Approval Letter from the City of Los Angeles Department of
Building and Safety, dated August 7, 2017, that are included as Appendix D to this Initial Study.®

a. Would the project expose people or structures to potential
substantial adverse effects, including the risk of loss, injury, or death
involving:

i Rupture of a known earthquake fault, as delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area
or based on other substantial evidence of a known fault? Refer to Division of

Mines and Geology Special Publication 42.

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a

significant impact could occur if the Project Site is located within a State-designated Alquist-Priolo Zone
or other designated fault zone. Per the preliminary Alquist-Priolo Zone map dated January 8, 2014, the
Project Site is not located within a seismic hazard zone for liquefaction, landsliding, or faulting, as
delineated by the State of California, in accordance with the Seismic Hazards Mapping Act or the Alquist-

Priolo Act.16

The Hollywood fault is located 2.2 miles north of the Project Site and is the closest mapped active fault to
the Project Site with the potential for surface rupture. Other active faults with surface rupture potential
include: the Raymond fault located approximately 5.3 miles north-northeast of the Project Site; the
Newport-Inglewood Fault located approximately 6.3 miles west-southwest of the Project Site; the
Verdugo Fault located approximately 6.8 miles north-northeast of the Project Site; the Santa Monica Fault
located approximately 9.2 miles west-northwest of the Project Site; the Sierra Madre fault located 11
miles north-northeast of the Project Site; and the San Andreas Fault located approximately 33 miles north-

northeast of the Project Site.

15 GEOCON West Inc, , Geotechnical Investigaiton (March 2016).
16 State of California, Department of Conservation, Division of Mines and Geology, Fault Zone Map (January 1977).
http://gmw.consrv.ca.gov/shmp/download/quad/LOS_ANGELES/maps/LOSANGELES.PDF.
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Several buried thrust faults, commonly referred to as blind thrusts, underlie the Los Angeles Basin. These
faults are not exposed at the ground surface and are typically identified at depths greater than 1.9 miles.
These faults do not present a potential surface fault rupture hazard. However, the following described
blind thrust faults are considered active and potential sources for future earthquakes: the Upper Elysian
Park Thrust fault, which underlies the Project Site at depth; and the Northridge Blind Thrust, which is

approximately 14 miles west-northwest of the Project Site at the closest point.

No known active or potentially active faults underlie the Project Site. Based on the available geologic data,
active or potentially active faults with the potential for surface fault rupture are not known to be located

beneath or projecting toward the Project Site. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

iii. Strong seismic ground shaking?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a

significant impact could occur if a project represents an increased risk to public safety or destruction of
property by exposing people, property, or infrastructure to seismically induced ground-shaking hazards that
are greater than the average risk associated with other locations in Southern California. The Project Site is
not located within a seismic hazard zone for liquefactionor faulting. The Project would be located in a
potential Landslide Hazard Zone. However, the Project would conform to all applicable provisions of the
California Building Code seismic standards with respect to new construction, as approved by the Department
of Building and Safety. Adherence to current building codes and engineering practices would ensure that
the Project would not expose people, property, or infrastructure to seismically induced ground-shaking
hazards that are greater than the average risk associated with locations in the Southern California region.

Impacts would less than significant.

Mitigation Measures: No mitigation measures are necessary.

iiii. Seismic-related ground failure, including liquefaction?

Less than Significant Impact. Based the L.A. CEQA Thresholds Guide, a significant impact could occur if a

project site is located within a liquefaction zone. According to the City of Los Angeles Safety Element
(1996) and the California Division of Mines and Geology (1999), the Project Site is not within an area

identified as having a potential for liquefaction. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Meridian Consultants 4.0-37 Pinnacle 360 Project
141-001-16 December 2017



4.0 Initial Study and Checklist

iv. Landslides?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project

would normally have a significant geologic hazard impact if it would cause or accelerate geologic hazards
that would result in substantial damage to structures or infrastructure, or expose people to substantial
risk of injury. A project-related significant adverse effect could occur if the project is located in a hillside

area with soil conditions that would suggest a high potential for sliding.

The site is on top of an isolated hill with steep slopes descending to the north and west. There are no known
landslides at the Project Site, nor is the Project Site in the path of any known or potential landslides. The
Project Site is not within an area identified as having a potential for slope instability'” Furthermore, the
Applicant would be required to comply with the all applicable sections of the Municipal Code. The final
grading plan would be required to conform with the City's Landform Grading Manual guidelines, subject to
approval by the Department of Building and Safety's Grading Division. Appropriate erosion control and

drainage devices would be required, as specified by Section 91.7013 of the Building Code.

The north facing slope at the Project Site is within a designated Seismically Induced Landslide Hazard Zone.
The existing slopes are steep, ranging from 2:1 to 1:1 (horizontal:vertical). Bedding planes dip both in and
out of slope, and the potential for local slope instability exists. Surficial slumps and failures have been
identified along the existing slopes. Deep creep of the colluvial soils and shallow bedrock has also been
identified. The applicant submitted a Geotechnical Report to the Department of Building and Safety for
review and approval. The project is subject to all Conditions of Approval listed in the Geology and Soils
Report Approval Letter log #94632-02, dated August 7, 2017, and subsequent amendments thereof.

Therefore, the project would have a less-than-significant impact.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project result in substantial soil erosion or the loss of
topsoil?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project

could have significant sedimentation or erosion impacts if it would (a) constitute a geologic hazard to
other properties by causing or accelerating instability from erosion; or (b) accelerate natural processes of
wind and water erosion and sedimentation, resulting in sediment runoff or deposition that would not be

contained or controlled on site.

17 City of Los Angeles General Plan, Safety Element (1996).
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Although development of the Project has the potential to result in the erosion of soils during site
preparation and construction activities, erosion would be reduced by implementation of stringent erosion
controls imposed by the City of Los Angeles through grading and building permit regulations. Minor
amounts of erosion and siltation could occur during grading. The potential for soil erosion during the
ongoing operation of the Project is extremely low due to the predominantly level topography of the site;

furthermore, the Project Site would be almost entirely built upon, with little or no soil exposed.

All grading activities would require grading permits from the Los Angeles Department of Building and
Safety (LADBS), and would be required to comply with the standards designed to limit potential erosion
impacts. All on-site grading and site preparation would comply with applicable provisions of Chapter IX,
Division 70 of the LAMC, which addresses grading, excavations, and fills. The grading plan would conform
to the City's Landform Grading Manual Guidelines, subject to approval by the Department of City Planning
and the Department of Building and Safety's Grading Division. Chapter IX, Division 70 of the LAMC

addresses grading, excavations, and fills. Impacts would less than significant.

Mitigation Measures: No mitigation measures are necessary.

C. Would the project be located on a geologic unit or soil that is
unstable, or that would become unstable as a result of the project,
and potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

Less than Significant Impacts. Based on the criteria established in the L.A. CEQA Thresholds Guide, a

project would normally have a significant geologic hazard impact if it could cause or accelerate geologic
hazards causing substantial damage to structures or infrastructure, or expose people to substantial risk of
injury. For the purpose of this specific issue, a significant impact could occur if the Project is built in an
unstable area without proper site preparation or design features to provide adequate foundations for

buildings, thus posing a hazard to life and property.

The Geotechnical Report concluded that some seismically induced settlement should be expected as a
result of strong ground shaking. However, the relatively firm, dense nature of the underlying alluvial soils
would not cause excessive differential settlements. Also, construction of the Project would comply with

the CBC to minimize the potential effects of ground shaking. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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d. Would the project be located on expansive soil, as defined in Table
18-1-B of the Uniform Building Code (1994), creating substantial risks
to life or property?

Less than Significant. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project would

normally have a significant geologic hazard impact if it would cause or accelerate geologic hazards that
would result in substantial damage to structures or infrastructure, or expose people to substantial risk of
injury. For the purpose of this specific issue, a significant impact could occur if the Project is built on
expansive soils without proper site preparation or design features to provide adequate foundations for
buildings, thus posing a hazard to life and property. Expansive soils contain significant amounts of clay
particles that swell considerably when wetted and shrink when dried. Foundations constructed on these
soils are subject to uplifting forces caused by the swelling. Without proper mitigation measures, heaving

and cracking of both building foundations and slabs-on-grade could result.

The on-site geologic materials are in the low-expansion range. The colluvium and fill materials underlying
the Project Site consist of silt and clays that have a medium to high expansion potential, and could shrink
and swell with variations in moisture content. They are generally dense, firm to stiff, and predominantly
fine grained. Expansion tests previously performed on the siltstone encountered exhibited volume
changes with moisture of two- to ten percent. Groundwater was not encountered in previously drilled
borings to maximum depth of 85 feet except for a seep encountered at depth of 76 feet in one boring. As
previously described, the Project Site is not located in an area subject to liquefaction. This determination
is based on groundwater depth records, soil type, and distance to a fault capable of producing a
substantial earthquake. Construction of the Project would be required to comply with the City of Los
Angeles Uniform Building Code, which includes building foundation requirements appropriate to site-

specific conditions. Impacts would less than significant.

Mitigation Measures: No mitigation measures are necessary.

e. Would the project have soils incapable of adequately supporting the
use of septic tanks or alternative wastewater disposal systems where
sewers are not available for the disposal of wastewater?

No Impact. The Project Site is located in a developed area of the City of Los Angeles, which is served by a
wastewater collection, conveyance, and treatment system operated by the City of Los Angeles. No septic

tanks or alternative disposal systems are necessary, nor are they proposed. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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Cumulative Impacts

Less than Significant Impact. Geotechnical hazards are site specific and there is little, if any, cumulative

geological relationship between the Project and any of the related projects. Similar to the Project,
potential impacts related to geology and soils would be assessed on a case-by-case basis and, if necessary,
the applicants of the related projects would be required to implement the appropriate mitigation
measures. The analysis of the Project’s geology and soils impacts concluded that through the
implementation of the mitigation measures recommended previously, Project impacts would be reduced
to less than significant levels, and related projects would implement their own site-specific mitigation

measures. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.7 GREENHOUSE GAS EMISSIONS
Impact Analysis

a. Would the project generate greenhouse gas emissions, either directly
or indirectly, that may have a significant impact on the environment?

Less than Significant Impact. A significant impact could occur if the Project would generate greenhouse

gas (GHG) emissions, either directly or indirectly, that may have a significant impact on the environment.
GHG emissions refer to a group of emissions that are believed to affect global climate conditions. These
gases trap heat in the atmosphere, and the major concern is that increases in GHG emissions are causing
global climate change. Global climate change is a change in the average weather on earth that can be
measured by wind patterns, storms, precipitation, and temperature. Although scientists disagree as to
the speed of global warming and the extent of the impacts attributable to human activities, most agree

that a direct link exists between increased emission of GHGs and long-term global temperature.

As detailed therein, construction and operational GHG emissions were modeled using CalEEMod for each
year of construction of the Project and for the typical year of operation. The estimated emissions from
existing uses on the site were subtracted from the estimated emissions resulting from the Project in order
to calculate a potential net change in emissions. The results of this analysis are presented in Table 4.7-1,
Proposed Project Construction-Related Greenhouse Gas Emissions and Table 4.7-2, Proposed Project
Operational Greenhouse Gas Emissions. As shown in Table 4.7-1, the greatest annual increase in GHG
emissions from construction activities would be 964.6 metric tons in 2018 while the increase in GHG

emissions generated by the Project would be 3,365.2 MTCO2e per year.

There are no federal, State, or local adopted thresholds of significance for addressing a residential
project’s GHG emissions. The California Air Pollution Control Officers Association (CAPCOA) suggests
making significance determinations on a case-by-case basis when no significance thresholds have been
formally adopted by a lead agency. Although GHG emissions are quantified and shown in Tables 4.7-1 and
4.7-2, the California Air Resources Board (CARB), SCAQMD, and the City of Los Angeles have yet to adopt
project-level significance thresholds for GHG emissions that would be applicable to the Project. Assessing
the significance of a project’s contribution to cumulative global climate change involves: (1) evaluating
the project’s sources of GHG emissions; and (2) considering project consistency with applicable emission
reduction strategies and goals, such as those set forth by the lead agency or other regional state agency.
Furthermore, neither the SCAQMD nor the CEQA Guidelines Amendments adopted by the Natural
Resources Agency on December 30, 2009, provide any adopted thresholds of significance for addressing
a mixed-use project’s GHG emissions. Nonetheless, Section 15064.4 of the CEQA Guidelines Amendments

serves to assist lead agencies in determining the significance of the impacts of GHGs. Because the City of
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Los Angeles does not have an adopted quantitative threshold of significance for generation of GHG
emissions, the following analysis is based on a combination of the requirements outlined in the CEQA
Guidelines. As required in Section 15064.4 of the CEQA Guidelines, this analysis includes an impact
determination based on the following: (1) an estimate of the amount of GHG emissions resulting from the
Project; (2) a qualitative analysis or performance-based standards; (3) a quantification of the extent to
which the Project increases GHG emissions as compared to the existing environmental setting; and (4) the
extent to which the Project complies with regulations or requirements adopted to implement a Statewide,

regional, or local plan for the reduction or mitigation of GHG emissions.

In addition, as a central component of the CEQA Guidelines, substantial evidence supports that
compliance with the LA Green Building Code is qualitatively consistent with Statewide goals and policies
in place for the reduction of GHG emissions, including AB 32 and the corresponding Scoping Plan. The City
adopted the LA Green Plan to provide a Citywide plan for achieving the City’s GHG emissions targets, for
both the existing and future generations of GHG emissions. To further implement the LA Green Plan’s goal
of improving energy conservation and efficiency, the Los Angeles City Council has adopted multiple
ordinances and updates to establish the current Los Angeles Green Building Code as it applies to new
development projects. With respect to new development, the City adopted the LA Green Building Code
(Ordinance No. 181480), which incorporates applicable provisions of the CALGreen Code, and in some
cases outlines stricter GHG reduction measures available to development projects in the City of Los
Angeles. Among the many GHG reduction measures outlined later in this section, the LA Green Building
Code requires projects to achieve a 20 percent reduction in potable water use and wastewater generation;
to meet and exceed Title 24 Standards adopted by the California Energy Commission on December 17,
2008; and to meet 50 percent construction waste recycling levels. The Scoping Plan encourages
communities to adopt building codes that go beyond the State code. Accordingly, as the LA Green Building
Code meets and exceeds applicable provisions of the CALGreen Code, a new development project that
can demonstrate that it complies with the LA Green Building Code is considered consistent with Statewide
GHG reduction goals and policies, including AB 32, and does not make a cumulatively considerable

contribution to global warming.

As described below, the Project would be consistent with the City of Los Angeles goals and actions to
reduce the generation and emission of GHGs from both public and private activities pursuant to the
applicable portions of the AB 32, SB375, and the LA Green Building Code. As such, impacts would be less

than significant.
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Table 4.7-1
Project Construction-Related Greenhouse Gas Emissions

CO2e Emissions

Year (Metric Tons per Year)?
2017 313.9
2018 964.6
2019 212.5
Total Construction GHG Emissions 1,491.0
Construction (amortized) 49.7

9 Construction CO values were derived using CalEEMod Version 2016.3.1.
Note: Calculation data and results are provided in Appendix A of this Initial Study.

Table 4.7-2
Project Operational Greenhouse Gas Emissions
Emissions

GHG Emissions Source (MTCO,e/year)
Construction (amortized) 49.7
Operational (mobile) sources* 1,956.1
Area sources 49.2
Energy 1,142.7
Waste 15.3
Water 152.2
Annual Total 3,365.2

Source: CalEEMod.

Notes: Emissions calculations are provided in Appendix A

Totals in table may not appear to add exactly due to rounding in the computer model calculations.
MTCO:e = metric tons of carbon dioxide emissions.

* N20 emissions account for 0.08 MTCO2e/year.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of greenhouse gases?

Less than Significant Impact. The goal of AB 32 is to reduce Statewide GHG emissions to 1990 levels by

2020. As previously noted, in 2014, the CARB updated the Scoping Plan, which details strategies to meet
that goal. On September 8, 2016, Governor Brown enacted SB 32 that extends AB 32 another ten years to
2030 and increase the State’s objectives. SB 32 calls on Statewide reductions in GHG emissions to 40

percent below 1990 levels by 2030. In addition, AB 197 requires ARB to approve a statewide GHG
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emissions limit equivalent to the statewide GHG emission level in 1990 to be achieved by 2030. SB 32
requires ARB to prepare and approve a scoping plan for achieving the maximum technologically feasible

and cost-effective reductions in GHG emissions.
Sustainable Communities and Climate Protection Act (SB 375)

SB 375, signed into law in September 2008, aligns regional transportation planning efforts, regional GHG
reduction targets, and land use and housing allocations. This act requires metropolitan planning
organizations (MPOs) to adopt a Sustainable Communities Strategy (SCS) or Alternative Planning Strategy
(APS) that prescribes land use allocation in that MPQ’s regional transportation plan (RTP). CARB, in
consultation with MPOs, provided regional reduction targets for GHGs for the years 2020 and 2035. As

mentioned above, the Project would be within the employment and population forecasts.

Green Building Standards (CALGreen) Code

In November 2008, the California Building Standards Commission established the California Green
Building Standard Code (CALGreen Code), which sets performance standards for residential and
nonresidential development to reduce environmental impacts and encourage sustainable construction
practices. As of January 1, 2011, the CALGreen Code is mandatory for all new building construction in the
State. The CALGreen Code addresses energy efficiency, water conservation, material conservation,

planning and design, and overall environmental quality.

In December 2010, the Los Angeles City Council adopted various provisions of the CALGreen Code as part
of Ordinance No. 181,480, thus codifying certain provisions of the CALGreen Code as the new Los Angeles
Green Building Code (LA Green Building Code). The LA Green Building Code imposes more stringent green
building requirements than those contained within the CALGreen Code, and is applicable to the
construction of every new building, every new building alteration with a permit valuation of over
$200,000, and every building addition unless otherwise noted. Specific mandatory requirements and
elective measures are provided for three categories: (1) low-rise residential buildings; (2) nonresidential
and high-rise residential buildings; and (3) additions and alterations to nonresidential and high-rise
residential buildings. In 2016, the Los Angeles City Council adopted the 2017 Los Angeles Green Building
Code, which is in effect as of January 1, 2017. The 2017 Los Angeles Green Building Code contains
mandatory measures for residential and nonresidential development related to site development; water
use; weather resistance and moisture development; construction waste reduction; disposal and recycling;
building maintenance and operation; pollutant control; indoor air quality; environmental comfort;

outdoor air quality; and electric vehicle charging requirements.
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City of Los Angeles Sustainable City pLAn

On April 8, 2015, the City of Los Angeles released the Sustainable City pLAn (“pLAn”) which defines a
roadmap for actions to be taken by the City over the next 20 years to create a City that is environmentally
healthy, economically prosperous, and equitable in opportunity. The pLAn addresses increasing local
water and solar energy resources, energy efficiency in new buildings, carbon and climate leadership and

waste and landfills.

On carbon and climate leadership, the pLAn states that the City will reduce GHG emissions below the 1990
levels called for by state law by 2020. The City’s objectives are to reduce GHG emissions below 1990
baseline by at least 45 percent by 2025, 60 percent by 2035 and 80 percent by 2050. By 2017, the City will
develop a comprehensive climate action and adaptation plan. Strategies and policy initiative include
creating a benchmarking policy for building energy use, and incentivizing or requiring Leadership in Energy

and Environmental Design (LEED) Silver or better for new construction.

The Project would be consistent with the planed land use and population growth within the area and
would not conflict with the AQMP. As described previously, through required implementation of the LA
Green Building Code, the Project would be consistent with local and Statewide goals and policies aimed
at reducing the generation of GHGs. The Project’s generation of GHG emissions would not make a
cumulatively considerable contribution to or conflict with an applicable plan, policy, or regulation for the

purposes of reducing the emissions of greenhouse gasses. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

4.8 HAZARDS AND HAZARDOUS MATERIALS

Discussion

The following section summarizes and incorporates by reference information from the Phase |,
Environmental Site Assessment (ESA) for the Facilities at 235 North Hoover Street, Los Angeles, CA 90004
dated January 7, 2015 (Phase | ESA), prepared by National Environmental Services, LLC®® and the Limited
Phase Il Subsurface Investigation, Temple Community Hospital, 235 North Hoover Street, Los Angeles, CA
90004 dated January 28, 2015, prepared by AIE Consultants®®. These documents are included as Appendix
E of this Initial Study.

18 National Environmental Services, LLC, Phase | Environmental Site Assessment Report for the Facilities at 235 North Hoover
Street, Los Angeles County, CA 90004 (January 2015).

19 AEIl Consultants, Limited Phase Il Subsurface Investigation, Temple Community Hospital, 235 North Hoover Street, Los
Angeles, CA 90004 (January 2015).
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a. Would the project create a significant hazard to the public or the
environment through the routine transport, use, or disposal of
hazardous materials?

Less than Significant Impact. The Project would not result in the routine transport, use, or disposal of

hazardous materials. No hazardous materials other than modest amounts of typical cleaning supplies and
solvents used for housekeeping and janitorial purposes would routinely be transported to the site, and
use of these substances would comply with State health codes and regulations. The Project would not

create a significant hazard to the public or the environment. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project create a significant hazard to the public or the
environment through reasonably foreseeable upset and accident
conditions involving the release of hazardous materials into the
environment?

Less than Significant Impact. A Hazardous Materials Survey Report including a site inspection, review of

historical sources, and an assessment of asbestos-containing materials, lead-based paint, mold, and

methane gas was completed.

Temple Community Hospital currently exists on the Project Site. The hospital was erected in 1924, with
additions in 1927, 1956, 4959, 1961, and 1974. The Hospital building includes three hydraulic elevators.
However, per the Phase | ESA, no spills or stains were noted around the elevator equipment. There are an
emergency generator and an AST (2,000-gallon capacity) containing amber fuel that are located at the

northwest end of the building. No spills or stains were noted around the AST or generator.

A few controlled substances and pharmaceutical products were noted on site. They are all stored in
publicly non-accessible locations and are dispensed in a very controlled fashion. No run-offs or spills from
these areas were readily apparent. All the equipment and piping are located inside the structure on site
and do not make any penetrations into the subsurface of the reinforced concrete slab on which they sit.

The medical waste generated from the subject site is disposed by licensed medical waste haulers.

No evidence of acutely hazardous chemical storage problems, waste disposal concerns, leaking
transformers, deteriorating lead based paint, sumps, pits, catch basins, surface impoundments, landfill
activities, bodies of water, unusual odors, oil or gas wells, or other environmental conditions was observed
on the property in review. There was no physical or visual evidence of stressed vegetation, soil
discoloration, odors, or other indicators of environmental exposure to the surface areas or soils on the
subject property.
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Based on these results, it is unlikely that any significant soil segregation and excavation would be required
as part of site grading and construction of the underground garage. However, removal of potential

isolated impacted areas at former and existing hydraulic lift locations may be necessary.

Asbestos-Containing Materials

Asbestos is a crumbly material often found in older buildings, typically used as insulation in walls or
ceilings. It was formerly popular as an insulating material because it had the desirable characteristic of
being fire resistant. However, it can pose a health risk when very small particles become airborne. These
dust-like particles can be inhaled, where their microscopically sharp structures can puncture the tiny air
sacs in the lungs, resulting in long-term health problems. The Department of Toxic Substance Control
(DTSC) classifies asbestos waste as potentially hazardous if it is greater than 1 percent and easily crumbled
(friable). Based on the age of the on-site building, the potential for asbestos-containing building materials
at the Project Site is possible. As such, the Applicant would be required to meet regulatory requirements
for abatement in accordance with South Coast Air Quality Management District's Rule 1403 as well as all

other applicable State and Federal rules and regulations. Impacts would be less than significant.

Lead-Based Paint

Although lead-based paint has been taken off the market, it is estimated that 80 percent of buildings built
prior to 1978 contain lead paint. Based on the age of the on-site building, there is a potential for lead-
based paint at the Project Site. As such, the Applicant would be required to meet regulatory requirements
for abatement, including standard handling and disposal practices shall be implemented pursuant to the
California Occupational Safety and Health Administration (CALOSHA) regulations. Impacts would be less

than significant.
Polychlorinated Biphenyls

Polychlorinated Biphenyls (PCBs) are man-made organic chemicals that were formerly manufactured for
use in various industrial and commercial applications as a result of their nonflammability, chemical
stability, high boiling point, and electrical insulating properties. While the manufacture of PCBs was
banned in 1979, these hazardous materials may be found in products associated with transformers,
electrical equipment, motor oil, hydraulic systems, cable and thermal insulation, adhesives and tapes, oil-
based paint, caulking, plastics, and floor finish.?’ Based on the age of the existing on-site building, there is

potential for the presence of PCBs on the Project Site. As such, the Applicant would be required to meet

20 US Environmental Protection Agency (USEPA), “Polychlorinated Biphenyls,”
http://www.epa.gov/wastes/hazard/tsd/pcbs/about.htm (accessed September 2016).
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regulatory requirements for abatement, including applicable State and Federal rules and regulations, such
as the Toxic Substances Control Act (TSCA), and Part 761 in Title 40 of the Code of Federal Regulations
published by the EPA.?! Impacts would be less than significant.

Mold

No visible or olfactory indications of the presence of mold or indications of significant water damage at
the Project Site were detected during the site survey. Impacts with regard to mold would be less than

significant.

Methane Gas

The Project Site is located within a methane zone. As such, the Applicant would be required to meet
regulatory requirements, including Ordinance No. 175,790 and Section 91.7102 of the LAMC. Impacts

would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

C. Would the project emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project

would normally have a significant impact to hazards and hazardous materials if (a) the project involved a
risk of accidental explosion or release of hazardous substances (including but not limited to oil, pesticides,
chemicals, or radiation); or (b) the project involved the creation of any health hazard or potential health

hazard.

No hazardous materials other than modest amounts of typical cleaning supplies and solvents used for
residential housekeeping, maintenance and other janitorial purposes would be present at the Project Site,
and use of these substances would comply with Health and Safety Code §25501(0). The Project would not
create a significant hazard through hazardous emissions or the handling of hazardous or acutely
hazardous materials, substances, or waste within one-quarter mile of an existing or proposed school.

Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

21 Environmental Protection Agency, https://www.epa.gov/pcbs/learn-about-polychlorinated-biphenyls-pcbs (accessed July 18,
2017).
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d. Would the project be located on a site which is included on a list of
hazardous materials sites compiled pursuant to Government Code
Section 65962.5 and, as a result, would it create a significant hazard
to the public or the environment?

Less than Significant Impacts. Site investigations have been conducted for the site that included

identification of the documented hazardous materials history of the site and the surroundings. The Project
Site was included on lists of compiled hazardous materials sites due to its past use as a hospital.
Specifically, the property was reported to have had three (3) diesel fuel underground storage tanks that
were removed in 2010. The property also has an above ground fuel tank and an above ground oxygen
tank. Controlled medical substances and medical waste were also stored on site. However, based on the
findings of the Phase | Site Assessment and the Limited Phase Il Subsurface Investigation, the existing site
conditions would not create a significant hazard to the public or the environment. No evidence of acutely
hazardous chemical storage problems, waste disposal concerns, leaking transformers, deteriorating lead
based paint, sumps, pits, catch basins, surface impoundments, landfill activities, bodies of water, unusual
odors, oil or gas wells, or other environmental conditions was observed during the site investigations.
Moreover, soil sampling identified concentrations of pollutants at levels below the regulatory thresholds.

Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

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

No Impact. The closest public airports to the Project Site are the Bob Hope Airport, Santa Monica Airport
and the Los Angeles International Airport (LAX). However, none of these airports are located within two
miles of the Project Site. Due to its distance from these Airports, the Project Site is not located in a

designated Airport Hazard Area. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

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

No Impact. The Project is not within the vicinity of a private airstrip. No impacts would occur.

Meridian Consultants 4.0-50 Pinnacle 360 Project
141-001-16 December 2017



4.0 Initial Study and Checklist

Mitigation Measures: No mitigation measures are necessary.

g. Would the project impair implementation of, or physically interfere
with, an adopted emergency response plan or emergency evacuation
plan?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project

could have a significant impact to hazards and hazardous materials if the project involved possible
interference with an emergency response plan or emergency evacuation plan. According to the L.A. CEQA
Thresholds Guide, the determination of significance shall be made on a case-by-case basis considering the
degree to which the project may require a new (or interfere with an existing) emergency response or

evacuation plan, and the severity of the consequences.

The Project is not located on or near an adopted emergency response or evacuation route.22 The Project
would not cause permanent alterations to vehicular circulation routes and patterns and/or impede public
access or travel on public rights-of-way. While it is expected that the majority of construction activities
for the Project would be confined to the Project Site, limited off-site construction activities may occur in
adjacent street rights-of-way during certain periods of the day, which may result in temporary street
closures. Street closures could have potential to interfere with established emergency response or
evacuation plans. However, any such closures during construction would be temporary in nature and
would be coordinated with the City of Los Angeles Departments of Transportation, Building and Safety,

and Public Works. Therefore, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

h. Would the project expose people or structures to a significant risk of
loss, injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where residences are
intermixed with wildlands?

No Impact. The Project Site is located in a highly urbanized area of Los Angeles and does not include
wildlands or high fire hazard terrain or vegetation. The Project Site is not located in a Very High Fire Hazard

Severity Zone (VHFHSZ).23 No impacts would occur.

22 City of Los Angeles Safety Element, Exhibit H, Critical Facilities and Lifeline Systems in the City of Los Angeles,
http://cityplanning.lacity.org/cwd/gnlpln/saftyelt.pdf
23 City of Los Angeles Department of Planning, Zone Information and Map Access System, website: http://zimas.lacity.org/,

accessed September 2016.
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Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. Development of the Project in combination with the related projects has the

potential to increase to some degree the risks associated with the use and potential accidental release of
hazardous materials. However, with regulatory compliance the potential impacts associated with the
Project would be less than significant and not likely to considerably contribute to any cumulative impact.
As listed in Table 2.0-1, none of the related projects are near enough to the Project to create a

cumulatively considerable impact from localized hazards. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.9 HYDROLOGY AND WATER QUALITY
Discussion

a. Would the project violate any water quality standards or waste
discharge requirements?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project

would normally have a significant impact on surface water quality if discharges associated with the project
would create pollution, contamination, or nuisance as defined in Section 13050 of the California Water
Code (CWC) or that cause regulatory standards to be violated, as defined in the applicable National
Pollution Discharge Elimination System (NPDES) stormwater permit or Water Quality Control Plan for the
receiving water body. For the purpose of this specific issue, a significant impact may occur if the project
would discharge water that does not meet the quality standards of local agencies that regulate surface
water quality and water discharge into stormwater drainage systems. Significant impacts would also occur
if the project does not comply with all applicable regulations with regard to surface water quality as
governed by the State Water Resources Control Board (SWRCB). These regulations include compliance
with the Standard Urban Storm Water Mitigation Plan (SUSMP) requirements to reduce potential water

quality impacts.

Construction Impacts

The three general sources of potential short-term, construction-related stormwater pollution associated
with the Project are (1) the handling, storage, and disposal of construction materials containing pollutants;
(2) the maintenance and operation of construction equipment; and (3) earthmoving activities, which,
when not controlled, may generate soil erosion via storm runoff or mechanical equipment. Under the
NPDES, the Project Applicant is responsible for preparing a Storm Water Pollution Prevention Plan
(SWPPP) to mitigate the effects of erosion and the inherent potential for sedimentation and other

pollutants entering the stormwater system.

Surface water runoff from the Project Site would continue to be collected on the site and directed toward
existing storm drains in the Project vicinity that have adequate capacity. Pursuant to local practice and
City regulations, stormwater retention will be required as part of the Low Impact Development (LID) and
SUSMP implementation features. City of Los Angeles Ordinance No. 172,176 and Ordinance No. 173,494
specify Storm Water and Urban Runoff Pollution Control, which requires the application of BMPs. Any
contaminants gathered during routine cleaning of construction equipment would be disposed of in

compliance with applicable stormwater pollution prevention permits.
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Additionally, any pollutants from the parking areas would be subject to the requirements and regulations
of the NPDES and applicable LID Ordinance. The Project would be required to demonstrate compliance
with LID Ordinance standards and retain or treat the first three-quarters inch of rainfall in a 24-hour
period, which would reduce the Project’s impact to the stormwater infrastructure. The Project would not
create or contribute runoff water that would exceed the capacity of existing or planned stormwater

drainage systems or provide substantial additional sources of polluted runoff.

Operation Impacts

The Project would be required to demonstrate compliance with LID Ordinance standards and retain or
treat the first 3/4-inches of rainfall in a 24-hour period. Compliance with the LID Ordinance would reduce
the amount of surface water runoff leaving the Project Site as compared to the current conditions. City of
Los Angeles Ordinance No. 172,176 and Ordinance No. 173,494 specify Storm Water and Urban Runoff
Pollution Control, which requires the application of BMPs. The Project would also comply with water
guality standards and wastewater discharge requirements set forth by the SUSMP for Los Angeles County
and Cities in Los Angeles County and approved by the Los Angeles Regional Water Quality Control Board
(LARWQCB). Full compliance with the LID Ordinance and implementation of design-related BMPs would
ensure that the operation of the Project would not violate any water quality standards or discharge

requirements or otherwise substantially degrade water quality.
Based on the above, impacts would be less than significant.

Mitigation Measures: No mitigation measures are required.

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

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project

would normally have a significant impact on groundwater level if it would change potable water levels
sufficiently to (a) reduce the ability of a water utility to use the groundwater basin for public water
supplies, conjunctive use purposes, storage of imported water, summer/winter peaking, or respond to
emergencies and drought; (b) reduce yields of adjacent wells or well fields (public or private); (c) adversely
change the rate or direction of flow of groundwater; or (d) result in demonstrable and sustained reduction

in groundwater recharge capacity.
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As mentioned before, the Project Site is generally impervious with the exception of some portions of
landscaping along the northern, western and southern boundaries that would be pervious with
natural/manmade landscaping. As such surface water runoff from the Project Site is directed to adjacent
storm drains and generally does not percolate into the groundwater table beneath the Project Site.
Groundwater seepage was encountered at a depth of 51 feet below ground surface (bgs) as a result of
exploratory boring at the Project Site. Review of the Seismic Hazard Zone Report for the Hollywood 7%-
Minute Quadrangle indicates that historic high groundwater level in the vicinity of the Project Site ranges
from about 10 feet to 20 feet bgs.?* However, the Project Site is locally elevated 50 to 90 feet above the
surrounding alluvial plain, and groundwater was not encountered in previously drilled borings to
maximum depth of 85 feet except for a seep encountered at depth of 76 feet in one boring. It may be
concluded that the historical groundwater data presented in the Seismic Hazard Zone Report is
representative of the low-lying alluvial plain surrounding the site and that localized groundwater can occur
along fractures in the bedrock as a seasonal response to precipitation at the Project Site. Excavation of

the Project Site would therefore not impact the groundwater table. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

C. Would the project substantially alter the existing drainage pattern of
the site or area, including through the alteration of the course of a
stream or river, in a manner which would result in substantial erosion
or siltation on- or off-site?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a

project would normally have a significant impact on surface water hydrology if it would result in a
permanent, adverse change to the movement of surface water sufficient to produce a substantial change
in the current or direction of water flow. The Project Site is located in a highly urbanized area of Los
Angeles, and no streams or river courses are located on or within the Project vicinity. Although, the
majority of the Project Site is completely impervious to water, the Project Site includes undeveloped
landscaped areas along the northern, western and southern boundaries that are and would be pervious
with natural or /manmade landscaping. These areas currently drain through surface flow to the adjacent
streets. The Project would be required to implement a Storm Water Pollution Prevention Plan (SWPPP)
during construction, which would reduce the amount of surface water runoff after storm events through
implementation of construction storm water best management practices (BMPs). Likewise, as stated

above, the design of the Project would be required to comply with the city’s Low Impact Development

24 Department of Conservation, Division of Mines and Geology, Seismic Hazard Zone Report for the Hollywood 7.5-Minute
Quadrangle, Los Angeles, California, Seismic Hazard Zone Report 26 (19980
http://gmw.consrv.ca.gov/shmp/download/evalrpt/holly_eval.pdf.
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Ordinance (LID). The ordinance requires development of this size to capture water runoff at its source
through a set of design approaches and BMPs that are reviewed and approved by the City. Compliance
with the LID Ordinance would reduce the amount of surface water runoff leaving the Project Site as
compared to the current conditions. As such, implementation of the Project would not increase site runoff
and may result in a decrease in flow to the adjacent streets because any site runoff would be directed

toward the appropriate drainage systems. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project substantially alter the existing drainage pattern of
the site or area, including through the alteration of the course of a
stream or river, or substantially increase the rate or amount of
surface runoff in a manner which would result in flooding on- or off-
site?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a

project would normally have a significant impact on surface water hydrology if it would result in a
permanent, adverse change to the movement of surface water sufficient to produce a substantial change
in the current or direction of water flow. Existing drainage conditions would be maintained and any site
runoff would be directed to the appropriate drainage systems. The Project Site includes undeveloped
landscaped portions along the northern, western and southern boundaries that are and would be pervious
with natural or manmade landscaping. These areas currently drain through surface flow to the adjacent
streets. The Project would be required to implement a Storm Water Pollution Prevention Plan (SWPPP)
during construction, which would reduce the amount of surface water runoff after storm events through
implementation of construction storm water best management practices (BMPs). Likewise, as stated
above, the design of the Project would be required to comply with the city’s Low Impact Development
Ordinance (LID). The ordinance requires development of this size to capture water runoff at its source
through a set of design approaches and BMPs that are reviewed and approved by the City. Compliance
with the LID Ordinance would reduce the amount of surface water runoff leaving the Project Site as
compared to the current conditions. As such, implementation of the Project would not increase site runoff
and may result in a decrease in flow to the adjacent streets. The Project would not result in a significant
increase in site runoff or cause any changes in the local drainage patterns that would result in flooding on

or off site. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.
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e. Would the project create or contribute runoff water which would
exceed the capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of polluted runoff?

Less than Significant Impact. Based on the criteria established in the L.A. CEQA Thresholds Guide, a project

would normally have a significant impact on surface water quality if discharges associated with the project
would create pollution, contamination, or nuisance as defined in Section 13050 of the California Water
Code (CWC) or that cause regulatory standards to be violated, as defined in the applicable National
Pollution Discharge Elimination System (NPDES) stormwater permit or Water Quality Control Plan for the
receiving water body. For the purpose of this specific issue, a significant impact could occur if the volume
of stormwater runoff from the Project Site were to increase to a level that exceeds the capacity of the
storm drain system serving the Project Site. A Project-related significant adverse effect would also occur
if the Project would substantially increase the probability that polluted runoff would reach the storm drain

system or that would increase runoff of any water.

A City-maintained storm drain trunk line runs along Silver Lake Boulevard to the north of the Project Site.
There is an additional relatively large-sized stormwater drain trunk line located west of the Project Site
along North Virgil Avenue, maintained by Los Angeles County Flood Control District (LACFCD).25 Although,
the majority of the Project Site is completely impervious to water, the Project Site includes undeveloped
landscaped areas along the northern, western and southern boundaries that are and would be pervious
with natural or manmade landscaping. These areas drain through surface flow to the adjacent streets.
Implementation of the Project would not increase site runoff and may result in a decrease in flow to the
adjacent streets. The Project would not exceed the capacity of existing drainage systems. Runoff from the
Project Site currently would continue to be collected on the site and directed towards existing storm
drains in the Project vicinity that have adequate capacity. Pursuant to local practice and City policy,
stormwater retention would be required as part of the LID/SUSMP implementation features. Any
contaminants gathered during routine cleaning of construction equipment would be disposed of in
compliance with applicable stormwater pollution prevention permits. Further, any pollutants from the
parking areas would be subject to the requirements and regulations of the NPDES and applicable LID
Ordinance requirements. Accordingly, the Project would be required to demonstrate compliance with LID
Ordinance standards and retain or treat the first % inch of rainfall in a 24-hour period. The Project would
not create or contribute runoff water that would exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional sources of polluted runoff. Impacts would be less than

significant.

25 County of Los Angeles Department of Public Works, “Los Angeles County Storm Drain System,”
http://dpw.lacounty.gov/fcd/stormdrain/index.cfm.
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Mitigation Measures: No mitigation measures are necessary.

f. Would the project otherwise substantially degrade water quality?

No Impact. A significant impact could occur if a project includes potential sources of water pollutants that
would have the potential to substantially degrade water quality. As a typical multi-family residential
building, the Project does not include potential sources of contaminants that could potentially degrade
water quality and would comply with all federal, State, and local regulations governing stormwater

discharge. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

g. Would the project place housing within a 100-year flood hazard area
as mapped on a federal Flood Hazard Boundary or Flood Insurance
Rate Map or other flood hazard delineation map?

No Impact. A significant impact would occur if the Project were to place housing within a 100-year flood
hazard area. A 100-year flood is defined as a flood that results from a severe rainstorm with a probability
of occurring approximately once every 100 years. According to the Federal Emergency Management
Agency (FEMA) Flood Insurance Rate Map for the Project area, the Project Site is not located within a
designated flood zone.?® The Project would not place housing within a 100-year flood hazard area. No

impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

h. Would the project place within a 100-year flood hazard area
structures, which would impede or redirect flood flows?

No Impact. A significant impact could occur if the Project Site was located within a 100-year flood zone,
which would impede or redirect flood flows. The Project Site is not in an area designated as a 100-year
flood hazard area. The Project Site is located in a highly urbanized area, and no changes to the local
drainage pattern would occur with implementation of the Project; therefore, the Project would not have

the potential to impede or redirect floodwater flows. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

26 Federal Emergency Management Agency, “Flood Insurance Rate Map (FIRM) (2013), http://www.fema.gov/floodplain-
management/flood-insurance-rate-map-firm.
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-

. Would the project expose people or structures to a significant risk of
loss, injury, or death involving flooding, including flooding as a result
of the failure of a levee or dam?

No Impact. A significant impact could occur if a project exposes people or structures to a significant risk
of loss or death caused by the failure of a levee or dam. Based on the map of Inundation and Tsunami
Hazards in the City of Los Angeles, the Project Site is located on the border of a potential inundation area.
The Mulholland Dam is located approximately 4 miles northwest of the Project Site. Based on the distance
of the dam form the Project Site, since water would not flow this far, the Project would not expose people
or structures to a significant risk of loss, injury, or death involving flooding, including flooding as a result

of the failure of a levee or dam. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

j- Would the project expose people or structures to a significant risk of
loss, injury, or death involving inundation by seiche, tsunami, or
mudflow?

Less than Significant Impact. A significant impact would occur if the Project Site is sufficiently close to the

ocean or other water body to potentially be at risk of the effects of seismically induced tidal phenomena
(i.e., seiche and tsunami), or if the Project Site is located adjacent to a hillside area with soil characteristics
that would indicate potential susceptibility to mudslides or mudflows. The Project Site is not located in a
potential seiche or tsunami zone. With respect to the potential impact from a mudflow, the Project Site is
located at the top of a hill and the north facing slope at the Project Site is within a Seismically Induced
Landslide Hazard Zone, as previously discussed. However, as discussed, the City of Los Angeles General Plan,
Safety Element, does not identify the Project Site as being within a slope instability zone. Therefore, the

potential for mudflow is considered low. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. Development of the Project in combination with the related projects would

result in the further infilling of uses in an already dense urbanized area. As discussed above, the Project
Site and the surrounding areas are served by the existing City storm drain system. Runoff from the Project
Site and adjacent urban uses is typically directed into the adjacent streets and flows to the nearest
drainage improvement areas. It is likely that most if not all of the related projects would also drain to the
surrounding street system. However, all projects would be required to implement a Storm Water Pollution
Prevention Plan (SWPPP) during construction, which would reduce the amount of surface water runoff

after storm events through implementation of construction storm water best management practices
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(BMPs). Site and related project sites because this part of the City is already generally developed with
impervious surfaces. In addition, none of the identified related projects is near enough to the Project Site

for surface drainage to cumulatively combine.

Under the requirements of the LID Ordinance, each project would be required to implement stormwater
BMPs to retain or treat the runoff from a storm event producing % inch of rainfall in a 24-hour period.
Mandatory structural BMPs in accordance with the NPDES water quality program would therefore result
in a cumulative reduction to surface water runoff because the development in the surrounding area would

be limited to infill developments and redevelopment of existing urbanized areas.

The Project would not make a considerable contribution to the volume or quality of surface water runoff,
and cumulative impacts to the existing or planned stormwater drainage systems would be less than

significant.

Mitigation Measures: No mitigation measures are necessary.
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4.10 LAND USE AND PLANNING
Impact Analysis
a. Would the project physically divide an established community?

No Impact. A significant impact could occur if the Project were sufficiently large enough or otherwise
configured in such a way as to create a physical barrier within an established community. The Project Site,
previously developed with a hospital, is located within an urbanized area and would be consistent with
the existing physical arrangement of the properties within the vicinity of the site. Implementation of the
Project would not disrupt or divide the physical arrangement of the established community. Therefore,

no impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project conflict with an applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project (including,
but not limited to, the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding
or mitigating an environmental effect?

Less than Significant Impact. A significant impact could occur if a project is inconsistent with planning or

zoning designations currently applicable to the project site. The Project Site is located within the
jurisdiction of the City of Los Angeles, and is therefore subject to the designations and regulations of

several local and regional land use and zoning plans, as summarized below.

SCAG Regional Comprehensive Plan. The Project Site is located within the six-county region that
comprises the Southern California Association of Governments (SCAG) planning area. The SCAG Regional
Comprehensive Plan (RCP) includes growth management policies that strive to improve the standard of
living, maintain the regional quality of life, and provide social, political, and cultural equity. The guiding
principles of the RCP are: (1) Improve mobility for all residents; (2) Foster livability in all communities; (3)
Enable prosperity for all people; and (4) Promote sustainability for future generations. Relevant land use
goals of the RCP include focusing growth along transportation corridors; targeting growth within walking

distance of transit; and injecting new life into under-used areas.

The Project would be consistent with policies set forth in the RCP because it would develop an
underdeveloped site within an existing urban setting. The Project’s location would be located 0.4 miles
from an existing Metro station and close to numerous bus lines and land uses (including retail, housing,

recreation, health care, employment, and public space).
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City of Los Angeles General Plan. The land use component of the City of Los Angeles General Plan is set
forth in the Framework Element and in Community Plans. The Framework sets forth a citywide
comprehensive long-range growth strategy and defines Citywide policies regarding land use, housing,
urban form, neighborhood design, open space and conservation, economic development, transportation,
infrastructure, and public services. General Plan Framework land use policies are further guided at the
community level through community plans and specific plans. The General Plan Framework Land Use
chapter designates Districts (i.e., Neighborhood Districts, Community Centers, Regional Centers,
Downtown Centers, and Mixed-Use Boulevards) and provides policies applicable to each District to
support the vitality of the City’s residential neighborhoods and commercial districts. The Project Site is

not within a designated district in the Framework.

The Project is within the Wilshire Community Plan area. The Wilshire Community Plan Map shows the
Project Site designated as High-Medium Residential with a corresponding zone of R4 and a footnote
limiting the Height District to 2. The stated intent of the Community Plan is to enhance the positive
characteristics of residential neighborhoods while providing a variety of housing opportunities. The
Community Plan also aims to improve the function, design, and economic vitality of commercial areas,
maximize development opportunities around existing and future transit systems, and preserve and
strengthen commercial developments to provide a diverse job-producing economic base. The Community
Plan designates the Project Site for High Medium Residential land use. The Project, which would provide
a residential development in place of an underutilized hospital, and would therefore conform to the goals,

objectives, and land uses identified in the Community Plan.

Vermont/Western Transit Oriented District Specific Plan

The Project Site is within the Vermont/WesternStation Neighborhood Area Plan (SNAP) Specific Plan —
Subarea B (Mixed Use Boulevards). The SNAP area is being planned as a pedestrian- and transit-friendly
commercial/residential district with a significant amount of open space; recreational, cultural, and civic
uses; retail activities; community buildings; and restaurants along transit and commercial corridors. The
SNAP allows residential uses permitted in the R3 Zone and commercial uses permitted in the C1.5 Zone
on properties located in Subarea B. The Project Site is permitted a maximum density of 163 residential
units by right. The Applicant requests a 35 percent Density Bonus increase to provide a total of 221
residential units. SNAP limits building height to 50 feet for 100-percent residential projects; however, the
Project would be permitted a maximum building height of 61 feet with the approval of an on-menu
incentive to increase the maximum building height by 11 feet. The floor area ratio (FAR) is limited to 2:1

for 100-percent residential projects. The Project would not exceed the maximum allowable FAR.
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Los Angeles Municipal Code. Development of the Project Site is subject to the constraints of the Los
Angeles Municipal Code (LAMC), Chapter I, the Planning and Zoning Code. Wherever the Specific Plan
contains provisions which require or permit greater or lesser heights, parking, use, or other controls on
development than would be allowed or required pursuant to the provisions contained in Chapter 1 of the
Code, the Specific Plan prevails and supersedes the applicable provisions of the Code. As described above,
the Project is generally consistent and supportive of applicable land use policies. Therefore, impacts would

be less than significant.

Mitigation Measures: No mitigation measures are necessary.

C. Would the project conflict with any applicable habitat conservation
plan or natural community conservation plan?

No Impact. A project-related significant adverse effect could occur if a project site were located within an
area governed by a habitat conservation plan or natural community conservation plan. As discussed
previously, no such plans presently exist that govern any portion of the Project Site. Further, the Project
Site is located in an area that is already fully developed with the vacant Temple Community Hospital
building, and associated facility buildings and parking structures, and is also within a heavily urbanized
area of Los Angeles. Therefore, the Project would not have the potential to cause such effects. No impacts

would occur.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. The Project’s land use impacts would not considerably contribute to

cumulative impacts as it would not conflict with applicable local or regional plans. Furthermore it is
expected that development of most of the related projects would occur in accordance with adopted plans

and regulations. Therefore, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Meridian Consultants 4.0-63 Pinnacle 360 Project
141-001-16 December 2017



4.0 Initial Study and Checklist

4.11 MINERAL RESOURCES
Impact Analysis

a. Would the project result in the loss of availability of a known mineral
resource that would be of future value to the region and the residents
of the State?

No Impact. A significant impact could occur if the Project Site were located in an area used or available
for extraction of a regionally important mineral resource, or if project development would convert an
existing or future regionally important mineral extraction use to another use, or if project development
would affect access to a site used or potentially available for regionally important mineral resource
extraction. The Project Site is outside the designated “Major QOil Drilling Areas” of the Los Angeles City Oil
Field. There are no known oil wells at or near the Project Site, nor is the Site located within a Mineral
Resource Zone 2 (MRZ-2) Area or an Oil Drilling/Surface Mining Supplemental Use District.2” No mineral

resources are known to exist beneath the Project Site. As such, no impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project result in the loss of availability of a locally
important mineral resource recovery site delineated on a local
general plan, specific plan, or other land use plan?

No Impact. As noted above, the Project Site is not located within a Mineral Resource Zone 2 (MRZ-2) Area.
The Project Site is not designated as a locally important mineral resource recovery site delineated on a

local general plan, specific plan, or other land use plan. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

No Impact. As discussed previously, the Project would have no impact on mineral resources. It is not
known if any of the related projects would result in the loss of availability of known mineral resources.
Regardless, the Project would not make an incremental contribution to potential cumulative impacts on

mineral resources. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

27 City of Los Angeles Department of City Planning, Environmental and Public Facilities Map (September 1996).
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4.12 NOISE
Impact Analysis

a. Would the project result in exposure of persons to or generation of
noise levels in excess of standards established in the local general
plan or noise ordinance, or applicable standards of other agencies?

Less Than Significant Impact with Project Mitigation. A significant impact could occur if a project would

generate excess noise that would cause the ambient noise environment to exceed noise level standards
set forth in the City of Los Angeles General Plan Noise Element (Noise Element) and the City of Los Angeles

Noise Ordinance (Noise Ordinance).
Construction

Construction-related noise impacts would be significant if, as indicated in Section 112.05 of the LAMC,
noise from construction equipment within 500 feet of a residential zone exceeds 75 decibels (dB[A]) at a
distance of 50 feet from the noise source. This noise limitation does not apply where compliance is
technically infeasible. “Technically infeasible” means that the above noise limitation cannot be complied
with despite the use of mufflers, shields, sound barriers and/or any other noise reduction device or
techniques during the operation of the equipment. As defined in the L.A. CEQA Thresholds Guide for
construction noise impacts, a significant impact would occur if construction activities lasting more than
one day would increase the ambient noise levels by 10 dB(A) or more at any off-site, noise-sensitive
location. Furthermore, the L.A. CEQA Thresholds Guide also states that construction activities lasting more
than 10 days in a three-month period, which would increase ambient exterior noise levels by 5 dB(A) or
more at any nearby noise-sensitive use, would also normally result in a significant impact. The City of Los
Angeles CEQA Thresholds Guide defines sensitive uses as “residences, transient lodgings, schools,
libraries, churches, hospitals, nursing homes, auditoriums, concert halls, amphitheaters, playgrounds, and

parks.”28

Construction of the Project would require the use of heavy equipment for site clearing, grading,
excavation and foundation preparation, installation of utilities, paving, and building construction. There
would be a different mix of equipment operating during each construction phase, and noise levels would
vary based on the amount of equipment in operation and the location of each activity. Equipment is
assumed to be typical for a residential building with underground parking and would include excavators,

dozers, loaders, paving equipment, etc.

28 City of Los Angeles, L.A. CEQA Thresholds Guide (2006), p. I.1-3.
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The US Environmental Protection Agency (USEPA) has compiled data regarding the noise-generating
characteristics of specific types of construction equipment and typical construction activities. The data
pertaining to the types of construction equipment and activities that would occur at the Project Site is
presented in Table 4.12-1, Noise Range of Typical Construction Equipment, and Table 4.12-2, Typical
Outdoor Construction Noise Levels, respectively, at a distance of 50 feet from the noise source (i.e.,
reference distance). The noise levels shown in Table 4.12-1 represent composite noise levels associated
with typical construction activities, which take into account both the number of pieces of heavy
construction equipment that are typically used during each phase of construction. As shown in Table 4.12-
2, construction noise during the heavier initial periods of construction is presented as 86 dB(A) Equivalent
Continuous Sound Level (Leq) when measured at a reference distance of 50 feet from the center of
construction activity.29 These noise levels would diminish rapidly with distance from the construction site
at a rate of approximately 6 dB(A) per doubling of distance. For example, a noise level of 84 dB(A) Leq
measured at 50 feet from the noise source to the receptor would reduce to 78 dB(A) Leq at 100 feet from
the source to the receptor, and reduce by another 6 dB(A) Leq to 72 dB(A) Leq at 200 feet from the source

to the receptor.

Project construction activities generating noise would include site preparation/excavation/grading and
the physical construction and finishing of the proposed structures. Land uses on the properties
surrounding the Project Site primarily include single- and multi-family residential uses. These residential
uses are the most likely sensitive receptors to experience noise-level increases during Project
construction. To identify the existing ambient noise levels at these nearby off- site sensitive receptors as
well as in the general vicinity of the Project Site, noise measurements were taken with a Larson Davis
Model 831 sound level meter, which conforms to industry standards set forth in American National
Standard Institute (ANSI) S$1.4-1983 (R2001)—Specification for Sound Level Meters. Additionally, this
noise meter meets the requirement specified in Section 111.01(l) of the City of Los Angeles Municipal
Code (LAMC) that the instruments be “Type S2A” standard instruments or better (See Appendix F, Noise
Background and Modeling Data). This instrument was calibrated and operated according to the
manufacturer’s written specifications. At the measurement sites, the microphone was placed at a height
of approximately 5 feet above grade. The measured noise levels are shown in Table 4.12-3, Existing

Ambient Daytime Noise Levels in Project Site Vicinity.

29 Although the peak noise levels generated by certain construction equipment may be greater than 86 dB(A) at a distance of
50 feet, the equivalent noise level would be approximately 86 dB(A) Leq (i.e., the equipment does not operate at the peak
noise level over the entire duration).
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Table 4.12-1
Noise Range of Typical Construction Equipment

Noise Level in dB(A) Leq

Construction Equipment at 50 Feeta
Front loader 73-86
Truck 82-95
Cranes (moveable) 75-88
Cranes (derrick) 86-89
Vibrator 68-82
Saw 72-82
Pneumatic impact equipment 83-88
Jackhammer 81-98
Pump 68-72
Generator 71-83
Compressor 75-87
Concrete mixer 75-88
Concrete pump 81-85
Back hoe 73-95
Tractor 77-98
Scraper/Grader 80-93
Paver 85-88

Source: US Environmental Protection Agency, Noise from Construction Equipment and Operations, Building
Equipment and Home Appliances, EPA-68-04-0047 (1971).

9 Machinery equipped with noise control devices or other noise-reducing design features does not generate
the same level of noise emissions as that shown in this table.

Table 4.12-2
Typical Outdoor Construction Noise Levels

Approximate Leq dB(A) with Mufflers

Construction Phase 50 Feet 60 Feet 100 Feet 200 Feet
Ground clearing 82 80 76 70
Excavation, grading 86 84 80 74
Foundations 77 75 71 65
Structural 83 81 77 71
Finishing 86 84 80 74

Source: US Environmental Protection Agency, Noise from Construction Equipment and Operations, Building Equipment and Home Appliance,
PB 206717 (1971).
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Table 4.12-3
Existing Ambient Daytime Noise Levels in Project Site Vicinity

Location Primary Noise Sources Leq Lmin Lmax

1. Corner of N. Hoover Street Light traffic noise along N. Hoover Street, hum of 58.9 49.5 80.3

and Council Street the hospital generator
2. N. Hoover Street opposite Traffic noise along the Hollywood Freeway and 60.5 56.6 72.7
the Project Site W. Temple Street below and to the north of the

Project Site

3. Council Street opposite the  Light traffic noise along Council Street, helicopter 58.5 553 68.4
Project Site noise

4. N. Commonwealth Avenue  Traffic noise along Silver Lake Boulevard below 59.8 51.4 76.5
where the road reaches a and to the north of the Project Site
dead end

Note: Noise modeling data sheets can be seen in Appendix F.
Measurements were taken on Wednesday, January 27, 2016 from 7:14 AM through 8:24 AM.

Due to the use of construction equipment during the construction phase, the Project would expose
surrounding off-site receptors to increased ambient exterior noise levels comparable to those listed in
Table 4.12-4. It should be noted that any increase in noise levels at off-site receptors during construction
of the Project would be temporary in nature, and would not generate continuously high noise levels,
although occasional single-event disturbances from construction are possible. In addition, the
construction noise during the heavier initial periods of construction (i.e., excavation and grading work)
would typically be reduced in the later construction phases (i.e., interior building construction at the
proposed buildings) as the physical structure of the proposed structure would break the line-of-sight noise

transmission from the construction area to the nearby sensitive receptors.

As previously discussed, typical construction noise levels associated with the Project could exceed 75
dB(A) at 50 feet from the Project Site. Since construction activities at the Project Site would last for more
than 10 days in a 3-month period, the Project would cause a significant noise impact during construction
if the ambient exterior noise levels at the identified off-site sensitive receptors would be increased by 5
dB(A) or more. Based on the results shown in Table 4.12-4, Estimated Exterior Construction Noise at
Nearest Sensitive Receptors, the ambient exterior noise levels at all four of the identified off-site sensitive
receptors would be exceeded by 5 dB(A) or more. Based on the criteria established in the LA CEQA
Threshold Guide, a substantial temporary or periodic increase in ambient noise levels would occur at the

identified off-site sensitive receptors.
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Table 4.12-4
Estimated Exterior Construction Noise at Nearest Sensitive Receptors
Existing
Monitored Estimated Peak
Daytime Ambient Construction Noise-Level
Distance to Noise Levels Noise Levels Increase
Sensitive Land Uses Project Site (feet) (dB[A] Leq) (dB[A] Leq) (dB[A] Leq)
Single Family Residential Units (Corner of
N. Hoover Street and Council Street) 75 >9 87 28
Single Family Residential Units (top of N. 35 61 36 25
Hoover Street)
Multi-family Residential Units (Council 65 55 88 33
Street)
Multi-family Residential Units (N. 50 60 90 30

Commonwealth Avenue)

Section 41.40 of the LAMC regulates noise from demolition and construction activities. Exterior demolition
and construction activities that generate noise are prohibited between the hours of 9:00 PM and 7:00 AM
Monday through Friday, and between 6:00 PM and 8:00 AM on Saturday. Demolition and construction
are prohibited on Sundays and all federal holidays. The construction activities associated with the Project
would comply with these LAMC requirements. In addition, pursuant to the City Noise Ordinance (LAMC
Section 112.05), construction noise levels are exempt from the 75 dB(A) noise threshold if all technically
feasible noise attenuation measures are implemented. The estimated construction-related noise levels
associated with the Project would exceed the numerical noise threshold of 75 dB(A) at 50 feet from the
noise source as outlined in the City Noise Ordinance, and the typical construction noise levels associated
with the Project would exceed the existing ambient noise levels at the identified off-site sensitive
receptors by more than the 5 dB(A) threshold established by the L.A. CEQA Thresholds Guide during all

construction phases.

However, implementation of the following measures identified in mitigation measure MM NOI-1 would
reduce the noise levels associated with construction of the Project to the maximum extent that is
technically feasible; therefore, construction noise levels would be exempt from the 75 dB(A) noise

threshold, and construction noise impacts are not considered to be significant.
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Mitigation Measures: The incorporation of the following mitigation measures into the Project would

reduce impacts to a less-than-significant level.

MM NOI-1 Increased Noise Levels (Demolition, Grading and Construction Activities)

e Construction-related equipment, including heavy-duty equipment, motor
vehicles, and portable equipment, must be turned off when not in use for
more than 30 minutes.

e Place noise-generation construction equipment and locate construction
staging areas away from sensitive uses, where feasible.

e Stationary construction equipment, such as pumps, generators, or
compressors, must be placed as far from noise sensitive uses as feasible
during all phases of project construction.

e Implement noise attenuation measures to the extent feasible, which may
include, but are not limited to, temporary noise barriers or noise blankets
around stationary construction noise sources.

e Construction and demolition shall be restricted to the hours of 7:00 am to
6:00 pm Monday through Friday, and 8:00 am to 6:00 pm on Saturday.

e Demolition and construction activities shall be scheduled so as to avoid
operating several pieces of equipment simultaneously, which causes high
noise levels.

e The project contractor shall use power construction and equipment with
state-of-the-art noise shielding and muffling devices.

e The construction contractor shall use on-site electrical sources or solar
generators to power equipment rather than diesel generators where feasible.

b. Would the project result in exposure of persons to or generation of
excessive ground borne vibration or ground borne noise levels?

Less Than Significant Impact with Project Mitigation. Vibration is sound radiated through the ground.

Vibration can result from a source (e.g., subway operations, vehicles, machinery equipment, etc.) causing
the adjacent ground to move, thereby creating vibration waves that propagate through the soil to the
foundations of nearby buildings. This effect is referred to as ground-borne vibration. The peak particle
velocity (PPV) or the root mean square (RMS) velocity is usually used to describe vibration levels. PPV is
defined as the maximum instantaneous peak of the vibration level, while RMS is defined as the square
root of the average of the squared amplitude of the level. PPV is typically used for evaluating potential
building damage, while RMS velocity in decibels (VdB) is typically more suitable for evaluating human

response.
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The background vibration velocity level in residential areas is usually around 50 VdB. The vibration velocity
level threshold of perception for humans is approximately 65 VdB. A vibration velocity level of 75 VdB is
the approximate dividing line between barely perceptible and distinctly perceptible levels for most
people. Most perceptible indoor vibration is caused by sources within buildings, such as operation of
mechanical equipment, movement of people, or slamming of doors. Typical outdoor sources of
perceptible ground-borne vibration are construction equipment, steel-wheeled trains, and traffic on
rough roads. If a roadway is smooth, the ground-borne vibration from traffic is rarely perceptible. The
range of interest is from approximately 50 VdB, which is the typical background vibration velocity level,

to 100 VdB, which is the general threshold where minor damage can occur in fragile buildings.

Construction

Construction activities for the Project have the potential to generate low levels of ground-borne vibration.
The operation of construction equipment generates vibrations that propagate through the ground and
diminish in intensity with distance from the source. Vibration impacts can range from no perceptible
effects at the lowest vibration levels, to low rumbling sounds and perceptible vibration at moderate levels,
to slight damage of buildings at the highest levels. The construction activities associated with the Project
could have an adverse impact on both sensitive structures (e.g.., building damage) and populations (i.e.,

annoyance).

In terms of construction-related impacts on buildings, the City of Los Angeles has not adopted policies or
guidelines relative to ground-borne vibration. While the Los Angeles County Code (LACC Section
12.08.350) states a presumed perception threshold of 0.01 inch per second RMS, this threshold applies to
ground-borne vibrations from long-term operational activities, not construction. Consequently, as both
the City of Los Angeles and the County of Los Angeles do not have a significance threshold to assess
vibration impacts during construction, the Federal Transit Administration (FTA) and California Department
of Transportation’s (Caltrans) adopted vibration standards for buildings are used to evaluate potential
impacts related to project construction. Based on the FTA and Caltrans criteria, construction impacts

relative to ground-borne vibration would be considered significant if the following were to occur:30

e Project construction activities would cause a PPV ground-borne vibration level to exceed 0.5 inches
per second (ips) at any building that is constructed with reinforced concrete, steel, or timber.

e Project construction activities would cause a PPV ground-borne vibration level to exceed 0.3 ips at
any engineered concrete and masonry buildings.

30 Federal Transit Administration, Transit Noise and Vibration Impact Assessment (May 2006); and California Department of
Transportation, Transportation- and Construction-Induced Vibration Guidance Manual (2013).
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e Project construction activities would cause a PPV ground-borne vibration level to exceed 0.2 ips at
any nonengineered timber and masonry buildings.

e Project construction activities would cause a PPV ground-borne vibration level to exceed 0.12 ips at
any historical building or building that is extremely susceptible to vibration damage.

In addition, the City of Los Angeles has not adopted any thresholds associated with human annoyance for
ground-borne vibration impacts. Therefore, this analysis uses the FTA’s vibration impact thresholds for
human annoyance. These thresholds include 80 VdB at residences and buildings where people normally
sleep (e.g., nearby residences) and 83 VdB at institutional buildings, such as schools and churches. No

thresholds have been adopted or recommended for commercial and office uses.

Table 4.12-5, Vibration Source Levels for Construction Equipment, identifies various PPV and RMS
velocity (in VdB) levels for the types of construction equipment that would operate at the Project Site
during construction. As shown in Table 4.12-5, vibration velocities could range from 0.003 to 0.089 ips
PPV at 25 feet from the source activity, with corresponding vibration levels ranging from 58 VdB to 87 VdB

at 25 feet from the source activity, depending on the type of construction equipment in use.

As shown in Table 4.12-5, at distances greater than 25 feet from the Project Site boundary, construction-
related vibration levels would not exceed 0.089 PPV. As discussed previously, the most restrictive
threshold for building damage from vibration is 0.12 PPV for historic buildings and buildings that are
extremely susceptible to vibration damage. As maximum off-site vibration levels would not exceed 0.089
PPV, there would be no potential for Project construction to result in vibration levels exceeding the most
restrictive threshold of significance. Impacts with respect to building damage resulting from Project-

generated vibration would be less than significant.

In terms of human annoyance resulting from vibration generated during construction, the single- and
multi-family residential uses located to the east, south, and west of the Project Site could be exposed to
increased vibration levels. Table 4.12-6, Estimated Vibration Levels at Nearest Sensitive Receptors,
shows that construction- generated vibration levels experienced at the identified sensitive receptors
would not exceed the 80 VdB thresholds for the residential uses. Mitigation measure MM NOI-1 would
also serve to reduce construction-related vibration levels to the maximum extent feasible. Human
annoyance impacts with respect to construction-generated vibration increases would be less than

significant with mitigation.

Operational Vibration
The Project would not involve the use of stationary equipment that would result in high vibration levels,

which are more typical for large commercial and industrial projects. Although ground-borne vibration at
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the Project Site and immediate vicinity may currently result from heavy-duty vehicular travel (e.g., refuse
trucks and transit buses) on the nearby local roadways, the proposed land uses at the Project Site would
not result in the increased use of these heavy-duty vehicles on the public roadways. While refuse trucks
may be used for the removal of solid waste at the Project Site, these trips would typically only occur once
a week and would not be any different than those presently occurring near the Project Site. Since the
Project would result in a decrease in traffic, groundborne vibration as a result of regular vehicular traffic

would not be perceptible. Impacts would be less than significant.
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Table 4.12-5
Vibration Source Levels for Construction Equipment
Approximate PPV (in/sec) Approximate RMS (VdB)

25 50 60 75 100 25 50 60 75 100
Equipment Feet Feet Feet Feet Feet Feet Feet Feet Feet Feet
Large Bulldozer 0.089 0.031 0.024 0.017 0.011 87 78 76 73 69
Caisson Drilling 0.089 0.031 0.024 0.017 0.011 87 78 76 73 69
Loaded Truck 0.076 0.027 0.020 0.015 0.010 86 77 75 72 68
Jackhammer 0.035 0.012 0.009 0.007 0.004 79 70 68 65 61
Small Bulldozer 0.003 0.001 0.0008 0.0006 0.0004 58 49 47 44 40

Source: Federal Transit Administration, Transit Noise and Vibration Impact Assessment, Final Report (2006).

Table 4.12-6
Estimated Vibration Levels at Nearest Receptors
Distance to Estimated Vibration

Sensitive Land Uses Project Site (feet) Levels (VdB)
Single Family Residential Units (Corner of N. 75 75
Hoover Street and Council Street)
Single Family Residential Units (top of N. Hoover

85 74
Street)
Multi-family Residential Units (Council Street) 65 77
Multi-family Residential Units (N. Commonwealth 50 81

Avenue)

Mitigation Measures: Mitigation measures have been identified above, in subsection 4.12(a), and below

would reduce potential construction vibration impacts to a less-than-significant level.

MM NOI-2 Increased Noise Levels (Parking Structure Ramps)
e Concrete, not metal, shall be used for construction of parking ramps.
e The interior ramps shall be textured to prevent tire squeal at turning areas.
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c. Would the project result in a substantial permanent increase in
ambient noise levels in the project vicinity above levels existing
without the project?

Less than Significant Impact. A significant impact could occur if the Project were to result in a substantial

permanent increase in ambient noise levels above existing ambient noise levels without the Project. As
defined in the L.A. CEQA Thresholds Guide threshold for operational noise impacts, a project would
normally have a significant impact on noise levels from project operations if the project causes the
ambient noise level measured at the property line of affected uses that are shown in Table 4.12-7,
Community Noise Exposure (CNEL), to increase by 3 dB(A) in CNEL to or within the “normally
unacceptable” or “clearly unacceptable” category, or any 5 dB(A) or greater noise increase. Thus, a
significant impact would occur if noise levels associated with operation of the Project would increase the
ambient noise levels by 3 dB(A) CNEL at homes where the resulting noise level would be at least 70 dB(A)
CNEL. In addition, any long-term increase of 5 dB(A) CNEL or more is considered to cause a significant

impact.

Traffic Noise

In order for a new noise source to be audible, there would need to be a 3 dB(A) or greater CNEL noise
increase. The traffic volume on any given roadway segment would need to double during peak hours in
order for a 3 dB(A) increase in ambient noise to occur. According to the L.A. CEQA Thresholds Guide, if a
project would result in traffic that is less than double the existing traffic, then the project’s mobile noise
impacts can be assumed to be less than significant. As discussed in Section 4.16, Traffic and
Transportation, the Project would not result in double the existing traffic on surrounding roadways.

Traffic-generated noise impacts would be considered less than significant.

Operational Noise—Stationary Noise Sources

New stationary sources of noise, such as rooftop mechanical HVAC equipment, would be installed on the
proposed buildings at the Project Site. The design of this equipment would be required to comply with
Section 112.02 of the LAMC, which prohibits noise from air conditioning, refrigeration, heating, pumping,
and filtering equipment from exceeding the ambient noise level on the premises of other occupied
properties by more than 5 dB. Because the noise levels generated by the HVAC equipment serving the
Project would not be allowed to exceed the ambient noise level by 5 dB on the premises of the adjacent
properties, a substantial permanent increase in noise levels would not occur at the nearby sensitive
receptors. The Project proposes a parking garage within the proposed development. The implementation
of the following mitigation measure would reduce potential operational noise impacts from vehicles and

use of parking ramps to a less-than-significant level.
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Table 4.12-7
Community Noise Exposure (CNEL)
Normally Conditionally Normally Clearly
Land Use Acceptable? Acceptableb Unacceptable® Unacceptabled
Single-family, duplex, mobile homes 50-60 55-70 70-75 above 75
Multi-family homes 50-65 60-70 70-75 above 75
Schqols, libraries, churches, hospitals, 50-70 60-70 70-80 above 80
nursing homes
Transient lodging—motels, hotels 50-65 60-70 70-80 above 75
Audltc?rlums, concert halls, . 50-70 . above 70
amphitheaters
Sports arena, outdoor spectator sports --- 50-75 - above 75
Playgrounds, neighborhood parks 50-70 - 67-75 above 75
Golf c0|:1rses, riding .stables, water 50-75 . 70-80 above 80
recreation, cemeteries
Office bw!dmgs, business, and professional 50-70 67-77 above 75
Commercial
Industrial, manufacturing, utilities, 50-75 70-80 above 75

agriculture

Source: Office of Planning and Research, State of California General Plan Guidelines (in coordination with the

California Department of Health Services) (October 2003; City of Los Angeles, General Plan, “Noise Element” (adopted February 1999).

% Normally Acceptable: Specified land use is satisfactory, based on the assumption that any buildings involved are of normal
conventional construction without any special noise insulation requirements.

bConditionaIIy Acceptable: New construction or development should be undertaken only after a detailed analysis of the noise
reduction requirements is made and needed noise insulation features are included in the design. Conventional construction, but with
closed windows and fresh air supply systems or air conditioning, will normally suffice.

¢Normally Unacceptable: New construction or development should generally be discouraged. If new construction or development does
proceed, a detailed analysis of the noise reduction requirements must be made and necessary noise insulation features included in the
design.

dCIearIy Unacceptable: New construction or development should generally not be undertaken.

Mitigation Measures: No mitigation measures are necessary.

d. Would the project result in a substantial temporary or periodic
increase in ambient noise levels in the project vicinity above levels
existing without the project?

Less than Significant with Project Mitigation. As discussed above, in subsection 4.12(a), substantial

increases in ambient noise levels are likely during construction.

Mitigation Measures: Mitigation measures have been identified above, in subsection 4.12(a), that would

reduce potential construction noise impacts to a less than significant level
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e. For a project located within an airport land use plan, or where such
a plan has not been adopted, within two miles of a public airport or
public use airport, would the project expose people residing or
working in the project area to excessive noise levels?

No Impact. A significant impact could occur if a Project were located within an airport land use plan and
would introduce substantial new sources of noise or substantially add to existing sources of noise within
or in the vicinity of a project site. There are no airports within a two-mile radius of the Project Site, nor is
the Project Site within any airport land use plan. The Bob Hope Airport in Burbank, CA is located
approximately 11 miles away, the Los Angeles International Airport is located approximately 18 miles
away, the Van Nuys Airport is located approximately 18 miles away, and the Whiteman Airport is located
approximately 17 miles away from the Project Site. As such, the Project would not expose people to

excessive noise levels associated with airport uses. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

f. For a project within the vicinity of a private airstrip, would the project
expose people residing or working in the project area to excessive
noise levels?

No Impact. This question would apply to a project only if it were in the vicinity of a private airstrip and
would subject area residents and workers to a safety hazard. The Project Site is not located in the vicinity

of a private airstrip. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. Development of the Project in conjunction with the related projects would

result in an increase in construction- and traffic-related noise as well as on-site stationary noise sources
in the already urbanized Wilshire area of the City of Los Angeles. However, the Project Applicant has no
control over the timing or sequencing of the related projects that have been identified within the Project
study area. Any quantitative analysis that assumes multiple, concurrent construction projects would be
speculative. Construction-period noise for the Project and each related project (that has not yet been
built) would be localized. In addition, each of the related projects would be required to comply with the
City’s Noise Ordinance, as well as with mitigation measures that may be prescribed pursuant to CEQA
provisions requiring potentially significant impacts to be reduced to the extent feasible. Based on the
Project’s estimated trip generation, it is clear that the Project would not make a considerable contribution

to a cumulative impact. Thus, the cumulative impact associated with noise would be less than significant.
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Mitigation Measures: No mitigation measures are necessary.
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4.13 POPULATION AND HOUSING
Impact Analysis

a. Would the project induce substantial population growth in an area,
either directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of roads or
other infrastructure)?

Less than Significant Impact. A significant impact could occur if a project would locate new development,

such as homes, businesses, or infrastructure, with the effect of substantially inducing growth in the

proposed area that would otherwise not have occurred as rapidly or in as great a magnitude.

SCAG forecasts that the population in the City of Los Angeles will increase to 3.99 million persons by 2020
and 4.32 million persons by 2035. The forecast from 2020 through 2035 projects growth of 328,900

additional persons, which yields a 8.24% percent growth rate, over fifteen years. 3!

Based on the average household size for the City, the construction of 221 residential units could result in
an increase in approximately 621 residents in the City of Los Angeles.32 Given the unit size and mix, the
actual population of the Project would likely be less. As such, the Project does not represent significant
population growth. The Los Angeles General Plan, as reflected in the Community Plan Land Use Map,
envisions a medium density residential use on the site. As such the Project represents planned growth.

Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Would the project displace substantial numbers of existing housing,
necessitating the construction of replacement housing elsewhere?

No Impact. A significant impact could occur if a project would result in the displacement of existing
housing units, necessitating the construction of replacement housing elsewhere. The Project would
consist of development of new housing on a site that is currently occupied by the Temple Community
Hospital building, associated facility buildings, parking structures, retaining walls, landscaping, and

pavements. No displacement of existing housing would occur with the Project. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

31 SCAG, 2012 Regional Transportation Plan Update (adopted April 2012).
32 City of Los Angeles, Department of City Planning, Citywide Demographic Profile
http://planning.lacity.org/censusinfo/census2010/censusRpt2010.pdf.
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c. Would the project displace substantial numbers of people,
necessitating the construction of replacement housing elsewhere?

No Impact. The Project would consist of the development of new housing on a site that is currently
occupied by the Temple Community Hospital building, associated facility buildings, parking structures,
retaining walls, landscaping, and pavements. No displacement of existing housing would occur. No

impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. The related projects would introduce additional residential, hotel,

commercial, retail, restaurant, office, hospital, school, and parking uses to the City of Los Angeles. The
projects shown in Table 2.0-1, Related Projects List, included 4,600 residential units. While this represents
growth in the portion of Los Angeles surrounding the Project Site, it would not result in substantial
cumulative population growth overall. As discussed previously, the Project would not exceed the growth
projections of SCAG’s RCP for the City of Los Angeles Subregion. In addition, the Project is the type of
project encouraged by SCAG and City policies to accommodate growth in urban centers that are close to
existing employment centers and mass transit. Because the Project would not displace any residents, and
the population growth potentially associated with the Project has already been anticipated and planned
for within the Wilshire area, the Project’s population growth would not be cumulatively considerable.

Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.14 PUBLIC SERVICES
Impact Analysis

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

i Fire protection

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, a project would normally have a

significant impact on fire protection if it requires the addition of a new fire station or the expansion,
consolidation, or relocation of an existing facility to maintain service. The City of Los Angeles Fire
Department (LAFD) considers fire protection services for a project adequate if a project is within the
maximum response distance for the land use proposed. Pursuant to LAMC Section 57.09.07A, the
maximum response distance between residential land uses and a LAFD fire station that houses an engine
or truck company is 1.5 miles. If this distance is exceeded, all structures located in the applicable

residential or commercial area would be required to install automatic fire sprinkler systems.

The Project could potentially increase the demand for LAFD services. The Project Site is served by LAFD
Station No. 6 (Angeleno Heights), located at 326 N. Virgil Avenue, approximately 0.15 mile northwest of
the Project Site. Based on the response distance criteria specified in LAMC 57.09.07A and the relatively
short distance from Fire Station No. 6 to the Project Site, fire protection response is considered adequate.
As such, no new or expanded fire stations or other facilities would need to be constructed to serve the

project. Impacts would be less than significant.

The required fire flow necessary for fire protection varies with the type of development, life hazard,
occupancy, and the degree of fire hazard. Pursuant to LAMC Section 57.09.06, City-established fire-flow
requirements vary from 2,000 gallons per minute (gpm) in low-density residential areas to 12,000 gpm in
high-density commercial or industrial areas. In any instance, a minimum residual water pressure of 20
pounds per square inch (psi) is to remain in the water system while the required gpm is flowing. The
existing fire hydrants located along N. Hoover Street, Council Street, and N. Commonwealth Avenue are

adequate for the fire flow needs for the Project; no new public fire hydrant installations are anticipated.

Mitigation Measures: No mitigation measures are necessary.
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Cumulative Impacts

Less than Significant Impact. The Project, in combination with the related projects, could increase the

demand for fire protection services in the Project area. Specifically, there could be increased demands for
additional LAFD staffing, equipment, and facilities over time. This need would be funded via existing
mechanisms (e.g., property taxes, government funding, and developer fees) to which the Project and
related projects would contribute. Similar to the Project, each of the related projects would be individually
subject to LAFD review and would be required to comply with all applicable fire safety requirements of
the LAFD to adequately mitigate fire protection impacts. To the extent cumulative development causes
the need for additional fire stations to be built throughout the City, the development of such stations
would be on small infill lots within existing developed areas and would not likely cause a significant impact
upon the environment. Nevertheless, the citing and development on any new fire stations would be
subject to further CEQA review and evaluated on a case-by-case basis. However, as the LAFD does not
currently have any plans for the development of new fire stations in proximity to the Project Site, no
impacts are currently anticipated to occur. On this basis, the Project would not make a cumulatively

considerable contribution to fire protection services impacts.

Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

iii. Police protection.

Less than Significant Impact. For the purpose of this Initial Study, a significant impact could occur if the

City of Los Angeles Police Department (LAPD) could not adequately serve a project without necessitating
a new or physically altered station, the construction of which may cause significant environmental
impacts. Based on the L.A. CEQA Thresholds Guide, the determination of whether the project results in a
significant impact on police protection shall be made considering the following factors: (a) the population
increase resulting from the project, based on the net increase of residential units or square footage of
nonresidential floor area; (b) the demand for police services anticipated at the time of completion and
occupancy of the Project compared to the expected level of service available, considering, as applicable,
scheduled improvements to LAPD services (facilities, equipment, and officers) and the project’s
proportional contribution to the demand; and (c) whether the project includes security and/or design

features that would reduce the demand for police services.

The Project Site is located in the Olympic Community of the LAPD’s West Bureau. The Olympic Community
is generally bound by Melrose Avenue and Beverly Boulevard on the north, North Hoover Street to the

east, the Santa Monica Freeway to the South, and North Gower Street, South Plymouth Boulevard, and
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Arlington Avenue to the east. The Olympic Area is served by the Olympic Community Police Station,
located at 1130 S. Vermont Avenue. Within the Olympic Area, the Project is located within Reporting
District (RD) 2019. RD 2109 is defined by the following boundaries: Beverly Boulevard to the north, N.
Hoover Street to the east, W. Third Street to the South, and S. Vermont Avenue to the West.

Implementation of the Project would result in an increase of residents and visitors, thereby generating a
potential increase in the number of service calls from the Project Site. Responses to thefts, vehicle
burglaries, vehicle damage, traffic-related incidents, and crimes against people would be anticipated to
escalate as a result of the increased on-site activity and increased traffic on adjacent streets and arterials.
However, no new or expanded police stations or other facilities would need to be constructed to serve
the project. In addition, the implementation of MM PS-1 would reduce potential impacts to less than

significant levels.

Mitigation Measures:

MM PS-1 Public Services (Police)

e The plans shall incorporate the design guidelines relative to security, semi-
public and private spaces, which may include but not be limited to access
control to building, secured parking facilities, walls/fences with key systems,
well-illuminated public and semi-public space designed with a minimum of
dead space to eliminate areas of concealment, location of toilet facilities or
building entrances in high-foot traffic areas, and provision of security guard
patrol throughout the project site if needed. Please refer to “Design Out
Crime Guidelines: Crime Prevention Through Environmental Design,”
published by the Los Angeles Police Department. Contact the Community
Relations Division, located at 100 W. 1% Street, #250, Los Angeles, CA 90012;
(213) 486-6000. These measures shall be approved by the Police Department
prior to the issuance of building permits.

e Temporary construction fencing shall be placed along the periphery of the
active construction areas to screen as much of the construction activity from
view at the local street level and to keep unpermitted persons from entering
the construction area.

Cumulative Impacts

Less than Significant Impact. The Project, in combination with the related projects, would increase the

demand for police protection services in the Project area. Specifically, there would be an increased
demand for additional LAPD staffing, equipment, and facilities over time. This need would be funded via
existing mechanisms (e.g., sales taxes, government funding, and developer fees), to which the Project and
related projects would contribute. In addition, each of the related projects would be individually subject
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to LAPD review and would be required to comply with all applicable safety requirements of the LAPD and
the City of Los Angeles to adequately address police protection service demands. Furthermore, each of
the related projects would likely install and/or incorporate adequate crime prevention design features in
consultation with the LAPD, as necessary, to further decrease the demand for police protection services.
To the extent cumulative development causes the need for additional police stations to be built
throughout the City, the development of such stations would be on small infill lots within existing
developed areas and would not likely cause a significant impact upon the environment. Nevertheless, the
citing and development on any new police stations would be subject to further CEQA review and
evaluated on a case-by-case basis. However, as the LAPD does not currently have any plans for new police
stations to be developed in proximity to the Project Site, no impacts are currently anticipated to occur.
On this basis, the Project would not make a cumulatively considerable contribution to police protection

services impacts. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

iiii. Schools.

Less than Significant Impact. A significant impact could occur if a project includes substantial employment

or population growth that could generate a demand for school facilities which would exceed the capacity
of the Los Angeles Unified School District (LAUSD). Based on the L.A. CEQA Thresholds Guide, the
determination of whether the project results in a significant impact on public schools shall be made
considering the following factors: (a) the population increase resulting from the project, based on the net
increase of residential units or square footage of nonresidential floor area; (b) the demand for school
services anticipated at the time of project completion and occupancy compared to the expected level of
service available, considering, as applicable, scheduled improvements to LAUSD services (facilities,
equipment, and personnel) and the project’s proportional contribution to the demand; (c) whether (and
to the degree to which) accommodation of the increased demand would require construction of new
facilities, a major reorganization of students or classrooms, major revisions to the school calendar (such
as year-round sessions), or other actions that would create a temporary or permanent impact on the
school(s); and (d) whether the project includes features that would reduce the demand for school services

(e.g., on-site school facilities or direct support to LAUSD).

The Project area is currently served by several LAUSD public schools, as shown in Table 4.14-1, LAUSD
Public Schools within the Project Area. As shown in Table 4.14-2, Project Estimated Student Generation,
the Project could generate approximately 36 elementary students, 10 middle school students, and 21 high
school students, for a total of approximately 67 students, a relatively minor increase in student

population. This estimate is likely higher than the actual student demand given the predominance of
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studio and one-bedroom units in the Project. In addition, the Applicant would be expected to pay
applicable school fees in accordance with California Government Code Section 65995. In conjunction with

compliance with California Government Code, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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Table 4.14-1

LAUSD Public Schools within the Project Area

Distance from Project

School Address Site (miles) Students Served
Alexandria Elementary School 4211 Oakwood Avenue 0.90 Kindergarten
through fifth grade
Cahuenga Elementary School 220 S. Hobart Boulevard 1.26 Kindergarten
through fifth grade
Charles H. Kim Elementary School 225 S. Oxford Avenue 1.44 Kindergarten
through fifth grade
Commonwealth Elementary School 2015 S. Commonwealth Avenue 0.39 Kindergarten
through fifth grade
Dayton Heights Elementary School 607 N. Westmoreland Avenue 0.49 Kindergarten
through fifth grade
Frank Del Olmo Elementary School 100 N. New Hampshire Road 0.50 Kindergarten
through fifth grade
Harvard Elementary School 330 N. Harvard Boulevard 1.16 Kindergarten
through fifth grade
Sammy Lee Medical and Health 3000 Council Street 0.31 Kindergarten
Science Magnet through fifth grade
Van Ness Elementary School 501 Van Ness Avenue 1.88 Kindergarten
through fifth grade
John H. Liechty Middle School 650 S. Union Avenue 1.63 Sixth through eighth
grade
Sal Castro Middle School 1575 W. Second Street 1.47 Sixth through eighth
grade
Virgil Middle School 152 North Vermont Avenue 0.37 Sixth through eighth
grade
Young Oak Kim Academy 615 Shatto Place 0.96 Sixth through eighth
grade
Belmont High School 1575 W. Second Street 1.53 Ninth through
Twelfth grade
Camino Nuevo High School 3500 W. Temple Street 0.10 Ninth through
twelfth grade
Central City Value School 221 N. Westmoreland Avenue 0.25 Ninth through

Source: Los Angeles Unified School District (2014).

twelfth grade
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Table 4.14-2
Project Estimated Student Generation
Elementary Middle
School School High School
Land Use Size Students Students Students Total
Multi-family residences? 221 du 36 10 21 67

Source: Los Angeles Unified School District, School Facilities Needs Analysis (September 2012).

@ student generation rates are as follows for residential uses: 0.1649 elementary, 0.0450 middle, and 0.0943 high school students per unit.
Note: du = dwelling unit.

Cumulative Impacts

Less than Significant Impacts. The related projects and Project combined could cumulatively generate

over 1,400 students. This would create an increased cumulative demand on the local school district.
Nonetheless, each project would be required to pay school developer fees, pursuant to California
Education Code, Section 17620(a)(1), which in accordance with California Government Code Section
65995 are deemed to be full and complete mitigation of any impacts. As such, the Project would not make

a considerable contribution to significant cumulative impact. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

iv. Parks

Less than Significant Impact. Based on the L.A. CEQA Thresholds Guide, the determination of whether the

project results in a significant impact on recreation and parks shall be made considering the following
factors: (a) the net population increase resulting from the project; (b) the demand for recreation and park
services anticipated at the time of completion and occupancy of the Project compared to the expected level
of service available, considering, as applicable, scheduled improvements to recreation and park services
(renovation, expansion, or addition) and the project’s proportional contribution to the demand; and (c)
whether the project includes features that would reduce the demand for park services (e.g., on-site
recreation facilities, land dedication, or direct financial support to the Department of Recreation and Parks).
A significant impact would occur if the Project resulted in the construction of new recreation and park

facilities that creates significant direct or indirect impacts to the environment.

The Public Recreation Plan, a portion of the Service Systems Element of the City of Los Angeles General
Plan, provides standards for the provision of recreational facilities throughout the City and includes Local
Recreation Standards.33 The standard ratio of neighborhood and community parks to population is 4 acres

per 1,000 residents within a 1- to 2-mile radius for neighborhood and community parks. The Project Site

33 City of Los Angeles General Plan, “Service Systems Element.”
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is located within a highly urbanized area of the Wilshire community and, as shown in Table 4.14-3,
Recreation and Park Facilities within the Project Area, has access to approximately 82.1 acres of parkland
and public recreation facilities within a 2-mile radius. These facilities range in size from a 0.3-acre pocket
park to the 30.1-acre Macarthur Park and Recreation Center. It is estimated that the development of the

Project would result in capacity for 380 residents.

Existing parkland satisfies the need for parkland for the current population. Based on the standard
parkland ratio goal of 4 acres per 1,000 residents, the Project would generate a need for approximately
2.3 acres of public parkland. This demand would be met through a combination of (1) on-site open space
proposed within the Project, (2) payment of applicable taxes in accordance with LAMC Section

21.10.3(a)(1), and (3) the availability of existing park and recreation facilities within the area.

Based on the number of units and mix of unit types, approximately 25,400 square feet of open space
would be required for the Project Site. A total of 42,820 square feet of open space is proposed on site. Of
this open space, 27 percent would be landscaped. Furthermore, the Applicant would be required pay
applicable taxes or fees in accordance with LAMC Section 17.12(a) or 17.58 that support the provision of

parks. As such, potential impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. As discussed previously, the Project would have a less than significant impact

on recreational resources. The Project in combination with the related projects would be expected to
increase the cumulative demand for parks and recreational facilities in the City of Los Angeles. A number
of new parks and recently renovated park improvements have been made in the Wilshire area to
accommodate cumulative demands created by increased residential development. Similar to the Project’s
requirement to pay applicable taxes or fees in accordance with LAMC Section 17.12(a) or 17.58 that
support the provision of park, the related projects that include residential units would be required to pay
similar taxes or fees to mitigate impacts upon park and recreational facilities. Additionally, each related
project would be subject to the provisions of the LAMC for providing on-site open space, which is

proportionately based on the amount of new development. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Meridian Consultants 4.0-89 Pinnacle 360 Project
141-001-16 December 2017



4.0 Initial Study and Checklist

Table 4.14-3
Recreation and Park Facilities within the Project Area
Distance
Park Size to Project
Park Name (acres) Park Amenities Site (mi)
Madison West Park 0.5 Open Space 0.39
Shatto Recreation Center 2.3 Auditorium, baseball diamond, basketball 0.65
courts, children’s play area, tennis courts,
volleyball courts, community room
Lake Street Park 1.2 Indoor gymnasium, outdoor open space 0.91
Lafayette Park 4.4 Auditorium, basketball courts, children’s play 0.94
area, community room, soccer field, tennis
courts, picnic tables
Macarthur Park and Recreation 30.1 Auditorium, children’s play area, picnic tables, 1.15
Center boating lake, open space
Lemon Grove Recreation Center 4.0 Auditorium, baseball diamond, basketball 1.36
courts, children’s play area, picnic tables
Echo Park Lake and Recreation 20.1 Indoor gym, community room, barbeque pits, 1.42
Center baseball diamond, basketball court, children’
play area, indoor and outdoor pools, soccer
field, tennis court, boating lake
Silver Lake Dog Park and Recreation 2.4 Dog park, children’s play area, community 1.53
Center room, indoor gym, picnic tables
Hope and Peace Park 0.5 Open space 1.63
Seoul International Park and 2.3 Indoor gym, auditorium, baseball diamond, 1.78
Ardmore Recreation Center children’s play area, picnic tables
Burns Park 0.9 Children’s play area, picnic tables 1.81
LA High Memorial Park 2.1 Children’s play area 1.83
Barnsdall Art Park Recreation 11 Junior art center, art gallery 1.90
Center
Seily Rodriguez Park 0.3 Pocket park. Children’s play area, picnic tables, 1.91
benches
Source: City of Los Angeles Department of Recreation of Parks, Location Map, http://raponline.lacity.org/maplocator.
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V. Other public services
Libraries

Less than Significant Impact. A significant impact could occur if a project includes substantial employment

or population growth that could generate a demand for other public facilities (such as libraries) that would
exceed the capacity available to serve the Project Site. Based on the L.A. CEQA Thresholds Guide, the
determination of whether the project results in a significant impact on libraries shall be made considering
the following factors: (a) the net population increase resulting from the project; (b) the demand for library
services anticipated at the time of completion and occupancy of the Project compared to the expected
level of service available, considering, as applicable, scheduled improvements to existing library services
(renovation, expansion, addition, or relocation) and the project’s proportional contribution to the
demand; and (c) whether the project includes features that would reduce the demand for library services

(e.g., on-site library facilities or direct financial support to the Los Angeles Public Library [LAPL]).

Within the City of Los Angeles, the LAPL provides library services at the Central Library, seven regional
branch libraries, 56 community branches, and bookmobile units. Approximately 6.5 million books and
other materials compose the LAPL collection. The LAPL branches currently serving the Project Site include
the Cahuenga Branch Library, located at 4591 Santa Monica Boulevard, approximately 1.1 miles northwest
of the Project Site; and the Felipe de Neve Branch Library, located at 2820 W. Sixth Street, approximately
0.9 miles south of the Project Site. No new branches or facilities are projected to be needed to serve the

surrounding community with the Project. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. The related projects that have a residential component could generate

additional residents who could increase the demand upon library services. This increase in resident
population, combined with the resident population generated by the Project, would increase demands
upon public library services. To meet the increased demands upon the City’s Public Library system, Los
Angeles voters passed a Library Bond Issue for $178.3 million to improve, renovate, expand, and construct
32 branch libraries. Since the Program’s inception in 1998, the Library Department and the Department
of Public Works, Bureau of Engineering have made considerable progress in the design and construction
of the branch library facilities. Based on this, the Project would not make a considerable contribution to

impacts on the City’s library system. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.15 RECREATION
Impact Analysis

a. Would the project increase the use of existing neighborhood and
regional parks or other recreational facilities such that substantial
physical deterioration of the facility would occur or be accelerated?

Less than Significant Impact. A significant impact could occur if a project includes substantial employment

or population growth, which would increase the use of existing neighborhood and regional parks or other
recreational facilities, such that substantial physical deterioration of the facility would occur or be
accelerated. Based on the L.A. CEQA Thresholds Guide, the determination of whether the Project results
in a significant impact on recreation and parks shall be made considering the following factors: (a) the net
population increase resulting from the Project; (b) the demand for recreation and park services
anticipated at the time of Project build-out compared to the expected level of service available,
considering, as applicable, scheduled improvements to recreation and park services (renovation,
expansion, or addition) and the Project’s proportional contribution to the demand; and (c) whether the
Project includes features that would reduce the demand for park services (e.g., on-site recreation

facilities, land dedication, or direct financial support to the Department of Recreation and Parks).

Based on the number of units and mix of unit types, approximately 25,400 square feet of open space
would be required for the Project Site. A total of 42,820 square feet of open space is proposed on site. In
addition, the Project includes on-site recreational amenities intended to serve some of the needs of the
residents. The open space and recreational amenities would help offset the need for additional
recreational facilities. Notwithstanding the availability of on-site recreational amenities, it may be
assumed that the future occupants of the Project would utilize recreation and park facilities in the
surrounding area. However, the Applicant is required by law to pay applicable Quimby fees for the

construction of dwelling units. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. Does the project include recreational facilities or require the
construction or expansion of recreational facilities, which might have
an adverse physical effect on the environment?

Less than Significant Impact. A significant impact could occur if a project includes the construction or

expansion of park facilities and such construction would have a significant adverse effect on the
environment. Based on the number of units and mix of unit types, approximately 25,400 square feet of
open space would be required for the Project Site. A total of 42,820 square feet of open space is proposed

on site. In addition, the Project includes on-site recreational amenities intended to serve some of the
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needs of the residents. The open space and recreational amenities would help offset the need for
additional recreational facilities. As noted in Table 4.14-3 - Recreation and Park Facilities within the
Project Area, there are 14 existing, new, and recently improved parks and other recreational facilities
within the Project area totaling more than 82 acres that are available to serve the future residents and
retail visitors to the Project Site. Although the Project would place some additional demands on park
facilities, the increase in demand would be met through a combination of on-site amenities and existing
parks in the Project area. The Project’s increased demands upon recreational facilities would not by itself
result in the construction of a new park, which might have an adverse physical effect on the environment.

Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

Cumulative Impacts

Less than Significant Impact. As discussed above, the Project would have a less than significant impact on

recreational resources. The Project in combination with the related projects would be expected to
increase the cumulative demand for parks and recreational facilities in the City of Los Angeles. A number
of new parks and recently renovated park improvements have been made in the Hollywood area to
accommodate cumulative demands created by increased residential development. Similar to the Project’s
requirement to pay the Quimby fees to improve recreation and park facilities, the related projects that
include residential units would be required to pay similar recreation taxes and/or applicable fees to
mitigate impacts upon park and recreational facilities. Additionally, each related project would be subject
to the provisions of the LAMC for providing on-site open space, which is proportionately based on the

amount of new development. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.16 TRANSPORTATION AND TRAFFIC

Impact Analysis

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

Less than Significant Impacts. A significant impact could occur if the Project were to result in

substantial increases in traffic volumes in the vicinity of the Project such that the existing street
capacity experiences a decrease in the existing volume-to-capacity (V/C) ratios or experiences
increased traffic congestion exceeding LADOT’s recommended level of service.

The following is based on information from the Transportation Study for the Pinnacle Place Project
prepared by Gibson Transportation Consulting, Inc.34 Trip generation estimates for the Project were
calculated based on the latest edition of the Institute of Transportation Engineers Trip Generation
manual. The Project is expected to generate a total of 1,470 weekday trips, including 113 morning
peak-hour trips (23 inbound, 90 outbound) and 137 afternoon peak-hour trips (89 inbound, 48
outbound). No credits were taken for existing traffic from the site. A detailed traffic analysis was
conducted of 12 intersections in the vicinity of the Project Site. As shown in Table 4.16-1 Existing Plus
Project Conditions and Table 4.16-2, Future Plus Project Conditions, no significant impacts were

identified at any of the intersections evaluated.

The Project would require the use of haul trucks during site clearing and excavation and the use of a
variety of other construction vehicles throughout the construction of the Project. The demolition and
site clearing phase has been estimated to require approximately 60 daily hauling truck trips at its peak.
The addition of these vehicles into the street system would contribute to increased traffic in the
Project vicinity. Construction workers would also add vehicles to the traffic. The Project’s construction
trip traffic would be a fraction of the operational traffic, which would not cause any significant impacts
at the studied intersection. Therefore, it is not anticipated that construction traffic would contribute
to a significant increase in the overall congestion in the Project vicinity. Impacts would be less than
significant.

Mitigation Measures: No mitigation measures are necessary.

34

Gibson Transportation Consulting, Inc., Transportation Study for the Pinnacle Place Project, Los Angeles, California (January
2016) and Trip Generation and Level of Service Assessment for the Revised Project Description for the Pinnacle Place
Apartment Project, Los Angeles, California (December 2016); provided as Appendix G to this Initial Study
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Existing Plus Project Traffic Conditions

Table 4.16-1

Existing without

Existing Plus Project

. Peak Project
De Intersection Hour Change in | Significant
Vv/C LOS Vv/C LOS v/c Impact
Virgil Avenue & AM 1.161 F 1.169 F 0.008 NO
1. i
Temple Street/Silver Lake PM 1.176 F 1.182 F 0.006 NO
Boulevard
5 US 101 SB Off-Ramps & AM 0.317 A 0.323 A 0.006 NO
' Silver Lake Boulevard PM 0.437 A 0.450 A 0.013 NO
3. US 101 SB On-Ramps & AM 0.547 A 0.565, A 0.018 NO
Silver Lake Boulevard PM 0.545 A 0.553 A 0.008 NO
4 US 101 NB Ramps & AM 0.661 B 0.676 B 0.015 NO
) Silver Lake Boulevard PM 0.511 A 0.524 A 0.013 NO
Virgil Avenue & AM 0.614 B 0.614 B 0.000 NO
5.
Beverly Boulevard/Count PM 0509 A 0518 A 0.009 NO
Street
Commonwealth
6 Avenue & Beverly AM 0.623 B 0.650 B 0.027 NO
) Boulevard/1st PM 0.598 A 0.15 A 0.017 NO
Street
; Reno Street & AM 0.403 A 0.405 A 0.002 NO
' Beverly Boulevard PM 0.369 A 0.370 A 0.001 NO
g Benton Way & AM 0.615 B 0.616 B 0.001 NO
' Beverly Boulevard PM 0.667 B 0.668 B 0.001 NO
9 Rampart Boulevard & AM 0.711 C 0.713 C 0.002 NO
' Beverly Boulevard PM 0.707 C 0.707, C 0.000 NO
10 Vendome Street & AM 0.361 A 0.393 A 0.032 NO
| Temple Street PM 0.385 A 0.402 A 0.017 NO
1" Benton Way & AM 0.617 B 0.618 B 0.001 NO
| Temple Street PM 0.694 B 0.695 B 0.001 NO
12 Rampart Boulevard & AM 0.610 B 0.611 BB 0.001 NO
| Temple Street PM 0.661 B 0.662 0.001 NO
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Table 4.16-2, Future Plus Project Traffic Conditions

4.0 Initial Study and Checklist

Peak Futu;reo\ju;t::\out Future Plus Project
No| Intersection Hour v/c e v/c Los! Chan\g/(;(i:n Sig:::i::;t
Virgil Avenue & AM 1.294 F 1.301| F 0.007 NO
" | Temple Street/Siver Lake PM 1.288 F foos| F 0.007 NO
Boulevard
US 101 SB Off-Ramps & AM 0.451 A 0.459( A 0.008 NO
> Silver Lake Boulevard PM 0.550 A ‘0.563 A 0.013 NO
3. US 101 SB On-Ramps & AM 0.673 B 0.691( B 0.018 NO
Silver Lake Boulevard PM 0.634 B 0.641( B 0.007 NO
4 US 101 NB Ramps & AM 0.834 D |O.850 D 0.016 NO
Silver Lake Boulevard PM 0.637 B 0.649( B 0.012 NO
5 Virgil Avenue & AM 0.756 C |o.757 C 0.001 NO
Beverly Boulevard/Count Street PM 0.600 A 0.611( B 0.011 NO
Commonwealth Avenue & AM 0.671 B 0.698| B 0.027 NO
® Beverly Boulevard/1st Street PM 0.641 B 0.658| B 0.017 NO
Reno Street & AM 0.439 A 0.441( A 0.002 NO
! Beverly Boulevard PM 0.409 A 0.410| A 0.001 NO
Benton Way & AM 0.655 B 0.657( B 0.002 NO
. Beverly Boulevard PM 0.699 B 0.700( B 0.001 NO
Rampart Boulevard & AM 0.754 C 0.756 | C 0.002 NO
> Beverly Boulevard PM 0.743 C 0.744( C 0.001 NO
Vendome Street & AM 0.497 A 0.529( A 0.032 NO
o Temple Street PM 0.454 A 0.471( A 0.017 NO
" Benton Way & AM 0.629 B 0.631| B 0.002 NO
Temple Street PM 0.714 C 0.715( C 0.001 NO
Rampart Boulevard & AM 0.623 B 0.625( B 0.002 NO
= Temple Street PM 0.680 B 0.681( B 0.001 NO
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b. Would the project conflict with an applicable congestion
management program, including, but not limited to level of service
standards and travel demand measures, or other standards
established by the county congestion management agency for
designated roads or highways?

No Impact. The Congestion Management Program (CMP) is a State-mandated program that serves as the
monitoring and analytical basis for transportation funding decisions in the County. The CMP requires that
further analysis be conducted if a project were to add 50 or more trips during either the morning or
afternoon weekday peak hours at any CMP arterial monitoring intersections or 150 trips during the
morning or afternoon weekday peak hours at any mainline freeway monitoring locations. The Project
would not add 50 or more trips at any CMP intersection or 150 or more trips on any mainline freeway. No
Congestion Management Program (CMP) freeway-monitoring segment or intersection analysis is
required, and there would be no Project-related impacts to the CMP. The Project would not conflict with

any travel demand measures. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

C. Would the project result in a change in air traffic patterns, including
either an increase in traffic levels or a change in location that results
in substantial safety risks?

No Impact. This question would apply to the Project only if it involved an aviation-related use or would

influence changes to existing flight paths. No aviation-related use would occur. No impacts would occur.

Mitigation Measures: No mitigation measures are necessary.

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

Less than Significant Impacts. A significant impact could occur if a project includes new roadway design

or introduces a new land use or features into an area with specific transportation requirements and
characteristics that have not been previously experienced in that area, or if project site access or other
features were designed in such a way as to create hazard conditions. The Project would not include
unusual or hazardous design features. The Project would include a new vehicular access driveway that
would be designed in accordance with appropriate building codes. The Project would also reconfigure the

west side of Hoover Street along the edge of the Project Site. This would be done in accordance with the
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standards the City’s Mobility Plan and Complete Streets Design Guide. Impacts would be less than

significant.

Mitigation Measures: No mitigation measures are necessary.

e. Would the project result in inadequate emergency access?

Less than Significant Impact. A significant impact could occur if the Project design would not provide

emergency access meeting the requirements of the LAFD, or in any other way threatened the ability of
emergency vehicles to access and serve the Project Site or adjacent uses. Development of the Project Site
may require temporary and/or partial street and sidewalk closures due to construction activities. Any such
closures would be temporary in nature and would be coordinated with the City of Los Angeles
Departments of Transportation, Building and Safety, and Public Works. Such closures would not be
expected to interfere with emergency response or evacuation plans. As described previously, the Project
would satisfy the emergency response requirements of the LAFD. No hazardous design features are
included in the access design or site plan for the Project that could impede emergency access.
Furthermore, the Project would be subject to the site plan review requirements of both the LAFD and the
LAPD to ensure that all access roads, driveways, and parking areas would remain accessible to emergency
service vehicles. The Project would not be expected to result in inadequate emergency access. Impacts

would less than significant.

Mitigation Measures: No mitigation measures are necessary.

f. Would the project conflict with adopted policies, plans, or programs
regarding public transit, bicycle, or pedestrian facilities, or otherwise
decrease the performance or safety of such facilities?

Less Than Significant with Project Mitigation. For the purpose of this Initial Study, a significant impact

could occur if a project would conflict with adopted polices or involve modification of existing alternative
transportation facilities located on or off site. The Project would not require the disruption of public
transportation services or the alteration of public transportation routes. Furthermore, the Project would
not interfere with any Class | or Class Il bikeway systems. However, the construction process could
temporarily close sidewalks along the perimeter of the site. As such, potential impacts on pedestrian
facilities would occur but would be reduced to a less-than-significant level with the implementation of the

following mitigation measure.
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Mitigation Measures: The following mitigation measure would reduce potential impacts to a less than

significant level.

e  MM-TRAF-1: Work Area Traffic Management Plan

o The Project Applicant shall submit a formal Work Area Traffic Control Plan for review and
approval by the Department of Building and Safety prior to the issuance of any
construction permits. This plan shall incorporate safety measures around the site to
reduce the risk to pedestrian traffic near the work area. This plan shall identify traffic
control measures, signs, delineators, and work instructions to be implemented by the
construction contractor through the duration of demolition and construction activity.

Cumulative Impacts

Less than Significant Impact. Although individually the Project would result in a decrease in daily trips,

development of the Project in conjunction with the related projects would generally result in an increase
in average daily vehicle trips and peak-hour vehicle trips in the Wilshire area. However, future projects
would be evaluated on an individual basis as to the quantity of trips generated, and mitigation measures

would be implemented accordingly. Impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.
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4.17 TRIBAL CULTURAL RESOURCES

Would the project cause a substantial adverse change in the significance of a
tribal cultural resource, defined in Public Resources Code section 21074 as either
a site, feature, place, cultural landscape that is geographically defined in terms of
the size and scope of the landscape, sacred place, or object with cultural value to
a California Native American tribe, and that is:

a. Listed or eligible for listing in the California Register of Historical
Resources, or in a local register of historical resources as defined in
Public Resources Code section 5020.1(k)

Less than Significant Impact. The project site is currently developed with a former hospital building. A

historic evaluation of the site concluded that the site does not contain resources eligible for listing in the
National Register or California Register, or for designation as a Los Angeles Historic-Cultural Monument.
As such, the proposed Project would not cause substantial adverse change in the significance of onsite

resources. Therefore, impacts would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

b. A resource determined by the lead agency, in its discretion and
supported by substantial evidence, to be significant pursuant to
criteria set forth in subdivision (c) of Public Resource Code Section
5024.1. In applying the criteria set forth in subdivision (c) of Public
Resource Code Section 5024.1, the lead agency shall consider the
significance of the resource to a California Native American tribe.

Less than Significant Impact. Assembly Bill 52 (AB 52) established a formal consultation process for

California Native American Tribes to identify potential significant impacts to Tribal Cultural Resources, as
defined in Public Resources Code §21074, as part of CEQA. As specified in AB 52, lead agencies must
provide notice to tribes that are traditionally and culturally affiliated with the geographic area of a Project
if the tribe has submitted a written request to be notified. The Native American Heritage Commission
(NAHC) provided a list of Native American groups and individuals who might have knowledge of the
religious and/or cultural significance of resources that may be in and near the Project Site. Notices were
mailed to Native American tribes known to have resources in the Project area on June 28, 2017. No
responses were received and no Tribal Cultural Resources have been identified on the site. As no Tribal
Cultural Resources have been identified, potential impact to tribal cultural resources would be less than

significant.
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4.17 UTILITIES AND SERVICE SYSTEMS
Impact Analysis

a. Would the project exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?

Less than Significant Impact. A significant impact would occur if a project exceeds wastewater treatment

requirements of the applicable RWQCB. Section 13260 of the California Water Code states that persons
discharging or proposing to discharge waste that could affect the quality of the waters of the State, other
than into a community sewer system, shall file a Report of Waste Discharge (ROWD) containing
information that may be required by the appropriate RWQCB. The RWQCB then authorizes an NPDES

permit that ensures compliance with wastewater treatment and discharge requirements.

Currently, wastewater from the Project site is conveyed via municipal sewage infrastructure maintained
by the Los Angeles Bureau of Sanitation to the Hyperion Treatment Plant (HTP), a public facility subject to
the State’s wastewater treatment requirements. Wastewater from the Project would continue to be
conveyed through City sewage infrastructure to HTP. Though the Project would generate more
wastewater than is currently generated on the Project site, pollutant loads would be typical of urban
wastewater already processed by the HTP. Furthermore, as discussed below, HTP has the available
capacity to accommodate the additional waste associated with the Project. As such, impacts would be

less than significant.
Mitigation Measures: No mitigation measures are necessary.

b. Would the project require or result in the construction of new water
or wastewater treatment facilities or expansion of existing facilities,
the construction of which could cause significant environmental
effects?

Less than Significant Impact. A significant impact could occur if a project would increase water

consumption or wastewater generation to such a degree that the capacity of facilities currently serving
the project site would be exceeded. Water is provided by the Los Angeles Department of Water and Power

(LADWP); the Los Angeles Bureau of Sanitation provides sewer service to the proposed Project area.

LADWP ensures the reliability and quality of its water supply through an extensive distribution system
that includes more than 7,100 miles of pipes, more than 100 storage tanks and reservoirs within the City,
and eight storage reservoirs along the Los Angeles Aqueducts. Los Angeles Aqueduct Filtration Plant
(LAAFP) in Sylmar, which is owned and operated by LADWP. Water entering the LAAFP undergoes
treatment and disinfection before being distributed throughout the LADWP’s Water Service Area. The
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LAAFP has the capacity to treat approximately 600 million gallons per day (mgd). The average plant flow
is approximately 362 mgd averaged over the calendar year, and operates at approximately 60 percent
capacity. Therefore, the LAAFP has a remaining capacity of approximately 238 mgd, depending on the

season.3>

The Los Angeles Bureau of Sanitation provides sewer service to the proposed Project area. Sewage from
the Project site is conveyed via sewer infrastructure to the HTP. The HTP treats an average daily flow of
362 mgd, and has the capacity to treat 450 mgd.36 This equals a remaining capacity of 88 mgd of

wastewater able to be treated at the HTP.

The Project Site is located in a developed, urbanized portion of Los Angeles that is served by existing water
mains. As shown below, it is estimated that the Project would have a water demand of 49,156 gallons per
day (gpd). Water conservation design features are likely to reduce this estimate. Given the remaining
capacity of the LAAFP, the Project would not require or result in the construction of new water or

wastewater treatment facilities or expansion of existing facilities.

As shown below, it is estimated that the Project would generate 42,359 gpd of wastewater. Given the
available capacity of the HTP, the Project would not require or result in the construction of new water or

wastewater treatment facilities or expansion of existing facilities.

Furthermore, the Project Applicant shall be required to implement applicable LA Green Building Code
requirements that would further reduce water and wastewater flow. Therefore, potential impacts of the

Project would be less than significant.

Mitigation Measures: No mitigation measures are necessary.

35 Los Angeles Department of Water and Power, Urban Water Management Plan
36 City of Los Angeles Department of Public Works, Bureau of Sanitation, “Hyperion Treatment Plant,”
http://san.lacity.org/lasewers/treatment_plants/hyperion/index.htm.
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Table 4.17-1
Existing and Proposed Domestic Water Demand Comparison

Land Use Units/Size Demand Factor =~ Water Use (GPD)
Proposed Development

Studio 19 units 90 gpd/unit 1,710
One-bedroom 90 units 132 gpd/unit 11,880
One-bedroom+Den 6 units 132 gpd/unit 792
Two-bedroom 96 units 180 gpd/unit 17,280
Three-bedroom 10 units 228 gpd/unit 2,280
Rec/Leasing 74,593 sq. ft. 0.19 gpd/sq. ft. 14,172.7
Landscaping 11,570 sq. ft. 0.09 gpd/sq. ft. 1,041.3
Net Water Demand 49,156

Source: Water use factors estimated for the Project based on the City of Los Angeles Department of Public Works, Bureau of
Sanitation Generation Rate Tables (2012) and/or an estimated rate based on the closest land use by the Urban Resource

Corporation (2014).

Note: sq. ft. =square feet; du = dwelling units.

Table 4.17-2

Existing and Proposed Wastewater Demand Comparison

Land Use Units/Size Demand Factor Water Use (GPD)
Proposed Development

Studio 19 units 75 gpd/unit 1,425
One-bedroom 90 units 110 gpd/unit 10,340
One-bedroom + Den 6 units 110 gpd/unit 660
Two-bedroom 96 units 150 gpd/unit 13,200
Three-bedroom 10 units 190 gpd/unit 1,520
Rec/Leasing 74,593 sq. ft. 0.19 gpd/sq. ft. 14,172.7
Landscaping 11,570 sq. ft. 0.09 gpd/sq. ft. 1,041.3
Net Water Demand 42,359

Source: Water use factors estimated for the Project based on the City of Los Angeles Department of Public Works,

Bureau of Sanitation Generation Rate Tables (2012) and/or an estimated rate based on the closest land use by the
Urban Resource Corporation (2014).

Note: sq. ft. =square feet; du = dwelling units.
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c. Would the project require or result in the construction of new storm
water drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental effects?

Less than Significant Impact. A significant impact could occur if the volume of stormwater runoff would

increase to a level exceeding the capacity of the storm drain system serving a project site, resulting in the
construction of new stormwater drainage facilities. As described previously, the Project would not result
in a significant increase 