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RECOMMENDATION REPORT

Timothy Moran,
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PROJECT 3209-3227 West Sunset Boulevard

LOCATION:

PROPOSED The project involves the demolition of an existing one- and two-story auto shop with an adjoining
PROJECT: surface level parking lot and the construction, use, and maintenance of a new 84,662 square-

foot, seven-story mixed-use residential development consisting of 86 residential units (with 10
units reserved for Very Low-Income Households). The project will include a total 69 parking
spaces within an at-grade parking garage.
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REQUESTED
ACTIONS:

1)

2)

3)

4)

5)

Pursuant to CEQA Guidelines, Section 15332, Class 32 Exemption from CEQA and that
there is no substantial evidence demonstrating that an exception to a categorical exemption
pursuant to CEQA Guidelines, Section 15300.2 applies;

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.24-U,26, a Conditional Use
Permit to allow a Density Bonus for a housing development project in which the density
increase is 15% greater than the 35% otherwise permitted by LAMC Section 12.22-A,25 for
a total 50% Density Bonus;

Pursuant to LAMC Section 12.22-A,25, a Density Bonus Compliance Review to permit a
housing development project consisting of 86 dwelling units, of which 10 will be set aside
for Very Low Income households, requesting the following Off-Menu Incentives and
Waivers of Development Standards:

a. An Off-Menu Incentive to permit a 100% decrease in residential parking for the project
site;

b. An Off-Menu Incentive to permit a 100% decrease in required commercial parking for
the project site;

c. An Off-Menu Incentive to permit an increase of Floor Area Ratio (FAR) from 1.5:1 to
3.76:1;

d. A Waiver of Development Standards to permit an increase in stories from three (3)
stories to seven (7) stories;

e. A Waiver of Development Standards to permit a reduction in side yard setbacks from
10 feet to O feet;

f. A Waiver of Development Standards to permit a reduction in rear yard setbacks from
20 feet to O feet;

g. A Waiver of Development Standards to permit a 24% reduction in required Open Space;
and

h. A Waiver of Development Standards to permit a height increase from 45 feet to 83 feet
and 10 inches;

Pursuant to LAMC Section 12.24-W.1, a Conditional Use permit for the sale and dispensing
of a full-line of alcoholic beverages for on and off-site consumption for two (2)
establishments; and

Pursuant to LAMC Section 16.05, a Site Plan Review for a project that results in an increase
of 50 or more dwelling units.
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RECOMMENDED ACTIONS:

1)

2)

3)

4)

5)
6)
7

8)

Determine, pursuant to CEQA Guidelines, Section 15332, Class 32, that the project is exempt from CEQA
and that there is no substantial evidence demonstrating that an exception to a categorical exemption
pursuant to CEQA Guidelines, Section 15300.2 applies;

Approve, a Conditional Use Permit to allow a Density Bonus for a housing development project in which
the density increase is greater than otherwise permitted by LAMC Section 12.22-A,25;

Approve, a Density Bonus Compliance Review to permit a housing development project consisting of 86
dwelling units, of which 10 units will be set aside for Very Low Income households and with the following
Incentives and Waivers of Development Standards:

An Off-Menu Incentive to permit a 100% decrease in residential parking for the project site;

An Off-Menu Incentive to permit a 100% decrease in required commercial parking for the project site;

An Off-Menu Incentive to permit an increase of Floor Area Ratio (FAR) from 1.5:1 to 3.76:1;

A Waiver of Development Standards to permit an increase in stories from three (3) stories to seven (7)
stories;

A Waiver of Development Standards to permit a reduction in side yard setbacks from 10 feet to O feet;
A Waiver of Development Standards to permit a reduction in rear yard setbacks from 20 feet to O feet;
A Waiver of Development Standards to permit a 24% reduction in required Open Space; and
A Waiver of Development Standards to permit a height increase from 45 feet to 83 feet and 10 inches;

Approve, a Conditional Use permit for the sale and dispensing of a full-line of alcoholic beverages for on
and off-site consumption for two (2) establishments; and

Approve, a Site Plan Review for a project that results in an increase of 50 or more dwelling units.
Adopt, the attached Conditions of Approval;
Adopt, the attached Findings; and

Advise, the applicant that pursuant to State Fish and Game Code Section 711.4, a Fish and Game Fee

and/or Certificate of Game Exemption is now required to be submitted to the County Clerk prior to or
concurrent with the Environmental Notice of Determination (NOD) filing.

VINCENT P. BERTONI, AICP
Director of Planning

e I Ol 7L

Heather Bleemers Oliver Netburn
Senior City Planner City Planner
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SW Caeoban

Stephanie Escobar, Stephanie.Escobar@lacity.org
Planning Assistant

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 Commission
Secretariat, Room 272, City Hall, 200 North Spring Street, Los Angeles, CA 90012 (Phone No. 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 1l 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 these
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
not later than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213)
978-1299.
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PROJECT ANALYSIS

PROJECT SUMMARY

The project involves the demolition of an existing one- and two-story auto shop with an adjoining
surface level parking lot and the construction, use, and maintenance of a new 84,662 square-foot,
seven-story mixed-use residential development consisting of 86 residential units (with 10 units
reserved for Very Low Income Households). The proposed project will include 2,446 square feet
of retail uses and 2,168 square feet of restaurant uses. The project will provide a total 69 parking
spaces within an at-grade parking garage.

Rendering of proposed project

The proposed building totals 84,662 square feet of floor area, for a maximum floor area ratio
(FAR) of 3.76:1. The ground floor includes a 720 square-foot lobby, an electric room, a 1,431
square-foot restaurant and three (3) retail uses totaling 2,446 square feet. The ground floor also
serves as a parking garage totaling 14,342 square feet for a total 69 parking spaces, as well as a
residential and retail and recycle trash rooms.

The second level of the building consists ofapproximately 4,000 square feet of office space,
leasing office space, two (2) recreational rooms, a maintenance room, a 737 square-foot
restaurant and 1,020 square-foot bicycle parking area for 71 long-term bicycle spaces. The third
level of the project consists of a 939 square foot coworking room, a 1,238 square-foot fithess
room, a 1,261 square-foot lounge area, a 1,625 square-foot deck, and 14 residential dwelling
units. Levels four (4) through six (6) consist of residential dwelling units. Level seven (7) consists
of residential dwelling units, a 939 square-foot coworking room, and 12,100 square feet of roof
deck.

The 86 residential units consist of 14 studios, 49 one-bedroom units, and 23 two-bedroom units.
Out of the 86 residential units, 10 will be set aside for Very Low Income households.
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The project will also provide approximately 7,020 square feet of open space, including 3,930
square feet of roof terraces, 1,740 square feet of amenities (lounge and fitness room), 1,350 of
private balconies and decks. All of the outdoor open space areas will be landscaped with 983
square feet of planters, shrubs, and a minimum of 22 new trees total.

The project will provide 69 automobile parking spaces including three (3) ADA parking spaces
within one at-grade parking level. Of the 69 automobile parking spaces, 57 will utilize a semi-
automated parking system. The parking provided will be utilized by both the residential and
commercial uses. Vehicular access is provided via a two-way driveway connected to Sunset
Boulevard. The project will also provide 12 and 71 long-term bicycle parking spaces. Bicycle
parking will be provided along the exterior frontage of the project along Sunset Boulevard and a
1,020 square foot bicycle parking area for 71 long-term bicycle spaces on the second level of the
building.

PROJECT BACKGROUND

Project Site

The property is located along Sunset Boulevard, with a street frontage of approximately 225 linear
feet. The subject site is currently developed with a one- and two-story auto shop with adjoining
surface level parking lot, as shown below, all of which are proposed to be demolished as part of
the project.
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View on s;ubject properfy from Sunset Boulevard
General Plan Land Use Designation and Zoning

The project site is located within the Silver Lake-Echo Park-Elysian Valley Community Plan, which
is one of 35 Community Plans which together form the land use element of the General Plan. The
Community Plan designates the site for General Commercial land uses corresponding to the
C1.5, C2, CR, C4 and RAS3 Zones. The project site is zoned [Q]C2-1VL and is thus consistent
with the existing land use designation, as shown in the following zoning map of the property. The
subject site is located within a Hillside Area, Very High Fire Hazard Severity Zone, and Special
Grading Area.



Case No. CPC-2021-2035-DB-CU-CUB-SPR-HCA A-3

ZIMAS zoning map of subject property
The subject property is located in an established neighborhood in the Silver Lake neighborhood
long Sunset Boulevard. The surrounding area consists of a variety of medium housing types
including multi-story apartment buildings and mixed-use residential buildings. Additionally, along
Sunset Boulevard are various commercial uses including restaurants, bars, retail uses, mixed-
use developments, and multiple surface level parking lots.

’

N

Viw of Sljbject operty from Sunset Boulevard
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Properties to the north are zoned [Q]C2-1VL and R2-1VL with land use designations of General
Commercial and Low Medium | Residential and are developed with one-story commercial uses,
surface level parking lots and multi-story residential buildings not exceeding five-stories.
Properties to the east are zoned R2-1VL with a land use designation of Low Medium | Residential
and are developed with multi-story residential buildings not exceeding five-stories. Properties to
the south are zoned [Q]C2-1VL with a land use designation of General Commercial and are
developed with one- and two-story commercial uses, surface level parking lots and multi-story
residential buildings. Properties to the west are zoned [Q]C2-1VL and R3-1VL with land use
designations of General Commercial and Medium Residential and are developed with multi-story
residential buildings not exceeding five (5) stories, one- to three-story commercial uses, surface
level parking lots, and a three-story commercial residential mixed-use building. The project site is
located approximately 2 miles from Dodger Stadium, approximately 4 miles from Elysian Park,
and approximately 1.4 miles from Echo Park.

Streets

Sunset Boulevard, adjoining the subject property to the south, is an Avenue |l with a dedicated
right-of-way width of 100 feet and improved with curb, gutter, and sidewalk.

Relevant Cases

Subject Property: N/A

Surrounding Properties:

Case No. ZA-2011-876-CUB: On October 3, 2011, the Zoning Administrator approved the sale
and dispensing of a full-line of alcoholic beverages for on-site consumption located at 2939 West
Sunset Boulevard.

Case No. ZA-2015-0341-CUB-CU: On January 7, 2016, the Zoning Administrator approved the
continued sale and dispensing of beer and wine for on-site consumption in conjunction with an
existing restaurant and addition/legalization of existing restaurant space located at 3319 West
Sunset Boulevard.

Case No. ZA-2015-610-CUB: On June 5, 2015, the Zoning Administrator approved the sale and
dispensing of beer and wine for on-site consumption in conjunction with an existing restaurant
located at 3112 West Sunset Boulevard.

Case No. ZA-2016-3392-CUB: On April 3, 2017, the Zoning Administrator approved the sale and
dispensing of a full-line of alcoholic beverages for on-site consumption in conjunction with an
existing 3,103 square-foot restaurant located at 3129 West Sunset Boulevard.

Case No. ZA-2018-973-CUB: On August 16, 2018, the Zoning Administrator approved the sale
and dispensing of a full-line of alcoholic beverages for on-site consumption in conjunction with a
restaurant located at 3200 West Sunset Boulevard.

REQUESTED ENTITLEMENTS

The applicant has requested a Density Bonus Compliance Review to permit a housing
development project consisting of 86 dwelling units, of which 10 will be set aside for Very Low
Income households, requesting the following Off-Menu Incentives and Waivers of Development
Standards:
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a. An Off-Menu Incentive to permit a 100% decrease in residential parking for the project
site;

b. An Off-Menu Incentive to permit a 100% decrease in required commercial parking for the
project site;

c. An Off-Menu Incentive to permit an increase of Floor Area Ratio (FAR) from 1.5:1 to
3.76:1;

d. A Waiver of Development Standards to permit an increase in stories from three (3) stories
to seven (7) stories;

e. A Waiver of Development Standards to permit a reduction in side yard setbacks from 10
feet to O feet;

f. A Waiver of Development Standards to permit a reduction in rear yard setbacks from 20
feet to O feet;

g. A Waiver of Development Standards to permit a 24% reduction in required Open Space;
and

h. A Waiver of Development Standards to permit a height increase from 45 feet to 83 feet
and 10 inches.

The applicant is also requesting a Conditional Use Permit to allow a Density Bonus for a housing
development project in which the density increase is 15% greater than the 35% otherwise
permitted by LAMC Section 12.22-A,25 for a total 50% Density Bonus, a Conditional Use permit
for the sale and dispensing of a full-line of alcoholic beverages for on and off-site consumption
for two (2) establishments per LAMC Section 12.24-W.1; and a Site Plan Review for a project that
results in an increase of 50 or more dwelling units per LAMC Section 16.05.

Density Bonus / Affordable Housing Incentive Program

In accordance with California Government Code Section 65915 and LAMC Section 12.22-A,25,
in exchange for setting aside a minimum percentage of the project’s units for affordable housing,
the project is eligible for a density bonus, waivers, and incentives allowing for relief from
development standards. The applicant has requested to utilize the provisions of City and State
Density Bonus laws as follows:

Density

The subject property is zoned [Q]C2-1VL, which limits density to one (1) dwelling unit per 400
square feet of lot area. The subject property has a total lot area of 22,449 square feet, and as
such, the permitted base density on the subject property is 57 units.! In exchange for reserving
11% of the units for affordable housing for Very Low Income Households, the applicant is entitled

1 Assembly Bill 2501 clarifies that density calculations that result in a fractional number are to be rounded up to the
next whole number. This applies to base density, number of bonus units, and number of affordable units required to
be eligible for the density bonus.
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to a maximum 35 percent density bonus by-right. The applicant is seeking an additional 15 percent
density bonus (or a total of a 50 percent density bonus) through a Conditional Use to allow for the
proposed 86 dwelling units to be built on the site.

Pursuant to the LAMC and California Government Code Section 65915, a Housing Development
Project that sets aside a certain percentage of units as affordable, either in rental or for-sale units,
shall be granted a corresponding density bonus, up to a maximum of 35 percent. While these
provisions are limited to 35 percent, Government Code Section 65915(f) states that “the amount
of density bonus to which an applicant is entitled shall vary according to the amount by which the
percentage of affordable housing units exceeds percentage established.” As such, in instances
where a project is seeking a density bonus increase that is more than 35 percent, the amount of
required units that are set aside as affordable shall vary depending on the requested amount of
density bonus. Therefore, it is appropriate that any project that requests a density bonus increase
beyond 35 percent would extend the existing set-aside charts located in Section 12.22-A,25 of
the LAMC. LAMC Section 12.24-U,26, which implements this provision of State law, states, as a
Conditional Use, a project may be granted additional density increases beyond the 35 percent
maximum by providing additional affordable housing units. Consistent with this Section, Table 1
below illustrates how the maximum allowable Density Bonus increases for every unit set aside for
Very Low Income Households (2.5 percent density increase for every additional one (1) percent
of Very Low Income units provided), based on the base density and the chart prescribed in Section
12.22-A,25 of the LAMC.

Table 1: Density Bonus Percentages

Very Low Income Units Maximum Density Bonus Permitted
(Percentage of Base Density) (Based on Base Density)
5%* 20 %*
6 %* 22.5 %*
7 %* 25 %*
8 %* 27.5 %*
9 %* 30 %*
10 %* 32.5 %*
11 %* 35 %*
12%* 37.5%*
13%* 40%*
14%* 42.5%*
15%* 45%*
16%* 47.5%*
17%* 50%*

*Existing set-aside chart as listed in Section 12.22-A,25 of the LAMC

For the subject property, a 35 percent by-right density bonus would allow for 77 units (equal to an
increase of 19.95 rounded up to 20 units beyond the 57-unit base density) to be constructed on
the project site. As illustrated in Table 1 above, in order to qualify for the 35 percent by-right
density bonus, the project would be required to set aside 11 percent of the base density, or seven
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(7) units, for Very Low Income Households. The applicant is seeking an additional 15 percent
density bonus (for a total of a 50% density bonus from the base density) through a Conditional
Use to allow for a total of 86 dwelling units, representing an increase of nine (9) units beyond what
would otherwise be permitted through the by-right 35 percent density bonus. In order to obtain
the additional requested 15 percent density bonus, as shown in Table 1, the project must set
aside at least 17 percent of the base density, equal to 10 units, for Very Low Income households
in exchange for the requested Density Bonus. As such, the Density Bonus request results in
seven (7) affordable units and the Conditional Use request results in an additional three (3) units
for a total of 10 affordable units.

Incentives

Pursuant to the LAMC and Government Code Section 65915, the applicant is entitled to three
Incentives, in exchange for reserving 17 percent of the base density for affordable households.
The proposed project will set aside 10 units, equal to approximately 17 percent of the base
number of units, for affordable households. Accordingly, the applicant has requested three (3)
Incentives:

a. Reduction in Residential Parking (Off-Menu) — Pursuant to LAMC Section 12.21.A.4 the
proposed project is required to provide 109 residential parking spaces for 14 studios, 49 one-
bedroom units, and 23 two-bedroom units. The applicant is requesting an off-menu incentive
to permit zero residential parking spaces pursuant to LAMC Section 12.22.A(g)3; and

b. Reduction in Commercial Parking (Off-Menu) - Pursuant to LAMC Section 12.21.A.4 the
proposed project is required to provide 50 commercial parking spaces for 8,353 square feet
of commercial floor area. The applicant is requesting an off-menu incentive to permit zero
commercial parking spaces pursuant to LAMC Section 12.22.A(g)3; and

c. Increased Floor Area Ratio (Off-Menu) - The subject property is zoned [Q]C2-1VL. The
property’s residential zoning permits a maximum FAR of 1.5:1, equal to a maximum of 22,500
square feet of total building area. Per LAMC Section 12.22-A,25(g)3, the applicant is
requesting an off-menu incentive to permit a maximum 3.76:1 FAR in lieu of the otherwise
permitted 1.5:1 FAR. The project proposes a total of 84,662 square feet of building area, for
an FAR of 3.76 to 1.

Waiver of Development Standards

Per California Government Code Section 65915(e)(1) and Section 12.25-A,25(g) of the LAMC, a
Housing Development Project may also request other “waiver(s) or reduction(s) of development
standards that will have the effect of physically precluding the construction of a development
meeting the [affordable set-aside percentage] criteria...at the densities or with the concessions
or incentives permitted under [State Density Bonus Law]”. In addition to the Off-Menu Incentives,
the project has requested five (5) Waivers of Development Standards, as follows:

a. Increased Stories — The subject is zoned [Q]C2-1VL with Height District 1VL which allows
for a maximum height of 45 feet. The project is requesting a waiver of development standards
to allow for an increase in height resulting in an increase in stories to seven (7) stories in lieu
of the permitted three (3) stories.

b. Reduced Side Yard - An off-menu incentive to permit a reduction in the required easterly side
yard setback to allow a side yard setback of zero feet in lieu of the required 10' side yard
setback pursuant to LAMC 12.14-C.
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c. Reduced Rear Yard - An off-menu incentive to permit a reduction in required rear yard
setback to allow a rear yard setback of zero feet in lieu of the required 19' rear yard setback
pursuant to LAMC 12.14-C.

d. Reduced Open Space — Pursuant to LAMC 12.21.g the proposed project is required to
provide 9,175 square feet of open space for the 86 residential units. The project is requesting
a waiver of development standards to allow a 24 percent reduction in open space to allow a
total 6,973 square feet of open space for the entire project. The project proposes to provide a
total 7,020 square feet of open space.

e. Increased Height - The subject is zoned [Q]C2-1VL with Height District 1VL which allows for
a maximum height of 45 feet. The project is requesting a waiver of development standards to
allow for an increase in height for a maximum 83 feet and 10 inches in lieu of the otherwise
permitted 45 feet in height.

Housing Replacement

Assembly Bill 2222 (AB 2222) amended the State Density Bonus Law to require applicants of
density bonus projects filed as of January 1, 2015, to 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;
or occupied by Low or Very Low Income Households.

On September 28, 2016, Governor Brown signed Assembly Bill 2556 (AB 2556) which further
amended the State Density Bonus Law. The amendments took effect on January 1, 2017. AB
2556 clarifies the implementation of the required replacement of affordable units in Density Bonus
projects, first introduced by AB 2222. AB 2556 further defines "equivalent size" to mean that as a
whole, the new units must contain at least the same total number of bedrooms as the units being
replaced.

In addition to the requirements of California State Density Bonus Law, on October 9, 2019, the
Governor signed into law the Housing Crisis Act of 2019 (SB 330). SB 330 creates new state laws
regarding the production, preservation and planning for housing, and establishes a statewide
housing emergency until January 1, 2025. During the duration of the statewide housing
emergency, SB 330, among other things, creates new housing replacement requirements for
Housing Development Projects by prohibiting the approval of any proposed housing development
project on a site that will require the demolition of existing residential dwelling units or occupied
vacant “Protected Units” unless the proposed housing development project replaces those units.

Pursuant to the Determination made by the Los Angeles Housing and Community Investment
Department (HCIDLA) dated December 22, 2020, there are no dwelling units subject to
replacement. The project will comply with all applicable requirements to the satisfaction of
HCIDLA.

PUBLIC HEARING

An initial Public Hearing was held telephonically for Case No. CPC-2021-2035-DB-CU-CUB-SPR-
HCA on Monday, September 13, 2021. The hearing was attended by the applicant, the applicant’s
representatives and members of the community. The members of the public raised concerns with
regards to the reduced parking request, the proposed density, the proposed height and stories
for the building, and concerns over environmental impacts.



Case No. CPC-2021-2035-DB-CU-CUB-SPR-HCA A-9

Subsequent to the public hearing, staff has received 17 correspondences in opposition of the
project and three (3) correspondences in support. Public comments opposing the project are
concerned about the project’s height, density, insufficient parking, health impacts, environmental
cumulative impacts, safety issues regarding lack of parking, not enough affordable units, quantity
of requested concessions, compatibility to the surrounding neighborhood, and the affect on small
businesses. Comments in support of the project complimented the design, provided open space
and landscaping, affordable units, providing needed housing, use of ground floor, and location
near public transit.

PROFESSIONAL VOLUNTEER PROGRAM

The proposed project was reviewed by the Urban Design Studio’s Professional Volunteer
Program (PVP) on August 10, 2021. The following issues, concerns, and recommendations were
discussed:

Pedestrian First:

e Other than the change in mullion colors for storefront at residential lobby, there is little to
distinguish this pedestrian entrance—which should be emphasized if gaining DB
incentives--from the retail or restaurant frontages; please develop a way to foreground
and differentiate this from the other entries to commercial spaces.

e Parking roll-down grille or gate seems the most dominant element on Sunset Boulevard
facade; nearby lobby entrance must better compete for prominence here.

e LADOT is in the process of revising their driveway design guidelines; even on an intense
boulevard such as Sunset there is a desire to minimize driveway widths to the extent
possible; a 20’ x 20’ pull-out is considered the minimum

360° Design:
¢ A well-organized plan, on a difficult site and the (predominant) implementation of parking
stackers is to be applauded
e Sunset is almost the only elevation that is visible (with N and S buried in steep hillside
from Sunset) and, unfortunately, is dominated by the garage entrance
e Applicant should provide clarification of amenity offices intended use, whether for storage,
leasing, back-of-house for retail/restaurants spaces, etc.

Climate-Adapted:

e Good relationships between sixth-floor deck, the second-floor deck and adjacent
fitness/lounge areas, with views to/from Sunset Boulevard

e Be aware that Streets LA’s Urban Forestry Division has extensive spacing guidelines that
may limit the number and placement of street trees in relationship to each other and
existing infrastructure, e.g. 20’ from power poles or street lights, 8 from driveway aprons,
6’ from water or gas meters or other utility vaults, etc.

e Sidewalk of < 12’-wide will also limit tree well widths to 4 maximum so—while coast live
oaks and sycamores are absolutely fantastic—choice will be constrained here to smaller-
growing species of street tree; see updated Draft Tree List for Public Right of Way

¢ While the planter sizes and depths are more generous than we usually see proposed, the
6’ x 8’ ones (182 cu. ft.) will still be likely to limit the canopy diameter to < 15’; in the largest
one (on upper deck, 355 cu. ft.) the tree may attain close to a 20’ diameter canopy. Please
do not include any palms in satisfying the 21 required trees count and could a local native
plant species be substituted for the Podocarpus hedge/screening plant?; see draft Native
Hedges document for suggestions

e Appreciate that shade studies were performed; could additional solar analysis reveal
measures to respond to orientation by shading windows to cut glare and heat gain.
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The applicant made changes to the original proposed entitlement requests for the project by
increasing the quantity of requested incentives from two (2) to three (3) which then required the
project to provide a minimum 15% of affordable units. Subsequently, the scope of the project
evolved from providing 82 residential units with eight (8) units set aside for Very Low Income
Households to 86 residential units with 10 units set aside for Very Low Income Households. The
change in the requested incentives allowed for the additional of two (2) affordable units. The
applicant also decreased the square footage of commercial/retail floor area from 9,376 square
feet to 8,353 square feet. Additionally, the applicant will comply with the planting
recommendations.

CONCLUSION

Based on the public hearing and information submitted to the record, staff recommends that the
City Planning Commission find, based on its independent judgment, after consideration of the
entire administrative record, that the project is categorically exempt from CEQA. Staff also
recommends that the City Planning Commission approve the Density Bonus incentives and
waivers of development standards and the Conditional Use for an additional 15 percent density
bonus (for a total of 50 percent density bonus from the base density), thereby approving the
project as proposed.
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CONDITIONS OF APPROVAL

Pursuant to Sections 12.22-A,25 and 12.24-U,26 of the Los Angeles Municipal Code, the following
conditions are hereby imposed upon the use of the subject property:

A. Development Conditions

Density Bonus

1.

Site Development. Except as modified herein, the project shall be in substantial
conformance with the plans, submitted by the applicant, stamped “Exhibit A,” and attached
to the subject case file.

Residential Density. The project shall be limited to a maximum density of 86 dwelling
units, including the on-site restricted affordable units.

On-Site Restricted Affordable Units.

a. A minimum of 17 percent of the base dwelling units (10 units) permitted in the C2
Zone, shall be reserved as affordable units, as defined by the State Density Bonus
Law per Government Code Section 65915(c)(2).

b. 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.

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 17 percent (10 units) of the site’s base density 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. In the event the applicant reduces
the proposed density of the project, the number of required reserved on-site Restricted
Units may be adjusted, consistent with LAMC Section 12.22-A,25, to the satisfaction of
HCIDLA. Enforcement of the terms of said covenant shall be the responsibility of HCIDLA.
The applicant shall present a copy of the recorded covenant to the Department of City
Planning for inclusion in this file. The project shall comply with the Guidelines for the
Affordable Housing Incentives Program adopted by the City Planning Commission and
with any monitoring requirements established by the HCIDLA. Refer to the Density Bonus
Legislation Background section of this determination for more information.

Incentives.

a. Residential Parking. The project shall be permitted to provide zero residential parking
spaces in lieu of the required 109 residential parking spaces otherwise permitted by
LAMC Section 12.21.A.4.

b. Commercial Parking. The project shall be permitted to provide zero commercial
parking spaces in lieu of the required 50 commercial parking spaces otherwise
permitted by LAMC Section 12.21.A.4.

c. Floor Area Ratio (FAR). The project shall be permitted a maximum Floor Area Ratio
(FAR) of 3.76 to 1 in lieu of the 1.5 to 1 otherwise permitted by the [Q]C2-1VL Zone.
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6. Waivers of Development Standards.

10.

11.

a.

Stories. The subject is zoned [Q]C2-1VL with Height District 1VL which allows for a
maximum height of 45 feet. The project is requesting a waiver of development
standards to allow for an increase in height resulting in an increase in stories to seven
(7) stories in lieu of the permitted three (3) stories.

Side Yards. The project shall be permitted to observe a zero foot easterly side yard
in lieu of the 10 feet otherwise required by LAMC Section 12.14-C.

Rear Yard. The project shall be permitted to observe a zero foot rear yard in lieu of
the 19 feet otherwise required by the LAMC Section 12.14-C.

Open Space. Pursuant to LAMC 12.21.g the proposed project is required to provide
9,175 square feet of open space for the 86 residential units. The project is requesting
a waiver of development standards to allow a 24 percent reduction in open space to
allow a total 6,973 square feet of open space for the entire project. The project
proposes to provide a total 7,020 square feet of open space.

Height. The subject is zoned [Q]C2-1VL with Height District 1VL which allows for a
maximum height of 45 feet. The project is requesting a waiver of development
standards to allow for an increase in height for a maximum 83 feet and 10 inches in
lieu of the otherwise permitted 45 feet in height.

Parking.

a.

Unbundling. Required parking may be sold or rented separately from the units, with
the exception of all Restricted Affordable Units which shall include any required
parking in the base rent or sales price, as verified by HCIDLA.

Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section
12.21-A,16.

Landscaping:

a.

All open areas not used for buildings, driveways, parking areas, or walkways shall be
attractively landscaped and maintained in accordance with a landscape plan and an
automatic irrigation plan, prepared by a licensed Landscape Architect and to the
satisfaction of the Department of City Planning.

The landscaping shall be sufficient to qualify for the number of landscape points
equivalent to 10% more than otherwise required by Section 12.40 of this Code and
Landscape Ordinance Guidelines “O”.

Circulation. The applicant shall submit a parking and driveway plan to the Los Angeles
Department of Transportation (LADOT) for approval.

Solar. The project shall comply with the Los Angeles Municipal Green Building Code,
Section 99.05.211, to the satisfaction of the Department of Building and Safety.

Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and electric
vehicle charging stations (EVCS) shall comply with the regulations outlined in Sections
99.04.106 and 99.05.106 of Article 9, Chapter 1X of the LAMC.
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B.

12.

13.

14.

15.

16.

17.

Construction Generators. The project construction contractor shall use on-site electrical
sources and solar generators to power equipment rather than diesel generators, where
feasible.

Materials. A variety of high quality exterior building materials, consistent with Exhibit A,
shall be used. The variety of materials used shall include at least the following: cement
plaster finish, aluminum store front system, exterior cladding. Substitutes of an equal
guality shall be permitted, to the satisfaction of the Department of City Planning.

Mechanical Equipment. All mechanical equipment on the roof shall be screened from
view by any abutting properties. The transformer, if located in the front yard, shall be
screened with landscaping and/or materials consistent with the building fagade on all
exposed sides (those not adjacent to a building wall).

Lighting. Outdoor lighting shall be designed and installed with shielding, such that the
light source does not illuminate adjacent residential properties or the public right-of-way,
nor the above night skies.

Graffiti. All graffiti on the site shall be removed or painted over to match the color of the
surface to which it is applied within 24 hours of its occurrence.

Trash. Trash receptacles shall be stored within a fully enclosed portion of the building at
all times. Trash/recycling containers shall be locked when not in use and shall not be
placed in or block access to required parking.

Administrative Conditions

18.

19.

20.

21.

22.

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 “Final Plans”. A copy of the Final Plans, 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 modifications or
notations required herein.

Building Plans. A copy of the first page of this grant and all Conditions and/or any
subsequent appeal of this grant and its resultant Conditions and/or letters of clarification
shall be printed on the building plans submitted to the Development Services Center and
the Department of Building and Safety for purposes of having a building permit issued.

Corrective Conditions. The authorized use shall be conducted at all times with due
regard for the character of the surrounding district, and the right is reserved to the City
Planning Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code,
to impose additional corrective conditions, if, in the Commission’s or Director’s opinion,
such conditions are proven necessary for the protection of persons in the neighborhood
or occupants of adjacent property.

Approvals, Verification and Submittals. Copies of any approvals, guarantees or
verification of consultations, reviews or approval, plans, etc., as may be required by the



Case No. CPC-2021-2035-DB-CU-CUB-SPR-HCA C-4

23.

24.

25.

26.

27.

28.

29.

30.

subject conditions, shall be provided to the Department of City Planning for placement in
the subject file.

Code Compliance. All area, height and use regulations of the zone classification of the
subject property shall be complied with, except wherein these conditions explicitly allow
otherwise.

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.

Department of Water and Power. Satisfactory arrangements shall be made with the Los
Angeles Department of Water and Power (LADWP) for compliance with LADWP’s Rules
Governing Water and Electric Service. Any corrections and/or modifications to plans made
subsequent to this determination in order to accommodate changes to the project due to
the under-grounding of utility lines, that are outside of substantial compliance or that affect
any part of the exterior design or appearance of the project as approved by the Director,
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.

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
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 for attachment to the file.

Definition. Any agencies, public officials or legislation referenced in these conditions shall
mean those agencies, public offices, legislation or their successors, designees or
amendment to any legislation.

Enforcement. Compliance with these conditions and the intent of these conditions shall
be to the satisfaction of the Department of City Planning and any designated agency, or
the agency’s successor and in accordance with any stated laws or regulations, or any
amendments thereto.

Expedited Processing Section. Prior to the clearance of any conditions, the applicant
shall show proof that all fees have been paid to the Department of City Planning, Expedited
Processing Section.

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

a. 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
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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.

b. 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.

c. 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 (b).

d. 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 (b).

e. 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 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 include actions,
as defined herein, alleging failure to comply with any federal, state or local law.
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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

Density Bonus/Affordable Housing Incentives Compliance Findings

1.

Pursuant to Section 12.22 A.25(g)(2)(i)(c) of the LAMC and Section 65915(e) of the
California Government Code, the decision-maker shall approve a density bonus and
requested incentive(s) unless the Commission finds that:

a. The Incentives do result in identifiable and actual cost 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 City Planning
Commission to make a finding that the requested incentives do result in identifiable and
actual cost to provide for affordable housing costs per State Law. The California Health
and 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 depending
on affordability levels.

Based on the set-aside of 17% percent of the base density for Very Low Income
Households, the applicant is entitled to three (3) incentives under both Government
Code Section 65915 and the LAMC. The request for FAR increase, residential parking
reduction and commercial parking reduction qualify as requested Incentives. The
remaining requests to allow for an increase in height and maximum stories and reduction
in side and rear yard setbacks, and reduced open space requirements are waivers of
development.

Residential Parking

Pursuant to LAMC Section 12.21.A.4 the proposed project is required to provide 109
residential parking spaces for 14 studios, 49 one-bedroom units, and 23 two-bedroom
units. The applicant is requesting an off-menu incentive to permit zero residential parking
spaces pursuant to LAMC Section 12.22.A(g)3.

The requested reduction in residential parking will allow the affordability of construction
costs for the residential units. Granting the incentive would result in a building design
that encompasses a greater quantity of units while allowing for the construction of
additional affordable units. This Incentives supports the applicant’s decision to set aside
a minimum of ten (10)dwelling units for Very Low Income Households for 55 years.

Commercial Parking

Pursuant to LAMC Section 12.21.A.4 the proposed project is required to provide 50
commercial parking spaces for 8,353 square feet of commercial floor area. The applicant
is requesting an off-menu incentive to permit zero commercial parking spaces pursuant
to LAMC Section 12.22.A(g)3; and

The requested reduction in residential parking will allow the affordability of construction
costs for the residential units. Granting the incentive would result in a building design
that encompasses a greater quantity of units while allowing for the construction of
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additional affordable units. This Incentives supports the applicant’s decision to set aside
a minimum of ten (10) dwelling units for Very Low Income Households for 55 years.

Floor Area Ratio (FAR)

The subject property is zoned [Q]C2-1VL. The property’s residential zoning permits a
maximum FAR of 1.5 to 1, equal to a maximum of 22,500 square feet of total building
area. The applicant is requesting an off-menu incentive for a 150 percent increase in
FAR, up to 3.76 to 1 to allow for a total building area of 84,662 square feet.

The requested increase in FAR will allow for the construction of affordable units in
addition to larger-sized dwelling units. Granting of the incentive would result in a building
design and construction efficiencies that provide for affordable housing costs; it enables
the developer to expand the building envelope so that additional affordable units can be
constructed and the overall space dedicated to residential uses is increased. The
increased building envelope also ensures that all dwelling units are of a habitable size
while providing a variety of unit types. This Incentives supports the applicant’s decision
to set aside 10 dwelling units for Very Low Income Households for 55 years.

b. The waiver[s] or reduction[s] of development standards will not have the effect of
physically precluding the construction of a development meeting the [affordable
set-aside percentage] criteria of subdivision (b) at the densities or with the
concessions or incentives permitted under [State Density Bonus Law]”
(Government Code Section 65915(e)(1)

A project that provides at least 5 percent of its base density for Very Low Income
Households may request other “waiver[s] or reduction[s] of development standards that
will have the effect of physically precluding the construction of a development meeting
the [affordable set-aside percentage] criteria of subdivision (b) at the densities or with
the concessions or incentives permitted under [State Density Bonus Law]” (Government
Code Section 65915(e)(1)).

Stories

The subject is zoned [Q]C2-1VL with Height District 1VL which allows for a maximum
height ofthree (3) stories. The proposed project is a seven-story mixed-use residential
building, therefore has requested an increase in stories to allow seven (7) stories in lieu
of the permitted three (3) stories.

Height

The subject is zoned [Q]C2-1VL with Height District 1VL which allows for a maximum
height of 45 feet. The project is requesting a waiver of development standards to allow
for an increase in height for a maximum 83 feet and 10 inches in lieu of the otherwise
permitted 45 feet in height.

Side Yard Setback

Pursuant to LAMC Section 12.14-C, the site requires a side yard setback not less than
five (5) feet. For a building more than two (2) stories in height, one-foot shall be added
to the depth of such side yard for each additional story above the second story. The
proposed project is a seven-story mixed-use residential building, therefore has
requested a 100% reduction to allow for a zero side yard setback in lieu of the 10 feet
required side yard setback.
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Rear Yard Setback

Pursuant to LAMC Section 12.14-C, the site requires a rear yard setback not less than
15 feet. For a building more than three (3) stories in height, one-foot shall be added to
the depth of such side yard for each additional story above the second story. The
proposed project is a seven-story mixed-use residential building, therefore has
requested a 100% reduction to allow for a zero rear yard setback in lieu of the 19 feet
required side yard setback.

Open Space

Pursuant to LAMC 12.21.g the proposed project is required to provide 9,175 square feet
of open space for the 86 residential units. The project is requesting a waiver of
development standards to allow a 24 percent reduction in open space to allow a total
6,973 square feet of open space for the entire project. The project proposes to provide
a total 7,020 square feet of open space.

As proposed, the granting of these waivers will allow for the construction of the
affordable residential units given the quantity of units allowed under the density bonus
and within the 3.76 to 1 floor area ratio granted under the Incentives

c. The Incentive will have a Specific Adverse Impact upon public health and safety
or the physical environment or 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 general plan land use designation
shall not constitute a specific, adverse impact upon the public health or safety.

There is no evidence that the proposed density bonus incentives will have a specific
adverse impact upon public health and safety or the physical environment, or any real
property that is listed in the California Register of Historical Resources. 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).

The project 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. The project is located in a Hillside area and Very High Fire Hazard Severity
Zone. There is no evidence in the record which identifies a written objective health and
safety standard that has been exceeded or violated. Based on the above, there is no
basis to deny the requested incentives. Therefore, there is no substantial evidence that
the project’s proposed incentives will have a specific adverse impact on the physical
environment, on public health and safety, or on property listed in the California Register
of Historic Resources.

d. Theincentives are contrary to state or federal law.

None of the incentive are contrary to state of federal law.
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Conditional Use Findings

2. That the project will enhance the built environment in the surrounding neighborhood
or will perform a function or provide a service that is essential or beneficial to the
community, city or region.

The property has a frontage along Sunset Boulevard. The subject property is comprised of
nine (9) lots consisting of approximately 22,449 square feet of lot area with a street frontage
of approximately 225 linear feet along Sunset Boulevard. The project site is currently
developed a one- and two-story auto shop with adjoining surface level parking lot, all of which
are proposed to be demolished as part of the project.

The project involves the demolition of an existing one- and two-story auto shop with an
adjoining surface level parking lot and the construction, use, and maintenance of a new 84,662
square-foot, seven-story mixed-use residential development consisting of 86 residential units
(with 10 units reserved for Very Low Income Households). The project will include a total 69
parking spaces within an at-grade parking garage.

Conditional Use - Density Bonus Above 35%

The project will perform a function by replacing an existing auto shop and surface level parking
lot with a new 86-unit development thereby adding to the city’s housing stock. The existing
auto shop with adjoining surface level parking lot is not a permitted use allowed under the Q
Condition and does not utilize the site’s full potential in providing a function that is essential
and beneficial to the city and the region.

The additional 15 percent density bonus (beyond the 35 percent permitted through a by-right
density bonus) approved herein results in an additional nine (9) units, for a total of 86 units.
In exchange, the project will set aside 17 percent of the base density, or 10 units for Very Low
Income Households for a minimum of 55 years.

Conditional Use - Alcohol

The project also proposes the sale and dispensing of a full-line of alcoholic beverages for on
and off-site consumption in conjunction with two (2) on-site establishments.

A variety of commercial uses are an intrinsic part of the service amenities necessary for the
conservation, development, and success of a vibrant neighborhood. In particular, the Silver
Lake-Echo Park-Elysian Valley neighborhood is known for its bar, restaurant, small retail
businesses and recreational experiences. The availability of restaurants and bar with alcoholic
beverage services for on and off-site consumption will offer a dining and drinking amenity that
caters to the local community, on-site residents of the subject mixed-use residential building
and visitors to Sunset Boulevard. The grant will allow this service and does not represent the
introduction of a use uncommon to the area, as there are restaurants and bars in the vicinity
that sell alcoholic beverages.

The grant with conditions ensures the project will continue to be compatible with surrounding
uses, and will continue to allow the hotel and restaurant establishments to be competitive and
viable dining options in the area. Conditions from the previous grant have been carried over,
and address mode and character, safety and security and responsible management.
Therefore, the availability of alcoholic beverages in conjunction with the hotel operation will
provide a convenient and beneficial service to the local community, employees, patrons and
residents in the neighborhood.
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Therefore, the proposed 86-unit development, including the 10 units set aside for Very Low
Income Households and the allowed sale and dispensing of a full-line of alcoholic beverages
within two on-site establishments, the project will perform a function that is essential and
beneficial to the city and the region.

3. That the project’s location, size, height, operations and other significant features will
be compatible with and will not adversely affect or further degrade adjacent properties,
the surrounding neighborhood or the public health, welfare, and safety.

The proposed project consists of the construction of a new seven-story 86 dwelling unit mixed-
use residential development. The project site is currently developed with a one- and two-story
auto shop with a surface level parking lot which will be demolished as part of the proposed
development.

Conditional Use - Density Bonus Above 35%

The property is located within the Silver Lake-Echo Park-Elysian Valley Community Plan, a
densely populated portion of the City of Los Angeles. The project site is located in an
urbanized area surrounded by residential and commercial zones and are generally developed.
The subject property is located along Sunset Boulevard, an urbanized area surrounded by
residential and commercial zones. Surrounding the project site are a variety of multi-story
residential buildings as well as a wide variety of commercial uses along Sunset Boulevard,
including but not limited to; restaurants, bars, retail stores, mini-shopping centers, mixed-use
residential buildings, and surface level parking lots. The subject property is not adjacent to
any single-family zoned properties. Rather, it is surrounded by properties zoned for
commercial and medium residential uses. Therefore, the construction of the housing
development will serve to benefit the neighborhood rather than degrade it.

The fagades are well-articulated and features a prominent ground level that distinguishes it
from the remaining levels. The residential lobby and commercial uses including retail and
restaurants located at the ground level will engage pedestrians at this level along Sunset
Boulevard, which will likely receive the majority of the local circulation. Well-designed
landscaping will create a pleasing transition the pedestrian realm of the sidewalk to the facade
of the building. Therefore, the project is compatible with the surrounding neighborhood and
will not adversely affect nor degrade adjacent properties, surrounding neighborhood, or the
public health, safety, or welfare.

With the exception of the requests herein, the proposed project is otherwise entirely consistent
with the requirements of the underlying zone. The project’s significant features, including the
proposed building’s use, density, and FAR, are permitted by the underlying zone and the
provisions of Density Bonus law. The project has been designed to include landscaping, open
space amenities, and on-site parking.

Conditional Use - Alcohol

In addition, the sale and dispensing of a full-line of alcoholic beverages for on and off-site
consumption is a service that is compatible with the surrounding neighborhood. The project is
located along Sunset Boulevard, a commercial boulevard with a variety of dining venues and
bars. The added sale of alcoholic beverages at the subject mixed-use residential building will
blend in with current establishments in the community while also being a nearby service to
on-site residents and community members alike.

Following review of the administrative record, the project and its operating characteristics were
found to be consistent with the surrounding neighborhood. The operating conditions in
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conjunction with the Monitoring, Verification and Inspection Program (MViP) will allow the City
the opportunity to monitor and verify compliance of the conditions incorporated in this grant.
The conditions imposed by this grant include but are not limited to the installation of a camera
surveillance system, the utilization of electronic age verification devices to deter underage
drinking and purchases, and the requirement that the operator monitor the area under their
control in an effort to prevent the loitering of persons on the premises as a means to alleviate
the potential effects from the sale of alcohol.

Given the proposed project’s location within the Silver Lake-Echo Park-Elysian Valley
Community Plan area, along with the existing development in the immediate vicinity of the
subject property and its proximity to commercial thoroughfares, the project’s location, size,
height, operations, and other significant features will be compatible with and will not adversely
affect adjacent properties, the surrounding neighborhood, or the public health, welfare, and
safety.

4. That the project substantially conforms with the purpose, intent and provisions of the
General Plan, the applicable community plan, and any applicable specific plan.

The project site is located within the Silver Lake-Echo Park-Elysian Valley Community Plan,
which is one of 35 Community Plans which together form the land use element of the General
Plan. The Community Plan designates the site for General Commercial land uses
corresponding to the C Zone. The project site is zoned [Q]C2-1VL and is thus consistent with
the existing land use designation. The subject property is not located within the boundaries of
and is not subject to any specific plan or community design overlay.

The proposed project conforms to the following goals, objectives and policies of the
Community Plan:

Goal 1: A safe, secure, and high quality residential environment for all community
residents.

Objective 1.1:  Achieve and maintain a housing supply and distribution of multiple
family, low income and special needs housing opportunities in the
Community Plan Area.

Policy 1.1.6: Promote the preservation of existing single and multi-family
neighborhoods.

Objective 2.4:  Reinforce the identity of distinct commercial districts through the use
of design guidelines and development standards.

Policy 2.4.2: Require that mixed-use projects and development in pedestrian-
oriented areas be designed and developed to achieve a high level
of quality, distinctive character and compatibility with existing uses.

The project is a residential development with 10 units restricted for families or persons of Very
Low Income and maximizes the property’s development potential. The project’s Very Low
Income and market rate units satisfy both the needs of affordable housing as well as the City’s
need for more housing overall. The project will result in the net addition of 10 covenanted
affordable dwelling units in a community in-need of more affordable housing.

The project is further consistent with other elements of the General Plan, including the
Framework Element, the Housing Element, and the Mobility Element. The Framework
Element was adopted by the City of Los Angeles in December 1996 and re-adopted in August
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2001. The Framework Element provides guidance regarding policy issues for the entire City
of Los Angeles, including the project site. The Framework Element also sets forth a Citywide
comprehensive long-range growth strategy and defines Citywide polices regarding such
issues as land use, housing, urban form, neighborhood design, open space, economic
development, transportation, infrastructure, and public services. The project supports the
following goal and objective 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.

The project enhances the quality of life for the City’s existing residents by providing a modern
and upgraded residential structure in an area that would benefit from new housing supply.
The increased density is compatible with the nearby surrounding area. The project is located
along Sunset Boulevard, a major commercial boulevard with multiple transit options.
Residents will be able to utilize transit and are within walking distance to grocery stores,
department stores, and various restaurants.

The Housing Element of the General Plan will be implemented by the recommended action
herein. The Housing Element is the City’s blueprint for meeting housing and growth
challenges. It identifies the City’s housing conditions and needs, reiterates goals, objectives,
and policies that are the foundation of the City’s housing and growth strategy, and provides
the array of programs the City has committed to implement to create sustainable, mixed-
income neighborhoods across the City. The Housing Element includes the following
objectives and policies relevant to the instant request:

Goal 1: Housing Production and Preservation.

Objective 1.1: Produce an adequate supply of rental and ownership housing in order
to meet current and projected needs.

Policy 1.1.2: Expand affordable rental housing for all income groups that need
assistance.

Policy 1.2.2: Encourage and incentivize the preservation of affordable housing,
including non-subsidized affordable units, to ensure that demolitions and
conversions do not result in the net loss of the City stock of decent, safe, healthy
or affordable housing.

Goal 2: Safe, Livable, and Sustainable Neighborhoods.

Objective 2.2: Promote sustainable neighborhoods that have mixed-income housing,
jobs, amenities, services and transit.

Objective 2.5: Promote a more equitable distribution of affordable housing
opportunities throughout the City.

Policy 2.5.2: Foster the development of new affordable housing units citywide and
within each community plan area.
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The project provides 86 total units, including 10 units affordable for Very Low Income
Households. In doing so, the project promotes the objectives of the Housing Element by
adding to the City’s housing stock and contributing to the need for mixed-income housing. The
project site is currently developed with an auto-shop with a surface level parking lot. The
project will expand affordable rental housing while utilizing the property to its full potential,
resulting in a net gain of 86 units to the City’s housing stock. It is within close proximity to
various major employment and retail centers, along with several major transportation lines,
thereby connecting residents to jobs, amenities, services, and transit.

The Mobility Element of the General Plan, also known as Mobility Plan 2035, provides policies
with the ultimate goal of developing a balanced transportation network for all users. The
project supports the following policies of the Mobility Element:

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 5.2: Support ways to reduce vehicle miles traveled (VMT) per capita.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel
sources, new mobility technologies, and supporting infrastructure.

The project proposes a residential development that will provide 86 market-rate units and 10
units reserved for Very Low Income Households. Accordingly, the project fulfills the
Community Plan, Framework Element, and Housing Element goals and objectives of
providing quality housing for all persons in the community, including those who otherwise
might not be housed. The project utilizes development incentives to provide a higher number
of residential units than would otherwise be permitted, thereby facilitating the creation of a
higher number of affordable units and addressing the need for affordable housing in the City.
Additionally, the project is a Density Bonus development located along Sunset Boulevard a
commercial boulevard well-served by transit. Thus, the project will contribute towards the
creation of sustainable neighborhoods and a reduction in vehicle trips and VMT.

In addition, the project has been conditioned to comply with the electric vehicle requires of
state law. The project has also been conditioned to provide solar infrastructure. Together,
these conditions further support applicable policies in the Health and Wellness Element, Air
Quality Element, and Mobility Element of the General Plan by reducing the level of
pollution/greenhouse gas emissions, ensuring new development is compatible with alternative
fuel vehicles, and encouraging the adoption of low emission fuel sources and supporting
infrastructure. These conditions also support good planning practice by promoting overall
sustainability and providing additional benefits and conveniences for residents, workers, and
visitors.

Additionally, the Silver Lake-Echo Park-Elysian Valley Community Plan text is silent in regard
to alcohol sales. In such cases, the City Planning Commission must interpret the intent of the
Plan. The Silver Lake-Echo Park-Elysian Valley Community Plan serves to address a number
of issues and opportunities present in the area and recognizes the importance of retaining a
viable and vibrant commercial sector. The restaurant use is consistent with this zone and land
use designation. Additionally, the project is consistent with the following objectives and
policies of the Community Plan:

Goal 2: An economically vital commercial sector and strong viable
commercial areas that offer a diversity of goods and services to
meet the needs of the community in the plan area. Commercial
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areas should satisfy market demand, maximize convenience
and accessibility while preserving and enhancing the unique
historic and cultural identities of the district.

Policy 2-2.3: The first floor street frontage for structures, including mixed-use
projects and parking structures located in pedestrian-oriented
areas, should incorporate commercial uses.

Policy 2-3.1: Proposed developments should be designed to enhance and be
compatible with existing adjacent development.

The project will allow the proposed mixed-use residential building to add a desirable service
of the sale of a full-line of alcoholic beverages for on and off-site consumption to the
surrounding community. Thus, the project furthers the function and identity of Sunset
Boulevard a commercial corridor in the Silver Lake-Echo Park-Elysian Valley Community Plan
area. Thus, the project furthers the function and identity of Sunset Boulevard. The project will
provide a desirable commercial service to the surrounding neighborhood and primarily to on-
site residents within an existing area designated for such uses. The project maintains an
existing and desirable commercial pattern of zoning and land use that is consistent and
compatible with other properties and uses in the surrounding neighborhood.

The project contributes to and furthers several applicable goals, objectives, and policies of the
plans that govern land use and development in the City. Therefore, the project substantially
conforms with the purpose, intent, and provisions of the General Plan and the Silver Lake-
Echo Park-Elysian Valley Community Plan.

Conditional Use Findings - Density Bonus Above 35%

5. The projectis consistent with and implements the affordable housing provisions of the
Housing Element of the General Plan.

The City’s Housing Element for 2013-2021 was adopted by City Council on December 3,
2013. The Housing Element of the General Plan will be implemented by the recommended
action herein. The Housing Element is the City’s blueprint for meeting housing and growth
challenges. It identifies the City’s housing conditions and needs, reiterates goals, objectives,
and policies that are the foundation of the City’s housing and growth strategy, and provides
the array of programs the City has committed to implement to create sustainable, mixed-
income neighborhoods across the City.

As discussed, the project, including 76 market-rate units and 10 units reserved for Very Low
Income Households, is consistent with many of the goals and objectives of the Housing
Element of the General Plan.

6. The project contains the requisite number of Restricted Affordable Units, based on the
number of units permitted by the maximum allowable density on the date of application,
as follows:

a. 11% Very-Low Income Units for a 35% density increase; or

b. 20% Low Income Units for a 35% density increase; or

c. 40% Moderate Income Units for a 35% density increase in for-sale projects.
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The project may then be granted additional density increases beyond 35% by providing
additional affordable housing units in the following manner:

a. For every additional 1% set aside of Very-Low Income Units, the project is
granted an additional 2.5% density increase; or

b. For every additional 1% set aside of Low Income Units, the project is granted an
additional 1.5% density increase; or

c. For every additional 1% set aside of Moderate Income Units in for-sale projects,
the project is granted an additional 1% density increase; or

d. In calculating the density increase and Restricted Affordable Units, each
component of any density calculation, including base density and bonus
density, resulting in fractional units shall be separately rounded up to the next
whole number.

The subject property is zoned [Q]C2-1VL, which limits density to one (1) dwelling unit per 400
square feet of lot area. The subject property has a total lot area of 22,449 square feet, and as
such, the permitted base density on the subject property is 57 units.? In exchange for reserving
a portion of the units for affordable housing, the applicant is entitled to a maximum 35 percent
density bonus by-right. The applicant is seeking an additional 15 percent density bonus (or a
total of a 50 percent density bonus) through a Conditional Use to allow for the proposed 86
dwelling units to be built on the site.

Pursuant to the LAMC and California Government Code Section 65915, a Housing
Development Project that sets aside a certain percentage of units as affordable, either in rental
or for-sale units, shall be granted a corresponding density bonus, up to a maximum of 35
percent. While these provisions are limited to 35 percent, Government Code Section 65915(f)
states that “the amount of density bonus to which an applicant is entitled shall vary according
to the amount by which the percentage of affordable housing units exceeds percentage
established.” As such, in instances where a project is seeking a density bonus increase that
is more than 35 percent, the amount of required units that are set aside as affordable shall
vary depending on the requested amount of density bonus. Therefore, it is appropriate that
any project that requests a density bonus increase beyond 35 percent would extend the
existing set-aside charts located in Section 12.22-A,25 of the LAMC. LAMC Section 12.24-
U,26, which implements this provision of State law, states, as a Conditional Use, a project
may be granted additional density increases beyond the 35 percent maximum by providing
additional affordable housing units. Consistent with this Section, the table below illustrates
how the maximum allowable Density Bonus increases for every unit set aside for Very Low
Income Households (2.5 percent density increase for every additional one (1) percent of Very
Low Income units provided), based on the base density and the chart prescribed in Section
12.22-A,25 of the LAMC.

2 Assembly Bill 2501 clarifies that density calculations that result in a fractional number are to be rounded up to the
next whole number. This applies to base density, number of bonus units, and number of affordable units required to
be eligible for the density bonus.



Case No. CPC-2021-2035-DB-CU-CUB-SPR-HCA F-11

Density Bonus Percentages (Table 1)

Very Low Income Units Maximum Density Bonus Permitted
(Percentage of Base Density) (Based on Base Density)
5 %* 20 %*
6 %~ 22.5 %*
7 %* 25 %*
8 %* 27.5 %*
9 %* 30 %*
10 %* 32.5 %*
11 %* 35 %*
12%* 37.5%*
13%* 40%*
14%* 42.5%*
15%* 45%*
16%* 47.5%*
17%* 50%*

*EXisting set-aside chart as listed in Section 12.22-A,25 of the LAMC

For the subject property, a 35 percent by-right density bonus would allow for 77 units (equal
to an increase of 19.95 rounded up to 20 units beyond the 57-unit base density) to be
constructed on the project site. As illustrated in Table 1 above, in order to qualify for the 35
percent by-right density bonus, the project would be required to set aside 11 percent of the
base density, or seven (7) units, for Very Low Income Households. The applicant is seeking
an additional 15 percent density bonus (for a total of a 50% density bonus from the base
density) through a Conditional Use to allow for a total of 86 dwelling units, representing an
increase of nine (9) units beyond what would otherwise be permitted through the by-right 35
percent density bonus. In order to obtain the additional requested 15 percent density bonus,
as shown in Table 1, the project must set aside at least 17 percent of the base density, equal
to 10 units, for Very Low Income households in exchange for the requested Density Bonus.
As such, the Density Bonus request results in seven (7) affordable units and the Conditional
Use request results in an additional three (3) units for a total of 10 affordable units.

7. The project meets any applicable dwelling unit replacement requirements of the
California Government Code Section 65915(c)(3).

The project proposes the demolition of an existing auto-shop with adjoining surface level
parking lot. Per the SB 330 Determination Letter dated December 22, 2021, there are no
replacement units on the project site. Therefore, the project will meet the applicable dwelling
unit replacement requirements of the California Government Code Section 65915(c)(3).

8. The project’s Restricted Affordable Units are subject to a recorded affordability
restriction of 55 years from the issuance of the Certificate of Occupancy, recorded in a
covenant acceptable to the Housing and Community Investment Department, and
subject to fees as set forth in Section 19.14 of the LAMC.
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The proposed project has been conditioned to record a covenant for affordability restriction of
a period of 55 years from the issuance of the Certificate of Occupancy, to the satisfaction of
the Housing and Community Investment Department, and subject to fees as set forth in
Section 19.14 of the LAMC.

9. The project addresses the policies and standards contained in the City Planning
Commission’s Affordable Housing Incentives Guidelines.

The City Planning Commission approved the Affordable Housing Incentives Guidelines (under
Case No. CPC-2005-1101-CA) on June 9, 2005. The Guidelines were subsequently approved
by the City Council on February 20, 2008, as a component of the City of Los Angeles Density
Bonus Ordinance. The Guidelines describe the density bonus provisions and qualifying
criteria, incentives available, design standards, and the procedures through which projects
may apply for a density bonus and incentives. HCIDLA utilizes these Guidelines in the
preparation of Housing Covenants for Affordable Housing Projects. The Guidelines prescribe
that the design and location of affordable units be comparable to the market rate units, the
equal distribution of amenities, HCIDLA monitoring requirements, affordability levels, and
procedures for obtaining HCIDLA sign-offs for building permits.

The project will result in 86 new dwelling units, of which 10 will be reserved for Very Low
Income Household occupancy and the remainder will be offered as market rate units. In order
to ensure that there is equal distribution of amenities, the project has been conditioned to
provide the private balconies in accordance with the requirements of the LAMC. All residents
of the proposed project will have access to all common open space amenities within the
building and each unit will have adequate private open space. The restricted units will comply
with affordability requirements in the Guidelines set forth by HCIDLA in conformance with US
Department of Housing and Urban Development (HUD). Additionally, as part of the building
permit process, the applicant will execute a covenant to the satisfaction of HCIDLA who will
ensure compliance with the Guidelines. Therefore, the project will address the policies and
standards contained in the Guidelines.

Conditional Use Findings - Alcohol
10. The proposed use will not adversely affect the welfare of the pertinent community.

The Conditional Use permit for the sale of a full-line of alcoholic beverages for on and off-site
consumption within two establishments located at the ground floor of the proposed mixed-use
development will not adversely affect the welfare of the community. The subject property is
zoned [Q]C2-1VL, which allows for commercial uses. The subject site with a frontage along
Sunset Boulevard enhances the character of the area and provides an additional service to a
residential mixed-use. The additional service of a full-line of alcoholic beverages will be
convenient for on-site residents and walking distance from the surrounding neighborhood and
visitors in the area. The proposed development will continue to positively impact the financial
health of the property and improve the economic vitality of the area via increased tax revenue.

Conditional authorization for the sale of a full-line of alcoholic beverages for on and off-site
consumption is allowed through the approval of the City Planning Commission , subject to
certain findings. Given the scope of the conditions and limitations established herein, the
surrounding land uses will not be significantly impacted by any of the proposed conditional
uses. Negative impacts commonly associated with the sale of alcoholic beverages, such as
criminal activity, public drunkenness, and loitering are mitigated by the imposition of conditions
requiring responsible management and deterrents against loitering. Employees will undergo
training on the sale of alcoholic beverages, including training provided by the Los Angeles
Police Department Standardized Training for Alcohol Retailers (STAR) Program. Additionally,
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11.

12.

other conditions related to excessive noise, noise prevention, and litter will safeguard the
residential community. Therefore, will the imposition of such conditions, the sale and
dispensing of a full line of alcoholic beverages at this location will not adversely affect the
welfare of the pertinent community.

The granting of the application will not result in an undue concentration of premises
for the sale or dispensing for consideration of alcoholic beverages, including beer and
wine, in the area of the City involved, giving consideration to applicable State laws and
to the California Department of Alcoholic Beverage Control's guidelines for undue
concentration; and also giving consideration to the number and proximity of these
establishments within a one thousand foot radius of the site, the crime rate in the area
(especially those crimes involving public drunkenness, the illegal sale or use of
narcotics, drugs or alcohol, disturbing the peace and disorderly conduct), and whether
revocation or nuisance proceedings have been initiated for any use in the area.

According to the California Department of Alcoholic Beverage Control (ABC) licensing criteria,
there are 22 alcohol consumption licenses allocated to the census tract (Census Tract
1954.00).

Within 600 feet from the subject site there are seven other establishments with active alcohol
licenses from the California Department of Alcoholic Beverage Control (ABC) and there are
zero establishments with alcohol licenses between 600 feet and 1,000 feet from the subject

property.

According to statistics provided by the Los Angeles Police Department’s Central Los Angeles
Division Unit, within the Crime Reporting District. 1171, which has jurisdiction over the subject
property, a total of 151 crimes were reported in 2020, including 99 for Part | and 51 for Part Il
Arrests, compared to the Citywide average of 170 crimes and arrests, and compared to the
High Crimes average of 141 crimes for the same reporting period.

Alcohol-related Part Il crimes reported by LAPD include, Narcotic Drug Laws (0), Liquor Laws
(0), Public Drunkenness (2), Disturbing the Peace (0), Disorderly Conduct (0), and Driving
Under the Influence (1).

The proposed mixed-use residential development is 84,662 square-feet with 86 total
residential units and 8,353 square feet of commercial floor area will provide the sale of a full-
line of alcoholic beverages for on and off-site consumption as an incidental purchase to other
goods including dining options, therefore the approval of the subject Conditional Use Permit
will not provoke a higher crime rate. In this case, the project will continue to provide a unique
amenity to workers, visitors, and residents. The project will also continue to enhance the
physical environment and, as conditioned, will not negatively impact the area.

As a primary use for a residential building, the project alone is unlikely to have a significant
impact on local crime. The City Planning Commission has also incorporated numerous
operational conditions to the grant that address noise, safety, and security to ensure the
proposed use is conducted with due regard for surrounding properties and to reduce any
potential crime issues or nuisance activity. Therefore, the granting of the request herein will
not result in undue concentration.

The proposed use will not detrimentally affect nearby residentially zoned communities
in the area of the City involved, after giving consideration to the distance of the
proposed use from residential buildings, churches, schools, hospitals, public
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playgrounds and other similar uses, and other establishments dispensing, for sale or
other consideration, alcoholic beverages, including beer and wine.

The project site is zoned for commercial uses and will continue to be a utilized as such with
the restaurant use. The following sensitive uses are located within a 1,000-foot radius of the
site:

Sensitive Uses

N/A

Alcohol Uses

Daisy’s Market 3216 Sunset Boulevard
All Day Baby 3200 Sunset Boulevard
Spoon and Pork 3131 Sunset Boulevard
Diablo 3129 Sunset Boulevard
Los Globos 3040 Sunset Boulevard

Consideration has been given to the distance of the subject establishment from the above-
referenced sensitive uses. The grant has been well conditioned, which would protect the
health, safety, and welfare of the surrounding neighbors. The potential effects of excessive
noise or disruptive behavior have been considered and addressed by imposing conditions
related to noise and loitering. The project is consistent with the zoning and in keeping with the
existing uses adjacent to the development. This project will contribute to the neighborhood
and will serve the neighboring residents and the local employees as well as visitors. Therefore,
as conditioned, the project will not detrimentally affect residentially zoned properties or any
other sensitive uses in the area.

SITE PLAN REVIEW FINDINGS

13. The project is in substantial conformance with the purposes, intent and provisions of
the General Plan, applicable community plan, and does not conflict with any applicable
regulations, standards, and any applicable specific plan.

The project site is located within the Silver Lake-Echo Park-Elysian Valley Community Plan,
which is one of 35 Community Plans which together form the land use element of the General
Plan. The Community Plan designates the site for General Commercial land uses
corresponding to the C Zone. The project site is zoned [Q]C2-1VL and is thus consistent with
the existing land use designation. The subject property is not located within the boundaries of
and is not subject to any specific plan or community design overlay.

The proposed project conforms to the following goals, objectives and policies of the
Community Plan:

Goal 1: A safe, secure, and high quality residential environment for all community
residents.

Objective 1.1: To provide for the preservation of existing housing and for the
development of new housing to meet the diverse economic and
physical needs of the existing residents and projected population of
the Plan area to the year 2010.



Case No. CPC-2021-2035-DB-CU-CUB-SPR-HCA F-15

Policy 1.1.2: Protect the quality of residential environment and the appearance
of communities with attention to site and building design.

Objective 1.4: To promote the adequacy and affordability of multiple-family housing
and increase its accessibility to more segments of the population.

Policy 1.4.1: Promote greater individual choice in type, quality, price and location
of housing.

The project is a residential development with 10 units restricted for families or persons of Very
Low Income and maximizes the property’s development potential. The project’s Very Low
Income and market rate units satisfy both the needs of affordable housing as well as the City’s
need for more housing overall. The project will result in the net addition of 10 covenanted
affordable dwelling units in a community in-need of more affordable housing.

The project is further consistent with other elements of the General Plan, including the
Framework Element, the Housing Element, and the Mobility Element. The Framework
Element was adopted by the City of Los Angeles in December 1996 and re-adopted in August
2001. The Framework Element provides guidance regarding policy issues for the entire City
of Los Angeles, including the project site. The Framework Element also sets forth a Citywide
comprehensive long-range growth strategy and defines Citywide polices regarding such
issues as land use, housing, urban form, neighborhood design, open space, economic
development, transportation, infrastructure, and public services. The project supports the
following goal and objective 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.

The project enhances the quality of life for the City’s existing residents by providing a modern
and upgraded residential structure in an area that would benefit from new housing supply.
The increased density is compatible with the nearby surrounding area. The project is located
along Sunset Boulevard, a major commercial boulevard with multiple transit options.
Residents will be able to utilize transit and are within walking distance to grocery stores,
department stores, and various restaurants.

The Housing Element of the General Plan will be implemented by the recommended action
herein. The Housing Element is the City’s blueprint for meeting housing and growth
challenges. It identifies the City’s housing conditions and needs, reiterates goals, objectives,
and policies that are the foundation of the City’s housing and growth strategy, and provides
the array of programs the City has committed to implement to create sustainable, mixed-
income neighborhoods across the City. The Housing Element includes the following
objectives and policies relevant to the instant request:

Goal 1: Housing Production and Preservation.

Objective 1.1: Produce an adequate supply of rental and ownership housing in order
to meet current and projected needs.
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Policy 1.1.2: Expand affordable rental housing for all income groups that need
assistance.

Policy 1.2.2: Encourage and incentivize the preservation of affordable housing,
including non-subsidized affordable units, to ensure that demolitions and
conversions do not result in the net loss of the City stock of decent, safe, healthy
or affordable housing.

Goal 2: Safe, Livable, and Sustainable Neighborhoods.

Objective 2.2: Promote sustainable neighborhoods that have mixed-income housing,
jobs, amenities, services and transit.

Objective 2.5: Promote a more equitable distribution of affordable housing
opportunities throughout the City.

Policy 2.5.2: Foster the development of new affordable housing units citywide and
within each community plan area.

The project provides 86 total units, including 10 units affordable for Very Low Income
Households or individuals. In doing so, the project promotes the objectives of the Housing
Element by adding to the City’s housing stock and contributing to the need for mixed-income
housing. The project site is currently developed with an auto-shop with a surface level parking
lot. The project will expand affordable rental housing while utilizing the property to its full
potential, resulting in a net gain of 86 units to the City’s housing stock. It is within close
proximity to various major employment and retail centers, along with several major
transportation lines, thereby connecting residents to jobs, amenities, services, and transit.

The Mobility Element of the General Plan, also known as Mobility Plan 2035, provides policies
with the ultimate goal of developing a balanced transportation network for all users. The
project supports the following policies of the Mobility Element:

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 5.2: Support ways to reduce vehicle miles traveled (VMT) per capita.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel
sources, new mobility technologies, and supporting infrastructure.

The project proposes a residential development that will provide 86 market-rate units and 10
units reserved for Very Low-Income Households. Accordingly, the project fulfills the
Community Plan, Framework Element, and Housing Element goals and objectives of
providing quality housing for all persons in the community, including those who otherwise
might not be housed. The project utilizes development incentives to provide a higher number
of residential units than would otherwise be permitted, thereby facilitating the creation of a
higher number of affordable units and addressing the need for affordable housing in the City.
Additionally, the project is a Density Bonus development located along Sunset Boulevard a
commercial boulevard well-served by transit. Thus, the project will contribute towards the
creation of sustainable neighborhoods and a reduction in vehicle trips and VMT.

In addition, the project has been conditioned to comply with the electric vehicle requires of
state law. The project has also been conditioned to provide solar infrastructure. Together,
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these conditions further support applicable policies in the Health and Wellness Element, Air
Quality Element, and Mobility Element of the General Plan by reducing the level of
pollution/greenhouse gas emissions, ensuring new development is compatible with alternative
fuel vehicles, and encouraging the adoption of low emission fuel sources and supporting
infrastructure. These conditions also support good planning practice by promoting overall
sustainability and providing additional benefits and conveniences for residents, workers, and
visitors.

The project contributes to and furthers several applicable goals, objectives, and policies of the
plans that govern land use and development in the City. Therefore, the project substantially
conforms with the purpose, intent, and provisions of the General Plan and the Silver Lake-
Echo Park-Elysian Valley Community Plan.

That 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 neighboring properties.

The arrangement of the proposed development is consistent and compatible with existing and
future development in neighboring properties. The subject site is located within the Silver
Lake-Echo Park-Elysian Valley Community Plan along Sunset Boulevard. The immediate
surrounding properties consist of multi-story residential buildings and commercial uses.

The proposed project will include 86 residential units of which 10 will be set aside for Very
Low Income Households. The project includes one (1) parking level with 69 automobile
parking spaces. The subject property is one parcel of land totaling 22,449 square feet.

Height, Bulk and Setbacks

The proposed building reaches a maximum height of 83 feet 10 inches with seven (7)-stories
as permitted by a request for an increase in height and stories to deviate from the underlying
zoning regulations as further described in the findings above. The site setbacks are regulated
by the C and R4 zones. The required front yard along Sunset Boulevard is zero feet, the
required side yard setbacks is 10 feet and the rear yard setback is 19 feet. The project will
provide a zero front yard setback along Sunset Boulevard, a zero side yard setback, and a
zero rear yard setback.

Additionally, on August 14, 2019, the Director of Planning approved a Transit Oriented
Communities Affordable Housing Incentive Program and Site Plan Review (Case No. DIR-
2019-1957-TOC-SPR) for a project including 104 dwelling units with nine (9) reserve for
Extremely Low Income (ELI) households, located at 3301-3327 West Sunset Boulevard.

As such the proposed project will be compatible with surrounding residential uses and support
access to services readily available within adjacent commercially-zoned corridors by
redeveloping an auto-shop use with much needed housing in the City of Los Angeles, in a
design and configuration compatible with the adjacent variety of housing types including multi-
story residential buildings and mixed-use residential buildings to the north, east and south.

Off-Street Parking Facilities/Loading Areas
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15.

A total of 69 automobile parking spaces and 83 bicycle parking spaces will be provided as
part of the proposed development per LAMC Section 12.21-A,4(d).

Pursuant to LAMC Section 12.21.A.4 the proposed project is required to provide 109
residential parking spaces for 14 studios, 49 one (1)-bedroom units, and 23 two (2)-bedroom
units. The applicant is requesting an off-menu incentive to permit zero residential parking
spaces pursuant to LAMC Section 12.22.A(g)3; and Pursuant to LAMC Section 12.21.A.4 the
proposed project is required to provide 50 commercial parking spaces for 8,353 square feet
of commercial floor area. The applicant is requesting an off-menu incentive to permit zero
commercial parking spaces pursuant to LAMC Section 12.22.A(g)3.

All vehicular access to the project site will be from Sunset Boulevard. The driveway will provide
access to the entrance of the at-grade parking garage. The driveway access consistent with
all applicable code requirements. None of the proposed parking will be visible from the street.
This on-site amenity allows the project to be self-contained and compatible with existing and
future development.

Lighting

Lighting for the proposed project has been conditioned to be designed and installed with
shielding, such that the light source cannot be seen from adjacent residential properties, the
public right-of-way, nor from above. Therefore, the lighting will be compatible with the existing
and future developments in the neighborhood.

On-Site Landscaping

Various types of vegetation and trees are integrated into the landscape design of the
development to enhance common space areas such as the roof terraces and to buffer from
neighboring properties. The proposed project's landscaping creates a pedestrian-friendly
ground floor that helps unify and bolster continuity between the neighborhood and the project
site as a whole along Sunset Boulevard. Additionally, perimeter landscaping will provide a
privacy buffer and screening between the subject development and the adjoining properties.
Therefore, the on-site landscaping will be compatible with the existing and future
developments in the neighborhood.

Trash Collection

The project will include centralized on-site trash collection for both refuse and recyclable
materials, in conformance with the LAMC. Compliance with these regulations will allow the
project to be compatible with existing and future development. Additionally, all trash and
recycling areas are conditioned to be enclosed and not visible to the public. Trash collection
will occur within a loading zone. The trash room is not visible from the public right-of-way.
Therefore, as proposed and conditioned, the project is compatible with existing and future
development on neighboring properties.

As described above, 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 will be compatible
with existing and future development on adjacent and neighboring properties.

That any residential project provides recreational and service amenities in order to
improve habitability for the residents and minimize impacts on neighboring properties.
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The proposed project will include 14 studios, 49 one-bedroom units, and 23 two-bedroom
units. The project provides a number of indoor and outdoor common area amenities
throughout the facility. The project will provide commercial uses and a lobby on the first floor,
leasing offices on the second floor, a lounge room, coworking office room, and fithess room
on the third floor and an additional coworking office room on the seventh floor, as well as a
roof deck with outdoor furniture.

As described above, many services that the facility’s residents require are provided on-site;
thus, minimizing impacts on neighboring properties.

The combination of these various recreational features and design features would provide
adequate amenities for the building residents, and minimize any impacts on neighboring
properties.

ADDITIONAL MANDATORY FINDINGS
16. The National Flood Insurance Program rate maps, which are part of the Flood Hazard

Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have been
reviewed and it has been determined that this project is located in a 500-year Flood Zone.
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PROJECT INFORMATION

Site Address:
3225 Sunset Blvd, Los Angeles
OWNERSHIP LANDSCAPE RESIDENTIAL DENSITY
Allowable Unit# (400 sf/unit per C2-1): 22,500 sf / 400 = 57 = 57 units
. (Gross area includes one-half alley area)
?gzgsSE;rmgf V\I;I:j LL(L)S Angeles gz';u%;]ﬁasclf N GROUP Proposed Density with Off menu Incentives: 57 units x 1.509 = 86.0 = 86 units

CA 90015

Palos Verdes Estates, CA 90274

Proposed:

86 total units

DWELLING UNITS

Contact; Contact: Dirk John Gaudet
Phone: Phone: 310.828.4908
ARCHITECT
MVE+PARTNERS
888 S. Figueroa St, Suite 21
Los Angeles, CA 90017
Contact: Sherwin Pineda,
Phone: 213.805.7600
ZONE
ADDRESS: 3209, 3211, 3213, 3215, 3217, 3221, 3223, 3227
Sunset Blvd, Los Angeles CA 90026
APN: 5426-005-002, 5426-005-003,
5426-005-004, 5426-005-005
Zone: [QIC2-1VL
Designation: General Commercial

Zoning Information:  ZI-2452 Transit Priority Area in the City of Los Angeles

Studio 14 Units
1 Bedroom 49 Units
2 Bedroom 23 Units
Total 86 Units
PARKING

REQUIRED

Residential

Studio 14 units x 1 stall/unit = 14 Spaces
1 Bedroom 49 units x 1 stall/unit = 49 Spaces
2 Bedroom 23 units x 2 stall/unit = 46 Spaces
Total 109 Spaces
Total Required after 100% DB Incentive 0 Spaces

Retail/ Commercial

PROJECT DESCRIPTION

THE PROJECT CONSIST OF (2) LEVELS OF TYPE IA CONSTRUCTION - GROUND

FLOOR RETAIL, PARKING & LOBBY
RESIDENTIAL UNITS.

UNDER (5) LEVELS OF TYPE IIIA CONSTRUCTION

LEGAL DESCRIPTION

PARCEL 1: LOTS 2 THROUGH 10 INCLUSIVE OF TRACT NO. 5036, IN THE CITY OF
LOS ANGELES, AS PER MAP RECORDED [N BOOK 53 PAGES 12 TO 14 OF MAPS, IN
THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY

LOT AREA :

Lot Area (Zimas):

LOT 3-10 - 2,502.5 SF EACH

LOT 2 - 2408.1 SF

Lot Area (ALTAINSPS)  22,449.5 SF

SETBACKS

REQUIRED (Per LA MUNICIPAL ZONING CODE CP-7150)

For commercial portions:

For residential portions:
Front Setback (Sunset):
Side Setback (North):
Side Setback (South):
Rear Setback (East):

PROVIDED

For commercial portions: None

For residential portions:
Front Setback (Sunset):
Side Setback (North):
Side Setback (South):
Rear Setback (East):

0-0"
1-0"
1-0"
2-0"

0-0"
0-0"
0-0"
0-0"

FLOOR AREA

Allowable Floor Area

Allowable FAR with Off-menu Incentive

Total Proposed Floor Area
Residential
Retail / Commercial

33,750 sf (1.5 FAR Base)
84,662 sf (3.76 FAR)
84,662 sf (3.76 FAR)
76,309 sf

8,353 sf

HEIGHT

Height District 1VL - Max. Height Allowed: 45'-0"

Proposed Building Height:

Number of stories allowed:
Number of stories proposed:

* 83'_ 10“

* (to top of highest parapet but may
not include roof appurtenances
allowed by code, measured from
lowest grade point on site )

3 Stories
7 Stories

Retal 1 813 sf @ 4/1000 = 4 Spaces
Retail 2 7765t @ 4/1000 = 4 Spaces
Retail 3 857 sf @ 4/1000 = 4 Spaces
Office 4,000sf @ 411000 = 16 Spaces
Restaurant 2168 sf @ 10/1000 = 22 Spaces
Total 50 Spaces
Total Required after 100% DB Incentive 0 Spaces
PROPOSED

Park Plus Automated Parking System 57 Spaces
Standard 8 Spaces
ADA Space 3 Spaces
Compact 1 Space
Total 69 Spaces
BICYCLE PARKING

REQUIRED

Residential Short Term Long Term
1-25 (25 Units) 3 25

26-100 (61 Units) 4 4
101-200 (0 Units) 0 0

201+ (0 Units) 0 0
Subtotal [ 66
Commercial Short Term Long Term
8,353 SF Retail/Restaurant 5 5
Subtotal ) 5

Total 12 "
PROPOSED

Residential 7 66
Commercial / Retail 5 5

Total 12 4
OPEN SPACE

REQUIRED (Per LAMC 12.21-G) UNIT COUNT OPEN SPACE
Studio 14 Units 1,400 sf
(100 sf. Required per Unit) .

1 Bedroom 49 Units 4,900 sf
(100 sf. Required per Unit) .

2 Bedroom 23 Units 2,875 sf
(125 sf. Required per Unit) _

Total Open Space Required 86 Units 9,175 sf
Total OS Required after 24% per DB Incentive 6,973 sf
PROPOSED

(Outdoor OS - Min. 50% of required Open Space):

Roof Terraces 3,930 sf
(Indoor open space max. 25% of required total):

Amenity Rooms (Lounge & Fitness) 1,740 f
Private Balconies & Decks 1,350 sf
Total Proposed Open Space 7,020 f
Total Planted Area (25% of Outdoor Common Open Space) 983 s
TREES

REQUIRED (1 per 4 Units) 22 Trees
PROPOSED (1 per 4 Units) 22 Trees

T S LA Sl
‘L'.JM]"I Rl B

;, ‘:

- L
=

N — "

G ®

SHEET INDEX

AO0.1 PROJECT DATA

A0.2 PLOT PLAN

A0.3 EXISTING SITE CONTEXT
A0.4 OPEN SPACE ANALYSIS
A0.5 FLOOR AREA RATIO ANALYSIS
A0.6 SHADOW STUDIES

A1A1 LEVEL 1

A1.2 LEVEL 2

A1.3 LEVEL 3

A14 LEVEL 4

A1.5 LEVEL 5-6

A1.7 LEVEL 7

A1.8 LEVEL ROOF

A2.1 ELEVATION

A2.2 ELEVATION

A2.3 ELEVATION

A2.4 PERSPECTIVE VIEWS

A3.1 BUILDING SECTION

A3.2 BUILDING SECTION

LO1 LEVEL 1 LANDSCAPE PLAN
LO2 LEVEL 2 LANDSCAPE PLAN
LO3 LEVEL 6 LANDSCAPE PLAN

PROJECT DATA
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SITE DESCRIPTION

LEGAL DESCRIPTION

PARCEL 1: LOTS 2 THROUGH 10 INCLUSIVE OF TRACT NO. 5036, IN THE CITY OF

L 4-STORY BUILDING

LOS ANGELES, AS PER MAP RECORDED IN BOOK 53 PAGES 12 TO 14 OF MAPS, IN (218.90')
THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY
—— EXISTING POWER POLES TO REMAIN EXISTING POWER
ZONE EXISTING RETAINING WALL AND POLES TO REMAIN
FOOTING TO REMAIN
o PROPERTY LINE \
ADDRESS: 3209, 3211, 3213, 3215, 3217, 3221, 3223, 3227 T T —— s e - — ol — — - — — - — - e e s S — - e— [
Sunset Blvd, Los Angeles CA 90026 ' —_—————————— R
APN: 5426-005-002, 5426-005-003,
5426-005-004, 5426-005-005
Zone: [QIC2-1VL
Designation: General Commercial (E) WALL TO BE
Zoning Information:  ZI-2452 Transit Priority Area in the City of Los Angeles 0 DEMOLISHED
' |
DWELLING UNITS '
EXISTING 2-STORY | |
Studio 14 Units BUILDING  , 0
1 Bedroom 49 Units TO BE DEMOLISHED '
2 Bedroom 23 Units PROPERTY |
Total 86 Units LINE !
ROOF | 0
PARKING | 0
| PROPERTY LINE
REQUIRED I/
Residend PROJECT SITE !
Studio 14 units x 1 stall/unit = 14 Spaces = C2 1 V L ) | —
1 Bedroom 49 units x 1 stall/unit = 49 Spaces e} - | ©
2 Bedroom 23 units x 2 stalllunit = 46 Spaces S [Q] / S
Total 109 Spaces I
Total Required after 100% DB Incentive 0 Spaces dad el el /
/ |
Retaill Commercial / |
Retail { 813sf @ 4/1000 = 4 Spaces (
Retail 2 776sf @ 4/1000 = 4 Spaces I
g?ftall 3 857 sf @ 411000 = 4 Spaces [ |
Ice 4,000 sf @ 4/1000 = 16 Spaces - - -
Restaurant 2,168 sf @@10/1000 =2 sﬁm /. STORY BUILDING = ROOF TERRACE |
Total 50 Spaces | (LEVER 6)
Total Required after 100% DB Incentive 0 Spaces e e e e | | I
l ' _
! ! j
PROPOSED ! |
Park Plus Automated Parking System 57 Spaces | Otdoor -
Standard 8 Spaces 1-STORY BUILDING I Transformer -
ADA Space 3 Spaces [ =
Compact 1 Space [
Total 69 Spaces |
‘ H H H ‘ " H H H ‘ I: :l‘ ‘ H H H ‘ ‘ _ i ‘ 1 N | A 111 355 23|
/ L o [ — L ’
OPEN SPACE T SANNENS: | Wi S ) uf 3y :
% o — PEDESTIRAN o T _, + PEDESTIRAN o - - ® | ( j 1
REQUIRED (Per LAMC 12.21-G) UNIT COUNT OPEN SPACE /,@ ETAIL - 7 RETAIL O © - Z
. ACCESS ACCESS — PEDESTRIAN LOBBY VEHICULAR
Studio 14 Units 1400 sf J‘ 2 / ACCESS ACCESS (E) PALM TREE TO BE REMOVED
(100 sf. Required per Unit) BIKE RACKS BIKE RACKS L BIKE RACK — ' oAqn
| 30'-0 25'- 11
1 Bedroom 49 Unis 4900 f (E) POWER POLE (TOTAL OF 12) (E) POWER POLE
(100 sf. Required per Unit) , (E) PALM TREE
2Bedroom | 23 Units 2875 sf = TO REMAIN EXISTING TREES TO
(125 sf. Required per Unit) _ = BE REMOVED OR
Total Open Space Required 86 Units 9,175 of o RELOCATED
Total OS Required after 24% per DB Incentive 6,973 sf N
oo
PROPOSED ~ (225.02")
(Outdoor OS - Min. 50% of required Open Space):
Roof Terraces 3,930 sf
(Indoor open space max. 25% of required total):
Amenity Rooms (Lounge & Fitness) 1,740 sf SUNSET BOULEVARD
Private Balconies & Decks 1,350 sf C
-~ - -~ -~
Total Proposed Open Space 7,020 sf PUBLIC RIGHT OF WAY
Total Planted Area (25% of Outdoor Common Open Space) 983 f
TREES
REQUIRED (1 per 4 Units) 22 Trees
PROPOSED (1 per 4 Units) 22 Trees
PLOT PLAN N
| 0’ | 8 | 16’ | 32
RERNRN
PROJECT #2020-10159 11/19/2021
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LEGEND

COMMON - OUTDOOR SPACE

COMMON - INDOOR SPACE

- PRIVATE - OPEN SPACE

LEGEND

COMMON - OUTDOOR SPACE

COMMON - INDOOR SPACE

- PRIVATE - OPEN SPACE

LEGEND

COMMON - OUTDOOR SPACE

COMMON - INDOOR SPACE

- PRIVATE - OPEN SPACE

| | | |
| | | |
‘ A 1 AN A ‘ 4l - Z
1T KR L= B
| | ST b \-ijﬁ,u '
FLOOR SUMMARY | — ! FLOOR SUMMARY | ' QUTDOOR; f é | FLOOR SUMMARY
— — —— [ | 8! ol é,§'81 8!: ) }5_ C\l_ T I
E ] & o e S
3 Level 4 6 Level 7
1 Level 1 1" = 40'_0" 1|| = 40"0"
1" =40'-0
COMMON - OUTDOOR SPACE COMMON - OUTDOOR SPACE OPEN SPACE
T — T T T e T e T i g — - —— - — = — — = ) REQUIRED (Per LAMC 12.21-G) UNIT COUNT OPEN SPACE
R COMMON - INDOOR SPACE ‘ | COMMON - INDOOR SPACE Studio 14 nis R
I o Ll L L | - | |_ I ) (100 sf. Required per Unit) 19 Ui 1500 f
' - é “““““““ : ; : 1 Bedroom nits ) S
| | ] | | ] (100 sf. Required per Uni) |
“““““““““““““““ PRIVATE - OPEN SPACE y N S PRIVATE - OPEN SPACE 5 Bedroomm 23 Units 2 875 sf
) R o ‘ : T ‘ (125 sf. Required per Unit) .
- | V | BE H Total Open Space Required 86 Units 9,175 sf
. ‘ ] | ] | Total OS Required after 24% per DB Incentive 6,973 sf
T Ta ﬂ FLOOR SUMMARY I 1 1 _lm—"1 | FLOOR SUMMARY _—
‘ ﬁ | (Outdoor OS - Min. 50% of required Open Space):
- = - - = - - - - - — - = Roof Terraces 3,930 f
Level 2 -
1 ) — 2w (Indoor open space max. 25% of required total):
1" =40-0 4 L1e"v=el 450,_0,, Amenity Rooms (Lounge & Fitness) 1,740 sf
Private Balconies & Decks 1,350 sf
Total Proposed Open Space 7,020 f
Total Planted Area (25% of Outdoor Common Open Space) 983 sf
TREES
L E G E N D REQUIRED (1 per 4 Units) 22 Trees
COMMON -
OUTDOOR PROPOSED (1 per 4 Units) 22 Trees
a4 SF26. 20" COMMON - OUTDOOR SPACE
A =
— - - - == — - = g — - — —f — — -
~© COMMON - INDOOR SPACE
[ ] I AN I N S s e O e
| | | |_ Bl
| - PRIVATE - OPEN SPACE | |
(1|_ /1 ‘ d AN ‘
OMMO . H\ I % % \r% H
NoooR | L ' FLOOR SUMMARY | j B |
2,282 SF FT |
T[] ] ] SN — = —— =
B :
S : ‘ 5 T == N N |
S COMMON -
OUTDOOR Level 6
2 Level 3 1,625 SF 5 1" - 40|_0u

OPEN SPACE ANALYSIS

|0' | 40' | 80’ | 120’

D
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| RETALICOWY i | | tL Al | | “Iu S=R @ji‘ |
1,825 SF = 2,869 SF | | 1 ZEI ‘ IIII_% a
I L - i I I o}*[:o: H © — [
| | a— — — | I Atimses
S I N S S N N U L] Ly L L] N o
Level 5 Level 7
Level 2 5 n = l_ n 7 [1] = I_ "
2 1/32" = 10" 1/32" = 1'-0 1/32" = 1'-0
FLOOR AREA Area Schedule (Residential FAR)
I& _______ JI;I: = —— ﬂ%@ Allowable Floor Area 33,750 sf (1.5 FAR Base) Level Area
\ Allowable FAR with Off-menu Incentive 84,662 sf (3.76 FAR)
| (1 Al N1 NN N I Total Proposed Floor Area 84,662 sf (3.76 FAR) Level 7 12,037 SF
[ Residential 76,309 sf Level 6 14,532 SF
A h | Retail / Commercial 8,353 sf Level 5 14,532 SF
Level 4 14,532 SF
I )
| A A g ~ “~ | Level 3 14,532 SF
I I —Q — L : Area Schedule (Total FAR) Level 2 5209 SF
S mm i | | Level Area Level 1 936 SF
' | Grand total 76,309 SF
I P - Level 7 12,037 SF
| ENEI=T=ENE %@ T ﬁ Level 6 14,532 SF Area Schedule (Retail FAR)
E r1l L sshie it Lovel & 14,552 oF Level Ares
' - - — eve 53
H& o ° i Level 3 14,532 SF Level 2 4,694 SF
Lovel 3 Level 2 9,903 SF Level 1 3,660 SF
3 3o = 10" Level 1 4,595 SF Grand total 8,353 SF
Grand total 84,662 SF

FLOOR AREA RATIO ANALYSIS N

| 0' | |24' | 48’ | 96'
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Winter Solstice 9AM

Summer Solstice 9AM

Spring/Fall Equinox 9AM

Winter Solstice 12PM

Summer Solstice 1PM

Spring/Fall Equinox 12PM
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A2.2

|(l)'IIIIII|8'

|16'

| 32'

EXISTING POWER POLE AT UPPER GRADE EXISTING POWER POLE AT UPPER GRADE EXISTING POWER POLE AT TO
TO REMAN EXISTING RETAINING WALL AND FOOTING TO REMAIN REMAIN
) TO REMAIN 205 - 3" 18- 11"
| T — ‘ .,T . 7v, .,.T 4l _ SRR T L B
| | B | ki | | | B | | kil ] Il 1 |
l | | | | | | | | | | | | | | | | | |
3-0m | | | | | | | | | | | | | | | | | | | | | ELEC. RM [
L | | | | | \ \ \ \ \ \ \ | \ \ 4 \ | | \ \ 402 SF |
PROPERTY LINE | \ \ ! | | \ \ \ \ \ \ \ \ \ \ \ | \ | i ! I
I | | | | | | | | | | | | | | | | | | | | | =
f— ! 1 \ St 1 1 =1 L — J L L J L J =0 [ L J aL L = ,J t ﬁwjr’u L ! L ‘_ u% ‘T ‘ '
N il | | N ] il | o | =— i
W< 16 CARS 16 CARS N 16 CARS 9 CARS |
QT N (ROBOTIC PARKING STRUCTURE]L- |+ ‘ |
(ROBOTIC PARKING STRUCTURE) (ROBOTIC PARKING STRUCTURE) (ROBOTIC PARKING STRUCTURE) | -
| FIRE ACCESS ABOVE FIRE ACCESS ABOVE EVCS | sl 5
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CITY OF LOS ANGELES
DEPARTMENT OF CITY PLANNING

CITY HALL 200 NORTH SPRING STREET LOS ANGELES CA 90012

JUSTIFICATION TO SUPPORT A
" CATEGORICAL EXEMPTION

3225 SUNSET BOULEVARD PROJECT

Case Numbers:
ENV-2021-2036-CE and CPC-2021-2035-DB-CU-CUB-SPR

Project Location: 3209-3227 W. Sunset Boulevard, Los Angeles, CA 90026

Community Plan Area: Silver Lake — Echo Park — Elysian Valley

Council District: 13 — Mitch O’ Farrell

Project Description: The Proposed Project includes the demolition of an existing 13,350 square
foot auto repair facility and surface parking lot for the construction, use, and maintenance of a
seven-story mixed-used residential and commercial building with a total of 82 multi-family
residential units and up to 9,500 square feet of commercial space at the ground floor and second
floor (“Proposed Project”). The Proposed Project would include 14 studio units, 48 one-bedroom
units, and 20 two-bedroom units, 14 percent (8 units) of which would be reserved as Very Low
Income Units. The Proposed Project would include approximately 9,500 square feet of
commercial uses located on the ground floor and second floor, including 2,446 square feet of
retail space, 2,168 square feet of restaurant space, and 4,900 square feet of office space. A total
of 69 residential parking spaces would be provided on the ground level enclosed within the mixed-
use building. A total of 80 bicycle parking spaces would be provided, including 12 short term
parking spaces and 68 long term parking spaces. One full access driveway off of the east side of
W. Sunset Boulevard would provide access to the at-grade residential parking. Additionally, the
Proposed Project would provide 7,020 square feet of total open space (with 5,670 square feet of
common open space and 1,350 square feet of private open space). The Proposed Project would
include 84,662 square feet of total floor area, consisting of 75,286 square feet of residential floor
area and 9,500 square feet of commercial space, resulting in a floor area ratio (FAR) of 3.76:1.

PREPARED FOR: PREPARED BY: APPLICANT:
The City of Los Angeles Parker Environmental Sunset Twins-HH, LLC
Department of City Planning Consultants, LLC

August 2021
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Section 1. Introduction

Project Information

Project Title: 3225 Sunset Boulevard Project
Project Location: 3209-3227 W. Sunset Boulevard

Los Angeles, CA 90026

Project Applicant: Sunset Twins-HH, LLC
C/O Daniel Neman
1525 South Broadway
Los Angeles, CA 90015

Lead Agency: City of Los Angeles
Department of City Planning
200 N. Spring Street, Room 763
Los Angeles, CA 90012

An application for the proposed 3225 Sunset Boulevard Project (“Proposed Project”) has been
submitted to the City of Los Angeles Department of City Planning (“DCP”) for discretionary review.

The following information is being submitted in support of the determination that the proposed
residential and commercial mixed-use development, located at 3209-3227 W. Sunset Boulevard
(“Proposed Project”), qualifies for a Categorical Exemption pursuant to the criteria set forth in
Section 15332 (Class 32 Infill Development Projects) under the California Environmental Quality
Act (CEQA) (P.R.C. 21000-21189.2), and the State CEQA Guidelines (C.C.R. Title 14, Division
6, Chapter 3, 15000-15387).

As presented in the enclosed materials, the Proposed Project meets all of the criteria necessary
to qualify for a CEQA Exemption as a Class 32 (Infill Development Project) pursuant to CEQA
Guideline Sections 15332. Application of these exemptions, as with all categorical exemptions
are limited by certain exceptions to the exemptions identified in Section 15300.2 of the CEQA
Guidelines. As discussed in further detail below, no exceptions apply to the Proposed Project.
Therefore, no further environmental analysis is warranted.
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Section 2. Project Description

A. Project Summary

The Proposed Project includes the demolition of an existing 13,350 square foot auto repair facility
and surface parking lot for the construction, use, and maintenance of a seven-story mixed-used
residential and commercial building with a total of 82 multi-family residential units and up to 9,500
square feet of commercial space at the ground floor and second floor (“Proposed Project”). The
Proposed Project would include 14 studio units, 48 one-bedroom units, and 20 two-bedroom units,
14 percent (8 units) of which would be reserved as Very Low Income Units. The Proposed Project
would include approximately 9,500 square feet of commercial uses located on the ground floor
and second floor, including 2,446 square feet of retail space, 2,168 square feet of restaurant
space, and 4,900 square feet of office space. A total of 69 residential parking spaces would be
provided on the ground level enclosed within the mixed-use building. A total of 80 bicycle parking
spaces would be provided, including 12 short term parking spaces and 68 long term parking
spaces. One full access driveway off of the east side of W. Sunset Boulevard would provide
access to the at-grade residential parking. Additionally, the Proposed Project would provide 7,020
square feet of total open space (with 5,670 square feet of common open space and 1,350 square
feet of private open space). The Proposed Project would include 84,662 square feet of total floor
area, consisting of 75,286 square feet of residential floor area and 9,500 square feet of
commercial space, resulting in a floor area ratio (FAR) of 3.76:1.

The applicant is requesting the following discretionary approval:

e A Conditional Use Permit, pursuant to Los Angeles Municipal Code (LAMC) Section
12.24 U.26., to increase the density greater than the maximum permitted in Section 12.22
A 25. The applicant seeks a density bonus increase of 42.5 percent over the entire Project
Site in order to permit 82 dwelling units in lieu of 57 dwelling units.

e A Density Bonus/Affordable Housing Incentives Determination, pursuant to LAMC
Section 12.22.A.25(c), for a total of 82 residential dwelling units, including 8 Very Low
Income Units. The applicant is requesting two On-Menu Equivalent Off-Menu Incentives
and five Waiver of Development Standards as follows:

o An On-Menu Equivalent Off-Menu Incentive, pursuant to Los Angeles Municipal
Code (LAMC) Section 12.22.A.25(f)(6), for a 20% decrease in the total amount of
required open space, to permit approximately 7,020 square feet of open space in
lieu of the 8,700 square feet required.

o An On-Menu Equivalent Off-Menu Incentive, pursuant to Los Angeles Municipal
Code (LAMC) Section 12.22.A.25(g)(2) for a Rear Yard Setback reduction from 19

feetto 15’-9”".
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o A Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3),
to permit a Floor Area Ratio (FAR) of approximately 3.76:1 in lieu of the maximum
FAR of 1.5:1 permitted under LAMC Section 12.21.1.A.1.

o A Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3),
to permit a maximum height of approximately 81’-10” (7 stories) to the top of the
parapet in lieu of the maximum height of 45 feet (3 stories) permitted in the [Q]C2-
1VL Zone under LAMC Section 12.21.1.A.1.

o A Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3),
for a Side Yard Setback reduction from the required 10 feet to five feet on the 2"
level.

o A Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3),
to permit a 32% reduction in required residential parking and a 100% reduction in
required commercial parking.

e A Conditional Use Permit for the sale of alcohol for onsite consumption in the proposed
restaurant.

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

e Consideration of a Haul Route, pursuant to Section 17.13 of the LAMC, to allow the
import/export of 7,700 cubic yards of earth.

In addition, pursuant to various sections of the LAMC, the applicant will request administrative
approvals and permits from the Building and Safety Department and other municipal agencies for
project construction actions, including but not limited to the following: demolition, excavation,
shoring, grading, foundation, building, haul route, street tree removal, and tenant improvements.

B.  Environmental Setting
1. Project Location

The Project Site is located in the Silverlake — Echo Park — Elysian Valley Community Plan area
within the City of Los Angeles. The Project Site’s location within the City of Los Angeles and the
greater Los Angeles region is depicted in Figure 1, Project Location Map. The Project Site’s
addresses are 3209-3227 W. Sunset Boulevard, Los Angeles, CA 90026. The Project Site
encompasses four parcels and includes approximately 22,500 square feet of lot area (0.52 acres).

The Project Site’s property addresses, Assessor’s Parcel Number (“APN”), land use and lot area
are summarized in Table 1, Summary of the Project Site, below.
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Table 1
Summary of Project Site

Existing Land Lot Area

Address APN Use (square feet)
3209 W. Sunset Boulevard 5426-005-002 Surface Parking Lot 2,481 sf
3211 W. Sunset Boulevard 5426-005-003 Surface Parking Lot 2,502 sf
3213 W. Sunset Boulevard 5426-005-004 Surface Parking Lot 2,502 sf

3215 W. Sunset Boulevard
3217 W. Sunset Boulevard
3221 W. Sunset Boulevard
3223 W. Sunset Boulevard
3225 W. Sunset Boulevard
3227 W. Sunset Boulevard

Automotive Repair
5426-005-005 Facility and Surface 15,015 sf
Parking Lot

Total Gross Area 22,500 sf

Sources: City of Los Angeles Department of City Planning, Zone Information and Map Access System,
website: http://zimas.lacity.org/, accessed January 2021.

The Project Site is generally bound by a one-story commercial building (restaurant) to the north;
W. Sunset Boulevard to the west; a surface parking lot to the south; and multi-family residential
buildings sloped upward to the east.

Primary regional access to the Project Site is provided by the Hollywood Freeway (also referred
to as “US-101"). The Hollywood Freeway generally runs in a north-south direction approximately
one mile south of the Project Site. Local street access is provided by the grid roadway system
surrounding the Project Site. W. Sunset Boulevard, which borders the Project Site to the south,
is a two-way street providing two travel lanes in each direction and is classified as an “Avenue I”
in the City’s Mobility Plan. Street parking is provided along W. Sunset Boulevard with restrictions.

The Los Angeles Metropolitan Transportation Authority (“Metro”) operates multiple bus lines with
multiple bus stops within walking distance from the Project Site with a frequency of service interval
of 15 minutes or less during the morning and afternoon peak commute periods. In the vicinity of
the Project Site, bus stops are primarily located along W. Sunset Boulevard. Bus lines that operate
in the Project Site area include, but are not limited to, Metro 2, Metro 4, Metro 201, Metro 175 and
regional/commuter lines (Metro RapidBus 704).

The Project Site is also situated within easy walking distance to retail, restaurants, entertainment,
and other commercial businesses located along W. Sunset Boulevard and in the Silver Lake —
Echo Park — Elysian Valley area.
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2. Existing Zoning and Overlays
2.1 Zoning and Land Use Designations

Figure 2, Zoning and General Plan Land Use Designations, shows the existing and proposed
zoning and land use designations on the Project Site and in the surrounding area. The LAMC
defines the zoning across the Project Site as “[Q]C2-1VL” with a General Plan land use
designation of General Commercial. The Project Site is located in Height District No. 1VL, which
limits building height for the C2 zone to 45 feet, three stories, and generally limits floor area to an
FAR of 1.5:1.

2.2 Silver Lake — Echo Park — Elysian Valley Community Plan

The Project Site is located within the Silver Lake — Echo Park — Elysian Valley Community Plan
(“Community Plan”) area of the City of Los Angeles. This Community Plan was developed in the
context of promoting a vision of the Silver Lake-Echo Park-Elysian Valley area as a community
that looks at its past with pride and approaches its future with eagerness, while maintaining its
individual identity by: preserving and enhancing the positive characteristics of existing residential
neighborhoods while providing a variety of housing opportunities with compatible new housing;
improving the function, design and economic vitality of the commercial corridors; preserving and
enhancing the positive characteristics of existing development, such as scale, height, bulk,
setbacks and appearance, and uses which together provide the foundation for community identity;
and preserving and promoting the unique arts and cultural community.?

This Community Plan was developed in the context of promoting a vision of the Silver Lake-Echo
Park-Elysian Valley area as a community that looks at its past with pride and approaches its future
with eagerness, while maintaining its individual identity by: preserving and enhancing the positive
characteristics of existing residential neighborhoods while providing a variety of housing
opportunities with compatible new housing; improving the function, design and economic vitality
of the commercial corridors; preserving and enhancing the positive characteristics of existing
development, such as scale, height, bulk, setbacks and appearance, and uses which together
provide the foundation for community identity; and preserving and promoting the unique arts and
cultural community.

City of Los Angeles Department of City Planning, Silverlake — Echo Park — Elysian Valley Community
Plan (pg. 11-2 and 11-3).
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3. Existing Site Conditions

Figure 3, Aerial Photograph of the Project Site and Surrounding Land Uses, shows an aerial view
of the Project Site and identifies the photograph locations of the Project Site and surrounding land
use photographs shown in Figure 4, Photographs of the Project Site.

The Project Site consists of four parcels currently improved with an automotive repair facility
totaling 13,350 square feet of building area and an associated surface parking lot. Additionally,
there are two ingress/egress vehicle driveway to the Project Site located along W. Sunset
Boulevard.

4, Surrounding Land Uses

As shown in Figure 2, the Project Site is in a commercially zoned [Q]C2-1VL area. Properties
immediately bordering the Project Site are either zoned [Q]C2-1VL with a General Plan land use
designation of General Commercial or zoned R2-1VL with a General Plan land use designation
of Low Medium | Residential. The properties surrounding the Project Site include a mix of
commercial uses (including retail, restaurants, and a car wash), multi-family residential, and
surface parking lots. These land uses range in height from one- to three-stories above grade.
Photographs of the land uses immediately surrounding the Project Site are provided in Figure 5.
Below is a description of the existing conditions in the surrounding area.

The Project Site is surrounded by the following land uses:

North:  The Project Site is immediately bordered by a single-story restaurant. This property is
zoned [Q]C2-1VL with a General Plan land use designation of General Commercial
(See Figure 5, View 7). Further north, along W. Sunset Boulevard, is a commercial
corridor that contains a variety of retail, restaurant, and commercial land uses. These
properties are also zoned [Q]C2-1VL with General Plan land use designations of
General Commercial (See Figure 5, View 8).

West: The Project Site is immediately bordered by W. Sunset Boulevard to the west. W.
Sunset Boulevard is a two-way street providing two travel lanes in each direction and is
classified as an “Avenue |” street in the City’s Mobility Plan. Further west, past W.
Sunset Boulevard, is a commercial corridor that contains a variety of retail, restaurant,
and surface parking lots. These commercial properties are zoned [Q]C2-1VL with
General Plan land use designations of General Commercial (See Figure 5, View 9).

East: The Project Site is bordered by an upward slope and multi-family residential buildings
fronting Hamilton Way. These residential properties are zoned R2-1VL with General
Plan land use designations of Low Medium | Residential (See Figure 5, View 10).
Further west, past Hamilton Way, are additional multifamily residential buildings zoned
R2-1VL with General Plan land use designations of Low Medium | Residential.

3225 Sunset Boulevard Project Categorical Exemption City of Los Angeles
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South: The Project Site is immediately bordered by a surface parking lot to the south (See
Figure 5, View 11). Further south, along W. Sunset Boulevard, is a commercial corridor
that contains a variety of retail, restaurant, and residential land uses. These properties
are zoned [Q]C2-1VL and have a General Plan land use designation of General
Commercial (See Figure 5, View 12).
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View 7: From the west side of Sunset Boulevard, looking
east at the commercial property north of the Project Site.

View 9: From the east side of Sunset Bo
northwest at the commercial properties west of the Project
Site.

View 11: From the west side of Sunset Boulevard, looking
east at the surface parking lot and commercial property
south of the Project Site.

Source: Parker Environmental Consultants, February 4, 2021.

Wl PARKER

\) ENVIRONMENTAL CONSULTANTS

View 8: From the west side of Sunset Boulevard, looking
northeast at the commercial properties north of the Project
Site.

View 10: From the west side of Sunset Boulevard, looking
east at the residential properties east of the Project Site.

View 12: From the west side of Sunset Boulevard, looking
southeast at the commercial and residential properties south
of the Project Site.

Figure 5
Photographs of the Surrounding Land Uses
Views 7 - 12




C. Description of Project

1. Project Overview

The Proposed Project includes the demolition of an existing 13,350 square foot auto repair facility
and surface parking lot for the construction, use, and maintenance of a seven-story mixed-used
residential and commercial building with a total of 82 multi-family residential units and up to 9,500
square feet of commercial space at the ground floor and second floor (“Proposed Project”). The
Proposed Project would include 14 studio units, 48 one-bedroom units, and 20 two-bedroom units,
14 percent (8 units) of which would be reserved as Very Low Income Units. The Proposed Project
would include approximately 9,500 square feet of commercial uses located on the ground floor
and second floor, including 2,446 square feet of retail space, 2,168 square feet of restaurant
space, and 4,900 square feet of office space. A total of 69 residential parking spaces would be
provided on the ground level enclosed within the mixed-use building. A total of 80 bicycle parking
spaces would be provided, including 12 short term parking spaces and 68 long term parking
spaces. One full access driveway off of the east side of W. Sunset Boulevard would provide
access to the at-grade residential parking. Additionally, the Proposed Project would provide 7,020
square feet of total open space (with 5,670 square feet of common open space and 1,350 square
feet of private open space). The Proposed Project would include 84,662 square feet of total floor
area, consisting of 75,286 square feet of residential floor area and 9,500 square feet of
commercial space, resulting in a floor area ratio (FAR) of 3.76:1.

A summary of the Proposed Project is provided in Table 2, Proposed Development Program,
below. The plan layout of the Proposed Project is depicted in Figure 6, Plot Plan. The floor plans
are illustrated in Figures 7 through 13.

Table 2
Proposed Development Program

Proposed Floor Area
Land Uses Quantity (square feet)
Proposed Project
Residential
Studio 14
One-bedroom 48 75,286
Two-bedroom 20
Commercial
Retall -- 2,446
Restaurant -- 2,168
Office - 4,900
84,662 sf
TOTAL: 82 (3.76:1 FAR)
Source: MVE Partners, April 20, 2021.
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Level 1 Floor Plan
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Figure 8
Level 2 Floor Plan
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Figure 9
&\ 2 ENVIRONMENTAL CONSULTANTS Level 3 Floor Plan
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Figure 10
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Figure 11
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As shown in Table 2, above, the Proposed Project would include the operation of a seven-story
mixed-use residential and commercial building with a total of 84,662 square feet of floor area,
including 75,286 square feet of residential space and 9,500 square feet of commercial space on
the ground floor and second floor.

2. Floor Area

The Project Site is located in Height District No. 1VL, which limits floor area to an FAR of 1.5:1.
The applicant is requesting a Waiver of Development Standard, pursuant to LAMC Section
12.22.A.25(9)(3), to permit a FAR of approximately 3.76:1 in lieu of the maximum FAR of 1.5:1.
The Proposed Project would include a total of 84,662 square feet of floor area with an approximate
FAR of 3.76:1. With approval of the Waiver of Development Standard, the Proposed Project would
be consistent with the FAR provisions pursuant to the LAMC.

3. Building Height

As stated previously, the Project Site is located in Height District No. 1VL, which limits building
height for the C2 zone to 45 feet and three stories above grade. The applicant is requesting a
Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3), to permit a
maximum height of approximately 81’-10” (seven stories) to the top of the parapet in lieu of the
maximum height of 45 feet (three stories) permitted. With approval of the height incentive per the
Density Bonus Guidelines, the proposed building height would be 81’-10” and seven stories above
grade at the top of the parapet. Therefore, with approval of the Waiver of Development Standard,
the Proposed Project would be within the allowed height, pursuant to the LAMC. Figure 14 and
Figure 15 depict the Proposed Project’s building elevations.

4. Building Setbacks and Stepbacks

LAMC Section 12.14 establishes the front, side and rear yard setbacks for the Proposed Project.
The Proposed Project is not required to provide a front yard setback, however, for all portions of
buildings used for residential purposes, side and rear yard setbacks conforming to the R4 zone
shall be provided and maintained at the floor level of the first story used in whole or in part for
residential purposes. As such, a five foot side yard setback is required with one additional foot for
every floor story above the second level. Additionally, the rear yard setbacks require a minimum
of 15 feet with one additional foot for each story above the third level. As such, the Proposed
Project is required to provide 10-foot side yard setbacks and a 19-foot rear yard setback. As part
of the Density Bonus incentives stated above, the Proposed Project would provide 5-foot side
yard setbacks on the northern and southern property lines, and a 15’-9” rear yard setback along
the eastern property line. As such, the Proposed Project would provide the required front yard,
side yard, and rear yard setbacks and would be consistent with the LAMC, as modified by the
Density Bonus incentives and concessions.
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5. Density

Pursuant to the LAMC Section 12.14.C, portions of buildings erected and used for residential
purposes shall conform to the density requirements of the R4 Zone. As such, residential uses on
the Project Site are limited to one dwelling unit per 400 square feet, or approximately 57 dwelling
units for the Project Site based on an area of 22,500 square feet. The Proposed Project would
set aside 14 percent of the base density (8 units) as restricted for very low income households.
Therefore, the Proposed Project would utilize Conditional Use Permit to request a Density Bonus
greater than 35%. The Proposed Project would request a 42.5 percent density bonus, which
results in an allowable density of 82 units. The Project is proposing a density of 82 dwelling units.
With approval of the Density Bonus, the Proposed Project’s proposed density would be within the
allowed density pursuant to the LAMC.

6. Design and Architecture

The Proposed Project consists of the construction of a seven-story mixed-use residential and
commercial building. The Proposed Project will incorporate subtle design improvements such as
windows, lighting, and landscaping to activate the street frontage. The Proposed Project would
be designed with modern architectural materials, such as cement plaster, fiber cement board, and
aluminum storefront systems.

7. Open Space and Landscaping

The open space requirements and amount of open space proposed for the Proposed Project are
summarized in Table 3, Summary of Required and Proposed Open Space Areas, below. Pursuant
to the LAMC, the Proposed Project would be required to provide 100 square feet of open space
for each residential dwelling unit with less than three habitable rooms (studio units and one-
bedroom units) and 125 square feet of open space for each residential dwelling unit with three
habitable rooms (two-bedroom units). As such, the total amount of open space required by the
LAMC is approximately 8,700 square feet. The applicant is requesting an On-Menu Equivalent
Off-Menu Incentive under the Density Bonus Guidelines to permit a 20 percent decrease in
required open space. As such, the Proposed Project would be required to provide 6,960 square
feet of open space. The Proposed Project would provide 7,020 square feet of open space, which
includes 5,670 square feet of common open space distributed among the courtyard, roof terrace,
fithess center, and lounge and 1,350 square feet of private open space balconies. Figure 16
through Figure 18 depict the proposed open spaces on the Project Site. As part of the open space
requirements, the residential component of the Proposed Project requires planting trees at a rate
of one tree for every four dwelling units for a total of 21 required trees. A such, 21 trees are
proposed on-site, which is consistent with LAMC requirements. With approval of the Density
Bonus, the Proposed Project would be consistent with the open space requirements of the LAMC.
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Source: MVE Partners, February 12, 2021.

Figure 16
ENVIRONMENTAL CONSULTANTS Level 1 Landscape Plan
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Figure 17
Level 2 Landscape Plan
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Table 3
Summary of Required and Proposed Open Space Areas

Required Open Space
LAMC Open Space Requirements Dwelling Units (square feet)
Less than 3 Habitable Rooms (100 sf/du) 2 62 6,200
Equal to 3 Habitable Rooms (125 sf/du) ° 20 2,500
Subtotal: 8,700
Reduction allowed per Density Bonus Guidelines (20%): ¢ (1,740)
TOTAL: 6,960 sf
Proposed Open Space Area Proposed Open Space (square feet)
Courtyard & Roof Terrace 3,930
Amenity Rooms (Lounge & Fitness) 1,740
Private Balconies 1,350
TOTAL: 7,020 sf

Notes: du = dwelling unit; sf = square feet

@ Includes studio and one-bedroom units.

b Includes two-bedroom units.

¢ As an On-Menu Equivalent Off-Menu Incentive pursuant to the Density Bonus Guidelines,
the Proposed Project would be requesting a 20% decrease in required open space.

Source: MVE Partners, April 20, 2021.

8. Access, Circulation, and Parking

Parking for the Proposed Project would be provided in a one-level at grade parking garage.
Vehicular access to the parking structure would be provided via one full-access driveway along
the east side of W. Sunset Boulevard. A summary of the required and proposed vehicle parking
is provided in Table 4, Summary of Required and Proposed Vehicle Parking Spaces.

8.1 Vehicle Parking

Parking for the Proposed Project would be provided in one level of at-grade parking enclosed
within the mixed-use building. One full access driveway off of the east side of W. Sunset
Boulevard would provide access to the at-grade residential and commercial parking.

As shown in Table 4, below, the Proposed Project would be required to provide 102 residential
parking spaces. The applicant is requesting a Density Bonus Incentive to permit a 32% decrease
in required residential parking. As such, the Proposed Project would be required to provide a total
of 69 residential parking spaces in lieu of the required 102 spaces. The Proposed Project would
be required to provide a total of 54 commercial parking spaces. The applicant is requesting a
Waiver of Development Standard to waive the required commercial parking. As such, the
Proposed Project would not be required to provide any commercial parking spaces. The Proposed
Project would provide 69 residential parking spaces located at-grade in the interior of the ground
floor. Therefore, the Proposed Project would conform to the vehicle parking requirements in the
LAMC, as modified by the Density Bonus incentives and concessions.
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Table 4

Summary of Required and Proposed Vehicle Parking Spaces
. . Parking Required Parking
D AU CIENIS Rate | Spaces | Provided
Residential
Less than Three Habitable Rooms 62 du 1 stall per unit 62
More than Three Habitable Rooms 20 du 2 stalls per units 40
Total Required: 102 -
Waiver of Development Standard Reduction (32%): -33
Total Required Residential Parking: 69 69
Commercial
Retail | 2,446 sf 4 stalls per 1,000 sf 12
Office | 4,900 sf 4 stalls per 1,000 sf 20
Restaurant | 2,168 sf 10 stalls per 1,000 sf 22
Commercial Required: 54 -
Waiver of Development Standard Reduction (100%) -54
Total Required Commercial Parking: 0 0
Total On-Site Parking Proposed
Residential: 69
Commercial: 0
TOTAL: 69

Notes:
du = dwelling unit ; sf = square feet
Source: MVE Partners, February 12, 2021.

8.2 Bicycle Parking

The Proposed Project would provide long-term on-site bicycle parking in bicycle storage spaces
located on the second floor and short-term bicycle spaces located in the public right-of-way along
W. Sunset Boulevard. As required by Section 12.21.A.16 of the LAMC, one long-term parking
space is required per the first 25 dwelling units and one long-term parking space is required per
1.5 dwelling units for the remaining 57 dwelling units. The short-term residential parking rate is as
follows: one parking space per 10 dwelling units for the first 25 dwelling units and one parking
space per 15 dwelling units for the remaining 57 units. Commercial parking for long-term and
short-term bicycle parking is as follows: one space per 2,000 square feet. As shown in Table 5,
below, the Proposed Project is required to supply 70 residential bicycle parking spaces and 10
commercial bicycle parking spaces, for a total of 80 bicycle parking spaces. The Proposed Project
will provide 80 bicycle parking spaces. Therefore, the Proposed Project would conform to the
bicycle parking requirements in the LAMC.
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January 1, 2017, requires the use of numerous conservation measures, beyond those required
by Title 24 of the California Administrative Code. The L.A. Green Building Code contains both
mandatory and voluntary green building measures to conserve energy. Among many
requirements, the L.A. Green Building Code requires projects to achieve a 20 percent reduction
in wastewater generation. The Proposed Project would implement the following features to reduce
energy demands and assure maximum environmental quality: proximity to mass transit, in-fill
smart growth, and resource conservation. Therefore, compliance with Title 24 of the California
Administrative Code and the L.A. Green Building Code would reduce the Proposed Project’s
energy consumption.

12.  Anticipated Construction Schedule

For purposes of analyzing impacts associated with air quality, this analysis assumes a Project
construction schedule of approximately 18 months, with final buildout occurring in 2024.
Construction activities would include four main steps: (1) demolition; (2) site preparation; (3)
building construction; and (4) architectural coatings/finishings. 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 LAMC Section 41.40, the
permissible hours of construction within the City are 7:00 A.M. to 9:00 P.M. Monday through
Friday, and between 8:00 A.M. and 6:00 P.M. on any Saturday or national holiday. No construction
activities are permitted on Sundays. The Proposed Project would comply with these restrictions.

1. Demolition

This phase would include the demolition of the existing automotive repair facility and associated
surface parking lot. The demolition phase would be completed in approximately one month.

2. Site Preparation

After the completion of the demolition phase, the site preparation phase for the Proposed Project
would occur for approximately one month and would involve the removal of walls, fences, and
associated debris, as well as the removal of trees. This phase would also include excavation to
ensure the proper base and slope for the building foundations.

3. Building Construction Phase

The building construction phase consists of above grade structures and is expected to occur for
approximately 12 months. The building construction phase includes the construction of the
proposed building, connection of utilities to the buildings, building foundations, laying irrigation for
landscaping, and landscaping the Project Site.

4. Architectural Coatings/Finishing Phase

The finishing/architectural coating phase is expected to occur over approximately four months.
During this phase, interior cabinets and lighting fixtures would be installed, interior and exterior
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wall finishings and paint would be applied, and windows, doors, cabinetry, and appliances would
be installed.

13. Temporary Right-of-Way Encroachment

Construction activities may necessitate temporary lane closures on W. Sunset Boulevard adjacent
to the Project Site on an intermittent basis for utility relocations/hook-ups, delivery of materials,
and other construction activities as may be required. However, site deliveries and the staging of
all equipment and materials would be organized in the most efficient manner possible on-site to
reduce any temporary impacts to the neighborhood and surrounding traffic. Traffic lane and right-
of-way closures, including sidewalks, if required, would be properly permitted by the City agencies
and would conform to City standards.

Although traffic congestion does not constitute an environmental impact for the purposes of CEQA
(8 21099(b)(2); CEQA Guidelines § 15064.3), LADOT requires preparation of a Construction
Management Plan that addresses construction vehicles, prior to the start of any construction work.
The plans shall show the location of any roadway or sidewalk closures, traffic detours, haul routes,
hours of operation, protective devices, warning signs and access to abutting properties. All
construction related traffic shall be restricted to off-peak hours. In accordance with City policy,
pedestrian routes on W. Sunset Boulevard fronting the Project Site will be maintained and
protected from the active construction site. Temporary detours would be coordinated with the City
on an as needed basis.

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 LAMC, the permissible hours of construction within
the City are 7:00 A.M. to 9:00 P.M. Monday through Friday, and between 8:00 A.M. and 6:00 P.M.
on any Saturday or national holiday. The Department of City Planning further restricts the hours
of construction in residential areas to 6:00 P.M. on weekdays. No construction activities are
permitted on Sundays. The Proposed Project would comply with these restrictions.

14. Haul Route

All construction and demolition debris would be recycled to the maximum extent feasible.
Demolition debris and soil materials from the Project Site that cannot be recycled or diverted
would be hauled to the Chiquita Canyon Landfill. In July 2017, the Los Angeles County Board of
Commissioners approved an annual limit intake of combined solid waste and beneficial use
materials (e.g. green waste and compost) not to exceed 3,744,000 tons per year (tpy).2 The
maximum tonnage of any combination of solid waste and other materials received by the facility
for processing, beneficial use materials (including composting) and disposal shall not exceed

County of Los Angeles Department of Public Works, The Countywide Integrated Waste Management
Plan 2018 Annual Report, December 2019 (at page 60).
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12,000 tons on any given day, provided the monthly tonnage capacity shall not be exceeded.?
In 2018, the Chiquita Canyon Landfill had an average disposal intake of 4,560 tons per day.*

Approximately 13,350 square feet of building floor area would be demolished, and approximately
10,010 square feet of surface parking would be removed on the Project Site. The Proposed
Project is anticipated to generate approximately 509 tons of construction and demolition debris
before source reduction and recycling efforts. The Proposed Project would follow all applicable
solid waste policies and objectives that are required by law, statute, or regulation. Under the
requirements of the hauler's AB 939 Compliance Permit from the Bureau of Sanitation, all
construction and demolition debris would be delivered to a Certified Construction and Demolition
Waste Processing Facility.

D. Requested Permits and Approvals

The list below includes the anticipated requests for approval of the Proposed Project. The
Categorical Exemption will analyze impacts associated with the Proposed Project and will provide
environmental review sufficient for all necessary entitlements and public agency actions
associated with the Proposed Project. The discretionary entitlements, reviews, permits and
approvals required to implement the Proposed Project include, but are not necessarily limited to,
the following:

The applicant is requesting the following discretionary approval:

e A Conditional Use Permit, pursuant to Los Angeles Municipal Code (LAMC) Section
12.24 U.26, to increase the density greater than the maximum permitted in Section 12.22
A 25. The applicant seeks a density bonus increase of 42.5 percent over the entire Project
Site in order to permit 82 dwelling units in lieu of 57 dwelling units.

e A Density Bonus/Affordable Housing Incentives Determination, pursuant to LAMC
Section 12.22.A.25(c), for a total of 82 residential dwelling units, including 8 Very Low
Income Units. The applicant is requesting two On-Menu Equivalent Off-Menu Incentives
and five Waiver of Development Standards as follows:

o An On-Menu Equivalent Off-Menu Incentive, pursuant to Los Angeles Municipal
Code (LAMC) Section 12.22.A.25(f)(6), for a 20% decrease in the total amount of
required open space, to permit approximately 7,020 square feet of open space in
lieu of the 8,700 square feet required.

County of Los Angeles Department of Public Works, The Countywide Integrated Waste Management
Plan 2018 Annual Report, December 2019 (at page 60).

County of Los Angeles Department of Public Works, The Countywide Integrated Waste Management
Plan 2018 Annual Report, December 2019 (at page 29).
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o An On-Menu Equivalent Off-Menu Incentive, pursuant to Los Angeles Municipal
Code (LAMC) Section 12.22.A.25(g)(2) for a Rear Yard Setback reduction from 19
feetto 15’-9”.

o A Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3),
to permit a Floor Area Ratio (FAR) of approximately 3.76:1 in lieu of the maximum
FAR of 1.5:1 permitted under LAMC Section 12.21.1.A.1.

o A Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3),
to permit a maximum height of approximately 81’-10” (7 stories) to the top of the
parapet in lieu of the maximum height of 45 feet (3 stories) permitted in the [Q]C2-
1VL Zone under LAMC Section 12.21.1.A.1.

o A Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3),
for a Side Yard Setback reduction from the required 10 feet to five feet on the 2"
level.

o A Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3),
to permit a 32% reduction in required residential parking and a 100% reduction in
required commercial parking.

e A Conditional Use Permit for the sale of alcohol for onsite consumption in the proposed
restaurant.

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

e Consideration of a Haul Route, pursuant to Section 17.13 of the LAMC, to allow the
import/export of 7,700 cubic yards of earth.

In addition, pursuant to various sections of the LAMC, the applicants will also request various
ministerial administrative approvals and permits from the Los Angeles Department of Building and
Safety and other municipal agencies for project construction actions, including but not limited to
the following: demolition, grading, foundation, building and tenant improvements.
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Section 3. Regulatory Framework

A. CEQA Exemptions

The CEQA Guidelines (California Code of Regulations, Title 14, Sections 15300 to 15332) include
a list of classes of projects, which have been determined to not have a significant effect on the
environment, known as Categorical Exemptions. If a project falls within one of these classes, it is
exempt from the provisions of CEQA, and no further environmental review is required. The
Proposed Project includes the construction of a seven-story mixed-use residential and
commercial building. Therefore, the Proposed Project falls under the Class 32 Categorical
Exemption for infill development.

B. Evaluation of Class 32 Criteria

The Class 32 “Infill” Categorical Exemption (CEQA Guidelines Section 15332), hereafter referred
to as the Class 32 Exemption, exempts infill development within urbanized areas for projects that
meet certain criteria. The class consists of environmentally benign projects that are located on
infill lots, are adequately supported by existing public services and infrastructure, and are
consistent with the local General Plan and zoning requirements, and do not result in any
significant traffic, noise, air quality, or water quality impacts. This class of exemption may apply
to residential, commercial, industrial, and/or mixed-use projects. As supported by the information
presented herein, the Project falls under the Class 32 Exemption.

Section 15332. In-Fill Development Projects

Class 32 consists of projects characterized as in-fill development meeting the conditions
described in this section.

(a) The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and regulations.

(b) The proposed development occurs within city limits on a project site of no more than
five acres substantially surrounded by urban uses.

(c) The project site has no value as habitat for endangered, rare or threatened species.

(d) Approval of the project would not result in any significant effects relating to traffic,
noise, air quality, or water quality.

(e) The site can be adequately served by all required utilities and public services.
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Class 32 Criteria

Consistent with the State CEQA Guidelines and the Department of City Planning’s policies for
implementing CEQA, the following assessment provides substantial evidence to support the
determination that the Proposed Project meets the above criteria, pursuant to the Class 32 (Infill
Development) requirements as set forth in Section 15332 of the State CEQA Guidelines.

1. Discussion of CEQA Guidelines Section 15332(a)

The Proposed Project is consistent with the applicable General Plan designation and all
applicable General Plan policies as well as with applicable zoning designation and
regulations.

A significant impact may occur if a project is inconsistent with applicable land use plans or zoning
designations adopted for the purpose of avoiding mitigating an environmental effect. Plan
inconsistencies in and of themselves are not a significant impact on the environment under CEQA.
CEQA recognizes only direct physical changes or reasonably foreseeable indirect physical
changes in the environment.> Further, even if incentives and concessions granted as part of a
Density Bonus result in deviations from General Plan or zoning requirements, those deviations
do not constitute conflicts with those plans or policies (Wollmer v. City of Berkeley, 193 Cal.App.4™"
1329, 1345-46(2011)). As such, the analysis below only addresses those policies that have the
potential to result in physical impacts to the environment.

The Project Site is located within the Silver Lake — Echo Park — Elysian Valley Community Plan
area.

General

The General Plan consists of a series of documents, including the seven State-mandated
elements: Land Use, Mobility, Noise, Safety, Housing, Open Space, and Conservation; and
elements addressing Air Quality, Infrastructure Systems, Public Facilities and Services, Health
and Wellness, as well as the Citywide General Plan Framework Element. The Framework
Element establishes the overall policy and direction for the entire General Plan. It provides a
citywide context and a comprehensive long-range strategy to guide the comprehensive update of
the General Plan’s other mandated and optional elements. The elements that are most applicable
to the Proposed Project are the Framework Element and the Land Use Element.

Framework Element

The Framework Element of the City’s General Plan, adopted in December 1996 and readopted
in August 2001, sets forth general guidance regarding land use issues for the City and defines
citywide policies regarding land use that influence the Community Plans and most of the City’s
General Plan Elements. The Land Use Chapter of the Framework Element provides primary

See Guidelines Section 15064(d)-(e).
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objectives to support the viability of the City’s residential neighborhoods and commercial and
industrial districts, and to encourage sustainable growth in appropriate locations.

The Proposed Project would support and would be generally consistent with the Framework
Element Land Use Chapter. Specifically, the Project would support the needs of the City’s existing
and future residents by providing new residential uses, commercial/retail uses and employment
opportunities. In addition, development of the Project in an area with convenient access to public
transit and opportunities for walking and biking would promote an improved quality of life by
facilitating a reduction of vehicle trips, vehicle miles traveled, and air pollution.

Table 6

Project Consistency with Applicable Objectives and Policies of the Framework Element

Objective / Policy

Project Consistency Analysis

Land Use Chapter

Goal 3A: A physically balanced distribution of
land uses that contributes towards and
facilitates the City’s long-term fiscal and
economic viability, revitalization of
economically depressed areas, conservation
of existing residential neighborhoods,
equitable distribution of public resources,
conservation of natural resources, provision of
adequate infrastructure and public services,
reduction of traffic  congestion and
improvement of air quality, enhancement of
recreation and open space opportunities,
assurance of environmental justice and a
healthful living environment, and achievement
of the vision for a more livable city.

No Conflict. The Proposed Project would include a
mixed-use residential and commercial development that
would front W. Sunset Boulevard, which contains
numerous retail, restaurants, and commercial uses. The
Proposed Project would provide new residential,
commercial/retail uses, and employment opportunities as
well as potential customers to the surrounding existing
businesses, which helps improve the competitiveness of
the commercial area. The applicant is proposing to set
aside 14 percent of its base density for Very Low Income
Units, which places affordable housing on and near
commercial corridors where access to public
transportation and shopping services is convenient,
providing a healthful and more livable environment for
varying segments of the population. Thus, the Proposed
Project would support this objective. Further, compliance
with regulatory compliance measures would ensure that
the buildings maintain a safe, clean, attractive and lively
environment during the Project's construction and
operation. Therefore the Proposed Project is consistent
with this goal.

Objective 3.1: Accommodate a diversity of
uses that support the needs of the City's
existing and future residents, businesses, and
visitors.

No Conflict. The Proposed Project’s residential uses,
including Very Low Income Units, would support the needs
of existing and future residents. The commercial/retail
uses would provide new opportunities for new businesses
or the expansion or relocation of existing businesses; thus,
increasing business opportunities and economy of the
Silver Lake — Echo Park — Elysian Valley CPA. Therefore
the Proposed Project is consistent with this objective.

Policy 3.1.2: Allow for the provision of
sufficient public infrastructure and services to
support the projected needs of the City's
population and businesses.

No Conflict. The Proposed Project is located on an infill
lot that is already adequately served by public
infrastructure. The Project Site is readily accessed via W.
Sunset Boulevard and is adequately supported by utilities
(including water service, sewer service, electrical, and
natural gas), and public services (such as police, fire,
schools, and recreation/parks). Therefore the Proposed
Project is consistent with this policy.

Objective 3.2: Provide for the spatial

No Conflict. The Proposed Project would develop
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Objective / Policy

Project Consistency Analysis

distribution of development that promotes an
improved quality of life by facilitating a
reduction of vehicular trips, vehicle miles
traveled, and air pollution.

residential uses in walking distance to numerous services,
retail, and employment opportunities. Additionally, the
Project Site is located %2-mile of numerous bus routes with
peak commute service intervals of 15 minutes or less. The
location of the Proposed Project encourages a variety of
transportation options, such as walking and biking. Thus,
the location of the Proposed Project would reduce vehicle
miles traveled, promote alternatives to driving, and aim to
improve air quality. Therefore the Proposed Project is
consistent with this objective.

Policy 3.2.3: Provide for the development of
land use patterns that emphasize
pedestrian/bicycle access and use
appropriate locations.

No Conflict. The Proposed Project would encourage
improved access and mobility by providing a mix of
residential and commercial/retail uses on a single site. The
on-site commercial uses would provide employment and
patronage opportunities within walking distance of on-site
residential units and nearby commercial developments
fronting W. Sunset Boulevard. Additionally, the Proposed
Project will promote the use of alternative transportation
by replacing and existing automobile-centric use with a
transit-oriented mixed use development.

Further, the Project Site is located ¥2-mile of numerous bus
routes with peak commute service intervals of 15 minutes
or less. The location of the Proposed Project promotes the
use of a variety of transportation options, which includes
walking, biking, and the use of public transportation. The
Proposed Project would include 80 on-site bicycle parking
spaces. Therefore the Proposed Project is consistent with
this policy.

Objective 3.3: Accommodate projected
population and employment growth within the
City and each community plan area and plan
for the provision of adequate supporting
transportation and utility infrastructure and
public services.

No Conflict. The Proposed Project is estimated to
generate an additional 192 new residents to the Silver

Lake — Echo Park — Elysian Valley Community Plan area’

and an additional 35 employees,7 which would be well
within the projected residential and employment growth in
SCAG’s 2016 RTP/SCS for the City of Los Angeles.
Additionally, the Proposed Project would promote a
pedestrian-oriented environment with options for public
transportation. The Proposed Project would also include
utility infrastructure and would update any infrastructure
improvements, if necessary. Further, the Proposed Project
would be subject to the site plan review requirements of
the LAFD and the LAPD to ensure that all access roads,
driveways and parking areas would remain accessible to
emergency service vehicles and to ensure pedestrian
safety. Therefore the Proposed Project is consistent with
this objective.

Policy 3.3.4: Provide for the siting and design
of new development that maintains the
prevailing scale and character of the City’s
stable  residential  neighborhoods and

No Conflict. The Proposed Project would redevelop the
existing automotive repair facility with the construction of
a mixed-use residential and commercial building on a
Project Site zoned [Q]C2-1VL with a General Plan land

Based on the City of Los Angeles VMT Calculator, January 21, 2021.
Based on the City of Los Angeles VMT Calculator, January 21, 2021.
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Objective / Policy

Project Consistency Analysis

enhance the character of commercial and
industrial districts.

use designation of “General Commercial.” The C2 zone
allows for the proposed mixed-use residential and
commercial uses. The Proposed Project would develop a
mixed-use building that would be visually compatible with
the commercial and residential uses. Therefore, the
Proposed Project would enhance the character of the
surrounding mixed uses and be consistent with this policy.

Goal 3D: Pedestrian-oriented districts that
provide local identity, commercial activity, and
support Los Angeles’ neighborhoods.

No Conflict. The Proposed Project would promote a
pedestrian-oriented environment by providing active
ground floor residential and commercial uses which would
provide new foot traffic for the surrounding retail,
restaurant, and commercial uses. The building’s design
would enhance pedestrian activity in the area. Therefore
the Proposed Project is consistent with this goal.

Policy 3.8.4: Enhance pedestrian activity by
the design and siting of structures in
accordance with Chapter 5 Urban Form and
Neighborhood Design policies of this Element
and Pedestrian-Oriented District Policies.

No Conflict. As discussed above, the Proposed Project
would promote a pedestrian-oriented environment by
providing active ground floor uses that would front W.
Sunset Boulevard. Therefore the Proposed Project is
consistent with this policy.

Goal 3F: Mixed-use centers that provide jobs,
entertainment, culture, and serve the region.

No Conflict. The Proposed Project would include
residential and commercial space that would front the
commercial corridor along W. Sunset Boulevard. The
Proposed Project would provide new residential uses and
commercial employment opportunities as well as potential
customers to the surrounding existing businesses, which
helps improve the economic viability of the commercial
area. The Proposed Project is estimated to generate an
additional 192 new residents to the Silver Lake — Echo
Park — Elysian Valley Community Plan area and an
additional 35 employees. Therefore the Proposed Project
is consistent with this goal.

Objective 3.10: Reinforce existing and
encourage the development of new regional
centers that accommodate a broad range of
uses that serve, provide job opportunities, and
are accessible to the region, are compatible
with adjacent land uses, and are developed to
enhance urban lifestyles.

No Conflict. The Project Site is currently zoned [Q]C2-
1VL with a General Commercial General Plan land use
designation. The Proposed Project would include
commercial/retail space that would provide future and
existing residents with job opportunities. Thus, the
proposed uses are consistent with the zoning and land use
designations. Additionally, the new residents and
employees would provide new foot traffic for surrounding
business. The Proposed Project would be compatible with
the character of the surrounding districts and foster new
business and employment opportunities and potential
customers. Therefore the Proposed Project is consistent
with this objective.

Objective 5.2; Encourage future
development in centers and in nodes along
corridors that are served by transit and are
already functioning as centers for the
surrounding neighborhoods, the community or
the region.

No Conflict. The Proposed Project's mixed-use design
and location encourages the wuse of alternative
transportation and walking and bicycling opportunities.
Additionally, the Project Site is located within ¥2-mile of
numerous bus routes with peak commute service intervals
of 15 minutes or less. The Project Site is located in the
highly urbanized Silver Lake — Echo Park — Elysian Valley
CPA and is surrounded by a mix of retail, commercial, and
entertainment services. Therefore the Proposed Project is
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contribute to the economic, social and physical health, safety, welfare, and convenience of the
Community within the larger framework of the City. The Proposed Project would provide a mixed-
use residential and commercial development, which would conform to the objectives identified in
the Community Plan. A detailed analysis of the consistency of the Proposed Project with the
applicable objectives of the Silver Lake — Echo Park — Elysian Valley Community Plan is

presented in Table 7, below.

Table 7

Project Consistency with Applicable Objectives of the Silver Lake — Echo Park — Elysian
Valley Community Plan

Objective/Policy

| Project Consistency Analysis

Residential

Objective 1-1: Achieve and maintain a housing
supply sufficient to meet the diverse economic
and socioeconomic needs of current and
projected population.

Policy 1-1.1: Maintain an adequate supply
and distribution of multiple family, low income,
and special needs housing opportunities in the
Community Plan Area.

No Conflict. The Proposed Project would provide needed
market-rate and affordable housing units in the Silver Lake
— Echo Park — Elysian Valley Community area, as well as
provide neighborhood-serving commercial uses. The
Proposed Project would provide a mix of housing options
by providing studio units, one-bedroom units, and two-
bedroom units. The applicant is proposing to set aside 14
percent of its base density for Very Low Income Units,
which places affordable housing on and near commercial
corridors where access to public transportation and
shopping services is convenient. Moreover, the Proposed
Project’s market-rate and affordable units would encourage
varying economic segments of the community and
maximize the opportunity for individual choice. Thus, the
Proposed Project supports this objective and policy.

Objective 1-2: Reduce automobile trips in
residential areas by locating new housing in areas
offering proximity to goods, services, and
facilities.

Policy 1-2.1: Locate higher residential
densities near commercial centers and major
bus routes where public service facilities,
utilities, and topography will accommodate
this development.

Policy 1-2.2: Encourage multiple family
residential development in commercially
zoned areas in designated Neighborhood
Districts and Community Centers, and along
Mixed Use Boulevards, and, where
appropriate, provide floor area bonuses as an
incentive to encourage mixed-use
development in those areas.

No Conflict. The Proposed Project would support this
objective through the development of new residential uses
in a pedestrian- and transit-friendly area within the
Community Commercial designation of the CPA. The
Project Site is within walking distance of many bus stops
along W. Sunset Boulevard, which provides access to other
parts of the City of Los Angeles and the greater Los Angeles
metropolitan area. The Proposed Project's mixed-use
nature and location supports the Community Plan’s goal of
developing multi-family residential developments along
Mixed Use Boulevards such as W. Sunset Boulevard.
Therefore, the Proposed Project supports this objective and
policies.

Objective 1-4: Promote and ensure the provision
of adequate housing for all persons, including
special needs populations, regardless of income,
age, or ethnic background.

No Conflict. The Proposed Project would provide a mix of
housing options by providing studio units, one-bedroom
units, and two-bedroom units. The applicant is proposing to
set aside 14 percent of its base density for Very Low Income
Units, which places affordable housing on and near
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Policy 1-4.1: Promote greater individual
choice in type, quality, price, and location of
housing.

Policy 1-4.2: Promote mixed-use housing
projects in pedestrian oriented areas and
designated Mixed Use Boulevards,
Neighborhood Districts, and Community
Centers to increase supply and maintain
affordability.

commercial corridors where access to public transportation
and shopping services is convenient.

The Proposed Project would promote economic well-being
and public convenience by providing a mixed-use
residential development with ground-floor commercial
space along W. Sunset Boulevard, which is classified as a
Mixed Use Boulevard in the Silver Lake — Echo Park —
Elysian Valley General Plan Framework map. The
Proposed Project’'s commercial component would provide
new business opportunities in the area by providing new
restaurant, retail, and office space. Thus, the Proposed
Project’s location would encourage and increase pedestrian
activity in the Project vicinity and on-site. The Proposed
Project promotes a more pedestrian-oriented lifestyle that
would enhance public convenience and general welfare.
Therefore, the Proposed Project supports this objective and
policies.

Commercial

Objective 2-1: Conserve and strengthen viable
commercial development and encourage the
reuse of obsolete commercial development.

Policy 2-1.1: New commercial uses shall be
located in established commercial areas,
emphasizing more intense and efficient use
of existing commercial land, ultimately
contributing to and enhancing the existing
urban form and village atmosphere.

No Conflict. The Proposed Project would redevelop an
existing automotive repair facility with the construction of a
mixed-use residential and commercial building. The on-site
commercial uses would provide employment and patronage
opportunities within walking distance of on-site residential
units and nearby commercial developments fronting W.
Sunset Boulevard. As such, the Proposed Project would
establish a more intense and efficient use of existing land
by providing multiple land uses such as residential, retail,
restaurant, and office space. Therefore, the Proposed
Project supports this objective and policy.

Objective 2-3: Enhance the appearance of
existing commercial districts.

Policy 2-3.1: Proposed developments
should be designed to enhance and be
compatible with existing adjacent
development.

No Conflict. The Proposed Project would promote a
pedestrian-friendly  environment by developing a
pedestrian-scale development with active commercial uses
at street level and landscaping along public rights-of-way.
The surrounding developments are characterized as
multifamily residential buildings, mixed-use buildings, and
commercial land uses. Thus, the Proposed Project supports
this objective and policy and would be compatible with
existing adjacent development .

Objective 2-4: Reinforce the identity of distinct
commercial districts through the use of design
guidelines and development standards.

Policy 2-4.1: Ensure that commercial infill
projects achieve harmony with the best of
existing development.

No Conflict. The Proposed Project would redevelop the
existing automotive repair facility with the construction of a
mixed-use residential and commercial building. The
Proposed Project is located along W. Sunset Boulevard,
which is designated as a Mixed Use Boulevard. The
Proposed Project would include retail, restaurant, office,
and residential land uses and would be compatible with the
surrounding developments. Therefore, the Proposed
Project supports this objective and policy.

Source: City of Los Angeles, Department of City Planning, Silver Lake — Echo Park — Elysian Valley Community
Plan, 2004; and Parker Environmental Consultants, 2021.

The Project proposes the construction of a seven-story mixed-use residential and commercial
building within 1,000 feet of alternative transit opportunities. The Project Site is an infill site located
along a Mixed Use Boulevard. Additionally, a total of five bus lines: Metro 2, Metro 4, Metro 201,
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Metro 175 and regional/commuter lines (Metro RapidBus 704) currently serve the Project Site via
stops located within convenient walking distance along W. Sunset Boulevard. The Project Site’s
location near mass transit and in walking distance to services, retail stores, and restaurants
promotes a pedestrian-friendly environment. Additionally, the Proposed Project would incorporate
architectural compatibility and landscaping to protect the character and scale of the surrounding
residential and commercial districts. The Proposed Project would be attractively designed and
landscaped and would be consistent with the land use standards of the LAMC, General Plan, and
the Silver Lake — Echo Park — Elysian Valley Community Plan. These guidelines and standards
are in place to ensure that projects are designed and developed to achieve a high level of quality,
have a distinctive character, and are compatible with existing uses and development. The
Proposed Project would thus be consistent with the applicable objectives of the Community Plan.
As such, impacts related to the consistency with the applicable land use and planning policies in
the Silver Lake — Echo Park — Elysian Valley Community Plan would be less than significant.

Mobility Plan 2035

The Mobility Plan 2035 (“Mobility Plan”) of the City of Los Angeles General Plan, adopted
September 7, 2016, is designed to provide a policy foundation for the transportation system within
the City of Los Angeles. There are five goals of the Mobility Plan that define the City’s high-level
mobility priorities and include: safety first; world class infrastructure; access for all Angelenos;
collaboration, communication and informed choices; and clean environments and healthy
communities. The Mobility Plan contains several objectives pertinent to the Proposed Project,
which are identified as follows:

e Increase the number of adults and children who receive in-person active transportation
safety education, in areas with the highest rates of collisions, by 10% annually;

e Ensure that 80% of street segments do not exceed targeted operating speeds by 2035;

e Ensure that 90% of households are have access within one mile to the Transit Enhanced
Network by 2035;

e Ensure that 90% of all households have access within one-half mile to high quality
bicycling facilities by 2035;

e Increase the combined mode split of persons who travel by walking, bicycling or transit to
50% by 2035.

The Mobility Plan 2035 identifies corridors proposed to receive improved bicycle, pedestrian and
vehicle infrastructure improvements. Tier 1 Protected Bicycle Lanes are bicycle facilities that are
separated from vehicular traffic. Tier 2 and Tier 3 Bicycle Lanes are facilities on roadways with
striped separation. Tier 2 Bicycle Lanes are those more likely to be built by 2035. The Mobility
Plan 2035 identifies W. Sunset Boulevard as part of the Transit Enhanced Network, and Bicycle
Enhanced Network.
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With respect to the Mobility Plan’s stated objectives, the Proposed Project would increase
households within one mile to the Transit Enhanced Network, provide housing within one-half
mile to high quality bicycling facilities, and increase the combined mode split of persons who travel
by walking, bicycling or transit. Table 8, below, discusses the Proposed Project’s consistency with
the Mobility Plan. As shown in Table 8, the Proposed Project would promote the goals of the

Mobility Plan.

Table 8
City of Los Angeles Mobility Plan Consistency Analysis

Mobility Plan Key Goals

Project Consistency Analysis

(1) Safety First: Crashes, speed, protection,
security, safety education, and enforcement

No Conflict. The Proposed Project would not
include unusual or hazardous design features.
Primary vehicular access would be provided via
one full access driveway off of the east side of W.
Sunset Boulevard. The Proposed Project does not
include any hazardous design features, which
could impede emergency access. The Proposed
Project would be subject to the site plan review
requirements of the LAFD and the LAPD to ensure
that all access roads, driveways and parking areas
would remain accessible to emergency service
vehicles and to ensure pedestrian safety.
Therefore, the Proposed Project would not
substantially increase hazards due to design
features, or incompatible uses, and would not
conflict with this goal.

(2) World Class Infrastructure: Design, Complete
Streets Network (walking, bicycling, transit,

No Conflict. This goal is directed toward City goals
and is not specifically applicable to the Proposed
Project. Nonetheless, the Project Site’s location
near mass transit, walking distance to services,
retail stores, and employment opportunities, and
the availability of bike parking located on the
Project Site promotes a variety of transportation
options. Thus, the Proposed Project would not
conflict this goal.

vehicles, goods movement), Bridges,
Highways, Smart Investments.

(3) Access for All Angelenos: Affordability,
vulnerable wusers, land use, operations,

reliability, demand management, community
connections.

No Conflict. The Project Site is located in a highly
urbanized area of Los Angeles. The Proposed
Project would develop new residential and
commercial uses in walking distance to numerous
services, retail, restaurants, and commercial uses.
Additionally, the Project Site is located within
walking distance of numerous bus routes with peak
commute service intervals of 15 minutes or less.
The location of the Proposed Project encourages a
variety of transportation options and access and
would therefore not conflict with this goal.

(4) Clean Environments and Healthy Communities
Environment, public health, clean air, clean
fuels and fleets.

No Conflict. The Proposed Project is an infill
development in an area that promotes the use of a
variety of transportation options, which includes
walking, biking and the use of public transportation.
As discussed further, operational emissions
generated by the Proposed Project’s construction
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Mobility Plan Key Goals Project Consistency Analysis

and operational activities would not exceed the
regional thresholds of significance set by the
SCAQMD and therefore, the Proposed Project
would not conflict with this goal.

Sources: City of Los Angeles General Plan, Mobility Plan 2035, September 7, 2016.
Parker Environmental Consultants, 2021.

Zoning Designations

The Proposed Project includes the construction of a seven-story mixed-use commercial and
residential building with a total of 82 multi-family residential units and up to 9,500 square feet of
commercial space at the ground level and second floor. Parking would be provided on the ground
level.

Land Use

The Project Site is zoned [Q]C2-1VL with a General Plan land use designation of General
Commercial. Residential uses permitted in the R4 Zone by Section 12.11 of the LAMC and
commercial uses permitted in C2 Commercial Zone of Section 12.14 of the LAMC are permitted.
The Proposed Project would construct a seven-story residential and commercial mixed-use
development. Therefore, the Proposed Project would conform to the allowable land uses pursuant
to the LAMC.

Floor Area Ratio

The Project Site is located in Height District No. 1VL, which limits floor area to an FAR of 1.5:1.
The applicant is requesting a Waiver of Development Standard, pursuant to LAMC Section
12.22.A.25(g)(3), to permit a FAR of approximately 3.76:1 in lieu of the maximum FAR of 1.5:1.
The Proposed Project would include 84,662 square feet of floor area with an approximate FAR of
3.76:1. With approval of the Density Bonus incentive, the Proposed Project would be consistent
with the FAR provisions pursuant to the LAMC.

Height

As stated previously, the Project Site is located in Height District No. 1VL, which limits building
height for the C2 zone to 45 feet and three stories above grade. The applicant is requesting a
Waiver of Development Standard, pursuant to LAMC Section 12.22.A.25(g)(3), to permit a
maximum height of approximately 81’-10” (seven stories) to the top of the parapet in lieu of the
maximum height of 45 feet (three stories) permitted. With approval of the height incentive per the
Density Bonus Guidelines, the proposed building height would be 81°-10” and seven stories above
grade at the top of the parapet. Therefore, with approval of the Density Bonus incentive, the
Proposed Project would be within the allowed height, pursuant to the LAMC.
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Building Setbacks and Stepbacks

LAMC Section 12.14 establishes the front, side and rear yard setbacks for the Proposed Project.
The Proposed Project is not required to provide a front yard setback, however, for all portions of
buildings used for residential purposes, side and rear yard setbacks conforming to the R4 zone
shall be provided and maintained at the floor level of the first story used in whole or in part for
residential purposes. As such, a five foot side yard setback is required with one additional foot for
every floor story above the second level. Additionally, the rear yard setbacks require a minimum
of 15 feet with one additional foot for each story above the third level. As such, the Proposed
Project is required to provide 10-foot side yard setbacks and a 19-foot rear yard setback. As part
of the Density Bonus incentives stated above, the Proposed Project would provide 5-foot side
yard setbacks on the northern and southern property lines, and a 15’-9” rear yard setback along
the eastern property line. With approval of the Density Bonus incentives and concessions, the
Proposed Project would provide the required front yard, side yard, and rear yard setbacks and
would be consistent with the LAMC.

Density

Pursuant to the LAMC Section 12.14.C, portions of buildings erected and used for residential
purposes shall conform to the density requirements of the R4 Zone. As such, residential uses on
the Project Site are limited to one dwelling unit per 400 square feet, or approximately 57 dwelling
units for the Project Site based on an area of 22,500 square feet. The Proposed Project would
set aside 14 percent of the base density (8 units) as restricted for low income households.
Therefore, the Proposed Project would utilize the Conditional Use Permit to request a Density
Bonus greater than 35%. The Project would request a 42.5 percent density bonus, which results
in an allowable density of 82 units. The Project is proposing a density of 82 dwelling units. With
approval of the Density Bonus, the Proposed Project’'s proposed density would be within the
allowed density pursuant to the LAMC.

Parking

Parking for the Proposed Project would be provided in a one-level at-grade parking garage in the
interior of the ground floor. Vehicular access to the parking structure would be provided via one
full-access driveway along the east side of W. Sunset Boulevard.

Vehicle Parking

The Proposed Project would be required to provide 102 residential parking spaces. The applicant
is requesting a Density Bonus Incentive to permit a 32% decrease in required residential parking.
As such, the Proposed Project would be required to provide a total of 69 residential parking
spaces in lieu of the required 102 spaces. The Proposed Project would be required to provide a
total of 54 commercial parking spaces. The applicant is requesting a Density Bonus Incentive to
waive the required commercial parking. As such, the Proposed Project would not be required to
provide any commercial parking spaces. The Proposed Project would provide 69 residential
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parking spaces located at-grade in the interior of the ground floor. Therefore, the Proposed Project
would conform to the vehicle parking requirements in the LAMC and Density Bonus Guidelines.

Bicycle Parking

The Proposed Project would provide long-term on-site bicycle parking in bicycle storage spaces
located on the second floor and short-term bicycle spaces located in the public right-of-way along
W. Sunset Boulevard. As required by Section 12.21.A.16 of the LAMC, one long-term parking
space is required per the first 25 dwelling units and one long-term parking space is required per
1.5 dwelling units for the remaining 57 dwelling units. The short-term residential parking rate is as
follows: one parking space per 10 dwelling units for the first 25 dwelling units and one parking
space per 15 dwelling units for the remaining 57 units. Commercial parking for long-term and
short-term bicycle parking is as follows: one space per 2,000 square feet. The Proposed Project
is required to supply 70 residential bicycle parking spaces and 10 commercial bicycle parking
spaces, for a total of 80 bicycle parking spaces. The Proposed Project will provide 80 bicycle
parking spaces. Therefore, the Proposed Project would conform to the vehicle parking
requirements in the LAMC.

Open Space

Pursuant to the LAMC, the Proposed Project would be required to provide 100 square feet of
open space for each residential dwelling unit with less than three habitable rooms (studio units
and one-bedroom units) and 125 square feet of open space for each residential dwelling unit with
three habitable rooms (two-bedroom units). As such, the total amount of open space required by
the LAMC is approximately 8,700 square feet. The applicant is requesting an On-Menu Equivalent
Off-Menu Incentive under the Density Bonus Guidelines to permit a 20 percent decrease in
required open space. As such, the Proposed Project would be required to provide 6,960 square
feet of open space. The Proposed Project would provide 7,020 square feet of open space, which
includes 5,670 square feet of common open space distributed among the courtyard, roof terrace,
fithess center, and lounge and 1,350 square feet of private open space balconies. As part of the
open space requirements, the residential component of the Proposed Project requires planting
trees at a rate of one tree for every four dwelling units for a total of 21 required trees. As such, 21
trees are proposed on-site, which is consistent with LAMC requirements. With approval of the
Density Bonus, the Proposed Project would be consistent with the open space requirements of
the LAMC.

As discussed in the preceding paragraphs, the Proposed Project would not conflict with local and
regional plans applicable to the Project Site. With approval of discretionary requests and
adherence to appropriate regulatory compliance measures, any impacts would be less than
significant.
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2. Discussion of CEQA Guidelines Section 15332(b)

The proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses.

As shown in Figure 3, Aerial Photograph of the Project Site (attached), the Project Site is located
in an urbanized area of the Silver Lake — Echo Park — Elysian Valley Community Plan area and
is entirely surrounded by urban land uses. The Project Site encompasses four parcels, and is
identified by the following County of Los Angeles APNs: 5426-005-002, 5426-005-003, 5426-005-
004, and 5426-005-005. The Project Site encompasses approximately 22,500 gross square feet
of lot area (0.52 acres). As stated previously, Public Resources Code Section 21061.3 defines an
“Infill Site” as a lot located within an urban area that has been previously developed, or on a
vacant site where at least 75 percent of the perimeter of the site adjoins or is separated only by
an improved public right-of-way from parcels that are developed with qualified urban uses. Public
Resources Code Section 21072 defines a “qualified urban use” as any residential, commercial,
public institutional, transit or transportation passenger facility, or retail use, or any combination of
those uses. As such, the Project Site is an in-fill development in a qualified urban area. The Project
Site is surrounded by a mix of multi-family residential apartments, commercial/retail buildings, and
restaurants. Therefore, the Proposed Project occurs within city limits, is of no more than five acres,
and is substantially surrounded by urban uses, so that the requirement in CEQA Guidelines
Section 15332(b) is satisfied with respect to the Proposed Project.

3. Discussion of CEOA Guidelines Section 15332(c)

The Project Site has no value as habitat for endangered, rare or threatened species.

The Project Site is located in a highly urbanized area within the City of Los Angeles. As shown
Figure 4, Aerial Photograph of the Project Site, the Project Site has long been improved with
buildings and hardscape and utilized for commercial uses. The surrounding area is fully
developed with urban infrastructure, such as residential and commercial land uses, and does not
contain any significant areas of natural open space or areas of significant biological resource
value. The Project Site is developed with an automotive repair facility and paved surface parking,
and there is no on-site landscaping. There are two existing street trees along the public right-of-
way fronting W. Sunset Boulevard, one of which will be removed during construction.

According to the U.S. Fish and Wildlife Service (“USFWS”) Threatened & Endangered Species
Active Critical Habitat Report (see Attachment 5 to this Categorical Exemption), no candidate,
sensitive, or special status species identified in local plans, policies, or regulations, or by the
California Department of Fish and Wildlife (“CDFW”) or the USFWS have been recorded or exist
on the Project Site. Further, no critical habitat was identified in the U.S. Environmental Protection
Agency’s NEPAssist mapping tool and USFWS’s Information for Planning and Consultation
(“IPaC”) database. Additionally, the USFWS’s IPaC database identified one threatened species
(the Coastal California gnatcatcher, Polioptila californica Californica) that occurs within the
broader project locale, but indicated that the Project Site is located outside of the designated
critical habitat for this species.
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The Project Site does not contain shrubs or vegetation, however, two street trees are located
along the public right-of-way on W. Sunset Boulevard. While the removal of non-protected trees
would not be considered a significant impact under CEQA, the removal of trees has the potential
to impact nesting bird species if they are present at the time of tree removal. Nesting birds are
protected under the Federal Migratory Bird Treaty Act (MBTA) (Title 16, United States Code,
Section 703 et seq., see also Title 50, Code of Federal Regulation, Part 20) and Section 3503 of
the California Department of Fish and Game Code. To ensure compliance with the MBTA, the
City of Los Angeles Department of City Planning imposes standard regulatory compliance
measures advising applicants to avoid tree removal activities during the breeding season. If
avoidance is not feasible, the Department recommends weekly bird surveys be conducted to
ensure that the trees proposed for removal are not occupied by nesting birds. Thus, with
adherence to the Federal Migratory Bird Treaty Act, the Proposed Project would have a less than
significant impact on sensitive biological species or habitat. Therefore, the Project Site has no
value as habitat for endangered, rare, or threatened species and, therefore, the requirement in
CEQA Guidelines Section 15332(c) is satisfied.

4. Discussion of CEQA Guidelines Section 15332(d)

Approval of the Proposed Project would not result in any significant effects relating to
traffic, noise, air quality, or water quality.

(@) Traffic
Transportation Assessment Screening Criteria

In July 2019, the City of Los Angeles Department of Transportation (LADOT) updated the City’s
Transportation Assessment Guidelines (the “TAG”) to conform to the requirements of Senate Bill
743 (SB 743). The TAG replaced the Transportation Impact Study Guidelines (December 2016)
and shifted the performance metric for evaluating transportation impacts under the California
Environmental Quality Act (CEQA) from level of service (LOS) to vehicle miles traveled (VMT) for
studies completed within the City. Per the TAG, a Transportation Assessment is required when a
project is likely to add 250 or more net daily trips to the local street system. This trip generation
assessment has been conducted to determine if the Proposed Project would generate 250 or
more net daily trips and would thereby require the preparation of a Transportation Assessment.

The City has updated the TAG to ensure compliance with Section 15064.3, subdivision (b)(1) of
the CEQA Guidelines, which asks if a development project would result in a substantial increase
in VMT. The TAG sets the following criterion for determining significant transportation impacts
based on VMT:

For a land use project, would the project conflict or be inconsistent with CEQA Guidelines
section 15064.3, subdivision (b)(1)?
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Impact Criteria and Methodology

LADOT has identified thresholds for significant VMT impacts for each of the 7 Area Planning
Commission (APC) sub-areas. The Project's VMT are compared against the City’s threshold
goals for household VMT per capita and work VMT per employee to evaluate the significance of
the VMT increases.

For development projects, the proposed project will have a potential VMT impact if the project
meets the following:

e For residential projects, the project would generate household VMT per capita exceeding
15% below the existing average household VMT per capita for the East Los Angeles APC
area in which the project is located.

The Proposed Project is limited to a daily household VMT per capita threshold of 7.2 and a daily
work VMT per employee threshold of 12.7 (15% below the existing VMT for the East Los Angeles
APC).

In addition to the above screening criteria, the portion of, or the entirety of a project that contains
small-scale (less than 50,000 square feet) of local serving commercial uses are assumed to have
less than significant VMT impacts and a no impact determination can be made for the small scale
commercial portion of the mixed-use project. Therefore, only the Proposed Project’s residential
daily household VMT per capita is considered in the East Los Angeles APC threshold criteria.

Summary of Project VMT Analysis

The daily vehicle trips and VMT expected to be generated by the Project were forecast using
Version 1.2 of the City’s VMT Calculator tool. Copies of the detailed City of Los Angeles VMT
Calculator worksheets for the Proposed Project are contained in the Transportation Assessment
(See Attachment 2 to this CE). As indicated in the summary VMT Calculator worksheet, the
Project is forecast to generate the following:

e The estimated daily household VMT per capita for the Proposed Project’s residential
land use component is 6.7, which is less than the East Los Angeles APC significance
threshold of 7.2 VMT per capita and therefore would have a less than significant
impact regarding traffic.

e The estimated daily work VMT per employee for the Proposed Project’s commercial
land use component is 8.4, which is less than the East Los Angeles APC significance
threshold of 12.7 VMT per employee and therefore would have a less than significant
impact on traffic.

The applicant will comply with existing applicable City ordinances (e.g., the City’s existing TDM
Ordinance, referred to in the LAMC Section 12.26.J) and the other requirements per the City’s
Municipal Code. As described in further detail in the MOU, the following TDM strategies will be
included as part of the Proposed Project:
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e Reduced Parking Supply — This strategy changes the on-site parking supply to provide
less than the amount of vehicle parking required by direct application of the LAMC without
consideration of parking reduction mechanisms permitted in the code. Permitted
reductions in parking supply could utilize parking reduction mechanisms such as Density
Bonus. Reductions in parking supply could also include reductions in parking requirements
due to variances sought by a project.

e Bike Parking — Projects providing short-term and long-term bicycle parking spaces in
accordance with LAMC Section 12.21A.16 qualify for this measure. Based on the above
VMT analysis, the Proposed Project would not exceed the City’s VMT threshold and does
not conflict with, nor would it be inconsistent with, CEQA Guidelines Section 15064.3
subdivision (b).

Thus, based on the above analyses, the Proposed Project would not result in a significant VMT
impact, and impacts would be less than significant.

Construction Impacts

The Proposed Project would be required to prepare, pursuant to City policy, a Construction
Staging and Traffic Management Plan, to be approved by the LADOT. This plan would detail the
measures enacted to ensure less than significant traffic impacts during construction, related to
designated haul routes and staging areas, traffic control procedures, emergency access
provisions, and construction crew parking. The Proposed Project shall obtain prior LADOT
approval for any lane closures, detours, on-street staging areas, or other temporary changes in
traffic control due to construction activities and will enact appropriate temporary traffic control
procedures. Haul routes for Project construction would be coordinated with the City of Los
Angeles Department of Building and Safety (LADBS) to minimize the impact of construction traffic
to congested roadways and residential streets. With the implementation of these measures, the
Proposed Project construction would not adversely affect the pedestrian, bicycle, transit, and
vehicular circulation around the Project Site, and impacts would be less than significant.

(b) Noise
(1) Federal

Currently, no federal noise standards regulate environmental noise associated with temporary
construction activities or the long-term operations of development projects. As such, both
temporary and long-term noise impacts resultant from the Project would be largely regulated or
otherwise evaluated by State and City standards designed to protect public well-being and health.
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(2) State
(@) 2017 General Plan Guidelines

The 2017 General Plan Guidelines propose county and city standards for acceptable exterior
noise levels based on land use. These standards are incorporated into land use planning
processes to prevent or reduce noise and land use incompatibilities. The State’s suggested
compatibility considerations between various land uses and exterior noise levels are not
regulatory in nature, but recommendations intended to aid communities in determining their noise-
acceptability standards.

3) City
(@) Noise Element of the General Plan

The City's General Plan contains a Noise Element that includes objectives and policies intended
to guide the control of noise to protect residents, workers, and visitors. Its primary goal is to
manage long-term noise impacts to preserve acceptable noise environments for all types of land
uses. The Noise Element contains no quantitative or other thresholds of significance for
evaluating a project’s noise or vibration impacts. However, the Noise Element does contain a land
use and noise compatibility table, which is shown below within the conclusion of the noise
analysis. Policy P16 in the Noise Element instructs to use, “as appropriate,” this table “or other
measures that are acceptable to the city, to guide land use and zoning reclassification,
subdivision, conditional use and use variance determinations and environmental assessment
considerations, especially relative to sensitive uses, as defined by this chapter...” “Noise
sensitive” uses are defined as “single-family and multi-unit dwellings, long-term care facilities
(including convalescent and retirement facilities), dormitories, motels, hotels, transient lodgings
and other residential uses; houses of worship; hospitals; libraries; schools; auditoriums; concert
halls; outdoor theaters; nature and wildlife preserves, and parks.” The Noise Element further
instructs that the table is designed “to help guide determination of appropriate land use and
mitigation measures vis-a-vis existing or anticipated ambient noise levels.”

(b) Los Angeles Municipal Code

The LAMC contains a number of regulations that would apply to the Project's temporary
construction activities and long-term operations. Section 41.40(a) would prohibit project
construction activities from occurring between the hours of 9:00 PM and 7:00 AM, Monday
through Friday. Subdivision (c) would further prohibit such activities from occurring before 8:00
AM or after 6:00 PM on any Saturday, or on any Sunday or national holiday.

LAMC Section 112.05 establishes noise limits for powered equipment and hand tools operated
within 500 feet of residential zones. Of particular importance is subdivision (a), which institutes a
maximum noise limit of 75 dBA at 50 feet for the types of construction vehicles and equipment
that would be required for the Project’s construction. However, the LAMC notes that these
limitations would not necessarily apply if it can be proven that compliance would be technically
infeasible despite the use of noise-reducing means or methods.
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LAMC Section 112.01 would prohibit any amplified noises, especially those from outdoor sources
(e.g., outdoor speakers, stereo systems, etc.), from exceeding the ambient noise levels of
adjacent properties by more than 5 dBA. Any amplified noises would also be prohibited from being
audible at any distance greater than 150 feet from the property line of the Project Site, as the
Project Site is located within 500 feet of residential zones.

Existing Conditions
(1) Project Site

The Project Site is located on the eastern side of W. Sunset Boulevard. The Project Site is
currently developed with an automotive repair facility and an associated paved surface parking
lot. The existing commercial operations at the Project Site contribute to the ambient noise levels
in the vicinity. These operations include commercial loading and unloading activities, employee
and patron parking, and traffic to, from, and through the Project Site. Traffic and transit operations
around the Project Site also contribute noise to the baseline noise conditions. Collectively, these
noise sources contribution to ambient noise levels in the baseline condition.

(2) Noise-Sensitive Receptors

For purposes of assessing the Proposed Project’s noise and vibration impacts existing land uses
in the project vicinity were surveyed and assessed to determine their sensitivity to noise and
vibration impacts. Some land uses are considered more sensitive to noise than others due to the
types of activities typically involved at the receptor location, and the effect that noise can have on
those activities and the persons engaged in them. The Noise Element of the General Plan defines
noise sensitive land uses as: single-family and multi-unit dwellings, long-term care facilities
(including convalescent and retirement facilities), dormitories, motels, hotels, transient lodging,
and other residential uses; houses of worship; hospitals; libraries; schools; auditoriums; concert
halls; outdoor theaters; nature and wildlife preserves; and parks.8 These uses are generally
considered more sensitive to noise than commercial and industrial land uses. Sensitive receptors
identified within 500 feet of the Project Site are depicted in Figure 19, Noise Monitoring and
Sensitive Receptor Location Map. These sensitive receptors include residential buildings.

(3) Existing Ambient Noise Conditions

Exterior daytime noise levels were monitored at two locations in the vicinity of the Project Site to
measure ambient noise conditions. The approximate location of where the noise measurements
were taken are depicted in Figure 19, Noise Monitoring and Sensitive Receptor Location Map.
The noise measurement was conducted on February 5, 2021 over a period of 15 minutes in
accordance with LAMC Section 111.01(a) and is summarized in Table 9, Ambient Noise Levels
in the Project Site Vicinity.

City of Los Angeles, Noise Element of the General Plan, Chapter IV, p. 4-1.
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Table 9
Ambient Noise Levels in the Project Site Vicinity

Noise Level Statistics 2
No. Location LAeq LASmax | LASmin
A | On the east side of W. Sunset Boulevard 73.3 89.8 50.1
B On the northwest corner of the intersect_ion of 74.3 86.7 50.1
W. Sunset Boulevard and Descanso Drive

Notes:

2 Noise measurements were taken on February 5, 2021 for a duration of 15 minutes.
Pursuant to LAMC Sec. 111.01, ambient noise shall be averaged over a period of at
least 15 minutes at a location and time of day comparable to that during which the
measurement is taken of the particular noise source being measured.

Source: Parker Environmental Consultants, February 5, 2021.

Methodology
Thresholds of Significance
(1) Construction Noise Thresholds

For purposes of determining the Proposed Project’'s construction noise impacts, a significant
impact would occur if the Proposed Project is not in compliance with LAMC Chapter XI, Article 2,
Section 112.05 and 41.40. LAMC Section 112.05 provides that between the hours of 7:00 A.M. and
10:00 P.M., in any residential zone of the City or within 500 feet thereof, no person shall operate or
cause to be operated any powered equipment or powered hand tool that produces a maximum
noise level exceeding 75 dBA at a distance of 50 feet therefrom. Under this standard, the applicant
must at minimum demonstrate compliance with LAMC Section 112.05. Further, as recommended
by the L.A. CEQA Thresholds Guide, this analysis addresses whether construction activities
lasting more than ten days in a three-month period would exceed existing ambient exterior noise
levels by 5 dBA (hourly Leg) or more at a noise sensitive use. If necessary, best management
practices to reduce noise to below-threshold levels (75 dBA) and below a 5-dBA ambient noise
increase can be incorporated into the project design to ensure regulatory compliance.

(2) Operational Noise Thresholds

In addition to applicable City standards and guidelines that would regulate or otherwise manage
the Project’s operational noise impacts, the following criteria are adopted to assess the impacts
of the Project’s operational noise sources:

o Project operations that would cause ambient noise levels at off-site locations to
increase by 3 dBA CNEL or more to or within “normally unacceptable” or “clearly
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unacceptable” noise and land use compatibility categories, as defined by the City’s
General Plan Noise Element.?
o Project operations that would cause 5 dBA or greater noise increase.

Project Impacts

For purposes of evaluating the Proposed Project’s construction and operational noise impacts,
the following regulatory compliance measures and construction project design features would be
incorporated into the Proposed Project’s construction activities. These features and control
measures are consistent with the noise management procedures and regulations of the LAMC
and Noise Element of the General Plan.

Los Angeles Municipal Code

LAMC contains a number of regulations that would apply to the Project’s temporary construction
activities and long-term operations. Section 41.40(a) would prohibit Project construction activities
from occurring between the hours of 9:00 P.M. and 7:00 A.M., Monday through Friday.
Subdivision (c), below, would further prohibit such activities from occurring before 8:00 A.M. or
after 6:00 P.M. on any Saturday, or on any Sunday or national holiday.

SEC.41.40. Noise Due to Construction, Excavation Work—When Prohibited

(a) No person shall, between the hours of 9:00 P.M. and 7:00 A.M. of the following day,
perform any construction or repair work of any kind upon, or any excavating for, any
building or structure, where any of the foregoing entails the use of any power drive
drill, riveting machine, excavator or any other machine, tool, device or equipment
which makes loud noises to the disturbance of persons occupying sleeping quarters
in any dwelling hotel or apartment or other place of residence. In addition, the
operation, repair or servicing of construction equipment and the job-site delivering of
construction materials in such areas shall be prohibited during the hours herein
specified. Any person who knowingly and willfully violates the foregoing provision shall
be deemed guilty of a misdemeanor punishable as elsewhere provided in this Code.

Sec 112.05 Maximum Noise Level of Powered Equipment or Powered Hand Tools

Between the hours of 7:00 A.M. and 10:00 P.M., in any residential zone of the City or
within 500 feet thereof, no person shall operate or cause to be operated any powered

As a 3 dBA increase represents a barely noticeable change in noise level, this threshold considers any
increase in ambient noise levels to or within a land use’s ‘normally unacceptable” or “clearly
unacceptable” noise/land use compatibility categories to be significant so long as the noise level
increase can be considered barely perceptible. For instances when the noise level increase would not
necessarily result in “normally unacceptable” or “clearly unacceptable” noise/land use compatibility, a
readily noticeable 5 dBA increase would still be considered significant. Increases less than 3 dBA are
unlikely to result in noticeably louder ambient noise conditions and would therefore be considered less
than significant.
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equipment or powered hand tool that produces a maximum noise level exceeding the
following noise limits at a distance of 50 feet therefrom:

(a) 75 dBA for construction, industrial, and agricultural machinery including
crawler-tractors, dozers, rotary drills and augers, loaders, power shovels, cranes,
derricks, motor graders, paving machines, off-highway trucks, ditchers, trenchers,
compactors, scrapers, wagons, pavement breakers, compressors and pneumatic
or other powered equipment;

(b) 75 dBA for powered equipment of 20 HP or less intended for infrequent use in
residential areas, including chain saws, log chippers and powered hand tools;

(c) 65 dBA for powered equipment intended for repetitive use in residential areas,
including lawn mowers, backpack blowers, small lawn and garden tools and riding
tractors.

Said noise limitations shall not apply where compliance therewith is technically infeasible.
The burden of proving that compliance is technically infeasible shall be upon the person
or persons charged with a violation of this section. Technical infeasibility shall mean that
said noise limitations cannot be complied with despite the use of mufflers, shields, sound
barriers and/or other noise reduction device or techniques during the operation of the
equipment.

SEC.112.02. Air Conditioning, Refrigeration, Heating, Plumbing, Filtering Equipment

It shall be unlawful for any person, within any zone of the city, to operate any air
conditioning, refrigeration or heating equipment for any residence or other structure or to
operate any pumping, filtering or heating equipment for any pool or reservoir in such
manner as to create any noise which would cause the noise level on the premises of any
other occupied property ... to exceed the ambient noise level by more than five decibels.

SEC. 116.01. Loud, Unnecessary And Unusual Noise

Notwithstanding any other provisions of this chapter and in addition thereto, it shall be
unlawful for any person to willfully make or continue, or cause to be made or continued,
any loud, unnecessary, and unusual noise which disturbs the peace or quiet of any
neighborhood or which causes discomfort or annoyance to any reasonable person of
normal sensitiveness residing in the area. The standard which may be considered in
determining whether a violation of the provisions of this section exists may include, but not
be limited to, the following: (a) The level of noise; (b) Whether the nature of the noise is
usual or unusual; (c) Whether the origin of the noise is natural or unnatural; (d) The level
and intensity of the background noise, if any; (e) The proximity of the noise to residential
sleeping facilities; (f) The nature and zoning of the area within which the noise emanates;
(9) The density of the inhabitation of the area within which the noise emanates; (h) The
time of the day and night the noise occurs; (i) The duration of the noise; (j) Whether the
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noise is recurrent, intermittent, or constant; and (k) Whether the noise is produced by a
commercial or noncommercial activity.

Ordinance No. 178,048

The City of Los Angeles Building Regulations Ordinance No. 178,048 requires a
construction site notice to be posted on site that includes the job site address, permit
number, name and phone number of the contractor and owner or owner’s agent, hours of
construction allowed by code or any discretionary approval for the Site, and City telephone
numbers where violations can be reported. This notice is required to be posted and
maintained at the construction site prior to the start of construction and displayed in a
location that is readily visible to the public.

On-Site Construction Noise

Construction of the Proposed Project would require the use of heavy equipment for demolition
and site preparation, the installation of utilities, paving, and building construction. During each
construction phase there would be a different mix of equipment operating and noise levels would
vary based on the amount of equipment in operation and the location of each activity. The U.S.
Environmental Protection Agency (EPA) 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 on-site are
presented in Table 10, Typical Outdoor Construction Noise Levels, respectively, at a distance of
50 feet from the noise source (i.e., reference distance).

Table 10
Typical Outdoor Construction Noise Levels
Noise Levels at Noise Levels at Noise Levels at Noise Levels at
50 Feet with 60 Feet with 100 Feet with 200 Feet with
Construction Mufflers Mufflers Mufflers Mufflers
Phase (dBA Leq) (dBA Leq) (dBA Leq) (dBA Leq)

Ground Clearing 82 80 76 70
Exca_vatlon, 86 84 80 74
Grading
Foundations 77 75 71 65
Structural 83 81 77 71
Finishing 86 84 80 74
Source: United States Environmental Protection Agency, Noise from Construction Equipment and
Operations, Building Equipment and Home Appliances, PB 206717, 1971.

The noise levels shown in Table 10, above, represent composite noise levels associated with
typical construction activities, which take into account both the number of pieces and spacing of
heavy construction equipment that are typically used during each phase of construction.
Construction noise during the heavier initial periods of construction could be expected to be 86
dBA Leq When measured at a reference distance of 50 feet from the center of construction
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Table 11
Estimated Exterior Construction Reference Noise Levels at 50 Feet

Noise Noise
Impact Impact
Without With Construction Exceed
Reference Attenuation Attenuation | Significance | Significance
Distance Features Features Criteria Criteria?
Construction Phase (feet) (dBA Leg) (dBA Leg) (dBA Leg)** (75 dBA Leq)
Demolition 50 84.6 72.6 75 No
Site Preparation 50 81.7 69.7 75 No
Building Construction 50 83.0 71.0 75 No
Architectural Coating 50 80.6 68.6 75 No

Significance criteria is based on compliance with LAMC Section 112.05, which is an exceedance of 75
dBA at a distance of 50 feet from the noise source. See Noise Calculation Worksheets in Attachment 3.

Construction Noise Conclusion — LAMC Section 112.05

Based on the provisions set forth in LAMC Section 112.05, impacts associated with construction-
related noise levels would be below the 75-dBA noise level threshold at 50 feet from the Project
Site. As such, temporary construction-related noise impacts would be considered less than
significant in accordance with City requirements and standards.

L.A. CEQA Thresholds Guide

As recommended by the L.A. CEQA Thresholds Guide, this analysis addresses whether
construction activities lasting more than ten days in a three-month period would exceed existing
ambient exterior noise levels by 5 dBA (hourly Leg) Or more at a noise sensitive use. Table 12,
below, provides the estimated construction noise levels at the nearby sensitive receptors based
on distance attenuation and sound attenuation resulting from the use of noise shielding devices
and the installation of a temporary sound wall along the perimeter of the Project Site. As indicated
in Table 12, the Proposed Project’s construction activities would be below construction noise
threshold of 5-dBA over the existing Ambient Noise Level.

Construction Noise Conclusion - L.A. CEQA Thresholds Guide

Based on the provisions set forth in the L.A. CEQA Thresholds Guide, the Proposed Project’s
construction noise activities would not exceed the significance criteria of 5-dBA over the existing
ambient noise level. As such, construction noise impacts would be considered less than
significant.
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Table 12
Estimated Exterior Construction Noise at Nearest Sensitive Receptors

Construction
Ambient Noise Level Impact (dBA Leq) by Phase © Noise
Noise Architectural Threshold Significant

ID? | (dBA Leg)® Demo Site Prep | Building Coating (dBA Leqg)** Impact?

1 73.3 77.2 75.6 71.3 70.1 78.3 No

2 73.3 65.6 64.0 59.6 58.5 78.3 No

3 73.3 70.9 67.6 64.9 63.8 78.3 No

4 73.3 66.2 64.6 60.2 59.0 78.3 No

5 74.3 69.7 69.0 64.6 63.5 79.3 No

6 73.3 58.1 56.5 52.2 51.0 78.3 No

7 73.3 64.5 62.9 58.6 57.4 78.3 No

8 74.3 61.7 60.1 55.7 54.6 79.3 No
Notes:

a ID refers to the sensitive receptor locations identified in Figure 19, Noise Monitoring and Sensitive
Receptor Location Map.
b Daytime noise levels are based on actual noise measurements taken at the Project Site vicinity.
¢ Calculations based on the loudest two pieces of heavy construction equipment specific to each phase.
4 The significance threshold is an increase of 5-dBA or more in relation to the ambient noise
measurements for each sensitive receptor.
Source: Parker Environmental Consultants, 2021 (see Attachment 3, Noise Calculation Worksheets).

Off-Site Construction Noise

LAMC Section 112.05 does not regulate off-site noise emissions from road legal trucks such as
delivery vehicles, concrete mixing trucks, pumping trucks, haul trucks, and worker vehicles.
However, the operations of these vehicles would still comply with the construction restrictions set
forth by LAMC Section 41.40.

Trucks and other construction-related vehicles would access the Project Site over the course of
all construction phases. The Project's peak construction vehicle trip generation would occur
during its demolition phase. Assuming 22 active hauling days, and an average hauling capacity
of 14 cy per truck, the demolition phase would generate approximately three haul trips per day
(approximately 61 trips total). As soil export would be spread over the course of multiple workdays,
it is unlikely that more than three haul truck trips per day would impact the Project Site. Such
intermittent activity would not have a substantial effect on roadside sensitive receptors, and the
Project’s noise impact from off-site construction sources would therefore be less than significant.
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On-Site Operational Noise
Mechanical Equipment

As part of the Proposed Project, new mechanical equipment, HVAC units, and exhaust fans would
be installed on the roof of the proposed structure. However, the operation of this equipment would
be similar to the existing HVAC equipment currently on the Project Site. Further, the design and
placement of HVAC units and exhaust fans would be required to comply with the regulations
under 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 five decibels. Thus, the on-site equipment would be
designed and located such that they would be appropriately shielded and fitted with noise muffling
devices to reduce operational noise levels. Thus, operational noise impacts from HVAC
equipment would be less than significant.

Parking Garage Noise

Entrance to the parking garage would be provided via one full access driveway off of the east side
of W. Sunset Boulevard. Parking structures generate noise from vehicle engines, tires squealing,
doors closing, car alarms, and people talking. Noise levels within the garage structure would
fluctuate based on the types of simultaneous noise sources and the overall level of activity within
the garage. The parking garage would be completely enclosed and noise levels would be
completely insulated. Therefore, the parking structure would have a less than significant impact
to nearby sensitive receptors.

Off-Site Operational Noise
Auto-Related Activities

With respect to traffic noise impacts, in order for a new noise source to be audible, there would
need to be a 3 dBA or greater CNEL noise increase. According to the L.A. CEQA Thresholds
Guide, the traffic volume on any given roadway would need to double in order for a 3-dBA increase
in ambient noise to occur. Based on the trip generation table provided in the Transportation
Assessment, prepared by Crain and Associates, dated May 10, 2021, the Proposed Project would
result in an approximate net increase of 452 daily vehicle trips, including 22 AM peak hour trips
and 12 PM peak hour trips. The generation of 452 trips is not anticipated to double the amount of
peak hour traffic volumes along W. Sunset Boulevard. As such, increased mobile source noise
from the Proposed Project’s increase in traffic would be less than 3 dBA, and operational noise
impacts due to roadway noise would be less than significant.
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Operational Noise Conclusion

The combination of operational activities from the Proposed Project would not exceed the 3-dBA
increase threshold for any of the sensitive receptors. Given these considerations, the impact of
the Project’s operational noise sources would be less than significant.

As mentioned above, the City's General Plan contains a Noise Element that includes objectives
and policies intended to guide the control of noise to protect residents, workers, and visitors. As
shown below in Table 13, the Proposed Project is consistent with the following applicable policies
of the Noise Element.

Table 13

Project Consistency with Applicable Policies of the Noise Element

Policy

Project Consistency Analysis

Policy P6: When processing building permits,
continue to require appropriate project design
and/or insulation measures, in accordance
with the California Noise Insulation Standards
(Building Code Title 24, Section 3501 et seq.),
or any amendments thereto or subsequent
related regulations, so as to assure that
interior noise levels will not exceed the
minimum ambient noise levels, as set forth in
the city’s noise ordinance (LAMC Section 111
et seq., and any other insulation related code
standards or requirements) for a particular
zone or noise sensitive use, as defined by the
California Noise Insulation Standards.

No Conflict. The Proposed Project would incorporate
standard, industry-wide “best practices” for construction in
urban or otherwise noise-sensitive areas which would
ensure that the Project’s powered construction equipment
noise levels do not exceed the City’s 75 dBA at 50 feet
threshold of significance. Additionally, the combination of
operational activities from the Proposed Project would not
exceed the 3-dBA increase threshold for any of the
sensitive receptors. As such, interior noise levels will not
exceed the minimum ambient noise levels.

Policy P11: For a proposed development
project that is deemed to have a potentially
significant noise impact on noise sensitive
uses, as defined by this chapter, require
mitigation measures, as appropriate, in
accordance with California Environmental
Quality Act and city procedures.

No Conflict. For purposes of determining the Proposed
Project’s construction noise impacts, a significant impact
would occur if the Proposed Project is not in compliance
with LAMC Chapter XI, Article 2, Section 112.05 and
41.40. LAMC Section 112.05 provides that between the
hours of 7:00 A.M. and 10:00 P.M., in any residential zone
of the City or within 500 feet thereof, no person shall
operate or cause to be operated any powered equipment
or powered hand tool that produces a maximum noise
level exceeding 75 dBA at a distance of 50 feet therefrom.
Under this standard, the applicants must at minimum
demonstrate compliance with LAMC Section 112.05. As
demonstrated above, the Proposed Project would not
result in a significant noise impact on nearby sensitive
receptors. As such, no mitigation measures are
implemented. The Proposed Project would not conflict
with this policy.

Policy P13: Continue to plan, design and
construct or oversee construction of public
projects, and projects on city owned
properties, so as to minimize potential noise
impacts on noise sensitive uses and to
maintain or reduce existing ambient noise
levels.

No Conflict. Construction noise impacts were evaluated
by calculating the construction-related noise levels at the
Project Site and comparing the estimated construction
noise levels to the noise limits contained in LAMC Section
112.05. As concluded in the analysis presented above,
construction of the Proposed Project would result in a less
than significant impact to nearby sensitive receptors.
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Policy

Project Consistency Analysis

Policy P15: Continue to take into
consideration, during updating/revision of the
city’s general plan community plans, noise
impacts from freeways, highways, outdoor
theaters and other significant noise sources
and to incorporate appropriate policies and
programs into the plans that will enhance land
use compatibility.

No Conflict. In addition to applicable City standards and
guidelines that would regulate or otherwise manage the
Proposed Project’'s operational noise impacts, Proposed
Project operations that would cause ambient noise levels
at off-site locations to increase by 3 dBA CNEL or more to
or within  “normally  unacceptable” or “clearly
unacceptable” noise and land use compatibility
categories, as defined by the City’s General Plan Noise

Element, is also analyzed above. Mobile noise generated
by the Proposed Project would not cause the ambient
noise level of nearby properties to increase by 3 dBA
CNEL or more to or within “normally unacceptable” or
“clearly unacceptable” noise and land use compatibility
categories. As such, the Proposed Project would not
conflict with this policy.

Policy P16: Use, as appropriate, the
“Guidelines for Noise Compatible Land Use”
or other measures that are acceptable to the
city, to guide land use and zoning
reclassification, subdivision, conditional use
and wuse variance determinations and
environmental assessment considerations,
especially relative to sensitive uses, as
defined by this chapter, within a CNEL of 65
dB airport noise exposure areas and within a
line-of-sight of freeways, major highways,
railroads or truck haul routes.

No Conflict. As discussed above, the Proposed Project
would not cause the ambient noise level of nearby
properties to increase by 3 dBA CNEL or more to or within
“‘normally unacceptable” or “clearly unacceptable” noise
and land use compatibility categories. As such, the Project
would not conflict with this policy.

Source: City of Los Angeles Department of City Planning, Noise Element, February 3, 1999.

(c) Air Quality
1) Federal
(@) Clean Air Act

The Federal Clean Air Act (“CAA”) was first enacted in 1955 and has been amended numerous
times in subsequent years, with the most recent amendments occurring in 1990. At the federal
level, the United States Environmental Protection Agency (‘USEPA”) is responsible for
implementing some portions of the CAA (e.g., certain mobile source and other requirements).
Other portions of the CAA (e.g., stationary source requirements) are implemented by state and
local agencies. In California the California Clean Air Act (“CCAA”) is administered by the California
Air Resources Board (“CARB”) at the state level and by the air quality management districts and
air pollution control districts at the regional and local levels.

The 1990 amendments to the CAA identify specific emission reduction goals for areas not meeting
the National Ambient Air Quality Standard (“NAAQS”). These amendments require both a
demonstration of reasonable further progress towards attainment and the incorporation of

3225 Sunset Boulevard Project Categorical Exemption
ENV-2021-2036-CE

City of Los Angeles
August 2021
Page 66



additional sanctions for failure to attain or to meet interim milestones. NAAQS have been
established for seven major air pollutants: carbon monoxide (“CQO”), nitrogen dioxide (“NO;"),
ozone (“O3”), (particulate matter, 2.5 microns (“PM.s"), particulate matter, 10 microns (“PMio”),
sulfur dioxide (“SO"), and lead (“Pb”).

The CAA requires USEPA to designate areas as attainment, nonattainment, or maintenance
(previously nonattainment and currently attainment) for each criteria pollutant based on whether
the NAAQS have been achieved. USEPA has classified the Los Angeles County portion of the
South Coast Air Basin (“Basin”) as a nonattainment area for Oz, PM2s, and lead.

(2) State

(a) California Clean Air Act

In addition to being subject to the requirements of the CAA, air quality in California is also
governed by more stringent regulations under the CCAA. In California the CCAA is administered
by CARB at the state level and by the air quality management districts and air pollution control
districts at the regional and local levels. CARB, which became part of the California Environmental
Protection Agency in 1991, is responsible for meeting the state requirements of the CAA,
administering the CCAA, and establishing the California Ambient Air Quality Standards
(“CAAQS”). The CCAA, as amended in 1992, requires all air districts in the State to achieve and
maintain the CAAQS. CAAQS are generally more stringent than their corresponding NAAQS and
incorporate additional standards for sulfates, hydrogen sulfide, vinyl chloride, and visibility-
reducing particles.

The CCAA requires CARB to designate areas within California as either attainment or
nonattainment for each criteria pollutant based on whether the CAAQS thresholds have been
achieved. Under the CCAA, areas are designated as nonattainment for a pollutant if air quality
data shows that a state standard for the pollutant was violated at least once during the previous
three calendar years. Exceedances that are affected by highly irregular or infrequent events are
not considered violations of a state standard and are not used as a basis for designating areas
as nonattainment. Under the CCAA, the non-desert Los Angeles County portion of the Basin is
designated as a nonattainment area for Oz, PMio, and PMzs.

(b) California Air Toxics Program

CARB'’s Air Toxics Program was established in 1983 in response to the adoption of AB 1807, the
Toxic Air Contaminant Identification and Control Act. AB 1807 directs CARB and the State Office
of Environmental Health Hazard Assessment (“OEHHA”) to identify toxic air contaminants
(“TACs”) and determine whether any regulatory action is necessary to reduce their risks to public
health. Substances formally identified as TACs include diesel particulate matter and
environmental tobacco smoke.
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(c) Air Quality and Land Use Handbook: A Community Health
Perspective

Released by CARB in 2005, the Air Quality and Land Use Handbook: A Community Health
Perspective provides recommendations regarding the siting of new sensitive land uses near
potential sources of TACs (e.qg., freeways, distribution centers, rail yards, ports, refineries, chrome
plating facilities, dry cleaners, and gas stations), as well as the siting of new TAC sources in
proximity to existing sensitive land uses.1?2 The recommendations are advisory and should not
necessarily be interpreted as defined “buffer zones”; if a project or sensitive land uses are within
the siting distance, CARB recommends further analysis.

(3) Regional
(a) South Coast Air Quality Management District

The Project Site is located within the 6,745-square-mile South Coast Air Basin. The Basin
includes all of Orange County and the non-desert portions of Los Angeles, Riverside, and San
Bernardino counties. It is bounded by the Pacific Ocean to the west; the San Gabriel, San
Bernardino, and San Jacinto Mountains to the north and east; and the San Diego County line to
the south. The South Coast Air Quality Management District (“SCAQMD?”) is the agency principally
responsible for air pollution control in the Basin. Specifically, SCAQMD is responsible for planning,
implementing, and enforcing programs designed to attain and maintain CAAQS established by
CARB and NAAQS established by the USEPA. All projects in the SCAQMD jurisdiction are
subject to SCAQMD rules and regulations, including, but not limited to, the following:

o Rule 401 Visible Emissions: This rule prohibits air discharge that results in a plume that is as
dark as or darker than what is designed as No. 1 Ringelmann Chart by the United States
Bureau of Mines for an aggregate of three minutes in any one hour.

o Rule 402 Nuisance: This rule prohibits the discharge of “such quantities of air contaminants
or other material which cause injury, detriment, nuisance, or annoyance to any considerable
number of people or the public, or which endanger the comfort, repose, health or safety of
any such persons or the public, or which cause, or have a natural tendency to cause, injury
or damage to business or property.”

o Rule 403 Fugitive Dust: This rule mandates that projects reduce the amount of particulate
matter entrained in the ambient air as a result of fugitive dust sources by requiring actions to
prevent, reduce, or mitigate fugitive dust emissions from any active operation, open storage
pile, or disturbed surface area.

12

CARB, Air Quality and Land Use Handbook, A Community Health Perspective, April 2005.
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Q) 2016 Air Quality Management Plan

The 2016 Air Quality Management Plan (“AQMP”) was adopted in April 2017 and represents the
most updated regional blueprint for achieving federal air quality standards. It relies on emissions
forecasts based on demographic and economic growth projections provided by the Southern
California Association of Governments’ (“SCAG”) 2016-2040 Regional Transportation
Plan/Sustainable Communities Strategy (“2016-2040 RTP/SCS”).

(b) Southern California Association of Governments

SCAG is the regional planning agency for Los Angeles, Orange, Ventura, Riverside, San
Bernardino, and Imperial Counties that is tasked with addressing regional issues relating to
transportation, the economy, community development, and the environment. As the federally
designated Metropolitan Planning Organization (“MPQ”) for the six-county Southern California
region, SCAG is required by law to ensure that transportation activities conform to, and are
supportive of, regional and state air quality plan goals to attain NAAQS. Additionally, SCAG is a
co-producer, with the SCAQMD, of the transportation strategy and transportation control measure
sections of the Basin’'s AQMP. The 2016-2040 RTP/SCS recognizes that transportation
investments and future land use patterns are inextricably linked, and that continued recognition
of this close relationship will help the region make choices that sustain existing resources and
expand efficiency, mobility, and accessibility for people across the region. In particular, the 2016-
2040 RTP/SCS draws a closer connection between where people live and work, and it offers a
blueprint for how Southern California can grow more sustainably.

(4) Local

(a) City of Los Angeles General Plan Air Quality Element

The City’s General Plan Air Quality Element identifies policies and strategies for advancing the
City’s clean air goals. The Air Quality Element acknowledges the interrelationships among
transportation and land use planning in meeting the City’s mobility and air quality goals. The Air
Quality Element includes six key goals:

Goal 1: Good air quality in an environment of continued population growth and healthy
economic structure.

Goal 2: Less reliance on single-occupant vehicles with fewer commute and non-work trips.

Goal 3: Efficient management of transportation facilities and system infrastructure using
cost-effective system management and innovative demand management
techniques.
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Goal 4: Minimize impacts of existing land use patterns and future land use development
on air quality by addressing the relationship between land use, transportation, and
air quality.

Goal 5: Energy efficiency through land use and transportation planning, the use of
renewable resources and less-polluting fuels and the implementation of
conservation measures including passive measures such as site orientation and
tree planting.

Goal 6: Citizen awareness of the linkages between personal behavior and air pollution and
participation in efforts to reduce air pollution.

Methodology

1) Construction

The regional construction emissions associated with the Proposed Project were calculated using
California Emissions Estimator Model (CalEEMod Version 2016.3.2) (“CalEEMod”), as
recommended by the SCAQMD. CalEEMod was developed in collaboration with the air districts
of California as a statewide land use emissions computer model designed to provide a uniform
platform for government agencies, land use planners, and environmental professionals to quantify
potential criteria pollutant and greenhouse gas (“GHG”) emissions associated with both
construction and operations from a variety of land use projects.

In addition to the SCAQMD'’s regional significance thresholds, the SCAQMD has established
localized significance criteria in the form of ambient air quality standards for criteria pollutants. To
minimize the need for detailed air quality modeling to assess localized impacts, SCAQMD
developed mass-based localized significance thresholds (‘LSTs”) that are the amount of pounds
of emissions per day that can be generated by a project that would cause or contribute to adverse
localized air quality impacts.

(2) Operation

Operational emissions associated with the Proposed Project were calculated using CalEEMod
Version 2016.3.2 and the information provided in the traffic study prepared for the Proposed
Project.

Thresholds of Significance
D) Construction

The following criteria set forth in the SCAQMD’s CEQA Air Quality Handbook serve as quantitative
air quality standards to be used to evaluate Project construction impacts with respect to the CEQA
Appendix G thresholds. Under these thresholds, a significant impact would occur if:
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Project are not expected to exceed significance thresholds for criteria pollutants. Further, all
grading and earthwork activities would be conducted in accordance with applicable City, regional,
state, and federal regulatory compliance measures. As such, construction of the Proposed Project
would not result in the accidental release of hazardous pollutants. Therefore, temporary
constructed-related air quality impacts related to criteria pollutants would be considered less than

significant.

Table 14
Estimated Peak Daily Construction Emissions

Emissions in Pounds per Day

Emission Source ROG | No« | co | so. PMwo | PMas
Demolition
On-Site Fugitive Dust -- -- -- -- 0.27 0.04
On-Site Off-Road (Diesel Equipment) 0.71 6.41 7.47 0.01 0.34 0.32
Off-Site Hauling/Vendor/Worker Trips 0.06 0.68 0.47 <0.01 0.16 0.05
Total Emissions 0.77 7.09 7.94 0.02 0.77 0.41
SCAQMD Thresholds 75 100 550 150 150 55
Significant Impact? No No No No No No
Site Preparation
On-Site Fugitive Dust -- -- -- -- 0.24 0.03
On-Site Off-Road (Diesel Equipment) 0.58 6.93 3.96 <0.01 0.26 0.24
Off-Site Hauling/Vendor/Worker Trips 0.02 0.01 0.16 <0.01 0.06 0.02
Total Emissions 0.60 6.94 4.12 0.02 0.56 0.29
SCAQMD Thresholds 75 100 550 150 150 55
Significant Impact? No No No No No No
Building Construction
On-Site Off-Road Diesel Equipment 1.26 12.05 14.94 0.02 0.65 0.61
Off-Site Hauling/Vendor/Worker Trips 0.34 1.36 2.47 0.01 0.86 0.24
Total Emissions 1.60 13.41 17.41 0.03 151 0.85
SCAQMD Thresholds 75 100 550 150 150 55
Significant Impact? No No No No No No
Architectural Coating
On-Site Architectural Coating 6.37 -- -- -- 0.00 0.00
On-Site Off-Road Diesel Equipment 0.84 6.28 9.43 0.02 0.30 0.30
Off-Site Hauling/Vendor/Worker Trips 0.06 0.03 0.40 <0.01 0.16 0.04
Total Emissions 7.27 6.31 9.83 0.03 0.46 0.34
SCAQMD Thresholds 75 100 550 150 150 55
Significant Impact? No No No No No No

Note: Calculations assume compliance with SCAQMD Rule 403 — Fugitive Dust and Rule 1113 —

Architectural Coatings.

Calculation sheets are provided in Attachment 4 to this Categorical Exemption.

Source: Parker Environmental Consultants, 2021.
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Localized Construction Emissions

The SCAQMD’S LSTs, which are based on the amount of pounds of emissions per day that can
be generated by a project that would cause or contribute to adverse localized air quality impacts,
apply to projects that are less than or equal to five acres in size and are only applicable to the
following criteria pollutants: NOy, CO, PMyo, and PMs. 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 SRA. For PMio, the LSTs were derived based on
requirements in SCAQMD Rule 403 — Fugitive Dust. For PM; 5, the LSTs were derived based on
a general ratio of PM25to PMj, for both fugitive dust and combustion emissions.

LSTs are provided for each of SCAQMD’s 38 source receptor areas (“SRA”) at various distances
from the source of emissions. The Project Site is located within SRA 1. The nearest sensitive
receptors that could potentially be subject to localized air quality impacts associated with
construction of the Proposed Project include the residential buildings to the east and to the north
of the Project Site. Given the proximity of these sensitive receptors to the Project Site, and
pursuant to SCAQMD guidance, the LSTs with receptors located within 25 meters (82.02 feet)
are used to address the potential localized air quality impacts associated with the construction-
related NOx, CO, PMs,, and PM. s emissions for each construction phase.

Emissions from construction activities have the potential to generate localized emissions that may
expose sensitive receptors to harmful pollutant concentrations especially during the demolition
and grading phases. However, as shown in Table 15, Localized On-Site Peak Daily Construction
Emissions, peak daily emissions generated within the Project Site during construction activities
for each phase would not exceed the applicable construction LSTs for an approximate one half-
acre site in SRA 1.

The localized air quality calculations assume that appropriate dust control measures would be
implemented as part of the Proposed Project during each phase of development, as required by
SCAQMD Rule 403 - Fugitive Dust. Rule 403 control requirements include, but are not limited to,
applying water in sufficient quantities 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. Therefore, with
compliance with SCAQMD Rule 403, localized air quality impacts from construction activities on
the off-site sensitive receptors would be less than significant.
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Table 15

Localized On-Site Peak Daily Construction Emissions

) Total On-site Emissions (Pounds per Day)
Construction Phase @
NOy P (6{0) PMio PMzs
Demolition 6.41 7.47 0.34 0.32
Site Preparation 6.93 3.96 0.26 0.24
Building Construction 12.05 14.94 0.65 0.61
Architectural Coatings 6.28 9.43 0.30 0.30
SCAQMD Localized Thresholds © 37 340 2.5 1.5
Potentially Significant Impact? No No No No

SRA 1 for a Project Site of one half- acre.

Appendix K.

Exemption.

2 The localized thresholds for all phases are based on a receptor distance of 82 feet in SCAQMD’s

b The localized thresholds listed for NOx in this table takes into consideration the gradual conversion
of NOx to NOz, and are provided in the mass rate look-up tables in the “Final Localized Significance
Threshold Methodology” document prepared by the SCAQMD. As discussed previously, the
analysis of localized air quality impacts associated with NOx emissions is focused on NO: levels
as they are associated with adverse health effects.

¢ SCAQMD, Final LST Methodology Document, Appendix C — Mass Rate LST Look-Up Tables,
October 21, 2009, and Sample Construction Scenarios for Projects Less than Five Acres in Size,

Source: CalEEMod 2016.3.2, Calculation sheets are provided in Attachment 4 to this Categorical

(b) Operational Emissions

Existing Emissions

The Project Site is currently developed with an automotive repair facility. The existing use
generates air pollutant emissions from space sources, such as space and water heating,
architectural coatings (paint), and mobile sources such as motor vehicle traffic travelling to and
from the Project Site. The average daily emissions generated by the existing uses at the Project
Site have been estimated utilizing CalEEMod. As shown in Table 16, mobile sources are the
primary source of air pollutant emissions associated with existing uses at the Project Site.
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Table 16
Existing Daily Operational Emissions from Project Site

Emissions in Pounds per Day
Emissions Source
ROG NOx CO SO« PMuo PMz2s
Summertime (Smog Season) Emissions

Area Sources 0.30 <0.01 <0.01 0.00 0.00 0.00
Energy Sources <0.01 0.07 0.06 <0.01 <0.01 <0.01
Mobile Sources 0.53 2.56 6.18 0.02 1.71 0.47

Total Emissions 0.84 2.63 6.24 0.02 1.71 0.47

Wintertime (Non-Smog Season) Emissions

Area Sources 0.30 <0.01 <0.01 0.00 0.00 0.00
Energy Sources <0.01 0.07 0.06 <0.01 <0.01 <0.01
Mobile Sources 0.51 2.60 5.87 0.02 1.71 0.47

Total Emissions 0.81 2.67 5.93 0.02 1.71 0.47
Note: Calculation worksheets are provided in Attachment 4 to this Categorical Exemption.
Source: Parker Environmental Consultants, 2021.

Proposed Project Emissions

The Proposed Project would result in the demolition of the automotive repair facility for the
construction and operation of a seven-story residential and commercial mixed-use building. The
Proposed Project would generate both stationary and mobile emissions, including the
consumption of electricity and natural gas, landscape maintenance, and vehicles traveling to and
from the Project Site. Such emissions are typical of a residential and commercial mixed-use
development such as the Proposed Project. The analysis of daily operational emissions
associated with the Proposed Project has been prepared utilizing CalEEMod. The results of these
calculations are presented in Table 17, Proposed Project Estimated Daily Regional Operational
Emissions, below. As shown in Table 17, the operational emissions generated by the Proposed
Project would not exceed the regional thresholds of significance set by the SCAQMD. Therefore,
impacts associated with regional operational emissions from the Proposed Project would be less
than significant.
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Table 17
Proposed Project Estimated Daily Regional Operational Emissions

Emissions Source Emissions in Pounds per Day
rRoc | No, | co SOx PMwo | PMas
Summertime (Smog Season) Emissions
Area Sources 2.05 0.08 6.77 <0.01 0.04 0.04
Energy Sources 0.04 0.37 0.24 <0.01 0.03 0.03
Mobile Sources 1.03 4.55 11.97 0.05 4.08 1.11
Stationary Sources 0.82 3.67 2.09 <0.01 0.12 0.12
Total Project Emissions: 3.94 8.67 21.07 0.05 4.27 1.30
Less Existing Emissions: | (0.84) (2.63) (6.24) (0.02) (1.71) (0.47)
NET Project Site Emissions: 3.10 6.04 14.83 0.03 2.56 0.83
SCAQMD Thresholds 55 55 550 150 150 55
Potentially Significant Impact? No No No No No No
Wintertime (Non-Smog Season) Emissions
Area Sources 2.05 0.08 6.77 <0.01 0.04 0.04
Energy Sources 0.04 0.37 0.24 <0.01 0.03 0.03
Mobile Sources 0.97 4.60 11.30 0.05 4.08 1.11
Stationary Sources 0.82 3.67 2.09 <0.01 0.12 0.12
Total Project Emissions: 3.89 8.73 20.40 0.05 4.27 1.30
Less Existing Emissions: | (0.81) (2.67) (5.93) (0.02) (1.71) (0.47)
NET Project Site Emissions: 3.08 6.06 14.47 0.03 2.56 0.83
SCAQMD Thresholds 55 55 550 150 150 55
Potentially Significant Impact? No No No No No No
Source: CalEEMod 2016.3.2, Calculation worksheets are provided in Attachment 4.

Toxic Air Contaminants (Construction and Operation)

The Proposed Project consists of a mixed-use development containing residential and
commercial uses that would not support any land uses or activities that would involve the use,
storage, or processing of carcinogenic or non-carcinogenic TACs. Additionally, as noted in
CAPCOA’s Health Risk Assessments for Proposed Land Use Projects (2009), the SCAQMD
recommends that Health Risk Assessments (“HRAs”) be conducted for substantial sources of
diesel particulate matter for developments that include truck stops and warehouse distribution
facilities that generate more than 100 trucks per day or more than 40 trucks with operating
transport refrigeration units,* which does not apply to the Proposed Project. Therefore, no
significant toxic airborne emissions would result from the operation of the Proposed Project.
Based on AQMD guidance, an HRA is not recommended for the Proposed Project since its
operational land uses are not considered a substantial source of diesel particulate matter.

The greatest potential for TAC emissions during construction would be from diesel particulate
emissions associated with heavy equipment operations. According to SCAQMD methodology,
health effects from carcinogenic air toxins are usually described in terms of individual cancer risk.

14

CAPCOA Planning Managers, Health Risk Assessments for Proposed Land Use Projects, July 2009.
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“Individual Cancer Risk” is the likelihood that a person continuously exposed to concentrations of
TACs over a 70-year lifetime will contract cancer based on the use of standard risk assessment
methodology. Given the short-term construction schedule of approximately 18 months, the
Proposed Project would not result in a long-term (i.e., 70-year) source of TAC emissions. No
residual emissions and corresponding individual cancer risk are anticipated after construction.
Because there is such a short-term exposure period (18 out of 840 months), construction TAC
emissions would result in a less-than-significant impact. Therefore, impacts associated with the
generation and/or release of TACs would be less than significant.

(d) Water Quality

The California State Water Resources Control Board (“SWRCB”) and the nine Regional Water
Quality Control Boards (“Regional Boards”) work together to protect the quality of water in waters
such as lakes, estuaries, rivers, streams, and groundwater. By protecting water quality, these
regulatory Boards seek to protect the “beneficial uses” or the many activities, uses and habitats
that waters can support. Under Water Code Sections 13267 and 13304 (Porter-Cologne Water
Quality Control Act), the Regional Board is authorized to require soil and groundwater
investigations, site inspections, monitoring, and to request work plans from a responsible party
for an assessment and/or cleanup project. The Regional Board may assess fines in cases of
noncompliance. The Project Site is within the jurisdiction of the Los Angeles Regional Board. A
Phase | Environmental Site Assessment (“Phase | ESA”) was completed for the Project Site by
Encon Technologies, Inc., dated October 30, 2018 (Attached 8 to this Categorical Exemption).
Additionally, a Phase Il Environmental Site Assessment (“Phase || ESA”) was prepared for the
Project Site by Encon Technologies, Inc., dated April 1, 2019 and a Further Phase 1l ESA Report
(“Further Phase Il ESA”) was also prepared by Encon Technologies, Inc., dated June 3, 2019
(Attachment 6 to this Categorical Exemption.) Local regulatory agencies were contacted to
identify any known groundwater contamination. The Project Site does not appear as a listed site
on the SWRCB GeoTracker website.

Groundwater

Based on the Department of Toxic Substances (“DTSC”) Control EnviroStor Database, the Project
Site is not listed for cleanup, permitting, or investigation of any hazardous waste contamination.
The Proposed Project, once operational, would not use hazardous materials other than modest
amounts of typical cleaning supplies and solvents used for janitorial purposes that are typically
associated with the operation of the Proposed Project and the use of these substances would
comply with State Health Codes and Regulations. As such, the Proposed Project does not include
potential sources of contaminants that could potentially degrade water quality during operation.

The purpose of the Phase | ESA was to identify all known and suspected Recognized
Environmental Concerns (RECs) in connection with the Project Site. An REC is defined as the
presence, or likely presence, of any hazardous or California regulated substances to include
petroleum products in, on, or present as the Project Site due to past or present releases into the
structures on the Project Site or into the ground, groundwater, or surface water associated with
the Project Site under conditions indicative of a past or current unauthorized release to the
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environment or post a material threat of a future release to the environment. The Phase | ESA
concluded there are seven RECs identified at the Project Site: (1) Location of two abandoned
UST waste oil and fuel tanks; (2) Locations of operating hydraulic lifts; (3) Waste oil drum storage
area; (4) Automotive service chemical and paint-solvent storage workstations; (5) Three-stage
wastewater treatment clarifier and receptor discharge line; (6) General use and storage of parts
washing spend solvent stations; and (7) Two operating spray booths and one paint spray room.
Based on ENCON’s Phase | ESA findings and recommendations, and the seven identified RECs,
a Phase Il ESA subsurface soil and soil gas investigation is recommended to confirm the
presence, or absence, of chemical releases that may have adversely affected the Project Site
from these targeted RECs identified at the Project Site.

A Phase Il ESA was performed by ENCON Technologies, Inc. The Phase Il ESA subsurface
investigation was designed to address all RECs identified at the Project Site in the Phase | ESA.
The Phase Il ESA subsurface investigation has revealed no significant evidence of adverse
petroleum hydrocarbons or automotive solvent chemically affected soil, or soil gas, in connection
with the Project Site which would prevent or limit the use of the Project Site for the current
commercial automotive service and body work use. The Phase Il ESA testing selectively
investigated the automotive repair and body workshop, parts washing, waste treatment, paint
spraying, and waste oil storage portions of the Project Site. The soil and soil gas data, and present
Site conditions suggest that the previous and current automotive service and body work
operations have not adversely affected the environmental conditions of the Project Site. The
present Project Site conditions do not pose a significant threat to groundwater beneath the Project
Site, or adversely affect the workers or the public health risk in a commercial setting.

A Further Phase Il ESA was performed by ENCON Technologies, Inc. The objective of this further
soil investigation was to define the extent of contamination in the following two RECs: (1)
Abandoned UST Tank and (2) Former Hydraulic Lift. ENCON technical staff developed the
Further Soil Sampling and Analysis Plan (SAP) to investigate these areas of concern (AOCs) at
the Project Site. The Further Phase Il ESA has concluded that no further investigations are
necessary, and the Project Site is suitable for commercial use. If, however, the Project Site is
redeveloped, or the use is changed to office, residential, or other highly sensitive uses, the TPII
affected soil should be removed by a waste management licensed contractor and disposed of off-
site at an approved disposal facility, employing a Soils Management Plan (SMP) by a licensed
environmental profession under the direction of a California Professional Geologist.

Therefore, the Phase | ESA, the Phase Il ESA, and the Further Phase Il ESA support that the
Project Site is not hazardous and would not impact future residents of the Proposed Project. As
such, the Proposed Project would not exacerbate any hazardous conditions on the Project Site
that could affect groundwater conditions.
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Stormwater

The Project Site is currently developed with an automotive repair facility and associated surface
parking. The entirety of the Project Site is covered with impervious surfaces. Thus, nearly all of
the surface water runoff from the Project Site is directed to adjacent storm drains and does not
percolate into the groundwater table beneath the Project Site. With respect to water quality from
stormwater, surface runoff leaving the Project Site is largely directed towards W. Sunset
Boulevard, which contains storm drain inlets. Stormwater along W. Sunset Boulevard flows
southbound (See Figure 3, Stormwater Information Map, of Attachment 7). The Proposed Project
would continue to generate surface water runoff similar to existing conditions, and stormwater
would be directed towards existing stormwater infrastructure that currently serve the Project Site.

A Storm Water Pollution Prevention Plan (“SWPPP”) would be required to mitigate the effects of
erosion and the inherent potential for sedimentation and other pollutants entering the stormwater
system. The SWPPP would identify BMPs for erosion control and other measures to meet the
NPDES requirements for stormwater quality. Implementation of the BMPs identified in the
SWPPP and compliance with the National Pollutant Discharge Elimination System (“NPDES”)
and City discharge requirements would ensure that the construction of the Proposed Project
would not violate any water quality standards or discharge requirements, or otherwise
substantially degrade water quality during construction.

Additionally, the Proposed Project would be required to demonstrate compliance with Low Impact
Development (LID) Ordinance standards and retain and treat the first %-inch of rainfall in a 24-
hour period or the rainfall from an 85™ percentile 24-hour runoff event, whichever is greater. To
ensure that all stormwater related BMPs are constructed and / or installed in accordance with the
approved LID Plan, the City of Los Angeles requires a Stormwater Observation Report to be
submitted to the City prior to the issuance of the Certificate of Occupancy. Compliance with the
LID Ordinance would ensure that the Proposed Project would not adversely affect water quality
or significantly contribute to site runoff during the operation of the Proposed Project. Therefore,
the Proposed Project would result in less than significant impacts to the existing stormwater
infrastructure serving the Project Site.

(5) Discussion of CEQA Guidelines Section 15332(e)

The Project Site can be adequately served by all required utilities and public services.
(a) Water

The Project Site is located within the service area of the Los Angeles Department of Water and
Power (“LADWP?”) for potable water service. The LADWP’s 2015 Urban Water Management Plan
(“UWMP”) projects the City of Los Angeles will have a reliable water supply of approximately
611,800 acre-feet per year (“AFY”) and 675,700 AFY in 2020 and 2040, respectively, based on
growth projections of the 2012 RTP/SCS. Thus, projects that are consistent with the underlying
zoning and allowable density requirements of the LAMC and General Plan, are inherently
consistent with the future water demands established in the 2015 UWMP. The Proposed Project
would be consistent with the underlying land use of the Project Site. Based on the sewer

3225 Sunset Boulevard Project Categorical Exemption City of Los Angeles
ENV-2021-2036-CE August 2021
Page 79



generation factors provided by the Bureau of Sanitation and assuming all water usage converts
to wastewater, it is estimated that the Proposed Project’s net increase in water demand would be
approximately 11,711 gallons per day, or approximately 13 AFY, as show in Table 18, below.
Articles 4 and 9 of Chapter IX of the LAMC establish citywide water efficiency standards and
require water-saving systems and technologies in buildings and landscapes to conserve and
reduce water usage. Plumbing fixtures would need to comply with one of the following: (1) a 20%
reduction in the building’s “water use baseline” as demonstrated in Table 5.303.2.2 of the Los
Angeles Plumbing Code; or (2) comply with the maximum flow rates shown in Table 5.303.2.3 of
the Plumbing Code. The Project would also be required to develop a water budget for landscape
irrigation use and install automatic irrigation systems with weather or soil moisture-based
controllers. Compliance with the LA Green Building Code would further reduce the Proposed
Project’s operational water demands. Because the Proposed Project is consistent with the zoning
and General Plan land use designations, and the Proposed Project’s residential and employment
growth would be within SCAG’s growth forecast, the Proposed Project’s increased water demand
has already been accounted for in the 2015 UWMP and impacts upon water demand would be
less than significant.

Table 18
Proposed Project Estimated Water Demand
Water Demand Total Water

Type of Use Size Rate (gpd/unit) @ Demand (gpd)

Existing Conditions (To Be Removed)

Automotive Repair Facility | 13350sf | 0.05 gpd/sf 668

Total Existing Water Demand: 668

Proposed Project

Residential
Studio Unit 14 du 75 gpd/du 1,050
One-Bedroom Unit 48 du 110 gpd/du 5,280
Two-Bedroom Unit 20 du 150 gpd/du 3,000

Commercial
Retalil 2,446 sf 0.025 gpd/du 61
Restaurant (2,168 sf) 96 seats ? 25 gpd/seat 2,400
Office 4,900 sf 0.12 gpd/du 588

Total Proposed Project Water Demand: 12,379
Less Existing Water Demand: -668
NET Project Site Water Demand: 11,711

Notes: du= dwelling units; sf=square feet; gpd= gallons per day

a Consumption Rates based on City of Los Angeles Department of Public Works, Bureau of
Sanitation, Sewer Generation Factor for Residential and Commercial Categories table, effective
April 6, 2012. It is assumed that all water usage would convert to wastewater.

b Restaurant seats were estimated based on 15 sf per seat for the dining area, which is assumed
to occupy 2/3 of the restaurant space. The remaining 1/3 of restaurant space is assumed to be
occupied by kitchen and BOH space.

Source: Parker Environmental Consultants, 2021.
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12,000 tons on any given day, provided the monthly tonnage capacity shall not be exceeded.®
In 2018, the Chiquita Canyon Landfill had an average disposal intake of 4,560 tons per day.’

Approximately 13,350 square feet of building floor area would be demolished on the Project Site.
The Proposed Project is anticipated to generate approximately 509 tons of construction and
demolition debris before source reduction and recycling efforts. The Proposed Project would
follow all applicable solid waste policies and objectives that are required by law, statute, or
regulation. Under the requirements of the hauler’'s AB 939 Compliance Permit from the Bureau of
Sanitation, all construction and demolition debris would be delivered to a Certified Construction
and Demolition Waste Processing Facility.

Operation of the Proposed Project is expected to generate approximately 1,371 pounds per day
or approximately 250 tons per year of solid waste. The Proposed Project would also comply with
AB 939, AB 341, AB 1826 and City waste diversion goals, as applicable, by providing clearly
marked, source-sorted receptacles to facilitate recycling. The amount of solid waste generated
by the Proposed Project is estimated to be well within the available capacities of area landfills.

(d) Electricity

The Project Site is located in a highly urbanized area in the Silver Lake — Echo Park — Elysian
Valley Community. Based on observation, there are overhead circuit lines along W. Sunset
Boulevard and along the eastern border of the Project Site. The Proposed Project would require
on-site transformers and may require underground line extension on public streets. In the event
infrastructure upgrades are required for the proposed development, such infrastructure
improvements would be conducted within the right-of-way easements serving the Project Site
area, and would not create a significant impact to the physical environment. This is largely due to
the fact that (a) any disruption of service would be short-term, (b) upgrades would be conducted
within public rights-of-way, and (c) any foreseeable infrastructure improvements would be limited
to the immediate Project Site vicinity. Therefore, potential impacts resulting from energy
infrastructure improvements would be less than significant.

The availability of electricity is dependent upon adequate generating capacity and adequate fuel
supplies. The estimated power requirements for the Proposed Project is part of the total load
growth forecast for the City of Los Angeles and has been taken into account by the Los Angeles
Department of Water and Power (LADWP) in the planned growth of the natural gas system.

(e) Natural Gas

Southern California Gas (SCG) provides natural gas resources to the City through existing gas
mains located under the streets and public rights-of-way. Natural gas services are provided in

10 County of Los Angeles Department of Public Works, The Countywide Integrated Waste Management

Plan 2018 Annual Report, December 2019 (at page 60).

County of Los Angeles Department of Public Works, The Countywide Integrated Waste Management
Plan 2018 Annual Report, December 2019 (at page 29).
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3225 Sunset Boulevard Project Categorical Exemption City of Los Angeles
ENV-2021-2036-CE August 2021
Page 82



accordance with SCG’s policies and extension rules on file with the CPUC at the time contractual
agreements are made. Natural gas is delivered to the Project Site through natural gas facilities
underneath the adjacent public streets. Infrastructure improvements would be conducted on-site
and within the right-of-way easements serving the Project Site area, and would not create a
significant impact to the physical environment. This is largely due to the fact that (a) any disruption
of service would be short-term, (b) upgrades would be localized to the Project Site, and (c) any
foreseeable off-site improvements would be limited to the right-of-way easements in the
immediate Project Site vicinity. Therefore, potential impacts resulting from natural gas
infrastructure improvements would be less than significant.

() Fire Services

A project would 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 that
would result in a physical adverse impact upon the environment. With respect to fire protection
services, the Los Angeles Fire Department Station No. 20, located at 2144 W. Sunset Boulevard,
currently serves the Project Site. This fire station is located approximately 0.9 mile (driving
distance) southeast of the Project Site. 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 Section 57.507.3.3 of the LAMC, the
maximum response distance between residential land uses and a LAFD fire station that houses
an engine or truck company is 1.5 miles. Based on the response distance criteria specified in
LAMC Section 57.507.3.3 and the relatively short distance from Fire Station No. 20 to the Project
Site, fire protection response would be considered adequate. Pursuant to LAMC Section
57.507.3.1, the required fire flow for a high-density residential and commercial development, such
as the Proposed Project, is 4,000 gpm from four adjacent fire hydrants flowing simultaneously.
The Proposed Project would be required to maintain appropriate fire flow and access pursuant to
the Los Angeles Fire Code. The required fire flow for the Proposed Project would be confirmed in
consultation with the LAFD during the plan check approval process. Implementation of the
Proposed Project would not require the addition of a new fire station or the expansion,
consolidation or relocation of an existing facility to maintain service to the Project Site. Therefore,
the Proposed Project would not have a significant impact on fire protection services in the Project
area.

(9) Police Services

A significant impact may occur if the City of Los Angeles Police Department (LAPD) could not
adequately serve a project, necessitating a new or physically altered station that would result in
a physical adverse impact upon the environment. The Project Site is located in the Northeast
Division of the Los Angeles Police Department’'s Central Bureau. The Northeast Community
Police Station, located at 3353 San Fernando Road, serves the Northeast Community and the
Project Site. This police station is located approximately 3.7 miles (driving distance) northeast of
the Project Site. The Project Site is located within Reporting District 1171. The LAPD published
the “Design Out Crime: Crime Prevention Through Environmental Design Guidelines” (“Design
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out Crime Guidelines”), which introduced ways to deter crime through the design of buildings and
public open spaces. The Design Out Crime Guidelines provides recommendations on the location
and design of common areas and walking paths, lighting, fencing, and landscaping, among
others. The Proposed Project would be subject to Site Plan Review and would be reviewed by
the LAPD for compliance with the recommended site design guidelines to improve public safety.
The Proposed Project would not require the addition of a new or physically altered police station.
Thus, implementation of the Proposed Project would not significantly impact police protection
services in the Project area.

(h) Schools

The Project Site is located within the service area of the Los Angeles Unified School District
(“LAUSD”). The Project Site is currently served by one elementary school, one middle school,
and one high school. The following schools serve the Project Site:

1) Micheltorena Street Elementary School, located at 1511 Micheltorena Street,
approximately 0.2 mile north of the Project Site;

2) Thomas Starr King Middle School, located at 4201 Fountain Avenue, approximately 0.9
mile northwest of the Project Site; and

3) John Marshall Senior High School, located at 3939 Tracy Street, approximately 1.8 mile
north of the Project Site.

The Project applicant would be required to pay all applicable developer fees to the LAUSD to
offset the Proposed Project’s demands upon local schools. Prior to issuance of a building permit,
the General Manager of the City of Los Angeles, Department of Building and Safety, or designee,
shall ensure that the applicants has paid all applicable school facility development fees in
accordance with California Government Code Section 65995. Pursuant to Government Code
Section 65995, payment of development fees authorized by SB 50 are deemed to be “full and
complete school facilities mitigation.” With the payment of a School Development Fee, the
Proposed Project’s potential impact upon public school services would be less than significant.

) Parks

The Project Site is served by 22 parks and recreation facilities, which are owned and maintained
by the City of Los Angeles Recreation and Parks Department. Parks and recreation facilities within
a two-mile radius of the Project Site include: Bellevue Recreation Center, Silver Lake Recreation
Center and Dog Park, Sunnynook River Park, Madison West Park, Lake Street Community Center
and Park, Occidental Parkway, Echo Park Lake and Recreation Center, Barnsdall Art Park, Shatto
Recreation Center, Chavez Ravine Arboretum, Lilac Terrace Park, Unidad Park, Patton Street
Park, Lemon Grove Recreation Center, Montecillo de Leo Politi Park, Lafayette Community
Center, MacArthur Park and Recreation Center, Everett Triangle Park, La Mirada Park, Elysian
Valley Recreation Center, Vista Hermosa Park, and Griffith Park Community Center. In addition,
the Proposed Project would provide a total of 7,020 square feet of open space, including 5,670
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square feet of common open space that would be available exclusively to serve Project residents
and their guests, in addition to a total of 1,350 square feet of private open space balconies, which
would reduce the Project’'s demand upon public parks and recreational facilities. The Proposed
Project’s demand for open space would be met through a combination of (1) on-site common and
private open space proposed within the Project Site, (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. Development of the Proposed Project is not expected to
significantly impact park and recreation facilities in the Project area.

() Libraries
The Los Angeles Public Library (“LAPL”) branches currently serving the Project Site include:

1) Cahuenga Branch Library, located at 4591 Santa Monica Boulevard, approximately 1.1
miles northwest of the Project Site; and

2) Edendale Branch Library, located at 2011 W. Sunset Boulevard, approximately 1.1 miles
southeast of the Project Site; and

3) Los Feliz Branch Library, located at 1874 Hillhurst Avenue, approximately 1.6 miles
northwest of the Project Site; and

4) Silverlake Branch Library, located at 2411 Glendale Boulevard, approximately 1.9 miles
northeast of the Project Site; and

5) Felipe de Neve Branch Library, located at 2820 W. 6™ Street, approximately 2.0 miles
southwest of the Project Site; and

6) Echo Park Branch Library, located at 1410 W. Temple Street, approximately 2.0 miles
southeast of the Project Site.

The Proposed Project is anticipated to generate 192 residents and 35 employees, and therefore
would increase the presence of visitors, patrons, and retailers on-site and in the surrounding area.
Existing library services are expected to adequately serve the needs of future occupants of the
Proposed Project. As stated in the 2015-2020 Strategic Plan, LAPL is committed to increasing
the number of people who use library services and the number of library cardholders. Because
the Proposed Project is consistent with the allowable density and uses allowed under the current
zoning and General Plan designations, the Proposed Project would not substantially increase
demands upon library services, as compared to the use projections in the LAPL’s 2015-2020
Strategic Plan. Therefore, the Proposed Project’'s impacts upon library services would be
considered less than significant.

Conclusion

For all the foregoing reasons, the Project would comply with CEQA Guidelines Section 15332(e)
in that there would be adequate utilities and public services available to the Project Site.
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C. Exceptions to Categorical Exemptions

In addition to the above qualifying criteria, there are exceptions to the exemptions depending on
the nature or location of a project, or unusual circumstances that create the reasonable possibility
of significant effects. As provided in CEQA Guidelines Section 15300.2, for a proposed project to
qualify for an exemption to CEQA, the project must be able to demonstrate that it does not fall
under the following exceptions:

Applicable Section 15300.2 Exceptions

(b) Cumulative Impact. All exemptions for these classes are inapplicable when the
cumulative impact of successive projects of the same type in the same place, over time is
significant.

(c) Significant Effect. A categorical exemption shall not be used for an activity where there
is a reasonable possibility that the activity will have a significant effect on the environment
due to unusual circumstances.

(d) Scenic Highways. A categorical exemption shall not be used for a project which may
result in damage to scenic resources, including but not limited to, trees, historic buildings,
rock outcroppings, or similar resources, within a highway officially designated as a state
scenic highway. This does not apply to improvements which are required as mitigation by
an adopted negative declaration or certified EIR.

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a project located
on a site which is included on any list compiled pursuant to Section 65962.5 of the
Government Code.

(f) Historical Resources. A categorical exemption shall not be used for a project which may
cause a substantial adverse change in the significance of a historical resource.

Q) Cumulative Impacts

As presented in the analysis above, the Proposed Project would not result in any significant traffic,
noise, air quality, or water quality impacts. The Proposed Project would be consistent with the use
type and density of projects that are permitted by right and otherwise anticipated by the zoning
code and General Plan, and when viewed in conjunction with other proposed, approved, or
reasonably anticipated projects, would not generate impacts that are cumulatively considerable.
Thus, the potential for the Proposed Project to result in cumulative impacts is less than significant.
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Cumulative Projects

In accordance with CEQA Guidelines Section 15064 (h), this Categorical Exemption includes an
evaluation of the Proposed Project’'s cumulative impacts. The guidance provided under CEQA
Guidelines Section 15064 (h) is as follows:

“(1) When assessing whether a cumulative effect requires an EIR, the lead agency shall
consider whether the cumulative impact is significant and whether the effects of the project
are cumulatively considerable. An EIR must be prepared if the cumulative impact may be
significant and the project’s incremental effect, though individually limited, is 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.

(2) A lead agency may determine in an initial study that a project’s contribution to a
significant cumulative impact will be rendered less than cumulatively considerable and
thus is not significant. When a project might contribute to a significant cumulative impact,
but the contribution will be rendered less than cumulatively considerable through
mitigation measures set forth in a mitigated negative declaration, the initial study shall
briefly indicate and explain how the contribution has been rendered less than cumulatively
considerable.

(3) A lead agency may determine that a project’s incremental contribution to a cumulative
effect is not cumulatively considerable if the project will comply with the requirements in a
previously approved plan or mitigation program (including, but not limited to, water quality
control plan, air quality attainment or maintenance plan, integrated waste management
plan, habitat conservation plan, natural community conservation plan, plans or regulations
for the reduction of greenhouse gas emissions) that provides specific requirements that
will avoid or substantially lessen the cumulative problem within the geographic area in
which the project is located. Such plans or programs must be specified in law or adopted
by the public agency with jurisdiction over the affected resources through a public review
process to implement, interpret, or make specific the law enforced or administered by the
public agency. When relying on a plan, regulation or program, the lead agency should
explain how implementing the particular requirements in the plan, regulation or program
ensure that the project’s incremental contribution to the cumulative effect is not
cumulatively considerable. If there is substantial evidence that the possible effects of a
particular project are still cumulatively considerable notwithstanding that the project
complies with the specified plan or mitigation program addressing the cumulative problem,
an EIR must be prepared for the project.

(4) The mere existence of significant cumulative impacts caused by other projects alone
shall not constitute substantial evidence that the proposed project’s incremental effects
are cumulatively considerable.”
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In light of the guidance summarized above, an adequate discussion of a project’s significant
cumulative impact, in combination with other closely related projects, can be based on either: (1)
a list of past, present, and probable future producing related impacts; or (2) a summary of
projections contained in an adopted local, regional, statewide plan, or related planning document
that describes conditions contributing to the cumulative effect. (CEQA Guidelines Section
15130(b)(1)(A)-(B)). The lead agency may also blend the “list” and “plan” approaches to analyze
the severity of impacts and their likelihood of occurrence. Accordingly, all proposed, recently
approved, under construction, or reasonably foreseeable projects that could produce a related or
cumulative impact on the local environment, when considered in conjunction with the Project,
were identified for evaluation.

The related projects identified are included in Table 19, Related Projects List, below. A total of
five related projects were identified within the vicinity of the Project Site. An analysis of the
cumulative impacts associated with these related projects and the Proposed Project are provided
under each individual environmental impact category in this Categorical Exemption.

Table 19
Related Projects
Project
Number Location/Address Project Description Size Units
Hotel 26 rm
1 1629 N. Griffith Park Boulevard | Restaurant 3,784 sf
Bar/Lounge 2,497 sf
2 2711 W. Sunset Boulevard Restaurant 2,525 sf
Apartments
Coffee Shop 104 du
i 800 sf
Retal 3,000 sf
3 3303 W. Sunset Boulevard Restaurant '
5,248 sf
Church (to be removed)
, (5,765) sf
Shopping Center (to be
(6,065) sf
removed)
4 3004 W. Sunset Boulevard Apartments 74 du
5 Tartine Silverlake Restaurant 3,097 sf
Notes:
rm = room, sf = square feet, du = dwelling unit
Source: Crain & Associates, May 10, 2021.

Cumulative Impacts. All exemptions for these classes are inapplicable when the
cumulative impact of successive projects of the same type in the same place, over time is
significant. (CEQA Guidelines Section 15300.2(b))

As presented in the analysis above, the Proposed Project would not result in any significant traffic,
noise, air quality, or water quality impacts. The Proposed Project would be consistent with the use
type and density of projects that are permitted by right and otherwise anticipated by the zoning
code and General Plan, and when viewed in conjunction with other proposed, approved, or
reasonably anticipated projects, would not generate impacts that are cumulatively considerable.
Thus, the potential for the Proposed Project to result in cumulative impacts is less than significant.
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(1) Traffic

Development of the Proposed Project in conjunction with the related projects (see Attachment 2
for Related Projects List) would result in an increase in average daily vehicle trips and peak hour
vehicle trips in the Silver Lake — Echo Park — Elysian Valley Community Plan Area. In accordance
with the City’s Traffic Assessment Guidelines, cumulative VMT impacts are determined through
a consistency check with SCAG’s 2016-2040 RTP/SCS. The 2016-2040 RTP/SCS is the regional
plan that demonstrates compliance with air quality conformity requirements and greenhouse gas
emissions reduction targets. As such, projects that are consistent with the 2016-2040 RTP/SCS
in terms of development location, density, and intensity, are part of the regional solution for
meeting air pollution and GHG goals. Projects that are deemed to be consistent would have a
less than significant cumulative impact on VMT. The Proposed Project’s housing and population
growth would be consistent with the 2016-2040 RTP/SCS projections. Thus, the Project’s
cumulative VMT impacts would be considered less than significant. Furthermore, as noted in,
above, the VMT increase from the Proposed Project would result in less than significant impacts.
As such, the Proposed Project’s cumulative traffic impacts would be less than significant.

(2) Noise

Development of the Proposed Project in conjunction with the related projects identified in the
Traffic Assessment would result in an increase in construction-related and traffic-related noise as
well as on-site stationary noise sources in the already urbanized area of the City of Los Angeles.
There is one related project, Related Project No. 3, located at 3303 W. Sunset Boulevard, which
is located within a 500-foot radius of the Project Site. Therefore, the buildings surrounding the
proposed construction site would therefore attenuate construction noise. As such, based on the
distance to the Project Site and the existing intervening buildings, concurrent construction noise
from Related Project No. 3 and the Proposed Project would not cause a cumulative construction
impact. Construction noise from the related projects would be localized and would not have the
potential to create a cumulative noise impact with the Proposed Project.

The Project applicant has no control over the timing or sequencing of the related projects that
have been identified within the Proposed Project study area. Therefore, any quantitative analysis
that assumes multiple, concurrent construction projects would be speculative. Construction-
period noise for the Proposed 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 mitigation measures that may be prescribed pursuant to CEQA
provisions that require potentially significant impacts to be reduced to the extent feasible. Thus,
the cumulative impact associated with construction noise would be less than significant.

With respect to cumulative operational noise impacts, each of the related projects would be
required to comply with LAMC Section 112.02, 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 five decibels. Thus, the siting and
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development of related projects would be subject to further CEQA review and evaluated on a
case-by-case basis, and cumulative operational noise would be less than significant.

(3) Air Quality

Development of the Proposed Project in conjunction with the related projects in the Project Site
vicinity would result in an increase in construction and operational emissions in the already
urbanized area of the City of Los Angeles. Cumulative air quality impacts from construction and
operation of the Proposed Project, based on SCAQMD guidelines, are analyzed in a manner
similar to Project-specific air quality impacts. 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. Therefore, 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 those pollutants for which the Basin is in non-attainment.
Thus, as discussed above, because the construction-related and operational daily emissions
associated with Proposed Project would not exceed the SCAQMD’s recommended thresholds,
these emissions associated with the Proposed Project would not be cumulatively considerable.
Therefore, cumulative air quality impacts would be less than significant.

(4) Water Quality

Development of the Proposed Project in combination with the related projects would result in the
further infilling of uses in a highly developed area within the Silver Lake — Echo Park — Elysian
Valley Community within the City of Los Angeles. 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, where it flows to the
nearest stormwater drainage inlet. It is likely that most, if not all, of the related projects would also
drain to the surrounding street system. However, little if any additional cumulative runoff is
expected from the Proposed Project and the related project sites, since the Silver Lake — Echo
Park — Elysian Valley area is highly developed with impervious surfaces. Under the requirements
of Article 4.4 of the LAMC, each related 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 or
the rainfall from an 85" percentile 24-hour runoff event, whichever is greater. Adherence to Article
4.4 of the LAMC would also ensure each related project would not interfere with groundwater
recharge. Mandatory structural BMPs in accordance with the NPDES water quality program would
result in a cumulative reduction of surface water runoff, as the development in the surrounding
area is limited to infill developments and redevelopment of existing urbanized areas. Therefore,
cumulative water quality impacts would be less than significant.

(5) Utilities
(a) Water

Development of the Proposed Project and related projects and the cumulative growth throughout
the City of Los Angeles, would further increase the demand for potable water within the City. As
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would require approval from the Bureau of Sanitation, signifying that the sewer lines serving the
Project Site have adequate capacity, the Proposed Project would not be expected to contribute
to a local cumulative impact. Locally, the Proposed Project would not be cumulatively
considerable. The impact of the continued growth of the region would likely have the effect of
diminishing the daily excess capacity of the HWRP’s service to the City of Los Angeles and
surrounding area. As shown in Table 21, the Proposed Project and related projects would
generate a net increase of approximately 63,207 gpd of wastewater, representing a fraction of
one percent of the available capacity. Thus, it is anticipated that the 175 mgd of available capacity
in the HWRP would not be significant reduced with the cumulative wastewater generation from
the related projects and Proposed Project. As such, cumulative impacts with respect to
wastewater generation would be less than significant.

Table 21
Estimated Cumulative Wastewater Generation
. Total Water
Size - Water Demand
Type of Use (sf) Unit Rate (gpd/unit) b Demand
(gpd)
Related Projects
Hotel 26 rm 120/room 3,120
Restaurant 651 st 30/seat 19,523
Bar/Lounge 2,497 sf 720/ksf 1,798
Residential (multi- 178 du 150/du 26,700
Coffee Shop 800 sf 720/ksf 576
Retail (<100ksf) (3,065) sf 25/ksf (77)
Church (5,765) sf 25/ksf (144)
Total Related Projects Wastewater Generation: 51,496
Total Project Wastewater Generation: 11,711
TOTAL CUMULATIVE: 63,207

Project % of Cumulative: 19%

Notes:

& rm =rooms; st = seats; sf = square feet; du = dwelling units; gpd = gallons per day; ksf =
thousand square feet.

b Wastewater demand is based on LASAN’s Sewage Generation Factor for Residential and
Commercial Categories, effective April 6, 2012, as recommended by LADWP in calculating
wastewater demand.

Source: Parker Environmental Consultants, 2021.
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(c) Solid Waste

The City’s Solid Waste Management Plan (AB 939) sets forth strategies that would provide
adequate landfill capacity through 2037 to accommodate anticipated growth. The Bureau of
Sanitation has projected the need for waste disposal capacity based on SCAG'’s regional
population growth projections. The growth associated with the Proposed Project is within those
projections. Further, new programs are being implemented to increase the amount of waste
diverted by the City, including: multi-family recycling, food waste recycling, commercial recycling
and technical assistance and support for City departments to help meet their waste reduction and
recycling goals. The City is also developing programs to ultimately meet a goal of zero waste by
2030. Thus, the Proposed Project’s contribution to cumulative impacts would continue to
decrease as it increases waste diversion rates in accordance with City goals.

Development of the Proposed Project in conjunction with the related projects would further
increase regional demands on landfill capacity. The impact of the continued growth of the region
would likely have the effect of diminishing the daily excess capacity of the existing landfills serving
the City of Los Angeles. Although there are several proposals for new landfills in the region, there
are currently few viable options for City of Los Angeles waste past 2029. As shown in Table 22,
below, the related projects and Proposed Project would generate a total of approximately 5,383
pounds of solid waste per day or approximately 2.7 tons per day. The cumulative operational solid
waste generation of the related projects and Proposed Project would represent a small fraction of
the remaining capacity of the Chiquita Canyon Landfill, which currently has a remaining permitted
capacity of approximately 59.7 million tons. Therefore, the cumulative impacts with respect to
solid waste would be less than significant.

Table 22
Estimated Cumulative Solid Waste Generation

Solid Waste Solid Waste
Generation Generation
Land Use Quantity Rate ° (Ibs/day)
du sf emp ?
Hotel 26 - -- 12.23/rm 318
Restaurant -- 14,642 147 10.53/emp 1,542
Bar/Lounge -- 2,497 19 10.53/emp 196
Residential 178 -- - 12.23/du 2,177
Coffee Shop -- 800 2 10.53/emp 22
Retail (<100 ksf) -- (3,065) (8) 10.53/emp (84)
Church (5,765) (15) 10.53/emp (158)
Related Projects Solid Waste Generation 4,012
Proposed Project Solid Waste Generation 1,371
Cumulative Total Solid Waste Generation 5,383
Project % of Cumulative 25%
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Notes: rm = room; du = dwelling units; sf = square feet; emp = employees.

a2 Employment rates based on the LAUSD Developer Fee Justification Study,
January 9, 2012 or U.S. Green Building Code, Building Area per Employee by
Business Type, May 13, 2008, whichever had a higher rate or a more accurate rate
corresponding to the specified land use.

b The solid waste generation rates provided in the L.A. CEQA Threshold Guide are
based on either dwelling units for all residential land uses or employees for
commercial and industrial land uses.

Source: Parker Environmental Consultants, 2021.

(d) Electricity

LADWP provides electricity service for the projects within the City of Los Angeles. The Proposed
Project and related projects may cumulatively combine for electricity consumption. Furthermore,
in accordance with current building codes and construction standards, each of the related projects
would be required to comply with the energy conservation standards established in Title 24 of the
California Administrative Code and the City of Los Angeles Green Building Code (LAMC Chapter
IX, Article 9). Compliance with Title 24 energy conservation standards, City of Los Angeles Green
Building Code, and other energy conservation programs on the local level will further reduce
cumulative electricity demands. As such, cumulative impacts to use of electricity service would
therefore be less than significant.

(e) Natural Gas

Southern California Gas Company (SoCalGas) provides natural gas services for the Proposed
Project and related projects. All of the related projects would promote energy conservation in
accordance with the policies identified in Title 24, City’s Green New Deal, the 2017 SLTRP, and
the L.A. Green Building Code. All of the related projects would be required to comply with the L.A.
Green Building Code, which sets compliance measures to further promote energy conservation
efforts. Implementation of regulatory compliance measures that would meet Title 24, the California
Green Building Code, and the L.A. Green Building Code energy efficiency requirements would
further reduce demand for natural gas. Therefore, the Proposed Project and related projects
would not result in wasteful, inefficient, and unnecessary use of natural gas, and cumulative
impacts would be less than significant.

(6) Public Services
(a) Fire Protection

Consistent with City of Hayward v. Trustees of California State University (2015) 242 Cal.App.4th
833, significant impacts under CEQA consist of adverse changes in any of the physical conditions
within the area of a project, and the obligation to provide adequate fire and EMS is the
responsibility of the City. Thus, the need for additional fire protection services is not an
environmental impact that CEQA requires a project applicant to mitigate. The Proposed 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,
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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 Proposed Project and
related projects would contribute. Similar to the Proposed 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 in order to adequately mitigate fire protection impacts.
Specifically, any related project that exceeded the applicable response distance standards would
be required to install automatic fire sprinkler systems in order to mitigate the additional response
distance. 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.
Further analysis, including location, would be speculative and beyond the scope of this document.
Nevertheless, the siting and development of 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 new fire stations to be developed in proximity to the Project Site, no impacts
are currently anticipated to occur. On this basis, the Proposed Project would not make a
cumulatively considerable impact to fire protection services, and, as such cumulative impacts on
fire protection would be less than significant.

(b) Police Protection

Consistent with City of Hayward v. Trustees of California State University (2015) 242 Cal.App.4th
833, significant impacts under CEQA consist of adverse changes in any of the physical conditions
within the area of a project, and protection of the public safety is the first responsibility of local
government where local officials have an obligation to give priority to the provision of adequate
public safety services. Thus, the need for additional police protection services is not an
environmental impact that CEQA requires a project proponent to mitigate. The Proposed Project,
in combination with the related projects, would increase the demand for police protection services
in the Project Site 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 Proposed Project and
related projects would contribute. In addition, each of the related projects would be individually
subject to LAPD review and would be required to comply with all applicable safety requirements
of the LAPD and the City of Los Angeles in order 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. Further analysis, including location, would be
speculative and beyond the scope of this document. Nevertheless, the siting and development of
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
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this basis, the Proposed Project would not make a cumulatively considerable impact to police
protection services, and cumulative impacts on police protection would be less than significant.

(c) Schools

The Proposed Project, in combination with the related projects is expected to result in a
cumulative increase in the demand for school services. Development of the related projects would
likely generate additional demands upon school services. These related projects would have the
potential to generate students that would attend the same schools as the Proposed Project. This
would create an increased cumulative demand on local school districts. However, each of the
related projects would be responsible for paying applicable school fees to mitigate the increased
demand for school services. Pursuant to Government Code Section 65995, payment of
development fees authorized by SB 50 are deemed to be “full and complete school facilities
mitigation.” With the payment of School Development Fee, the related projects and the Proposed
Project’s cumulative impacts on schools would be less than significant.

(d) Parks

Development of the Proposed Project in conjunction with the related projects could result in an
increase in permanent residents residing in the greater Project area. Additional cumulative
development would contribute to lowering the City’s existing parkland to population ratio, which
is currently below the preferred standard. However, each of the residential related projects are
required to comply with payment of Quimby Fees (for subdivision projects with greater than 50
units) and/or park and recreation mitigation fees (for all other residential projects). Each residential
related project would also be required to comply with the on-site open space requirements of the
LAMC. Therefore, with payment of the applicable recreation fees on a project-by-project basis,
the Proposed Project would not make a cumulatively considerable impact to parks and
recreational facilities, and cumulative impacts would be less than significant.

(e) Other Public Facilities

Development of the residential related projects is projected to generate additional housing and
residents within the study area, which would likely generate additional demands upon library
services. This increase in resident population would result in a cumulative increase in 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 the growth
forecasts utilized in the 2015-2020 Strategic Plan, much of this growth has already been
accounted for in planning new and expanded library facilities. Thus, the potential increase in
library use generated by the Proposed Project would not make a cumulatively considerable impact
upon the City’s library system. Therefore, the cumulative impacts related to library facilities would
be less than significant.
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2. Significant Effect.

A categorical exemption shall not be used for an activity where there is a reasonable
possibility that the activity will have a significant effect on the environment due to unusual
circumstance. (CEQA Guidelines Section 15300.2(c)).

As noted in the analyses presented herein, there are no unusual circumstances that exist in
connection with the Proposed Project or surrounding environmental conditions. The Project Site
is located in an urbanized area of the Silver Lake — Echo Park — Elysian Valley Community Plan
Area and is consistent with the existing physical arrangement of the properties within the vicinity
of the Project Site. The zoning designation for the Project Site is [Q]C2-1VL, and the General Plan
land use designation for the Project Site is General Commercial. The Proposed Project would be
consistent with the designated zoning and adhere to all requirements of the LAMC. As such, there
are no unique or unusual circumstances that exist in connection with the Proposed Project or
surrounding environmental conditions that have the potential to result in a significant
environmental impact upon the environment.

The Project Site is located in close proximity to significant transit infrastructure, including within
one-half mile of multiple rapid and local bus routes. The Proposed Project is a mixed use
development that provides much needed market-rate and affordable housing units over ground
floor, pedestrian friendly and street activating commercial uses. Thus, the Proposed Project is
consistent with the type of development desired in this transit rich location as a matter of both
State and local policy.

While no unusual circumstances exist, as described above, there is also not a reasonable
possibility that any significant effects could result from development of the Project. Specifically,
the Project would not result in any significant impacts related to traffic, noise, air quality, water
guality, public services, and/or utilities.

3. Scenic Highways.

A categorical exemption shall not be used for a project which may result in damage to
scenic resources, including but not limited to, trees, historic buildings, rock outcroppings,
or similar resources, within a highway officially designated as a state scenic highway. This
does not apply to improvements which are required as mitigation by an adopted negative
declaration or certified EIR. (CEQA Guidelines Section 15300.2(d)).

The Project Site is not bordered by or within the viewshed of any designated scenic highway as
identified in the Mobility Element of the City of Los Angeles General Plan.18 Neither W. Sunset
Boulevard nor Hamilton Way are designated as a scenic highway. Further, there are no protected
trees or unique geologic features on-site. Therefore, Proposed Project would not damage any
scenic resources within an officially designated scenic highway.

s California Scenic Highway Mapping Systems: http://www.dot.ca.gov/hg/LandArch/scenic_highways/index.htm
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4, Hazardous Waste Sites.

A categorical exemption shall not be used for a project located on a site which is included
on any list compiled pursuant to section 65962.5 of the Government Code. (CEQA
Guidelines Section 15300.2(e)).

Pursuant to Government Code Section 65962.5, DTSC shall compile and update as appropriate,
at least annually, a list of all hazardous waste facilities subject to corrective action (pursuant to
Section 25187.5 of the Health and Safety Code), all land designated as hazardous waste property
or border zone property (pursuant to Section 25220 of the Health and Safety Code), all information
received by the DTSC on hazardous waste disposals on public land (pursuant to Section 25242
of the Health and Safety Code), and all site listed pursuant to Section 25356 of the Health and
Safety Code. Based on the DTSC

EnviroStor Database, the Project Site is not listed for cleanup, permitting, or investigation of any
hazardous waste contamination (see Figure 1 of Attachment 7 to this Categorical Exemption).
Therefore, the Project Site is not located on a site that the DTSC and the Secretary of the EPA
have identified, pursuant to Government code section 65962.5, as being affected by hazardous
wastes.

A Phase | Environmental Site Assessment (“Phase | ESA”) was completed for the Project Site by
Encon Technologies, Inc., dated October 30, 2018 (Attached 8 to this Categorical Exemption).
Additionally, a Phase Il Environmental Site Assessment (“Phase || ESA”) was prepared for the
Project Site by Encon Technologies, Inc., dated April 1, 2019 and a Further Phase 1l ESA Report
(“Further Phase Il ESA”) was also prepared by Encon Technologies, Inc., dated June 3, 2019
(Attachment 6 to this Categorical Exemption.)

The purpose of the Phase | ESA was to identify all known and suspected Recognized
Environmental Concerns (RECs) in connection with the Project Site. An REC is defined as the
presence, or likely presence, of any hazardous or California regulated substances to include
petroleum products in, on, or present as the Project Site due to past or present releases into the
structures on the Project Site or into the ground, groundwater, or surface water associated with
the Project Site under conditions indicative of a past or current unauthorized release to the
environment or post a material threat of a future release to the environment. The Phase | ESA
concluded there are seven RECs identified at the Project Site: (1) Location of two abandoned
UST waste oil and fuel tanks; (2) Locations of operating hydraulic lifts; (3) Waste oil drum storage
area; (4) Automotive service chemical and paint-solvent storage workstations; (5) Three-stage
wastewater treatment clarifier and receptor discharge line; (6) General use and storage of parts
washing spend solvent stations; and (7) Two operating spray booths and one paint spray room.
Based on ENCON’s Phase | ESA findings and recommendations, and the seven identified RECs,
a Phase Il ESA subsurface soil and soil gas investigation is recommended to confirm the
presence, or absence, of chemical releases that may have adversely affected the Project Site
from these targeted RECs identified at the Project Site.
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A Phase Il ESA was performed by ENCON Technologies, Inc. The Phase Il ESA subsurface
investigation was designed to address all RECs identified at the Project Site in the Phase | ESA.
The Phase Il ESA subsurface investigation has revealed no significant evidence of adverse
petroleum hydrocarbons or automotive solvent chemically affected soil, or soil gas, in connection
with the Project Site which would prevent or limit the use of the Project Site for the current
commercial automotive service and body work use. The Phase Il ESA testing selectively
investigated the automotive repair and body workshop, parts washing, waste treatment, paint
spraying, and waste oil storage portions of the Project Site. The soil and soil gas data, and present
Site conditions suggest that the previous and current automotive service and body work
operations have not adversely affected the environmental conditions of the Project Site. The
present Project Site conditions do not pose a significant threat to groundwater beneath the Project
Site, or adversely affect the workers or the public health risk in a commercial setting.

A Further Phase Il ESA was performed by ENCON Technologies, Inc. The objective of this further
soil investigation was to define the extent of contamination in the following two RECs: (1)
Abandoned UST Tank and (2) Former Hydraulic Lift. ENCON technical staff developed the
Further Soil Sampling and Analysis Plan (SAP) to investigate these areas of concern (AOCs) at
the Project Site. The Further Phase Il ESA has concluded that no further investigations are
necessary, and the Project Site is suitable for commercial use. If, however, the Project Site is
redeveloped, or the use is changed to office, residential, or other highly sensitive uses, the TPII
affected soil should be removed by a waste management licensed contractor and disposed of off-
site at an approved disposal facility, employing a Soils Management Plan (SMP) by a licensed
environmental profession under the direction of a California Professional Geologist.

Therefore, the Phase | ESA, the Phase Il ESA, and the Further Phase Il ESA support that the
Project Site is not hazardous and would not impact future residents of the Proposed Project.

5. Historical Resources.

A categorical exemption shall not be used for a project which may cause a substantial
adverse change in the significance of a historic resource. (CEQA Guidelines
Section 15300.2(f)).

Based on the Historical Resources Assessment Report for 3209-3227 Sunset Boulevard, Los
Angeles, California 90026, dated March 8, 2021, prepared by Sapphos Environmental, Inc., (see
Attachment 1 of this Categorical Exemption), there are no historical resources on the Project Site.
The Project Site was identified in the 2014 Historic Resources Survey of the CPA with status
codes 35, or “appears eligible for listing in the National Register of Historic Places (National
Register) as an individual property through survey evaluation,” 3CS, or “appears eligible for listing
in the California Register of Historic Places (California Register) as an individual property through
survey evaluation,” and 5S3, or “appears to be individually eligible for local listing or designation
through survey evaluation” pursuant to Criterion C/3/3 as an excellent and intact example of a
Mid-Century Modern commercial building. The existing building on the Project Site was evaluated
using the eligibility criteria for listing in the National Register and California Register, for
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designation as a Historic-Cultural Monument (HCM), and to determine if the subject property
contributes to a potential Historic Preservation Overlay Zone (HPOZ).

Evaluation of Eligibility
National Register of Historic Places

National Register Criterion A

The subject property is located at 3225 W. Sunset Boulevard in the Silverlake neighborhood near
Angelino Heights. Beginning in the 1880s, early suburban development radiated away from what
is now known as downtown Los Angeles. Silverlake and Angelino Heights represent some of the
earliest suburban development in the history of Los Angeles. The subject property was developed
in 1951 and does not have an association with the early suburban development due to the lapse
in time that occurred between these two events. Constructed following World War Il, the San
Fernando Valley was the focus of suburban development. Car showrooms, such as the Casa de
Cadillac in Sherman Oaks, are noted both for a significant association with post-war suburban
expansion to meet the critical housing shortage of the 1950s and for the elegant, high-quality Mid-
Century Modern design of these showrooms. The subject property is not an excellent example of
this property type and has been altered with the removal of a blade sign and a bank of storefront
windows. At the time of construction, the subject property was vacant and presented an affordable
option for infill construction in a neighborhood that was noted as early as the 1930s as in decline
by the Federal Housing Authority. Many of the neighboring buildings predate the development of
the subject property and do not share a history of commercial development along this arterial
road. Other neighboring buildings have been demolished for surface parking lots and/or modern
infill development. The subject property was constructed during the period of significance for this
property type; however, its use has changed from selling cars to strictly servicing cars through
autobody repair. Access from W. Sunset Boulevard has been restricted through the construction
of a perimeter wall. Additionally, automobile access to the showroom has been eliminated through
interior alteration. The access alterations substantially alter the subject property’s design and site
layout features that reflect the needs of selling and servicing the automobile. The subject property
cannot be demonstrated to have a significant association with commercial development and is
ineligible for listing in the National Register under Criterion A.

National Register Criterion B

No information was found to suggest that any of the previous owners or residents were historic
personages, or that any other individuals of historical significance were associated with the
property. Therefore, the subject property is ineligible for listing in the National Register under
Criterion B.

National Reqister Criterion C

Although the building generally retains most of the essential character-defining features of the
Mid-Century Modern style and was constructed for the period of significance for this style of

3225 Sunset Boulevard Project Categorical Exemption City of Los Angeles
ENV-2021-2036-CE August 2021
Page 100



materials, or workmanship. Therefore, the 3200 block of W. Sunset Boulevard does not qualify
for designation as an HPOZ.

Based upon research and analysis, the subject property does not appear to be individually eligible
for listing in the National Register, California Register, or for designation as an HCM. The subject
property is not as excellent example of a car dealership or the Mid-Century Modern style of
architecture. Additionally, the subject property is not associated with significant events or trends
which contributed to the development of the area. Therefore, the subject property in not a historic
resource pursuant to Section 15064.5(a) of the CEQA Guidelines. Therefore, the Proposed
Project would not result in a substantial adverse change to historical resources pursuant to
Section 15064.5(b) of the CEQA Guidelines.
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COUNTY CLERK’S USE CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK
200 NORTH SPRING STREET, ROOM 395
LOS ANGELES, CALIFORNIA 90012
CALIFORNIA ENVIRONMENTAL QUALITY ACT

NOTICE OF EXEMPTION

(PRC Section 21152; CEQA Guidelines Section 15062)

Filing of this form is optional. If filed, the form shall be filed with the County Clerk, 12400 E. Imperial Highway, Norwalk, CA 90650,
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SECTION 1
EXECUTIVE SUMMARY

This report presents the results of a Historical Resources Assessment Report for the building located
at 3209-3227 Sunset Boulevard (herein after referred to as “3225 Sunset Boulevard”) (Assessor’s
Parcel Numbers [APNs] 5426-005-002; -003; -004; and -005), City of Los Angeles (city), Los Angeles
County, California. The purpose of the report is to determine if the building, individually or
collectively, constitutes a historical resource pursuant to Section 15064.5(a) of the California
Environmental Quality Act (CEQA) Guidelines. This determination will be used by the City to
determine the appropriate level of environmental review for consideration of the requested
demolition of the existing building and construction of multi-family  housing.
Sapphos Environmental, Inc. architectural historian (Ms. Carrie Chasteen; Attachment A,
Resume of Key Personnel) was retained to serve as the principal investigator to complete the
Historical Resource Assessment Report. Ms. Chasteen meets the Secretary of the Interior’s
Professional Qualification Standards in the fields of History and Architectural History.

The property is located on a commercial street within the Silver Lake — Echo Park — Elysian Valley
Community Plan Area (CPA) of the city. One (1) 13,350-square-foot commercial building is located
on the subject property.

The subject property was identified in the 2014 Historic Resources Survey of the CPA with status
codes 3S, or “appears eligible for NR as an individual property through survey evaluation,” 3CS, or
“appears eligible for CR as an individual property through survey evaluation,” and 553, or “appears
to be individually eligible for local listing or designation through survey evaluation” pursuant to
Criterion C/3/3 as an excellent and intact example of a Mid-Century Modern commercial building.
The building on this parcel was evaluated in this report using the eligibility criteria for listing in the
National Register of Historic Places (National Register) and California Register of Historical Resources
(California Register), for designation as a Historic-Cultural Monument (HCM), and to determine if the
subject property contributes to a potential Historic Preservation Overlay Zone (HPOZ).

Based upon research and analysis, the subject property located at 3225 Sunset Boulevard does not
appear to be individually eligible for listing in the National Register, California Register, or for
designation as an HCM. The subject property is not an excellent example of a car dealership or the
Mid-Century Modern style of architecture. Additionally, the subject property is not associated with
significant events or trends which contributed to the development of the area. Therefore, the subject
property is not a historical resource pursuant to Section 15064.5(a) of the CEQA Guidelines.
Therefore, the proposed project would not result in a substantial adverse change to historical
resources pursuant to Section 15064.5(b) of the CEQA Guidelines.

3209-3227 Sunset Boulevard Historical Resources Assessment Report
March 8, 2021 Sapphos Environmental, Inc.
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SECTION 2
PROJECT SUMMARY AND LOCATION AND DESCRIPTION

2.1 BRIEF PROJECT DESCRIPTION

Demolition of a 1-story commercial building and surface parking lot for the construction of a mixed-
use 7-story multi-family development with 82 units over approximately 8,000 square feet of
commercial space. The Project will utilize the off-menu density bonus incentive program and a
conditional use permit (beverage) for alcoholic beverages.

2.2 PROJECT LOCATION AND CURRENT SETTING

The subject property consists of one (1) parcel located at 3209-3227 Sunset Boulevard (herein after
referred to as 3225 Sunset Boulevard) (APN 5426-005-002; -003; -004; and -005), in the City of Los
Angeles, Los Angeles County, California. The property is located on a commercial street in the Silver
Lake — Echo Park — Elysian Valley CPA of the city." This is an area with dense commercial
development and some mixed-use, multi-family residential infill (Figure 1, Sketch Map, 3225 Sunset
Boulevard; Figure 2, Project Location Map, 3225 Sunset Boulevard).

City of Los Angeles Department of City Planning, Office of Historic Resources. May 2014. Historic Resources Survey
Report-Silver Lake — Echo Park — Elysian Valley Community Plan Area. Prepared by: GPA Consulting, El Segundo,
CA. Available at: https://planning.lacity.org/odocument/1473a5d4-1e90-4000-9b7b-
110d08c8488a/SLEPEV_Historic_Resources_Survey Report HPLAEdit 0.pdf

3209-3227 Sunset Boulevard Historical Resources Assessment Report
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Figure 2. Project Location Map, 3225 Sunset Boulevard
SOURCE: U.S. Geological Survey, 1991
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SECTION 3
CURRENT SETTING

The setting surrounding the parcel along Sunset Boulevard is densely developed with 1- and 2-story
mixed-use commercial buildings including Period Revival, Mid-Century Modern, and vernacular
styles. The subject property is located on the east side of Sunset Boulevard, south of the Santa Monica
Boulevard and Sunset Boulevard intersection. The buildings surrounding the parcel range in date
from the 1910s to current Contemporary infill (Figure 3, View facing northwest of Setting, Sunset
Boulevard; Figure 4, View facing southwest of Setting, Sunset Boulevard).

Figure 3. View facing- northwest of Setting, Sunset Boulevard
SOURCE: Sapphos Environmental, Inc., 2021

Figure 4. View facing southwest of Setting,. Sunset Boulevard
SOURCE: Sapphos Environmental, Inc., 2021

3209-3227 Sunset Boulevard Historical Resources Assessment Report
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SECTION 4
METHODOLOGY

The assessment methodology consisted of research and field assessment of the building located on
the subject property and on neighboring properties.

Research Conducted

Obtained and reviewed the building permits for the parcel from the City of Los Angeles (City)
Department of Building and Safety. Dates of construction and subsequent alterations were
determined by the building permit record, as well as additional resources, such as the field
inspection, Sanborn maps, and historic aerial photographs.

Researched the project site and surrounding area at local libraries and archives to establish
the general history and context of the project site, including a review of the Built Environment
Resource Directory (BERD) for Los Angeles County, newspapers, City directories, books, and
articles.

Consulted the Context/Theme/Property Type (CTP) eligibility standards formulated for the
Los Angeles Historic Context Statement to identify the appropriate CTP under which to
evaluate the building on the project site.

Reviewed and analyzed ordinances, statues, regulations, bulletins, and technical materials
relating to federal, state, and local historic preservation assessment processes and programs
to evaluate the significance and integrity of the building on the project site.

Field Methods

5.

Conducted a field inspections of the project site on September 15 and 29, 2020 to ascertain
the general condition and physical integrity of the building thereon. Digital photographs were
taken during the site inspections, which included the interior and exterior of the building.
Field notes were made.

It was concluded during the field inspection that the subject property is not located within a
potential HPOZ as the surrounding area does not convey a cohesive pattern of development
or design. Sunset Boulevard has been developed and infilled consistently over several
decades and thus conveys no strong association with a single period of significance and lacks
sufficient integrity of design, materials, and workmanship since substantial alterations have
occurred on the surrounding buildings. Accordingly, the parcel was evaluated individually
as a potential historical resource under federal, state, and local eligibility criteria according
to the National Park Service, California Office of Historic Preservation, and Los Angeles
Office of Historic Resources standards.

3209-3227 Sunset Boulevard Historical Resources Assessment Report
March 8, 2021 Sapphos Environmental, Inc.
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SECTION 5
REGULATORY FRAMEWORK

The building associated with the subject property was evaluated to determine if it constitutes a
historical resource as defined by CEQA, using the eligibility criteria for listing in applicable federal,
State, and local statutes and regulations.

5.1 FEDERAL

The National Historic Preservation Act of 1966, as amended, defines the criteria to be considered
eligible for listing in the National Register:

The quality of significance in American history, architecture, archeology, engineering, and
culture is present in districts, sites, buildings, structures, and objects that possess integrity of
location, design, setting, materials, workmanship, feeling, and association and

A. that are associated with events that have made a significant contribution to the broad
patterns of our history; or

B. that are associated with the lives of persons significant in our past; or

C. that embody distinctive characteristics of a type, period, or method of construction,
or that represent the work of a master, or that possess high artistic values, or that
represent a significant and distinguishable entity whose components may lack
individual distinction; or

D. that have yielded, or may be likely to yield, information important in prehistory or
history (36 Code of Federal Regulations [CFR] Section part 63).

According to National Register Bulletin No. 15, “to be eligible for listing in the National Register, a
property must not only be shown to be significant under National Register criteria, but it also must
have integrity.” Integrity is defined in National Register Bulletin No. 15 as “the ability of a property
to convey its significance.”? Within the concept of integrity, the National Register recognizes the
following seven aspects or qualities that in various combinations define integrity: location, design,
setting, materials, workmanship, feeling, and association.

5.2 STATE OF CALIFORNIA

Section 5024.1(c), Title 14 CCR, Section 4852 of the California Public Resources Code defines the
criteria to be considered eligible for listing in the California Register:

A resource may be listed as an historical resource in the California Register if it meets any of
the following [National Register] criteria:

2 National Park Service, U.S. Department of the Interior. 2017. “How to Apply the National Register Criteria for

Evaluation.” National Register Bulletin. Available at: https:/www.nps.gov/nr/publications/bulletins/nrb15/

3209-3227 Sunset Boulevard Historical Resources Assessment Report
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1. Is associated with events that have made a significant contribution to the broad
patterns of California's history and cultural heritage;

2. Is associated with the lives of persons important in our past;
3. Embodies the distinctive characteristics of a type, period, region, or method of
construction, or represents the work of an important creative individual, or possesses

high artistic values; or

4. Has yielded, or may be likely to yield, information important in prehistory or history.

Section 4852(C) of the California Code of Regulations® defines integrity as follows:

5.3

Integrity is the authenticity of an historical resource's physical identity evidenced by the
survival of characteristics that existed during the resource's period of significance. Historical
resources eligible for listing in the California Register must meet one of the criteria of
significance described in section 4852(b) of this chapter and retain enough of their historic
character or appearance to be recognizable as historical resources and to convey the reasons
for their significance. Historical resources that have been rehabilitated or restored may be
evaluated for listing.

Integrity is evaluated with regard to the retention of location, design, setting, materials,
workmanship, feeling, and association. It must also be judged with reference to the particular
criteria under which a resource is proposed for eligibility. Alterations over time to a resource
or historic changes in its use may themselves have historical, cultural, or architectural
significance.

CITY OF LOS ANGELES

Historic-Cultural Monument. Section 22.171.7 of the City Cultural Heritage Ordinance defines a

HCM:

For purposes of this article, a Historic-Cultural Monument (HCM) is any site (including
significant trees or other plant life located on the site), building or structure of particular
historic or cultural significance to the City of Los Angeles. A proposed Monument may be
designated by the City Council upon the recommendation of the Commission if it meets at
least one of the following criteria:

1. Is identified with important events of national, state, or local history, or exemplifies
significant contributions to the broad cultural, economic or social history of the
nation, state, city or community;

2. Is associated with the lives of historic personages important to national, state, city,
or local history; or

3

California Office of Historic Preservation. 1999. California State Law and Historic Preservation, 4853 (c), p. 66.

3209-3227 Sunset Boulevard Historical Resources Assessment Report
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3. Embodies the distinctive characteristics of a style, type, period, or method of
construction; or represents a notable work of a master designer, builder, or architect
whose individual genius influenced his or her age*

Unlike the National and California Registers, the City Cultural Heritage Ordinance makes no mention
of concepts such as integrity or period of significance. Additionally, properties do not have to reach
a minimum age, such as 45 to 50 years, to be designated as HCMs.

Historic Preservation Overlay Zone. The City has established 36 HPOZs, or historic districts. City
Ordinance No. 175891 amended Section 12.20.3 of the City’s municipal code regarding HPOZs.
The purpose of the ordinance was stated as:

It is hereby declared as a matter of public policy that the recognition, preservation,
enhancement, and use of buildings, structures, Landscaping, natural features, and areas
within the City of Los Angeles having Historic, architectural, cultural, or aesthetic
significance are required in the interest of the health, economic prosperity, cultural
enrichment, and general welfare of the people.

Contributing elements are defined as any building, structure, landscape, or natural feature identified
in a historic resource survey as contributing to the historic significance of the HPOZ, including a
building or structure which has been altered, where the nature and extent of the alterations are
determined reversible by the historic resources survey.

4 City of Los Angeles. 2018. Ordinance No. 185472, Section 22.171.7. Available at:
https://preservation.lacity.org/sites/default/files/Cultural % 20Heritage % 200rdinance %2C%20Revised % 202018.pdf

3209-3227 Sunset Boulevard Historical Resources Assessment Report
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SECTION 6
RECORD SEARCH

6.1 RECORD SEARCH

In accordance with the South Central Coastal Information Center (SCCIC), located at California State
University, Fullerton, current procedures and policies, the BERD for Los Angeles County, available
from the California Office of Historic Preservation (updated March 3, 2020) was reviewed.
Additionally, the historic U.S. Geological Survey (USGS) 7.5-minute series topographic maps and
aerial photographs were reviewed for the project site and adjacent properties. In addition to official
maps and records, and published registers and reports for the geographic area were reviewed:

National Register of Historic Places — Listed (2021);
California Register of Historical Resources — Listed (2021);
California State Historical Landmarks (1996 and updates);
California Points of Historical Interest (1992 and updates);
HistoricPlacesLA (2021); and

SurveylLA (2014).

6.2 PREVIOUS EVALUATIONS/DESIGNATIONS SUMMARY

The subject property is located in the Silver Lake — Echo Park — Elysian Valley CPA of the city. The
subject property was identified in the 2014 Historic Resources Survey of the CPA with status codes
3S, or “appears eligible for NR as an individual property through survey evaluation,” 3CS, or “appears
eligible for CR as an individual property through survey evaluation,” and 553, or “appears to be
individually eligible for local listing or designation through survey evaluation” pursuant to Criterion
C/3/3 as an excellent and intact example of a Mid-Century Modern commercial building.> The
building does not appear to have been otherwise surveyed.

City of Los Angeles, Department of City Planning. Historic Resources Survey Report: Silver Lake-Echo Park-Elysian
Valley Community Plan Area. Prepared by GPA Consulting, Inc., El Segundo, CA. May 2014. Available at:
https://planning.lacity.org/odocument/1473a5d4-1e90-4000-9b7b-
110d08c8488a/SLEPEV_Historic_Resources_Survey Report HPLAEdit 0.pdf
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SECTION 7
HISTORY AND DESCRIPTION OF SUROUNDING AREA

7.1 DEVELOPMENT HISTORY

The subject property is located within the Silver Lake neighborhood, which was established in 1887
and became more attractive to homebuyers with the expansion of the Pacific Electric Railway system
in 1904.° The subject property is located in Tract No. 5036 that was platted on April 22, 1922 for
the A.B. Chapmen Estate, a corporation.” Tract No. 5036 is a large tract that is roughly bounded by
Effie Street to the north; Micheltorena Street to the west; Sunset Boulevard to the south; and parcels
to the east of Murray Drive, Redcliff Street, and Effie Court (now known as Cicero Drive). The
majority of the tract is zoned R2, or two-family, with the exception of the parcels abutting Sunset
Boulevard, which are zoned (Q)C2-1VI, or commercial with a Q condition. No information
pertaining to A.B. Chapman Estate, a corporation was found in historic issues of the Los Angeles
Times or Los Angeles Sentinel, and this company does not appear to be a significant real estate
developer in the history of Los Angeles due to lack of fanfare in the press. Tract No. 5036 is located
approximately 1.5 miles northwest of the Angelino Heights HPOZ and reflects early suburban
development associated with the expansion of the rail system.

The Chevrolet Motor Company of Michigan was co-founded by William Crapo “Billy” Durant, one
of the founders of General Motors, and Swiss race car driver Louis Chevrolet on November 3, 1911.
Known for the styling of their touring model, Chevrolet enjoyed early popularity.® The first display
advertisement for a Chevrolet dealership ran in the Los Angeles Times in 1939.° A.E. Nugent was
cited as having an ample selection of used cars in the 1939 display advertisement, which also
identified that Nugent’s dealership was located at 4" Street and La Brea Avenue and was established
in 1930.

The subject property is located on Sunset Boulevard, a commercial arterial roadway that runs through
the Silver Lake — Echo Park — Elysian Valley CPA. The lots which comprise the subject property sat
vacant until 1951 when the land was first developed as the Metropolitan Chevrolet dealership.
Single- and multi-family residential development had dominated the area to the east of Sunset
Boulevard due to the streetcar line that ran along it. Yet, as the popularity of the automobile began
to rise in the years after World War Il, car-related developed sprang up along the corridors that
streetcar lines once served but primarily occurred in the San Fernando Valley associated with post-
war suburban sprawl. The Casa de Cadillac (1949) in Sherman Oaks is an excellent example of a
Mid-Century Modern car dealership that historically supported post-war suburban development in
the valley. Car manufacturers studied the most efficient way to design car dealerships in the
anticipated post-World War Il boom which included large expanses of glare-free glass so drivers
could see the showroom from the road, a service wing to assure customers of future care, and a used
car lot adjacent to the showroom. Showrooms were also generally small to showcase only the best

6 City of Los Angeles, Department of City Planning. May 2014. Historic Resources Survey Report: Silver Lake-Echo

Park-Elysian Valley Community Plan Area. Prepared by GPA Consulting, Inc., El Segundo, CA. Available at:
https://planning.lacity.org/odocument/1473a5d4-1e90-4000-9b7b-
110d08c8488a/SLEPEV_Historic_Resources_Survey Report HPLAEdit 0.pdf

7 County of Los Angeles. Platted 22 April 1922. Tract Map No. 5036. Available at:
https://pw.lacounty.gov/sur/nas/landrecords/tract/MB0053/TR0053-012.pdf

8 Tate, Robert. 19 September 2018. “A Brief Illustrated History of Chevrolet 1911-1970.” Motorcities.org. Available
at: https://www.motorcities.org/story-of-the-week/2018/a-brief-illustrated-history-of-chevrolet-1911-1970

°  Los Angeles Times. 4 June 1939. Display Ad 11 — No Title, p. 10.
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models of cars. These subtle changes in the design of the car dealership from pre-World War I
designs.

During this period, it was typical for dealerships to be designed in the Mid-Century Model style. Mid-
Century Modern became popular after World War Il as technology influenced almost every aspect
of life. With wide open floorplans, expressed structural systems, and simplicity of function and
design, the Mid-Century Modern style lent itself to an array of development types. The style fit with
the new concept of car dealership designs as the style was simple enough to not take away from the
car designs yet interesting enough to draw attention from cars passing by.

By the 1960s, the car dealership style with a small showroom adjacent to the roadway was replaced
with showrooms setback on large lots with new cars lined up along the roadway in an open lot
instead of inside a showroom.™ The subject property was developed with a car dealership; however,
the showroom has been framed out with modern offices to support an auto body repair shop, which
is the current use of the subject property.

City of Los Angeles, Department of City Planning. August 2016. Los Angeles Citywide Historic Context Statement.
Context: Commercial Development, 1850-1980. Theme: Commercial Development and the Automobile, 1910—
1970. Available at: https:/planning.lacity.org/odocument/3007ea6e-c4dd-42ec-bede-
b109293f2873/CommercialDevelopmentandtheAutomobile_1910-1970.pdf
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SECTION 8
DESCRIPTION OF EVALUATED RESOURCE

8.1 ARCHITECTURAL DESCRIPTION
Exterior

The subject property includes a 1%-story Mid-Century Modern car showroom and garage
constructed in 1951. The building has a flat roof with wide enclosed eaves and full-facade steel-
framed modular display windows on the showroom portion of the building. The remainder of the
building is clad in stucco with the garage located at the rear (eastern) and northwest ends of the
building (Figure 5, View of 3225 Sunset Boulevard; Attachment B, DPR 523 Series).

Figure 5. 3225 Sunset Boulevard (view northeast)
SOURCE: Sapphos Environmental, Inc., 2020

Primary Facade

The primary facade of the building is divided into two distinct volumes, the Mid-Century Modern
showroom to the southeast and the 2-story garage/office space to the northwest. The southeastern
showroom portion of the facade has full-facade steel-framed modular display windows with a low
sloping brick bulkhead below. The showroom portion has a flat roof with wide enclosed eaves. The
northern garage/office space is two stories and clad in stucco. There is a ribbon of steel-framed single
pane display windows with a low sloping brick bulkhead below. Signage conceals an at-grade
window accessed from the paint spray room. The second story of the garage/office space has a ribbon
of steel-framed multi-light hopper windows (Figures 6A—B, Primary Facade, 3225 Sunset Boulevard).
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Figljre 6A. Primafy Facade, 3225 Sunset Boulevard (view northeast)
SOURCE: Sapphos Environmental, Inc., 2020

i et
Figure 6B. Primary Facade, 3225 Sunset Boulevard (view northeast)
SOURCE: Sapphos Environmental, Inc., 2020

Based upon a review of a circa 1970 photograph, the blade sign was removed at an unknown date;
the current auto repair body rooftop signage was installed at an unknown date; and the storefront of
the 2-story bay of the primary facade was removed and infilled with a single fixed-pane window at
grade that is obscured with signage. Additionally, the original storefront had six mullions whereas
the current storefront has 10, meaning, the original storefront was removed at an unknown date and
was replaced with a modern storefront, which presumably occurred when the showroom was
substantially altered to create modern office spaces. Furthermore, the panel of windows adjacent to
the automobile bay was removed and framed out to create the “aluminum room” (Figure 7, Historic
Photograph of 3225 Sunset Boulevard; Figure 10A, Southern Facade, 3225 Sunset Boulevard).
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GLENDALE BOARD OF REALTORS

Figure 7. Historic Photograph of 3225 Sunset Boulevard
SOURCE: Glendale Board of Realtors, circa 1970

Entrance Detail

There are two entrances to the showroom, one on the primary facade and one on the southerly
facade. The primary facade entrance is located towards the northern end of the Mid-Century Modern
building and recessed into the building. The entrance doors are paired steel-framed glass doors with
a large-fixed transom above. The doors and transom are covered with metal security bars. There is
also a set of wide, paired steel-framed glass doors on the southern facade which allow access to the
showroom. The doors are wider on this facade as they were constructed for automobile access into
the showroom (Figures 8A—B, Entrance Detail, 3225 Sunset Boulevard).
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Figure 8A. Entrance Detail (rmary Facade), 3225 Sunset
SOURCE: Sapphos Environmental, Inc., 2020
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Boulevard (view southeast)

Figure 8B. Entrance Detail (Soutﬁgt;n Fagad_e, 3225 Sunset Boulevard (view north)

SOURCE: Sapphos Environmental, Inc., 2020"

" Note: An interior partition was constructed at an unknown date to create a garage space. It is no longer possible to

drive vehicles into the showroom.
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There is an additional entrance oriented to the south on the primary facade which allows access to
the second floor of the northern bay of the building. The entrance is covered by a metal security gate
and is located between the showroom and 2-story bay (Figure 9, Secondary Entrance Detail, 3225
Sunset Boulevard).

=l 3 - ] &N
Figure 9. Secondary Entrance Detail (Primary Facade), 3225 Sunset Boulevard (view southeast)
SOURCE: Sapphos Environmental, Inc., 2020

Southern Facade

The southern facade of the building has a service bay with a large metal roll-up door towards the
west and steel-framed glass showroom entrance doors at the center. The 2-story garage, clad in
stucco, is located at the eastern end of the parcel and accessed through a large loading bay door with
a metal roll-up door (Figures 10A-B, Southern Facade, 3225 Sunset Boulevard).
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Figure 10A. Southern Facade, 3225 Sunset Boulevard (view north)
SOURCE: Sapphos Environmental, Inc., 2020
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Figure 10B. Southern Fagade: 3225 Sunset Boulevard (view northeast)
SOURCE: Sapphos Environmental, Inc., 2020

Northern Facade

The northern facade of the building is enclosed with a metal security gate and not accessible. The
facade is clad in stucco with two sliding vinyl windows along with second story and a loading bay
door oriented towards the west with a metal roll-up door (Figure 11, Northern Facade, 3225 Sunset
Boulevard).
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Figure 1 1. Northern Facade, 3225 Sunset Boulevard (view southeast)
SOURCE: Sapphos Environmental, Inc., 2020

Interior

Showroom

The showroom has high ceilings with plaster walls and ceilings and Pergo laminate flooring. Long
narrow florescent lights illuminate the space and two office spaces at the northern end are enclosed
with vinyl sliding doors. A reception desk is located at the eastern end of the showroom and a glass
block light can be seen high in the wall behind. A wood staircase behind the reception desk leads
to the second-floor office spaces (Figures 12A—H, Interior Showroom, 3225 Sunset Boulevard).
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Figure 12A. Interior Sowroom, 3225 Sunset Boulevard
SOURCE: Sapphos Environmental, Inc., 2020

Figure 12B. Interior Showoom, 3225 Sunset Boulevard
SOURCE: Sapphos Environmental, Inc., 2020
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Figure 12C. Interior Showroom, 3225 Sunset Boulevard
SOURCE: Sapphos Environmental, Inc., 2020

Figure 12D. Interior Showroom, 3225 Sunset Bo