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4.0 Alternatives

project during each analyzed peak hour. Based on the estimated incremental change in delay at
the analyzed intersections (i.e., an 80 percent reduction in net new project-generated traffic
volumes during the analyzed peak hours, relative to what is projected with the proposed project),
this Alternative would avoid significant unavoidable impact at two of the intersections compared
to the proposed project. However, this Alternative could result in a significant and unavoidable
traffic impact at one of the intersections that would be impacted by the proposed project
(4" Street & Colorado Avenue) during the weekend midday peak hour.

Air Quality. Under the Reduced Intensity Alternative, air pollutant emissions would
decrease compared to existing conditions due to a reduction in the number of hotel rooms and
associated vehicular traffic and energy consumption. Compared to the proposed project,
operational emissions would slightly decrease due to fewer hotel rooms and daily vehicle trips,
and like the proposed project, impacts would be less than significant.

Noise and Vibration. The Reduced Intensity Alternative would have slightly reduced
operational noise levels compared to the existing motel uses since the number of rooms would
decrease with a corresponding decrease in traffic levels. In addition, on-site vehicular activity
would generally be confined to the subterranean parking structure. The uses proposed under this
Alternative are similar to existing conditions and would not result in an increase in vibration
levels. Therefore, noise and vibration impacts under the Reduced Intensity Alternative would be
less than significant. Compared to the proposed project, operational noise under the Reduced
Intensity Alternative would decrease slightly due to fewer vehicle trips, and, as with the
proposed project, these impacts would be less than significant.

Construction Effects. Construction activities for the Reduced Intensity Alternative
would be similar to the project (i.e., demolition, grading and excavation, building erection),
however, the duration of construction would be somewhat reduced and there would be a
reduction in excavation activities due with two fewer levels of subterranean parking. Under this
Alternative, a significant and unavoidable impact on public views during construction would be
avoided compared to the proposed project, since views of the ocean from the Santa Monica Place
viewing decks would be retained. Although the duration of construction effects on air quality
would be reduced, and excavation would be substantially reduced, it is still expected that there
would be a temporary exceedance of localized thresholds for fugitive dust as occurs under the
proposed project. As with the proposed project, temporary air quality impacts would significant
after mitigation. Impacts on traffic, circulation and parking during construction would be
reduced compared to the proposed project with fewer vehicle trips. As with the proposed
project, impacts would be mitigated to a less than significant level with implementation of a
Construction Impact Mitigation Plan. Although construction noise would be shorter in duration,
peak noise levels would remain high and mitigation measures would be necessary to address
significant impacts associated with construction noise. As with the proposed project,
implementation of mitigation measures would reduce construction noise levels to a less than
significant level.

Neighborhood Effects.  Under the Reduced Intensity Alternative, significant
unavoidable impacts on ocean views from Santa Monica Place associated with the proposed
project, would be avoided since views of the ocean from this vantage point would be retained.
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4.0 Alternatives

Significant unavoidable impacts from air quality emissions during construction would occur, as
identified for the proposed project. Neighborhood traffic impacts, operational air quality
impacts, and operational noise would be reduced compared to the proposed project and, like the
proposed project would be less than significant.

b. Relationship of the Alternative to Project Objectives

The Reduced Intensity Alternative would fulfill the basic objectives of the proposed
project. Hotel use would remain the focus of the project and the site would be developed as one
integrated facility. However, there would be a substantial reduction in the size of the project
with the number of hotel rooms and the size of the project reduced by approximately half.
Furthermore, the parking surplus of 117 spaces under the proposed project would be almost
entirely eliminated with 8 surplus spaces provided, which would leave the project objective to
contribute to the public parking supply in the area substantially unfulfilled. Therefore, while
nearly all of the project objectives would be fulfilled under the Reduced Intensity (Two/Three
Story) Alternative, they would not be fulfilled to nearly the same degree as the proposed project.

Alternative 4: Reduced Intensity (Two Story) Alternative

Under the Reduced Intensity (Two Story) Alternative, the existing motels on site would
be demolished and a single integrated hotel would be developed. As with the proposed project,
the hotel would be U-shaped with a pedestrian bridge that would cross the alley connecting two
buildings. Under the Two Story Alternative, the hotel would be reduced to two stories, with a
maximum height of approximately 25 feet (including a 2-foot parapet). This Alternative would
consist of approximately 41,200 square feet of floor area with a total of 68 rooms and
3,190 square feet of retail floor area along 2™ Street. This Alternative would contain the same
amenities as the proposed project, including meeting space or breakfast room and an exercise
room on the ground floor. In addition, a landscaped central courtyard would be provided open to
Ocean Avenue.

The Reduced Intensity (Two Story) Alternative would provide the same vehicular access
and circulation scheme as the proposed project. Vehicular access to the site would be from
Ocean Avenue and outbound vehicles would depart via 1% Court. Approximately 89 parking
spaces would be provided within a one and a half level subterranean parking structure under the
Ocean Avenue property. This Alternative would provide six additional parking spaces above the
code requirement.

The general types of construction activities for the Reduced Intensity (Two Story)
Alternative would be similar to the project (i.e., demolition, grading and excavation, building
erection). However, the total construction period under this Alternative would be less than that
of the proposed project, due to the reduced size of the hotel and subterranean parking structure.

a. Impact Analysis

Aesthetics. Under the Two Story Alternative, existing ocean views would be retained
from the southwestern portion of the third level Santa Monica Place viewing deck would be
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4.0 Alternatives

obstructed, as shown on Figures 4-9 and 4-10 on pages 4-19 and 4-20. Due to the reduced
building height along Ocean Avenue and 2" Street, existing views of the ocean from this
vantage point would be preserved compared to the proposed project which would result in the
complete obstruction of ocean views as shown on Figures 4-11 and 4-12 on pages 4-21 and 4-22.

As viewed from the northwestern portion of the third level viewing deck and shown on
Figures 4-13 and 4-14 on pages 4-23 and 4-24, construction of the Two Story Alternative would
retain existing views of the ocean. This is in contrast to the proposed project, where existing
views of the ocean would be blocked, as shown on Figures 4-15 and 4-16 on pages 4-25 and 4-
26. The Two Story Alternative would eliminate a significant unavoidable impact on loss of
public views of the ocean associated with the proposed project. Therefore, impacts on public
views under this Alternative would be less than significant.

Similar to the Reduced Intensity Alternative, the Two Story Alternative would result in
minimal change to existing private residential and office scenic views from the second and third
story windows overlooking 1% Court towards the project site. The Two Story Alternative would
avoid impacts on private views as compared to the proposed project, where impacts on private
views were identified as less than significant.

Transportation/Circulation and Parking. The net new trip generation for the Two
Story Alternative would be about 10 percent or less of that generated by the proposed project
during each of the analyzed peak hours. This Alternative would generate approximately 34 trips
in the A.M. peak hour, 44 trips in the p.M. peak hour and about 51 total trips during the weekend
midday peak hour. Based on the estimated incremental change in delay at the analyzed
intersections this Alternative would avoid the significant and unavoidable traffic impacts at the
three study intersections identified for the proposed project.

Air Quality. Under the Two Story Alternative, air pollutant emissions would decrease
from existing levels due to a reduction in overall floor area and the number of hotel rooms and a
corresponding decrease in vehicular traffic and energy consumption. Compared to the proposed
project, operational emissions would decrease due to a reduced number of daily vehicle trips and
hotel rooms. Like the proposed project, air quality impacts under this Alternative would be less
than significant.

Noise and Vibration. The Two Story Alternative would slightly reduce operational
noise compared to current conditions with the existing motel uses. Although operational noise
sources would be similar, the number of rooms would decrease by 20 with a corresponding
decrease in traffic levels. In addition, on-site vehicular activity would be generally confined to
the subterranean parking structure. Because the uses proposed under this Alternative are similar
to existing conditions, vibration levels would be similar or slightly reduced (from reduced
vehicle trips). Compared to the proposed project, operational impacts associated with traffic
noise under the Two Story Alternative would be reduced approximately 50 percent fewer vehicle
trips. As with the proposed project, impacts associated with operational noise would be less than
significant.
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4.0 Alternatives

Construction Effects. As with the other alternatives, the general types of construction
activities for the Reduced Intensity (Two Story) Alternative would be similar to the project
(i.e., demolition, grading and excavation, building erection). The total construction period under
this Alternative would be less than the proposed project due to the reduced size of the hotel and
subterranean parking structure. Impacts on public views of the ocean under this Alternative
would be avoided due to the reduction in building heights. Similar to the proposed project,
temporary impacts on views to the site would be less than significant. Construction impacts
associated with air quality would be reduced compared to the proposed project with a shorter
duration of construction and a substantial reduction in excavation due to two and a half fewer
levels of subterranean parking. Nonetheless, it is expected that worst-case construction
assumptions would result in significant and unavoidable impacts associated with localized
fugitive dust emissions. Impacts associated with construction traffic, parking and circulation,
and construction noise would be reduced compared to the proposed project due to a shorter
duration of construction and fewer construction vehicle trips. However, findings would remain
the same with traffic and parking impacts considered less than significant with implementation
of a Construction Impact Mitigation Plan, and construction noise impacts being significant but
reduced to a less than significant level after implementation of mitigation measures.

Neighborhood Effects. Under the Two Story Alternative, significant unavoidable
impacts on ocean views from Santa Monica Place would be avoided compared to the proposed
project. Construction air quality impacts would be significant and unavoidable, like the
proposed project. Neighborhood traffic impacts, operational air quality impacts, and operational
noise would be reduced compared to the proposed project and, like the proposed project would
be less than significant.

b. Relationship of the Alternative to Project Objectives

As with the Reduced Intensity (Two/Three Story) Alternative, the Reduced Intensity
(Two Story) Alternative would fulfill the basic objectives of the proposed project. Hotel use
would remain the focus of the project and the site would be developed as one integrated facility.
As with the Reduced Intensity (Two/Three Story) Alternative, the size of the project would be
substantially reduced with 68 rooms versus 164 rooms under the proposed project. Therefore,
while nearly all of the project objectives would be fulfilled under the Reduced Intensity (Two
Story) Alternative, they would not be fulfilled to nearly the same degree as the proposed project
and would be fulfilled to a somewhat lesser degree than the Reduced Intensity (Two/Three
Story) Alternative.

43 ENVIRONMENTALLY SUPERIOR ALTERNATIVE

Section 15126(d) of the CEQA Guidelines indicates that an analysis of alternatives to the
proposed project shall identify one alternative to the project as the environmentally superior
alternative. ~ Furthermore, if the environmentally superior alternative is the No Project
Alternative, the EIR shall also identify the environmentally superior alternative from among the
other alternatives.
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4.0 Alternatives

Table 4-1 on page 4-29 provides a summary comparison of the impacts of the various
project alternatives. The No Project Alternative would involve no change to the environment
and is, therefore, considered environmentally superior overall. However, this Alternative would
not achieve any of the applicant’s objectives associated with the proposed project.

Among the other alternatives, the Reduced Intensity (Two Story) Alternative would be
environmentally superior. This Alternative would substantially reduce the magnitude of all
impacts identified for the proposed project (Aesthetics, Traffic/Circulation and Parking, Air
Quality, Noise, Construction, and Neighborhood Effects) and to a greater degree than the other
alternatives. While temporarily significant unavoidable air quality impacts during construction
would still occur, this Alternative would avoid the significant and unavoidable aesthetic and
traffic impacts compared to the proposed project.

The project Applicant has submitted a feasibility analysis of four development scenarios
for the Travelodge Site, dated February 2007 and provided as Appendix E to this Draft EIR. The
determination of feasibility will be based on the entire record including response to comments
that are received on this Draft EIR.
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5.0 GROWTH-INDUCING IMPACTS

Pursuant to Section 15126.2(d) of the State CEQA Guidelines, an EIR must address
whether a project will directly or indirectly foster growth. Section 15126.2(d) reads as follows:

“[An EIR shall] discuss the ways in which the proposed project could foster
economic or population growth, or the construction of additional housing, either
directly or indirectly, in the surrounding environment. Included in this are
projects which would remove obstacles to population growth (a major expansion
of wastewater treatment plant, might, for example, allow for more construction in
service areas). Increases in the population may further tax existing community
service facilities so consideration must be given to this impact. Also discuss the
characteristic of some projects which may encourage and facilitate other
activities that could significantly affect the environment, either individually or
cumulatively. It must not be assumed that growth in any area is necessarily
beneficial, detrimental, or of little significance to the environment.”

Implementation of the proposed project would involve the demolition of two existing
motels and the construction of one hotel. The project site is located in an urbanized setting.
More specifically, the site is located within the City’s Downtown neighborhood, an area
characterized by a mix of uses, including commercial/ retail, office, entertainment, and
residential uses. Infrastructure is already in place to support the proposed development. The
proposed project would not involve any extension of infrastructure, such as roads or utilities.
Consequently, it would not open up undeveloped areas to new development. As such, the project
would constitute infill development, which, by its very nature, is not growth-inducing.

The proposed project would involve the redevelopment of a site within the Downtown
area. Implementation of the project would result in a net increase of 76 hotel rooms on the site.
In addition, the project would include approximately 3,190 square feet of commercial/retail floor
area. The project does not include residential development that would lead to population growth
and it would result in a similar level of employment as exists today. The proposed hotel would
employ an estimated 25 people per 24 hours at peak season, with a maximum of 15 employees
per shift. While currently there are 26 employees per 24 hours, with a maximum of 16 people
per shift, the single, unified facility is anticipated to be more efficient than existing conditions
(i.e., one check-in desk, one on-site manager, etc.). Given the nature of the jobs to be filled,
employees would likely be residents of communities in the area. Therefore, implementation of
the project would generate a less than significant increase in the permanent population of the
area and the project would not induce substantial population growth in the area as the hotel use
would continue to serve visitors to the City.
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5.0 Growth Inducing Impacts

Although the proposed project would not foster population growth, it would result in
economic growth in the surrounding area by contributing to the overall economic success of the
City’s commercial core. The project would expand the City’s hotel accommodations, thereby
contributing to the City’s tax base, which would be a beneficial impact.

As discussed above, the proposed project would be located in an urban area, well-served
by existing infrastructure. No new water, sewer, or drainage infrastructure would be needed and
no new roads would be required. Therefore, since the proposed project constitutes infill
development within an urbanized area and does not require the extension of new infrastructure
through undeveloped areas, project implementation would not remove an obstacle to growth.
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6.0 SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL IMPACTS

Section 15126.2(c) of the CEQA Guidelines requires that significant irreversible
environmental changes that would be caused by implementation of a proposed project be
evaluated to ensure that such changes are justified. Irreversible changes include the use of
nonrenewable resources during the construction and operation of a project to such a degree that
the use of the resource thereafter becomes unlikely. A significant environmental change can
result from a primary and secondary impact (such as a highway improvement that provides
access to a previously inaccessible area) that generally commits future generations to similar
uses. Finally, irreversible environmental change can also result from environmental accidents
associated with the project.

Implementation of the project would result in a commitment of limited, slowly
renewable, and nonrenewable resources. Such resources would include certain types of lumber
and other forest products, the raw materials in steel, metals such as copper and lead, aggregate
materials used in concrete and asphalt such as sand and stone, water, petrochemical construction
materials such as plastic, and petroleum-based construction materials. In addition, fossil fuels
used in construction vehicles would also be consumed. Operation of the project would involve
the ongoing consumption of limited, nonrenewable, and slowly renewable resources such as
natural gas and electricity, petroleum-based fuels, fossil fuels, and water. Energy resources
would be used in the hotel and retail spaces for heating and cooling of areas; transporting people
and goods to, from, and within the spaces; heating and refrigeration for food storage;
preparation, heating and cooling of water; and lighting. Title 24 of the California Administrative
Code would require conservation practices that would limit the amount of energy consumed by
the project and it is also expected that newer technology and improvements in building standards
will help reduce energy demand compared to that associated with the aging structures currently
on the project site. Nevertheless, the use of such resources would continue to represent a long-
term commitment of essentially nonrenewable resources.

The project consists of the demolition of two motels and the construction of a single
integrated hotel on the project site. The site is located in an urban area. The project would
redevelop a site with a similar use to that which exists today. While the project would commit
the particular location to specific land uses, it would not cause irreversible changes to previously
undeveloped land. The project would not result in an environmental accident that could result in
significant and irreversible environmental change.

The commitment of the limited, slowly renewable, and nonrenewable resources required
for the construction and operation of the project would limit the availability of these resources
for future generations or for other uses during the life of the project. However, continued use of
such resources is consistent with regional and local growth and anticipated change in the area.
No other significant irreversible changes would occur as a result of project implementation.
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7.0 ISSUES FOUND NOT TO BE SIGNIFICANT

This section discusses those issue areas that were determined not to require further
analysis in the EIR through the Initial Study process. In other words, this section summarizes the
issue areas that were not included in the analyses contained in this Draft EIR. This section
explains how a less than significant determination was derived for the issue area in question. For
more detailed information, please see the Initial Study in Appendix A of this document.

GEOLOGY AND SOILS

As identified in the Initial Study, the project site is not located within an Alquist-Priolo
Fault Earthquake Fault Zone. Construction of the project would not expose persons to increased
risks from seismic events since all construction would follow requirements of the Uniform
Building Code (UBC) and California Building Code (CBC) with respect to construction in
seismic-prone areas. In addition, a geotechnical study would be prepared for the project as
required by the City. Design recommendations contained in the geotechnical study would be
incorporated into the project as required by the City. Therefore, project implementation would
result in a less than significant seismic-related ground failure, including liquefaction.

The project site is relatively flat and does not contain any substantial slopes or geological
features that would be considered a potential landslide area. The project site is located on the
Lakewood Formation and is underlain with the Hanford Soil Series (California Department of
Food and Agriculture, 1978), which have a low expansion hazard potential. As indicated above,
the project would comply with the UBC and CBC. Therefore, the project is not expected to
result in soils instability or cause on- or off-site landslides, lateral spreading, subsidence,
liquefaction, or collapse. Finally, the site is located in an urban area and is considered to have
low potential for erosion.

AIR QUALITY

As identified in the Initial Study, the proposed project would not generate objectionable
odors affecting a substantial number of people. However, since the project could result in an
increase in air emissions from construction activities, vehicle trips, and stationary sources, this
issue is addressed in this EIR. Please refer to Sections 3.3 and 3.5.3 for further discussion of
project-related air quality impacts.

HYDROLOGY AND WATER QUALITY

As identified in the Initial Study, similar to surrounding developments and land uses, the
project’s construction- and operation-related surface runoff would drain into the existing storm
drain system. The project would not have any unusual discharges that might violate water
quality standards. In addition, the project would not substantially alter the existing runoff. The
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7.0 Issues Found Not to be Significant

project would be required to comply with the Municipal National Pollutant Discharge
Elimination System (NPDES) permit and would implement Best Management Practices (BMPS)
to ensure that the runoff from the area would comply with applicable standards and
requirements. As required by the City, the project would incorporate an oil-water separator for
the parking areas, which would serve to remove pollutants associated with automobiles from
runoff.

Any change in site drainage as a result of the project would be negligible due to the built-
out nature of the area and groundwater recharge during project construction and operation would
be similar to existing conditions. In addition, pursuant to existing City requirements, water
conservation measures would be implemented to reduce the amount of water used. The project
would therefore, not deplete groundwater supplies or interfere substantially with groundwater
recharge.

The project site is currently developed with urban uses and there are no existing
waterways connecting the ocean and the site. Site drainage patterns would be similar to those
currently occurring on site, with runoff directed to the local drainage system. The project would
not alter the existing drainage pattern of the site or area in a manner that would result in
substantial erosion, siltation, or flooding on- or off site.

Project implementation would not create or contribute runoff water that would exceed the
capacity of existing systems or provide additional sources of polluted runoff, or otherwise
substantially degrade water quality. The proposed project is located within an urban area that
includes adequate storm drainage facilities. Surface runoff from the site would drain into the
existing system. The proposed lot coverage with the project would be similar to the existing lot
coverage. Surface runoff would be limited through compliance with the City’s requirements that
landscaping consist of drought-tolerant vegetation and be irrigated by water-conserving systems.

The project site is not located within a 100-year or 500-year floodplain. No levees or
dams are located in proximity to the project site. The project area is not located within a
potential tsunami inundation area as identified in the Santa Monica Safety Element.

With implementation of standard City-imposed BMPs for project construction and
operation, the proposed project would not result in any impacts on hydrology and water quality
in the area.

BIOLOGICAL RESOURCES

As identified in the Initial Study, the project site is located within Downtown Santa
Monica, which is a developed urban area with active pedestrian, vehicular and transit activities.
The site is generally paved with limited ornamental landscaping and lacks sensitive plant and
animal species. Although the project would result in the removal of on-site landscaping, four
palm trees along Ocean Avenue and two ornamental street trees on 2™ Street would remain. The
project site is not within the boundaries of a Habitat Conservation Plan, Natural Community
Conservation Plan, or any other jurisdictional habitat conservation plan. Therefore, the project
would not have any impact on biological resources in the area.
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7.0 Issues Found Not to be Significant

NOISE AND VIBRATION

As identified in the Initial Study, the site is not located within an airport land use plan or
within two miles of a public airport or public use airport. Therefore, impacts associated with
excessive noise levels near an airport would not occur. However, the project could result in an
increase in noise and vibration levels from construction and operational activities. Therefore,
impacts associated with these issues are addressed in Sections 3.4 and 3.5.4 of this Draft EIR.

SHADOWS

As identified in the Initial Study, a shade/shadow analysis was prepared for the winter
solstice, which represents a worst case as shadows during other seasons are shorter. Two
shadow-sensitive land uses were identified in the project vicinity. The analysis indicates that the
proposed buildings would not result in casting shadows on shadow-sensitive uses for more than
three hours between 9:00 A.M. and 3:00 p.m. PST between late October and early April, or for
more than four hours between early April and late October. Therefore, the project would result
in a less than significant impact in regards to shade/shadow.

HAZARDS AND HAZARDOUS MATERIALS

As identified in the Initial Study, the project would result in an increase in the amount of
cleaning materials used by hotel staff compared with existing conditions given the net increase in
hotel rooms. However, the cleaning materials would be handled, stored, and disposed of in a
manner similar to the way in which those cleaners currently are used. No schools are located
within one-quarter of a mile and no airports, private or public, are located within two miles of the
project site. In addition, the project site is not listed on the Government Code Section 65962.5
lists of hazardous material sites.

Implementation of the proposed project would not constrict local emergency plans or
create an increase in fires. The City of Santa Monica has identified Disaster Routes and
Emergency Evacuation Transportation Routes in the General Plan Safety Element, which also
includes City and County of Los Angeles routes. Ocean Avenue is identified as part of the
County’s Disaster Route. The project site is served by existing streets and the project would not
block access to any of those streets during operation. The project design and operations would
comply with all applicable regulations related to emergency access and evacuation.

POPULATION AND HOUSING

As identified in the Initial Study, implementation of the project does not involve the
construction of new residences and would not generate a direct increase in the permanent
population of the area. While the project would result in a net increase of 76 hotel rooms, the
project would result in a slight decrease in staff due to the efficiencies that would result from the
operation of one hotel rather than the two existing hotels. In addition, the project would be
served by existing infrastructure and would not require an extension of infrastructure. As such,
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7.0 Issues Found Not to be Significant

implementation of the project would not generate an increase in the permanent population of the
area and the project would not induce substantial population growth in the area.

LAND USE AND PLANNING

As identified in the Initial Study, the project would not physically divide an established
neighborhood since the project would redevelop the site with the same use.

The site’s western portion is designated as Oceanfront Special District and the eastern
portion is designated General Commercial in the City’s General Plan. The parcels fronting on
Ocean Avenue are zoned Residential-Visitor Commercial (RVC) and the parcels fronting on
2" Street are zoned Downtown Commercial (C3). The project would be consistent with the
allowable height and floor area ratio (FAR) for the site of 45 feet and allowable FAR of 2.0 in
accordance with Policy 1.5.8 of the Land Use and Circulation Elements (LUCE) of the City’s
General Plan. The project would provide visitor accommodations and commercial retail use
consistent with Policy 1.5.1 of the LUCE. Consistent with Policies 1.3.4, 1.4.1 and 1.4.2, of the
LUCE, the retail proposed under the project would provide ground-floor retail to encourage and
support pedestrian traffic to 2" Street.

The project site is located in the City’s Coastal Zone, within two subareas designated by
the Land Use Plan (LUP) of the City’s Local Coastal Program (LCP). The western portion of the
site is located within Subarea 3b (Ocean Avenue north of the Santa Monica Pier), while the
eastern portion is located within Subarea 5 (Downtown). The project would comply with LCP
goals and policies through the provision of additional rooms and would be consistent with
allowable heights and FAR for new development on Ocean Avenue.

With regard to views, the LUP of the LCP contain policies regarding scenic and visual
qualities of the Coastal Zone and the protection of public views of the ocean. Section 3.1,
Aesthetics, of this EIR, provides an analysis of views relative to the compliance of the project
with the policies concerning views. The project includes a proposed amendment to the LUP of
the LCP to address consistency with Map 13 (Scenic and Visual Resources Map) and related
policies.

There is no habitat conservation plan or natural community conservation plan that applies
to the project site.

TRANSPORTATION/TRAFFIC

As identified in the Initial Study, the project area is not within the vicinity of any existing
or proposed public or private airport. In addition, the proposed uses would not result in a change
to air traffic patterns, including an increase in air traffic levels.

The area is urban in nature and the streets are set out in a standard grid pattern with the
intersections in the immediate vicinity of the site controlled by traffic signals, which the project
would not alter. The project would reduce the number of curb cuts along Ocean Avenue.
Therefore, the project would not increase hazards due to design features or incompatible use.
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7.0 Issues Found Not to be Significant

Emergency access to the site as well as the surrounding areas would be maintained throughout
operation of the project. The Santa Monica Police Department and Santa Monica Fire
Department would approve and be notified of any road closures or detours that could occur
during construction.

The traffic in regards to alternative transportation and air traffic patterns would not be
significantly impacted. The project design includes a bicycle parking rack and the project site is
located in a downtown walking area not impacted by an airport.

The proposed ramp at the hotel’s entrance would be constructed at a slope that does not
provide an abrupt change. The project design does not create an impact involving a right-of-way
dedication resulting in reduced lot area, or reduce access to other properties. However, since the
project would result in additional traffic in the area that could alter existing distribution patterns
and parking in the area, an analysis of these issues is contained in Section 3.2,
Transportation/Circulation and Parking, of this EIR. In addition, project construction impacts on
traffic and parking are analyzed in Section 3.5.2, of this EIR.

UTILITIES AND SERVICE SYSTEMS

As identified in the Initial Study, the proposed project would not result in the need for
wastewater, water or solid waste disposal facilities because existing infrastructures facilities are
in place and there is adequate capacity to serve the project area. The project would result in an
increase of approximately 8,944 gpd of wastewater, which represents approximately
0.002 percent of the total wastewater that the City of Los Angeles’ Hyperion Treatment Plant
(HTP) is designed to process, and 0.008 percent of the unutilized capacity of HTP. With regard
to water demand, the project would result in an additional demand of 11,276 gallons per day,
which represents 0.084 percent of the City’s total water consumption. The increase in water
usage would be accommodated from existing entitlements and resources. The project site is
located within an area that includes existing and adequate storm drainage facilities. New
construction is required to comply with the Urban Reduction Runoff Requirements for New
Development (Santa Monica Municipal Code Section 7.10.050) that is anticipated to result in an
overall decrease in runoff quantity compared to existing conditions. With regard to solid waste,
the project would generate an incremental increase of 1,658 pounds of waste per week, which
accounts for 0.0003 percent of the City’s total solid waste generation. The project would comply
with local regulations and standard mitigation measures to control solid waste disposal during
project construction and operation. As a result, the proposed project would not create significant
impacts on existing utilities and service systems in the area.

PUBLIC SERVICES

As identified in the Initial Study, the downtown area is already served with adequate fire
and police services, and the proposed project would not significantly increase the need for these
services. Fire protection safety features, including building sprinklers and emergency access
would be implemented in accordance with City requirements. No impacts on schools, parks or
other public facilities are anticipated because the proposed project would not result in an increase
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7.0 Issues Found Not to be Significant

in population for the City. In addition implementation of the project would require the payment
of school and park fees. Therefore, the proposed project is not anticipated to create significant
impacts on existing public services for the area.

RECREATION

As identified in the Initial Study, the implementation of the project would require the
payment of a tax towards the acquisition, improvement, and expansion of public park,
playground, and/or recreational facilities. Payment of this fee is considered full mitigation for
potential impacts on parks.

CULTURAL RESOURCES

As identified in the Initial Study, the demolition and excavation of the proposed site
would not have any impact on any historical resources as the properties are not listed locally or
on the California or National Registry of Historical Places. Results of a cultural resources
records search revealed one recorded archaeological site, located within a half-mile radius of the
project site. However, six additional cultural resource studies within a half-mile radius of the
project site have failed to identify any archaeological resources. Although the project area was
once associated with Native American groups, the Native American Heritage Commission did
not indicate the area was associated with any known sites of human remains. If any human
remains are encountered during construction excavation and grading activities, all work shall
cease in that area. Because the potential exists for the discovery of archaeological and
paleontological resources due to the depth of excavation associated with the subterranean
parking, mitigation measures will be incorporated into the Mitigation Monitoring and Reporting
Program to reduce potential impacts to archaeological and paleontological resources to a less
than significant level.

AESTHETICS

As identified in the Initial Study, the project site is not located along a State scenic
highway and does not contain rock outcroppings or substantial tree groupings. Based on the
historic resource analysis completed for the project, the existing buildings are not historic
resources. Therefore, the project would not damage historic buildings.

The proposed project would replace two existing hotels with a larger hotel in a courtyard
configuration. The pool and spa component of the hotel would provide a street presence along
Ocean Avenue and the retail component of the hotel would provide ground-floor retail to
encourage and support pedestrian traffic to 2nd Street. In addition, both the hotel and retail
would complement commercial uses along the Third Street Promenade. Therefore, the project
would not degrade the existing visual character or quality of the site or its surroundings.

All lighting would be shielded and directed onto the site and away from adjacent
properties, as required by City regulations. In addition, the project would remove surface
parking and would locate parking in a subterranean garage. The use of a subterranean garage
would reduce some of the lighting that occurs on the site. Therefore, the project would result in
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a less than significant impact with regard to lighting. With regard to glare, the project would not
incorporate mirrored glass and the proposed materials would not result in a substantial increase
in glare. While the project would increase the number of automobiles on the site, the parking
would be provided in a subterranean garage, thereby reducing glare from vehicles.

However, the proposed building height could obstruct public views of the ocean from
public decks located at Santa Monica Place. Therefore, an analysis of views as well as
compliance with relevant policies concerning views is contained in this EIR. Please refer to
Section 3.1, Aesthetics, for further discussion of views.

ECONOMIC AND SOCIAL IMPACTS

As identified in the Initial Study, the project would not result in an economic or social
change that would result in physical changes or deterioration as the project would maintain
generally the same uses on the site. The proposed project would not change the balance of uses
in the area and there would be no impact on the overall socio-economic status of the surrounding
area.

AGRICULTURAL RESOURCES

As identified in the Initial Study, project site is located within an urbanized area. The
western portion of the site is designated as Oceanfront Special District and the eastern portion is
designated General Commercial in the City’s General Plan. The parcels fronting on Ocean
Avenue are zoned Residential-Visitor Commercial (RVC) and the parcels fronting on 2™ Street
are zoned Downtown Commercial (C3). There are no plots of rural land or agricultural uses
present in the project area or adjacent to the site. The project would not conflict with existing
zoning for agricultural uses or conflict with a Williamson Act contract. Therefore, no impact to
agricultural resources would result from project implementation.

MINERAL RESOURCES

As identified in the Initial Study, there are no known mineral resources in the project area
and the project area is not classified as a Mineral Resource Zone according to the California
Division of Mines and Geology. Therefore, no impact to mineral resources would result from
project implementation.
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8.0 SIGNIFICANT UNAVOIDABLE IMPACTS

CEQA Guidelines Section 15126.2(b) requires that an EIR describe significant
environmental impacts that cannot be avoided, including those effects that can be mitigated but
not reduced to a less than significant level. The following provides a summary of the impacts
that would be significant and unavoidable after the implementation of mitigation measures.
These impacts are described in detail in Section 3.0, Environmental Impact Analysis, of this EIR.

AESTHETICS (VIEWS)

The proposed project would result in the loss of scenic ocean views from the publicly
accessible viewing decks located within Santa Monica Place. Therefore, changes to existing
views resulting from implementation of the proposed project would be significant and
unavoidable. The proposed project’s impact on ocean views can only be mitigated through a
reduction in the height of the development. However, since the imposition of this mitigation
measure would, of necessity, result in a significant reduction of the number of proposed hotel
rooms, this document analyzes height reduction as a project alternative in Section 4.0,
Alternatives.

Development of the 1540 2" Street Project has resulted in the partial obstruction of ocean
views from Santa Monica Place although not significant in and of itself. Because the proposed
project would block existing public views of the ocean from the Santa Monica Place viewing
decks, the proposed project, in conjunction with the 1540 2" Street Project would substantially
diminish scenic ocean views that were once available from the Santa Monica Place viewing
decks. Therefore, the projects together would result in a significant cumulative aesthetic impact
to scenic public views. In addition, given that the proposed project cannot be altered without a
substantial design revision, cumulative impacts on scenic public views of the ocean are
considered significant and unavoidable.

TRANSPORTATION/CIRCULATION

The proposed project is expected to generate a total of 1,060 daily trips, including
77 weekday A.M. peak hour trips and 89 weekday p.M. peak hour trips. An estimated 100 trips
would occur in a typical weekend midday peak hour. When the existing uses on the project site
are considered, the net incremental increase in trips generated by the project would be 565 net
new daily trips, including 37 weekday A.M. peak hour trips, 48 weekday p.M. peak hour trips, and
55 weekend midday peak hour trips. The project-generated traffic would have significant
impacts at 4™ Street and Colorado Avenue during the weekday p.m. and weekend midday peak
hours; 4™ Street and 1-10 westbound off-ramp during the weekday p.m. and weekend midday
peak hours; and 4™ Street and 1-10 eastbound on-ramp during the weekday A.M. peak hours.
Potential mitigation measures were identified for these three impacted intersections which would
mitigate impacts to a less than significant level. However, because these measures would have
secondary impacts and/or some locations are owned by Caltrans, implementation of these
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8.0 Significant and Unavoidable Impacts

measures is considered infeasible and/or beyond the control of the City of Santa Monica.
Therefore, traffic impacts would remain significant and unavoidable.

The project’s contribution to cumulative traffic impacts at these three intersections would
also be significant and unavoidable.

CONSTRUCTION EFFECTS

Although demolition of the existing structures would temporarily open up an identified
scenic corridor from Santa Monica Place towards the ocean, these public views would be
blocked with the construction of the framing and building exterior for the proposed project.
Mitigation measures to reduce impacts on view corridors to a less than significant level were
considered but determined infeasible, as they would require major revisions to the proposed
project. Therefore, a significant unavoidable impact on view corridors would occur during
project construction.

Localized PMy and PM; 5 emissions would exceed the SCAQMD’s daily significance
thresholds. While implementation of Mitigation Measures 3.5.3-1 through 3.5.3-5 would reduce
combustion and fugitive dust emissions during construction to the greatest extent feasible, the
construction activities associated with the project would result in temporary localized significant
and unavoidable impacts to air quality.

With regard to cumulative construction effects on air quality, the SCAQMD has
developed strategies to reduce criteria pollutant emissions outlined in the AQMP pursuant to
Federal Clean Air Act mandates. The project would comply with SCAQMD Rule 403
requirements, and would implement all feasible mitigation measures. In addition, the project
would comply with adopted AQMP emissions control measures and these same requirements
would be imposed on related projects. However, the project would contribute to a significant
localized cumulative construction air quality impacts for PM;, and PM,s.  Therefore, the
construction activities associated with the project would result in cumulative localized significant
and unavoidable impacts to air quality.

NEIGHBORHOOD EFFECTS

The proposed project would obstruct scenic public views from the outdoor decks of Santa
Monica Place of the ocean, resulting in a significant and unavoidable impact. Mitigation
measures to reduce impacts on public view corridors to a less than significant level were
determined infeasible, since such measures would require major revisions to the proposed
project. As such, impacts on public view corridors resulting from implementation of the
proposed project are considered significant and unavoidable. However, significant impacts on
ocean views are addressed through reduced-height alternatives in Section 4.0, Alternatives of this
Draft EIR.

Localized pollutant thresholds would be exceeded as a result of fugitive dust emissions,
even with implementation of mitigation measures. In addition, there are sensitive receptors
located adjacent to the project site (along 2™ Street) and within the Paseo del Mar mixed use
development (near the corner of Ocean Avenue and Broadway) that may be temporarily and
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periodically affected by pollutant emissions generated during project construction. Therefore,
construction of the project would result in a significant and unavoidable short-term impact. As
described previously, even with implementation of mitigation measures, the construction
activities associated with the project would result in temporary localized significant and
unavoidable impacts to air quality.

REASONS WHY THE PROJECT IS BEING PROPOSED, NOTWITHSTANDING
SIGNIFICANT UNAVOIDABLE IMPACTS

In addition to identification of the project's significant unavoidable impacts,
Section 15126.2(b) of the CEQA Guidelines also requires that the reasons why the project is
being proposed, notwithstanding these impacts, be described. The reasons why this particular
project has been proposed are based on the project objectives included in Section 2.0, Project
Description, of this EIR, including the replacement of existing aging motel buildings and
providing ground floor retail on 2™ Street. While land use planning and real estate development
must always contemplate the implications of adverse change, their fundamental purposes are to
beneficially supply an array of needed land use products in a manner that optimizes
environmental as well as economic realities. The project is proposed in anticipation of continued
demand for lodging with ocean views that can be better served through redevelopment of the site
and provision of additional hotel rooms.
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9.0 SECONDARY EFFECTS

Section 15126.4(d) of the CEQA Guidelines requires that, “If a mitigation measure would
cause one or more significant effects in addition to those that would be caused by the project as
proposed, the effects of the mitigation measure shall be discussed but in less detail than the
significant effects of the project as proposed.”

The only feasible mitigation measures identified for the project relate to potential
construction effects and neighborhood effects resulting from short-term air quality and noise
impacts during construction. The following provides a discussion of the potential secondary
impacts that could occur as a result of the implementation of the ten mitigation measures that
would be implemented during construction activities.

CONSTRUCTION EFFECTS

Mitigation Measure 3.5.2-1, requires the preparation of a Construction Impact Mitigation
Plan to address potential circulation and traffic impacts associated with construction of the
proposed project. This Plan would consist of measures to reduce impacts to traffic flow, parking,
and pedestrian activities during construction. Implementation of Mitigation Measure 3.5.2-1
during project construction would not result in any secondary effects to the environment.

Mitigation Measures 3.5.3-1 through 3.5.3-5, would occur during demolition and
construction activities to reduce short-term air quality impacts resulting from combustion and
fugitive dust emissions. These measures include: proper tuning and maintenance of construction
equipment; use of electricity from power poles rather than temporary diesel and/or gasoline
power generators, where feasible; turning off engines while in queues or loading/unloading and
turning off construction equipment when not in use; use of water during site preparation activity;
and use of water spray techniques during demolition activity. Proper maintenance of
construction equipment, and energy conserving practices would not result in adverse effects to
the environment. While water may be used during site preparation and demolition to reduce
fugitive dust impacts, the amount of water used would be limited and would not have a
significant impact on the City’s water supply. Therefore, implementation of Mitigation
Measure 3.5.3-1 through 3.3-5 during project construction would not result in any secondary
effects to the environment.

Mitigation Measures 3.5.4-1 through 3.5.4-5 would reduce potential noise impacts during
construction. These measures include: the use of muffler exhaust systems on construction
equipment; scheduling construction activities to minimize the simultaneous use of multiple
pieces of construction equipment; limiting engine idling from construction equipment; locating
construction equipment away from noise-sensitive uses; and providing a telephone number to
submit noise complaints. These measures would not result in any secondary physical impacts.
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NEIGHBORHOOD EFFECTS

Mitigation measures to address identified neighborhood effects associated with air quality
and noise impacts are discussed above.

In summary, the proposed mitigation measures would not result in secondary
environmental effects.
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