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August 17, 2020
Rachel Kwok
City of Santa Monica
1685 Main Street
Santa Monica, CA 90401
RE: Ocean Avenue Project – Draft
Environmental Impact Report
(DEIR)
SCH # 2018121060
GTS # 07-LA-2019-03259
Vic. LA-1/PM: 35.469
Dear Rachel Kwok:
Thank you for including the California Department of Transportation (Caltrans) in the
environmental review process for the above-mentioned project’s Draft Environmental Impact
Report (DEIR). The proposed Project comprises 248,570 square feet (sf) of mixed-use
development – including 120 hotel guestrooms, 100 residential units, restaurant and retail uses,
and a Cultural Use Campus (e.g., museum, art gallery, etc.) – in the Downtown District of the
City. Two City-designated Landmarks located at 1333 Ocean Avenue and 1337 Ocean Avenue
would be relocated onsite and integrated into the proposed Cultural Use Campus. The proposed
Project would include the development of five buildings ranging in height from 57 feet to 130 feet
with a publicly-accessible rooftop observation deck atop the 130-foot-tall Hotel Building. The
proposed Project would provide 40,920 sf of open space – including 22,407 sf at ground level
(e.g., pedestrian-only paseos, pedestrian breezeway, and publicly-accessible courtyard) – along
with widened sidewalks along 2nd Street and Santa Monica Boulevard.

CALTRANS-1

Under Senate Bill 743 (2013), CEQA review of transportation impacts of a proposed development
are adapting to eliminate consideration of delay-and capacity-based metrics such as level of
service (LOS) and are instead focusing analysis on another metric of impact, “Vehicle Miles
Traveled (VMT). Effective July 1st, 2020, Caltrans is replacing LOS with VMT when evaluating
traffic impacts.
For any future project we encourage the Lead Agency to adopt or develop a verifiable
performance-based Vehicle Miles Travelled (VMT) criteria as required by SB 743.
After reviewing the project’s DEIR Caltrans has the following comments:
x

Table 3.13-10 indicates that a potentially significant impact may occur to the state
transportation/circulation system. As indicated in the DEIR, a TDM Plan and a CIMP will
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be completed, upon completion please send both documents and any other
transportation plans to Caltrans for further review as our facilities may be impacted by
this project.
x

Please consider scheduling the construction working hours during off peak hours to the
maximum extent possible. This may minimize congestion and provide higher levels of
safety to the pedestrians and vehicular traffic on the streets and freeway.

x

In order to increase pedestrian safety, please consider the installation of RRFB
(Rectangular Rapid Flashing Beacons) for the existing Santa Monica Blvd. (SR-2)
pedestrian crossing on the corner of Santa Monica Blvd. (SR-2) and Ocean Ave.

x

Please consider including a VMT analysis that looks at potential safety concerns to
Caltrans facilities as part of the proposed Final EIR. (https://dot.ca.gov/-/media/dotmedia/programs/transportation-planning/documents/sb-743/2020-07-01-interim-ldigrsafety-guidance-a11y.pdf)

x

The DEIR indicates that significant earth moving activities may take place during
construction. Please consider covering all vehicles hauling dirt and sediment as
unplanned spills can potentially adversely impact the performance of the state highway
system.

CALTRANS-2
cont.
CALTRANS-3

CALTRANS-4

CALTRANS-5

CALTRANS-6

Further information included for your consideration:
Please consider integrating transportation and land use in a way that reduces VMT and
Greenhouse Gas (GHG) emissions by facilitating the provision of more proximate goods and
services to shorten trip lengths and achieve a high level of non-motorized travel and transit use.

CALTRANS-7

Caltrans seeks to promote safe, accessible multimodal transportation. Methods to reduce
pedestrian and bicyclist exposure to vehicles improves safety by lessening the time that the user
is in the likely path of a motor vehicle. Caltrans recommends the project consider the use of
methods such as, but not limited to, the construction of physically separated facilities such as
sidewalks, raised medians, refuge islands, and off-road paths and trails, or a reduction in crossing
distances through roadway narrowing.

CALTRANS-8

Additionally, pedestrian and bicyclist warning signage, flashing beacons, crosswalks, signage
and striping can be used to indicate to motorists that they should expect to see and yield to
pedestrians and bicyclists. Visual indication from signage can be reinforced by road design
features such as lane widths, landscaping, street furniture, and other design elements.
Also, storm water run-off is a sensitive issue for Los Angeles County. Please be mindful that
projects should be designed to discharge clean run-off water. Discharge of storm water run-off is
not permitted onto State Highway facilities without a storm water management plan.

CALTRANS-9

As a reminder, any transportation of heavy construction equipment and/or materials which
requires use of oversized-transport vehicles on State highways will need a Caltrans CALTRANS-10
transportation permit. We recommend large size truck trips be limited to off-peak commute
periods
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If you have any questions regarding these comments, please contact project coordinator Reece
Allen, at reece.allen@dot.ca.gov and refer to GTS# 07-LA-2019-03259.
Sincerely,

MIYA EDMONSON
IGR/CEQA Branch Chief
cc: Scott Morgan,, State Clearinghouse

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”

LADOT-1

P.O. BOX 653
SANTA MONICA, CA 90406
310-496-3146
www.smconservancy.org

August 17, 2020
Comments on Ocean Avenue project DEIR
The Santa Monica Conservancy has carefully reviewed the DEIR for the Ocean Avenue project, and
overall we appreciate the thorough analysis and review of impacts to identified historic resources.
The project is unique in preserving and rehabilitating two designated Santa Monica landmarks as a
core component of a development plan that also involves construction of five new buildings
designed by the Frank Gehry firm. The Cultural Campus with its two landmarks forms a historical
focal point as a counterpart to the adjacent contemporary architecture.

SMC-1

The relocation of the landmarks involves two moves, and considerable complex work is necessary to
protect and stabilize these resources not only during the two relocations but also during the
construction period which follows. We agree that the repositioning of the landmarks in a new
configuration is less than significant, as they will retain their general orientation to Ocean Avenue
with similar setbacks, and the surrounding location on Ocean Avenue has changed so much over
time that it lacks original integrity.
One area of concern is the potential vibration impacts to the relocated landmarks, which will be
sitting on supporting caissons while excavation to a depth of 35-40 feet is undertaken around and
under the landmarks for basement space and parking. However, the DEIR commits to a
Preservation Protection Plan, and oversight by a qualified historic preservation professional as well
as a structural engineer. Additionally, the DEIR allows for on-site monitoring and a commitment to
halt work and address any potential damage to the landmarks that may occur during construction.
This is an essential commitment that should carry over into the Development Agreement.

SMC-2

We are concerned about the expected construction vibrations on the adjacent Gussie Moran House,
a designated landmark immediately adjacent to the site. This is a significant landmark that is also
potentially fragile, due to its age (c. 1890) and construction type. While the DEIR states that these
potentially adverse impacts lie outside the official scope of the DEIR because of separate ownership,
we believe nevertheless that the Project Applicant should take some responsibility for monitoring
these impacts, and should work with the property owner to reduce their potential to cause material
harm.
The Final EIR should clearly affirm that it is the Landmarks Commission which has jurisdiction
over the relocation, rehabilitation and adjacent new construction of the two landmarks through the
Certificate of Appropriateness process. The entire Cultural Campus is within their purview, and
they will be following the Secretary of the Interior’s Standards for the Treatment of Historic
Properties. We support the recommendation to restore the historic exteriors to their original design,
particularly the facades, based upon historic photographs. However, it is important to adhere to
Standards #9 and #10 in developing the interface between the new construction and the landmark
buildings, with the addition of an enclosed courtyard entry space and four-story rear addition.


9) New additions, exterior alterations, or related new construction will not destroy historic
materials, features, and spatial relationships that characterized the property

SMC-3



10) New additions and adjacent or related new construction will be undertaken in such a
manner that, if removed in the future, the essential form and integrity of the historic
property and its environment would be unimpaired.

While the designs presented in the DEIR are conceptual only, and may change in further design
development, following the Standards will ensure that the rehabilitation of the landmarks preserves
to the maximum extent possible their original architectural character and features.
The Final EIR needs to be explicit and clear that oversight over compliance with the SOIS resides
with the Landmarks Commission. Where Appendix E p. 136 states
Compliance with the SOI Standards shall be monitored by the supervising historic preservation
professional and the Landmarks Commission staff liaison.
This needs to be corrected and to refer to the Commission, not to staff.

SMC-3
cont.

SMC-4

Finally, we request that the Mitigation Measure 15 for the Interpretive Educational Program be
modified by adding that this phase requires approval by the Landmarks Commission, with public
input.

SMC-5

With our suggested modifications, we concur with the 15 recommended Mitigation Measures.
We recommend that these Mitigation Measures be incorporated into the Development Agreement.
And we look forward to seeing new life for two Santa Monica landmarks in the context of the
Ocean Avenue project.

SMC-6

Sincerely,
Ruthann Lehrer
Santa Monica Conservancy

P: (626) 381-9248
F: (626) 389-5414
E: mitch@mitchtsailaw.com

Mitchell M. Tsai
Attorney At Law

155 South El Molino Avenue
Suite 104
Pasadena, California 91101

VIA U.S. MAIL & E-MAIL
August 17, 2020
City of Santa Monica
Planning and Community Development Department
1685 Main Street
Santa Monica, CA 90401
Attn: Rachel Kwok, Environmental Planner
Email Delivery To: Rachel.kwok@smgov.net
RE:

Ocean Avenue Project Draft Environmental Impact Report (SCH No.
2018121060)

Dear Ms. Kwok,
On behalf of the Southwest Regional Council of Carpenters (“Commenter” or
“Carpenters”), my Office is submitting these comments on the City of Santa Monica’s
(“City” or “Lead Agency”) Draft Environmental Impact Report (“DEIR”) (SCH
No. 2018121060) for the Ocean Avenue Project which involves the redevelopment of
Project site to include a hotel, residential apartments, cultural uses, a rooftop publiclyaccessible observation deck, restaurant and retail uses, open space, and subterranean
parking in the Downtown District of the City (“Project”).
The Southwest Carpenters is a labor union representing 50,000 union carpenters in six
states and has a strong interest in well ordered land use planning and addressing the
SWRCC-1
environmental impacts of development projects.
Individual members of the Southwest Carpenters live, work and recreate in the City
and surrounding communities and would be directly affected by the Project’s
environmental impacts.
Commenters expressly reserves the right to supplement these comments at or prior to
hearings on the Project, and at any later hearings and proceedings related to this
Project. Cal. Gov. Code § 65009(b); Cal. Pub. Res. Code § 21177(a); Bakersfield Citizens
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for Local Control v. Bakersfield (2004) 124 Cal. App. 4th 1184, 1199-1203; see Galante
Vineyards v. Monterey Water Dist. (1997) 60 Cal. App. 4th 1109, 1121.
Commenters expressly reserves the right to supplement these comments at or prior to
hearings on the Project, and at any later hearings and proceedings related to this
Project. Cal. Gov. Code § 65009(b); Cal. Pub. Res. Code § 21177(a); Bakersfield Citizens
for Local Control v. Bakersfield (2004) 124 Cal. App. 4th 1184, 1199-1203; see Galante
Vineyards v. Monterey Water Dist. (1997) 60 Cal. App. 4th 1109, 1121.
Commenters incorporates by reference all comments raising issues regarding the EIR
submitted prior to certification of the EIR for the Project. Citizens for Clean Energy v City
of Woodland (2014) 225 Cal. App. 4th 173, 191 (finding that any party who has objected
to the Project’s environmental documentation may assert any issue timely raised by
other parties).

SWRCC-1
cont.

Moreover, Commenter requests that the Lead Agency provide notice for any and all
notices referring or related to the Project issued under the California Environmental
Quality Act (“CEQA”), Cal Public Resources Code (“PRC”) § 21000 et seq, and the
California Planning and Zoning Law (“Planning and Zoning Law”), Cal. Gov’t
Code §§ 65000–65010. California Public Resources Code Sections 21092.2, and
21167(f) and Government Code Section 65092 require agencies to mail such notices to
any person who has filed a written request for them with the clerk of the agency’s
governing body.
The City should seriously consider proposing that the Applicant provide additional
community benefits such as requiring local hire and paying prevailing wages to benefit
the City. Moreover, it would be beneficial for the City to require the Applicant to hire
workers: (1) who have graduated from a Joint Labor Management apprenticeship
SWRCC-2
training program approved by the State of California, or have at least as many hours of
on-the-job experience in the applicable craft which would be required to graduate from
such a state approved apprenticeship training program and; (2) who are registered
apprentices in an apprenticeship training program approved by the State of California.
In addition, the City should seriously consider proposing that the Applicant provide
build the Project with standards exceeding the current 2019 California Green Building
Code and 2020 County of Los Angeles Green Building Standards Code.

SWRCC-3
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I.

THE PROJECT WOULD BE APPROVED IN VIOLATION OF THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT
A.

Background Concerning the California Environmental Quality Act

CEQA has two basic purposes. First, CEQA is designed to inform decision makers
and the public about the potential, significant environmental effects of a project. 14
California Code of Regulations (“CCR” or “CEQA Guidelines”) § 15002(a)(1). “Its
purpose is to inform the public and its responsible officials of the environmental
consequences of their decisions before they are made. Thus, the EIR ‘protects not only
the environment but also informed self-government.’ [Citation.]” Citizens of Goleta
Valley v. Board of Supervisors (1990) 52 Cal. 3d 553, 564. The EIR has been described as
“an environmental ‘alarm bell’ whose purpose it is to alert the public and its
responsible officials to environmental changes before they have reached ecological
points of no return.” Berkeley Keep Jets Over the Bay v. Bd. of Port Comm’rs. (2001) 91 Cal.
App. 4th 1344, 1354 (“Berkeley Jets”); County of Inyo v. Yorty (1973) 32 Cal.App.3d 795,
810.

SWRCC-4

Second, CEQA directs public agencies to avoid or reduce environmental damage when
possible by requiring alternatives or mitigation measures. CEQA Guidelines §
15002(a)(2) and (3). See also, Berkeley Jets, 91 Cal. App. 4th 1344, 1354; Citizens of Goleta
Valley v. Board of Supervisors (1990) 52 Cal.3d 553; Laurel Heights Improvement Ass’n v.
Regents of the University of California (1988) 47 Cal.3d 376, 400. The EIR serves to provide
public agencies and the public in general with information about the effect that a
proposed project is likely to have on the environment and to “identify ways that
SWRCC-5
environmental damage can be avoided or significantly reduced.” CEQA Guidelines §
15002(a)(2). If the project has a significant effect on the environment, the agency may
approve the project only upon finding that it has “eliminated or substantially lessened
all significant effects on the environment where feasible” and that any unavoidable
significant effects on the environment are “acceptable due to overriding concerns”
specified in CEQA section 21081. CEQA Guidelines § 15092(b)(2)(A–B).
While the courts review an EIR using an “abuse of discretion” standard, “the
reviewing court is not to ‘uncritically rely on every study or analysis presented by a
project proponent in support of its position.’ A ‘clearly inadequate or unsupported
study is entitled to no judicial deference.’” Berkeley Jets, 91 Cal.App.4th 1344, 1355
(emphasis added) (quoting Laurel Heights, 47 Cal.3d at 391, 409 fn. 12). Drawing this
line and determining whether the EIR complies with CEQA’s information disclosure

SWRCC-6
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requirements presents a question of law subject to independent review by the courts.
(Sierra Club v. Cnty. of Fresno (2018) 6 Cal. 5th 502, 515; Madera Oversight Coalition, Inc. v.
County of Madera (2011) 199 Cal.App.4th 48, 102, 131.)As the court stated in Berkeley
Jets, 91 Cal. App. 4th at 1355:

SWRCC-6
cont.

A prejudicial abuse of discretion occurs “if the failure to include relevant
information precludes informed decision-making and informed public
participation, thereby thwarting the statutory goals of the EIR process.
The preparation and circulation of an EIR is more than a set of technical hurdles for
agencies and developers to overcome. The EIR’s function is to ensure that
government officials who decide to build or approve a project do so with a full
understanding of the environmental consequences and, equally important, that the
public is assured those consequences have been considered. For the EIR to serve these
SWRCC-7
goals it must present information so that the foreseeable impacts of pursuing the
project can be understood and weighed, and the public must be given an adequate
opportunity to comment on that presentation before the decision to go forward is
made. Communities for a Better Environment v. Richmond (2010) 184 Cal. App. 4th 70, 80
(quoting Vineyard Area Citizens for Responsible Growth, Inc. v. City of Rancho Cordova (2007)
40 Cal.4th 412, 449–450).
B.

The DEIR Fails to Adequately Analyze, Disclose and Unlawfully Defers
Mitigation of the Project’s Significant Hazards Impacts

The DEIR’s conclusions about the hazardous conditions at the Project site is at
complete odds with the Phase I ESA’s conclusions. The DEIR admits that the “Phase
I ESA concluded that there is a moderate to high likelihood that the 52-year operation
of the historical dry cleaning facility resulted in a hazardous condition at the Project
site as a result of the potential use of hazardous solvents commonly associated with
historic dry cleaning facilities. (DEIR, p. 3.3-9.) However, the DEIR ignores the
conclusion and states, without substantial evidence, that such hazardous conditions are SWRCC-8
not likely to impact the Project site. (Id.)
There are no sampling or scientific evidence to support the DEIR’s dismissal of the
Phase I ESA’s conclusions of “moderate to high likelihood” of a hazardous condition
at the Project site. (DEIR, p. 3.3-9.) Rather, the DEIR offers conjectural statements
about how contaminations might have traveled to avoid having to further investigate
it.
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The DEIR also defers conducting a Phase I ESA that covers the entirety of the Project
site. DCP MM HAZ-2a:b requires Phase I ESA to be performed for developments in
the Downtown area that has not been subject to a Phase I ESA or successful
SWRCC-9
remediation efforts in the past. (DEIR, p. ES-25.) This mitigation measure is
problematic in several ways. First, it defers the Phase I ESA to be performed after
approval. Moreover, the mitigation measure is vague and not specifically tailored to fit
the Project – it broadly states that any development in the Downtown area are required
to conduct Phase I ESA. However, since the Project is located in the Downtown area,
the mitigation measure should definitively state that a Phase I ESA covering the entire
Project site is required. In fact, the DEIR acknowledges that a Phase I ESA was
performed in 2019 but did not include the entirety of the Project site. (DEIR, pp. 3.38~9.)
The people most impacted by the highly likely presence of chemical solvents in the
Project site’s soil and groundwater are construction workers and even future residents.
Health risks associated with exposure to dry cleaning solvents are well documented.1
Thus, the DEIR’s failure to adequately analyze and mitigate hazards impacts will have
grave consequences and expose many workers and residents to significant health risks.
As a result, the DEIR’s hazards impacts analysis violates CEQA by failing to
adequately analyze and disclose the Project’s hazards impacts and improperly defers
mitigation.
C.

SWRCC-11

The DEIR Fails to Adequately Analyze and Mitigate the Significant
Impacts to Historical Resources.

The Project site contains historical landmarks, located at 1333 and 1337 Ocean Avenue
and 101 Santa Monica Boulevard. (DEIR, p. 3.4-36, 40.) However, the DEIR provides
that the historical landmark structures at 1333 and 1337 Ocean Avenue would be
relocated not just once but twice. (DEIR, p. 2-57.) They would first be moved to
temporary locations on the 101 Santa Monica Boulevard property then would be
moved to permanent foundations back on the Project site. (Id.) Moreover, the
landmarks on 1333 and 1337 Ocean Avenue would swap parcel locations upon
relocation to better facilitate their integration into the Cultural Use Campus.
Due to this relocation, the City-designated Landmarks would be subject to alteration
of the resource or its immediate surroundings and could all result in a “substantial
1

SWRCC-10

https://www.cdc.gov/niosh/docs/hazardcontrol/hc17.html

SWRCC-12
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adverse change in the significance” of the historic resource. (DEIR, 3.4-36.) The DEIR
further admits that the relocation of these historical landmarks could also damage
important character-defining features, which in turn could materially alter the physical
characteristics of the resource that conveys its historical significance. (DEIR, 3.4-36.)
However, the DEIR fails to analyze how the proposed relocations of historical
landmarks are consistent with the Secretary of the Interior’s Standards for the
Treatment of Historic Properties (“The Standards”). While the DEIR repeatedly states
that the Project will comply with The Standards, it fails to analyze whether the
proposed relocation complies with the ten standards for rehabilitation of historical
resources. The DEIR’s Historic Resources Technical Report, while listing the ten
standards, does not analyze how the Project conforms to said standards. (DEIR,
Appendix E, Historic Resources Technical Report, pp. 68-69.)

SWRCC-12
cont.

Most significantly, The Standards Numbers 1 and 2 require that the proposed new use
will only require “minimal change to its distinctive materials, features, spaces, and
spatial relationships” (Standard No. 1) and that “[t]he historic character of a property
will be retained and preserved” (Standard No. 2). The twice-relocation and alteration
of spatial relationships by swapping the location of 1333 and 1337 Ocean Avenue
would not comply with these Standards at all.
Moreover, CEQA Guidelines section 15064.5(b)(2) states that a project will have a
significant impact on historic resources if it would demolish, destroy, relocate, or alter
a historical resource or its setting that its historical significance or integrity as a historic
resources will be materially impaired. (DEIR, Appendix E, Historic Resources
Technical Report, p. 70.) However, the DEIR curiously concluded that the Project will
not have significant impacts to historical resources as a result of the relocations.
(DEIR, p. ES-14.) Moreover, the DEIR fails to analyze alternatives that explore not
relocating the historical landmarks on the Project site or other ways to mitigate
significant impacts to the historical landmarks instead of the relocation.
Finally, the Applicant’s historical survey upended numerous prior historical
designations of 101 Santa Monica Blvd without substantial evidence. As amply
acknowledged by the DEIR, 101 Santa Monica Blvd has been designated as a historic
resource on several prior occasions:
The 1983 survey identified 101 Santa Monica Boulevard as potentially
eligible for individual local designation and assigned a corresponding
National Register Status Code of 5 (National Register Status Codes were

SWRCC-13
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amended in 2003 to the California Historical Resource Status Codes). It
was also identified as a contributor to a potential locally eligible historic
district, the Central Business District, and was assigned a National Register
Status Code of 5D. Between 1995 and 1998, the property was re-assessed
for potential historical significance and its status as a contributor to the
Central Business District was reconfirmed. As part of the reconnaissance
level 2010 Santa Monica HRI Update the property was once again
identified and evaluated as a contributor to the potential CBD historic
district.
(DEIR, p. 3.4-13.) But after acknowledging the historical significance and multiplehistorical designations of 101 Santa Monica Blvd, Applicant’s own historical consultant
concluded that “it does not appear to qualify as an historical resource under CEQA.”
This conclusion is especially convenient to fit the Applicant’s plans to remove the 101
Santa Monica Blvd structure in its entirety. However, the DEIR fails to support its
decision to un-designate 101 Santa Monica Blvd from its prior historical designations
with substantial evidence. As a result, the DEIR violates CEQA.

SWRCC-14
cont.

In conclusion, the DEIR fails to adequately analyze and mitigate the Project’s impacts
to historical resources.
D.

The DEIR Improperly Defers Formulation of Mitigation Measures to
Mitigate the Project’s Significant Construction Impacts

CEQA prohibits impermissible deferral of mitigation which occurs when an EIR calls
for mitigation measures to be created based on future studies or describes mitigation
measures in general terms but the agency fails to commit itself to specific performance
standards. (California Clean Energy Comm. v. City of Woodland (2014) 225 Cal.App.4th 173,
195 [agency could not rely on future report on urban decay with no standards for
determining whether mitigation required]; Cleveland Nat’l Forest Found. v. San Diego Ass’n
of Gov’ts (2017) 17 Cal.App.5th 413, 442 [generalized air quality measures failed to set
performance standards].)
The EIR impermissibly defers several of its mitigation measures. First, MM CE
(“Construction Effects”)-1 defers the preparation of a Construction Impact Mitigation
Plan (CIMP) until after project approval without committing to specific performance
standards. MM CE-1 utilizes ambiguous terms and phrases like “prevent substantial
truck traffic through residential neighborhoods” “ensure safety” “prevent traffic impacts
on the surrounding street network” and “minimize parking impacts.” (DEIR, pp. ES-

SWRCC-15
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11-12.) These are the precise “loose or open-ended performance criteria” rejected by
the courts. (Rialto Citizens for Responsible Growth v. City of Rialto (2012) 208 Cal.App.4th
899, 945.)
E.

SWRCC-15
cont.

CEQA Requires Revision and Recirculation of an Environmental Impact
Report When Substantial Changes or New Information Comes to Light

Section 21092.1 of the California Public Resources Code requires that “[w]hen
significant new information is added to an environmental impact report after notice
has been given pursuant to Section 21092 … but prior to certification, the public
agency shall give notice again pursuant to Section 21092, and consult again pursuant
to Sections 21104 and 21153 before certifying the environmental impact report” in
order to give the public a chance to review and comment upon the information.
CEQA Guidelines § 15088.5.
Significant new information includes “changes in the project or environmental
setting as well as additional data or other information” that “deprives the public of a
meaningful opportunity to comment upon a substantial adverse environmental effect
of the project or a feasible way to mitigate or avoid such an effect (including a
feasible project alternative).” CEQA Guidelines § 15088.5(a). Examples of significant
new information requiring recirculation include “new significant environmental
impacts from the project or from a new mitigation measure,” “substantial increase in
the severity of an environmental impact,” “feasible project alternative or mitigation
measure considerably different from others previously analyzed” as well as when “the
draft EIR was so fundamentally and basically inadequate and conclusory in nature
that meaningful public review and comment were precluded.” Id.
An agency has an obligation to recirculate an environmental impact report for public
notice and comment due to “significant new information” regardless of whether the
agency opts to include it in a project’s environmental impact report. Cadiz Land Co. v.
Rail Cycle (2000) 83 Cal.App.4th 74, 95 [finding that in light of a new expert report
disclosing potentially significant impacts to groundwater supply “the EIR should have
been revised and recirculated for purposes of informing the public and governmental
agencies of the volume of groundwater at risk and to allow the public and
governmental agencies to respond to such information.”]. If significant new
information was brought to the attention of an agency prior to certification, an agency
is required to revise and recirculate that information as part of the environmental
impact report.

SWRCC-16
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Commenters request that the City make necessary revisions to the DEIR and
recirculate it for public comment.
F.

SWRCC-16
cont.

Due to the COVID-19 Crisis, the City Must Adopt a Mandatory Finding
of Significance that the Project May Cause a Substantial Adverse Effect
on Human Beings and Mitigate COVID-19 Impacts

CEQA requires that an agency make a finding of significance when a Project
may cause a significant adverse effect on human beings. PRC § 21083(b)(3); CEQA
Guidelines § 15065(a)(4).
Public health risks related to construction work requires a mandatory finding of
significance under CEQA. Construction work has been defined as a Lower to Highrisk activity for COVID-19 spread by the Occupations Safety and Health
Administration. Recently, several construction sites have been identified as sources of
community spread of COVID-19. 2
SWRCC recommends that the Lead Agency adopt additional CEQA mitigation
measures to mitigate public health risks from the Project’s construction activities.
SWRCC requests that the Lead Agency require safe on-site construction work
practices as well as training and certification for any construction workers on the
Project Site.
In particular, based upon SWRCC’s experience with safe construction site work
practices, SWRCC recommends that the Lead Agency require that while construction
activities are being conducted at the Project Site:
Construction Site Design:

2

•

The Project Site will be limited to two controlled entry points.

•

Entry points will have temperature screening technicians
taking temperature readings when the entry point is open.

•

The Temperature Screening Site Plan shows details
regarding access to the Project Site and Project Site logistics
for conducting temperature screening.

Santa Clara County Public Health (June 12, 2020) COVID-19 CASES AT CONSTRUCTION SITES HIGHLIGHT
NEED FOR CONTINUED VIGILANCE IN SECTORS THAT HAVE REOPENED, available at https://www.sccgov.
org/sites/covid19/Pages/press-release-06-12-2020-cases-at-construction-sites.aspx.

SWRCC-17
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•

A 48-hour advance notice will be provided to all trades prior
to the first day of temperature screening.

•

The perimeter fence directly adjacent to the entry points will
be clearly marked indicating the appropriate 6-foot social
distancing position for when you approach the screening
area. Please reference the Apex temperature screening site
map for additional details.

•

There will be clear signage posted at the project site directing
you through temperature screening.

x

Provide hand washing stations throughout the construction
site.

Testing Procedures:
•

The temperature screening being used are non-contact
devices.

•

Temperature readings will not be recorded.

•

Personnel will be screened upon entering the testing center
and should only take 1-2 seconds per individual.

•

Hard hats, head coverings, sweat, dirt, sunscreen or any
other cosmetics must be removed on the forehead before
temperature screening.

•

Anyone who refuses to submit to a temperature screening or
does not answer the health screening questions will be
refused access to the Project Site.

•

Screening will be performed at both entrances from 5:30 am
to 7:30 am.; main gate [ZONE 1] and personnel gate
[ZONE 2]

•

After 7:30 am only the main gate entrance [ZONE 1] will
continue to be used for temperature testing for anybody
gaining entry to the project site such as returning personnel,
deliveries, and visitors.
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•

If the digital thermometer displays a temperature reading
above 100.0 degrees Fahrenheit, a second reading will be
taken to verify an accurate reading.

•

If the second reading confirms an elevated temperature,
DHS will instruct the individual that he/she will not be
allowed to enter the Project Site. DHS will also instruct the
individual to promptly notify his/her supervisor and his/her
human resources (HR) representative and provide them with
a copy of Annex A.

Planning
x

Require the development of an Infectious Disease Preparedness
and Response Plan that will include basic infection prevention
measures (requiring the use of personal protection equipment),
policies and procedures for prompt identification and isolation of
sick individuals, social distancing (prohibiting gatherings of no
more than 10 people including all-hands meetings and all-hands
lunches) communication and training and workplace controls that
meet standards that may be promulgated by the Center for
Disease Control, Occupational Safety and Health Administration,
Cal/OSHA, California Department of Public Health or applicable
local public health agencies.3

The United Brotherhood of Carpenters and Carpenters International Training
Fund has developed COVID-19 Training and Certification to ensure that Carpenter
union members and apprentices conduct safe work practices. The Agency should
require that all construction workers undergo COVID-19 Training and Certification
before being allowed to conduct construction activities at the Project Site.
II.

CONCLUSION

3

..

See also The Center for Construction Research and Training, North America’s Building Trades Unions
(April 27 2020) NABTU and CPWR COVIC-19 Standards for U.S Constructions Sites, available at
https://www.cpwr.com/sites/default/files/NABTU_CPWR_Standards_COVID-19.pdf; Los Angeles County
Department of Public Works (2020) Guidelines for Construction Sites During COVID-19 Pandemic,
available at https://dpw.lacounty.gov/building-and-safety/docs/pw_guidelines-construction-sites.pdf.
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Commenters request that the City revise and recirculate the Project’s environmental
impact report to address the aforementioned concerns. If the City has any questions or
concerns, feel free to contact my Office.
Sincerely,
_______________________
___________________
___
Mitchell
M
itchell M. Tsai
Attorneys for Southwest Regional Council of Carpenters

SWRCC-18

Via Email
August 17, 2020
Rachel Kwok, Environmental Planner
Planning & Community Development
City of Santa Monica
1685 Main Street, Room 212
Santa Monica, CA 90401
rachel.kwok@smgov.net

David Martin, Director
Planning & Community Development
City of Santa Monica
1685 Main Street, Room 212
Santa Monica, CA 90401
david.martin@smgov.net

Denise Anderson-Warren, City Clerk
Records & Election Services (City Clerk)
Dept.
City of Santa Monica
1685 Main Street, Room 102
Santa Monica, CA 90407
clerk@smgov.net
Re:

Comment on Draft Environmental Impact Report, Ocean Avenue Project

Dear Ms. Kwok, Mr. Martin, and Ms. Anderson-Warren:
I am writing on behalf of the Supporters Alliance For Environmental Responsibility
(“SAFER”) regarding the Draft Environmental Impact Report (“DEIR”) prepared for the
project known as Ocean Avenue Project, including all actions related or referring to the
proposed redevelopment of the project site with five new buildings, providing a 120
guestroom hotel, 100 residential units, 36,110 square feet of restaurant space, 35,500 square
feet of Cultural Use Campus, and three levels of subterranean located at 101-129 Santa
Monica Boulevard; 1327, 1333, and 1337 Ocean Avenue in the City of Santa Monica
(“Project”).
According to the DEIR, the City believes that the Project is exempt from CEQA
review pursuant to 15 Cal. Code Regs. § 15182(b), but the City nevertheless chose to prepare
an EIR. After reviewing the Project and the DEIR, , we conclude that: 1) the Project is not
exempt from CEQA because one of the events in 14 C.C.R.§ 15162 has occurred, and
therefore City was required to prepare an EIR, and 2) the DEIR fails as an informational
document and fails to adequately analyze and mitigate the Project’s environmental impacts.
SAFER request that the Planning & Community Development Department address these

SAFER-1

SAFER-2

August 17, 2020
Comment on Draft Environmental Impact Report, Ocean Avenue Project
Page 2 of 2
shortcomings in a revised draft environmental impact report (“RDEIR”) and recirculate the
RDEIR prior to considering approvals for the Project.
We reserve the right to supplement these comments during review of the Final EIR
for the Project and at public hearings concerning the Project. Galante Vineyards v. Monterey
Peninsula Water Management Dist., 60 Cal. App. 4th 1109, 1121 (1997).

SAFER-2
Cont.
SAFER-3

Sincerely,

Rebecca Davis

SAFER-2

From:
To:
Subject:
Date:

giorgio righi riva
Rachel Kwok
Ghery Santa MOnica
Sunday, August 16, 2020 3:57:53 AM

EXTERNAL
Dear Rachel.
Let me say some comments about Los Angeles , slow slow procedure about building approval.
I think is not good for the city, for the economy, for tourists....
Los Angeles shoul be and shoul have the ambition to became a new international global city, a rich cultural mecca
for architecture, design arts, fashion, food....
Bu there is a big problems a lot of beautifull new projects are on hold , sleeping years fo waiting burocracy
procedure for approval....
The rest of the world go fast the global cityes change every day...with exceptional projects....
Santa Monica by Gehry is one of the most important projects for the Los Angeles new renaissance and raising to
compete with global cityes.
this is a beautifull city, but should be a lot better!!!
approve fast this Gehry marvel.
kind regards
Giorgio Righi Riva
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7KLVOHWWHULVVXEPLWWHGRQEHKDOIRIRXUFOLHQW2FHDQ$YHQXH3DUWQHUV//&
³$SSOLFDQW´RU³2$3´ 2XUFOLHQWLVWKHSURMHFWDSSOLFDQWIRUWKHSURSRVHGPL[HGXVH
KRWHOUHVLGHQWLDOUHWDLOFXOWXUDOXVHSURMHFW ³3URMHFW´ ORFDWHGDFURVVILYHDVVHVVRU
SDUFHOV $31VDQG JHQHUDOO\ERXQGHGE\2FHDQ
$YHQXHWRWKHZHVW6DQWD0RQLFD%RXOHYDUGWRWKHVRXWKQG6WUHHWWRWKHHDVWDQG
H[LVWLQJFRPPHUFLDOGHYHORSPHQWWRWKHQRUWK ³3URMHFW6LWH´ 7KLVOHWWHUDQGWKH
HQFORVHGH[KLELWVWRJHWKHUFRQVWLWXWHWKH$SSOLFDQW¶VFRPPHQWVFRQFHUQLQJWKH'UDIW
(QYLURQPHQWDO,PSDFW5HSRUW ³'(,5´ IRUWKH2FHDQ$YHQXH+RWHO3URMHFW


7KH2$3'(,5LVYHU\WKRURXJKDQGFOHDUO\PHHWVDQGH[FHHGVWKHOHJDO
UHTXLUHPHQWVIRU(,5V see 6WDWH&(4$*XLGHOLQHV DVHVWDEOLVKHGE\&(4$
3XE5HV&RGH DQGWKH6WDWH&(4$*XLGHOLQHV &DO&RGH5HJVWLW
FK DQGUHODWHGFDVHODZ7KH'(,5DGGUHVVHVHDFKRIWKH
SURSRVHG3URMHFW¶VSRWHQWLDOHQYLURQPHQWDOLPSDFWVDQGLQFOXGHVH[WHQVLYHPLWLJDWLRQ
PHDVXUHVWRUHGXFHWKRVHLPSDFWVWROHVVWKDQVLJQLILFDQWOHYHOVZKHUHYHUIHDVLEOH
3XE5HV&RGH 7KH'(,5DOVRDQDO\]HVDUHDVRQDEOHUDQJHRIDOWHUQDWLYHV
WRWKH3URMHFWSHUWKHUHTXLUHPHQWVRI6WDWH&(4$*XLGHOLQHVDQGSURYLGHV
&LW\GHFLVLRQPDNHUVDQGWKHJHQHUDOSXEOLFZLWKDOOWKHLQIRUPDWLRQDQGDQDO\VLV
QHHGHGWRPDNHDQLQIRUPHGMXGJPHQWDERXWWKH$SSOLFDQW¶VSURSRVDO See 6WDWH
&(4$*XLGHOLQHV 


7KH'(,5GHPRQVWUDWHVWKDWWKH3URMHFWZRXOGSURYLGHQXPHURXVHQYLURQPHQWDO
DQGFRPPXQLW\EHQHILWVZKLOHFDXVLQJYHU\IHZSRWHQWLDOO\VLJQLILFDQWDQGXQDYRLGDEOH
HQYLURQPHQWDOLPSDFWV7KH'(,5WDNHVDFRQVHUYDWLYHDSSURDFKWRLGHQWLI\LQJ
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VLJQLILFDQWDQGXQDYRLGDEOHLPSDFWVEXWLQUHDOLW\PRVWRIWKHLPSDFWVLGHQWLILHGDUH
HLWKHUSRWHQWLDOO\PLWLJDEOHRUWHPSRUDU\$VVXPPDUL]HGEHORZWKHFRPSHOOLQJEHQHILWV
WKDWWKHSURSRVHG3URMHFWZRXOGSURYLGHLQFOXGH

x 1HHGHGQHZPDUNHWUDWHDQGDIIRUGDEOHKRXVLQJ
x $QLFRQLFGHVLJQE\DZRUOGUHQRZQHGDUFKLWHFW
x ([WHQVLYHSXEOLFO\DFFHVVLEOHRSHQVSDFHLQFOXGLQJDSXEOLFURRIWRS
REVHUYDWLRQGHFN
x $FXOWXUDOXVHFDPSXVWKDWLQFOXGHVDGDSWLYHUHXVHSUHVHUYDWLRQDQG
UHKDELOLWDWLRQRIWZR&LW\GHVLJQDWHGODQGPDUNEXLOGLQJV
x $QHZKRWHO ZLWKDODERUXQLRQQHXWUDOLW\DJUHHPHQWLQSODFH DQG
RWKHUYLVLWRUVHUYLQJXVHV
x 1HZHPSOR\PHQWRSSRUWXQLWLHV
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x 6XEVWDQWLDOHFRQRPLFDQGILVFDOEHQHILWV

7KH'(,5HYDOXDWHVWKH3URMHFWZLWKUHVSHFWWRLVVXHDUHDVDQGILQGV
SRWHQWLDOO\VLJQLILFDQWDQGXQDYRLGDEOHLPSDFWVLQMXVWRIWKHVHDUHDV FXOWXUDO
UHVRXUFHVQHLJKERUKRRGHIIHFWVFRQVWUXFWLRQHIIHFWVFRQVWUXFWLRQYLEUDWLRQDQG
WUDQVSRUWDWLRQ 0RUHRYHUWKHSRWHQWLDOO\VLJQLILFDQWDQGXQDYRLGDEOHLPSDFWVLQWKHVH
DUHDVDOOUHODWHWRWZRXQLTXHLPSDFWV)LUVWWKHLPSDFWWRFXOWXUDOUHVRXUFHV
FRQVWUXFWLRQHIIHFWVDQGFRQVWUXFWLRQYLEUDWLRQDOOUHODWHWRWKHVDPHWHPSRUDU\
FRQVWUXFWLRQYLEUDWLRQLPSDFWWKDWFDQEHPLWLJDWHGWRDOHYHORILQVLJQLILFDQFHLIWKH
RZQHURIDQDGMDFHQWSURSHUW\DOORZVWKH$SSOLFDQWWRLPSOHPHQWWKHPLWLJDWLRQZLWKRXW
DQ\FRVWWRWKDWSURSHUW\RZQHU%HFDXVHLWLVQRWFHUWDLQWKDWWKHRZQHUZLOOJLYH
SHUPLVVLRQWRLPSOHPHQWWKHPLWLJDWLRQWKH'(,5FRUUHFWO\FRQFOXGHVWKDWWKHLPSDFW
PD\EHVLJQLILFDQWDQGXQDYRLGDEOH6HFRQGWKHSRWHQWLDOO\VLJQLILFDQWQHLJKERUKRRG
HIIHFWVLPSDFWLVWKHVDPHLPSDFWDVWKHSRWHQWLDOO\VLJQLILFDQWWUDQVSRUWDWLRQLPSDFW
ZKLFKDVGLVFXVVHGLQPRUHGHWDLOEHORZLVJHQHUDOO\GHULYHGIURPH[WUHPHO\
FRQVHUYDWLYHDVVXPSWLRQVUHJDUGLQJWULSJHQHUDWLRQFRPELQHGZLWKWKH&LW\¶VKLJKO\
VHQVLWLYHWKUHVKROGVRIVLJQLILFDQFH,QGHHGRXULQGHSHQGHQWWUDIILFFRQVXOWDQW
FRQFOXGHGWKDWWKHVDPHLPSDFWVZRXOGDULVHDWRIWKHLPSDFWHGLQWHUVHFWLRQVLIRQO\
RQHQHZLQFUHPHQWDOSURMHFWWULSZHUHDGGHG

7KH'(,5LQFOXGHVPLWLJDWLRQPHDVXUHVWRDGGUHVVDOORIWKH3URMHFW¶VRWKHU
SRWHQWLDOHQYLURQPHQWDOLPSDFWVUHGXFLQJVXFKLPSDFWVWROHVVWKDQVLJQLILFDQWOHYHOV
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$GGLWLRQDOO\WKH'(,5HYDOXDWHVDUHDVRQDEOHUDQJHRISURMHFWDOWHUQDWLYHV 6WDWH
&(4$*XLGHOLQHV 6HHGLVFXVVLRQEHORZ

APP-4
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$VGRFXPHQWHGE\WKH'(,5WKH3URMHFWLVFRQVLVWHQWZLWKWKH'&3*HQHUDO3ODQ
DQG=RQLQJ2UGLQDQFHDQGPHHWVDOORIWKHFULWHULDWRTXDOLI\IRUDQH[HPSWLRQIURP&(4$
UHYLHZ SXUVXDQW WR &(4$ *XLGHOLQHV 6HFWLRQ  Projects Pursuant to a Specific
Plan QRQHWKHOHVVWKH&LW\KDVHOHFWHGWRSUHSDUHWKH'(,5WRSURPRWHIXOO\LQIRUPHG
GHFLVLRQPDNLQJ GHVSLWH WKDW SUHSDUDWLRQ RI WKLV H[KDXVWLYH GRFXPHQWDWLRQ ZDV QRW
FRPSHOOHGE\&(4$ '(,5DWSSWR $VGRFXPHQWHGLQWKH3URMHFW¶V'(,5WKH
SURMHFWUHSUHVHQWVRQO\DIUDFWLRQ  RIWKHQHZKRWHOURRPVVWXGLHGLQWKH'&3(,5
DQGRIWKHQHZPXOWLIDPLO\KRXVLQJXQLWVSURMHFWHGE\DQGDVVXPHGIRUVWXG\LQWKH
'&3(,5 '(,5S 


$GGLWLRQDOO\WKH3URMHFWLVDPL[HGXVHGHYHORSPHQWLQD7UDQVLW3ULRULW\$UHDDQG
FRQVLVWHQW ZLWK WKH '&3 DQG JHQHUDO XVH GHVLJQDWLRQ GHQVLW\ EXLOGLQJ LQWHQVLW\ DQG
SROLFLHVRIWKH6RXWKHUQ&DOLIRUQLD$VVRFLDWLRQRI*RYHUQPHQW¶V 6&$*¶V DGRSWHG
 5HJLRQDO 7UDQVSRUWDWLRQ 3ODQ6XVWDLQDEOH &RPPXQLWLHV 6WUDWHJ\ 5736&6 
7KHUHIRUHWKH3URMHFWLVHOLJLEOHIRUVWUHDPOLQHG&(4$UHYLHZXQGHUVHYHUDOSURYLVLRQV
RI &(4$ WKDW JHQHUDOO\ ZRXOG QRW UHTXLUH SUHSDUDWLRQ RI D IXOO(,5 DQG LQVWHDG ZRXOG
W\SLFDOO\TXDOLI\IRUYDULRXVVWDWXWRU\RUFDWHJRULFDO&(4$H[HPSWLRQVDVVHWIRUWKLQWKH
OLVW RI &(4$ VWUHDPOLQLQJ DQG H[HPSWLRQ FODVVLILFDWLRQV DSSOLFDEOH WR KRXVLQJ DQG
DIIRUGDEOH KRXVLQJ SURPXOJDWHG E\ WKH &DOLIRUQLD 2IILFH RI 3ODQQLQJ DQG 5HVHDUFK
$YDLODEOHDW
KWWSVRSUFDJRYGRFV7HFK$GYLVRU\5HYLHZBRIB+RXVLQJB([HPSWLRQVSGI 
1RQHWKHOHVV ZH UHFRJQL]H DQG DSSUHFLDWH WKDW WKH '(,5 SURYLGHV PXFK PRUH
FRPSUHKHQVLYHLQIRUPDWLRQDQGDQDO\VLVHYHQWKRXJKQRWUHTXLUHGE\&(4$

,,

%(1(),762)352-(&7

7KH3URMHFWZLOOSURYLGHVXEVWDQWLDOEHQHILWVLQFOXGLQJHQYLURQPHQWDOEHQHILWV
ZKLFKIDURXWZHLJKWKHIHZDGYHUVHLPSDFWVFRQVHUYDWLYHO\LGHQWLILHGLQWKH'(,50DQ\
RIWKHVHEHQHILWVDUHFDOOHGRXWLQWKH'(,5DQGRUDUHFLWHGDVLPSRUWDQWLQWKH/8&(
DQG'&37KH3URMHFW¶VEHQHILWVLQFOXGH

APP-5



5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


+RXVLQJ
x 6LJQLILFDQW1HZ0DUNHW5DWHDQG$IIRUGDEOH+RXVLQJ1HDU7UDQVLW/8&(
3ROLF\/8FDOOVIRU³DGGLWLRQDOKRXVLQJRSSRUWXQLWLHVRQWKHWUDQVLWULFK
FRPPHUFLDOERXOHYDUGV´ '(,5DWS /8&(3ROLF\/8
HQFRXUDJHV³PL[HGXVHGHYHORSPHQWFORVHWRWUDQVLWWRSURYLGHKRXVLQJ
RSSRUWXQLWLHVIRUWKHFRPPXQLW\VXSSRUWORFDOEXVLQHVVHVDQGUHGXFH
UHOLDQFHRQDXWRPRELOHV´ /8&(DWS '&3*RDO/8HQYLVLRQVD
'RZQWRZQZLWKDQDWWUDFWLYHUHVLGHQWLDOQHLJKERUKRRGZLWKDUDQJHRI
KRXVLQJRSSRUWXQLWLHVWKDWHPSKDVL]HVRQDIIRUGDEOHKRXVLQJDQGWKH'&3
LGHQWLILHVDIIRUGDEOHKRXVLQJDVRQHRIWKUHHSUHIHUUHGFRPPXQLW\EHQHILWVIRU
WKH3URMHFW '&3DWS'&3DWS'(,5DWS 0RUHRYHUWKH
6RXWKHUQ&DOLIRUQLD$VVRFLDWLRQRI*RYHUQPHQWVKDVWHQWDWLYHO\DOORFDWHGD
QHHGIRUDOPRVWPRUHXQLWVRIKRXVLQJWRWKH&LW\RI6DQWD0RQLFDIRU
WKHXSFRPLQJ+RXVLQJ(OHPHQWF\FOH7KH3URMHFWSURYLGHVQHZ
DSDUWPHQWVLQFOXGLQJERWKPDUNHWUDWHDQGGHHGUHVWULFWHGDIIRUGDEOHXQLWV
ORFDWHGQHDUWUDQVLWLPSOHPHQWLQJNH\&LW\SROLFLHVDQGJRDOV
x 'LYHUVH0L[RI5HVLGHQWLDO8QLWV&RQVLVWHQWZLWK/8&(3ROLF\'WR
>H@QFRXUDJHUHVLGHQWLDOXQLWVZLWKDGLYHUVLW\RIW\SHVIRUPV>DQG@VL]HVWKH
3URMHFWZLOOLQFUHDVHWKHGLYHUVLW\DQGPL[RIKRXVLQJRSWLRQVLQWKH&LW\¶V
'RZQWRZQE\SURYLGLQJDYDULHW\RIEHGURRPVL]HVIURPVWXGLRVWRWKUHH
EHGURRPXQLWV /8&(DWS'(,57DEOHDWSDQGDWS 
7KH3URMHFWZLOOSURYLGHDSSUR[LPDWHO\WKUHHEHGURRPXQLWVWZR
EHGURRPXQLWVRQHEHGURRPXQLWVDQGVWXGLRV '(,5DWS 
x 5DQJHRI$IIRUGDELOLW\/HYHOV$VH[SODLQHGLQWKH'&3DNH\SULRULW\IRU
FRPPXQLW\EHQHILWVGLVFXVVLRQVLQQHZGHYHORSPHQWLVWKHSURYLVLRQRI³D
UDQJHRIKRXVLQJRSWLRQVDWYDU\LQJDIIRUGDELOLW\OHYHOVWRDFFRPPRGDWHWKH
FLW\¶VGLYHUVHUHVLGHQWVDQGZRUNIRUFH´ '&3DWS ,WLVDQWLFLSDWHGWKDW
WKH3URMHFW¶V'HYHORSPHQW$JUHHPHQWZLOOUHTXLUHDUDQJHRIDIIRUGDELOLW\
OHYHOVIRUWKHGHHGUHVWULFWHGDIIRUGDEOHKRXVLQJXQLWVIURP([WUHPHO\/RZ

7KH3URMHFW¶VQHZUHVLGHQWLDOXQLWVZLOOEHFRQVWUXFWHGZLWKLQDSSUR[LPDWHO\
PLOHVRIWKH([SR/7'RZQWRZQ6DQWD0RQLFD6WDWLRQDQGLQWKHYLFLQLW\RIVHYHUDO
WUDQVLWURXWHVLQFOXGLQJWKH6DQWD0RQLFD%LJ%OXH%XVVHUYLFHURXWHV
5DSLGDQG5DSLGDQGWKH0HWUR/RFDODQG '(,5DWS
 $GGLWLRQDOO\WKH3URMHFW¶VQHZUHVLGHQWLDOXQLWVZLOOEHLQFORVHSUR[LPLW\WR
QXPHURXVUHWDLOVHUYLFHDQGHQWHUWDLQPHQWXVHV
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,QFRPH+RXVHKROGVWR0RGHUDWH,QFRPH+RXVHKROGVFRQVLVWHQWZLWK
WKHUDQJHLQ=RQLQJ2UGLQDQFH6HFWLRQ &  D LLL 
x 5HSODFHPHQW+RXVLQJIRU([LVWLQJ5HVLGHQWV7KH3URMHFWLQFOXGHVWKHRQVLWH
UHSODFHPHQWRIWKHH[LVWLQJUHVLGHQWLDOXQLWVORFDWHGRQWKH3URMHFW6LWH
3ULRUWRFRPPHQFHPHQWRIFRQVWUXFWLRQH[LVWLQJWHQDQWVZLOOEHRIIHUHG
WHPSRUDU\LQWHULPKRXVLQJUHORFDWLRQDVVLVWDQFHDQGWKHRSSRUWXQLW\WRPRYH
EDFNLQWRRQHRIWKHUHSODFHPHQWXQLWVZLWKQRLQFUHDVHLQWKHUHQW RWKHU
WKDQVWDQGDUGJHQHUDODGMXVWPHQWV IRUWKHWHPSRUDU\LQWHULPKRXVLQJQRUWKH
UHSODFHPHQWXQLW

APP-6
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+LVWRULF3UHVHUYDWLRQ
7KH/8&(LGHQWLILHVKLVWRULFSUHVHUYDWLRQDVDSULRULW\FRPPXQLW\EHQHILW RQHRIRQO\
ILYHVXFKEHQHILWV DGGLWLRQDOO\KLVWRULFSUHVHUYDWLRQLVH[SUHVVO\LGHQWLILHGLQWKH'&3
DVDSUHIHUUHGFRPPXQLW\EHQHILWIRUWKH3URMHFW /8&(DWS'&3DWS'(,5
DWS +HUH³>W@KHSURSRVHG3URMHFWKDVEHHQGHVLJQHGWRUHVSHFWWKHKLVWRULF
FKDUDFWHUDQGTXDOLWLHVRIWKH/DQGPDUNEXLOGLQJV´ '(,5DWS 
$VWRSURWHFWLRQRIKLVWRULFUHVRXUFHV6WDWH&(4$*XLGHOLQHV6HFWLRQ E  
SURYLGHV
*HQHUDOO\DSURMHFWWKDWIROORZVWKH6HFUHWDU\RIWKH
,QWHULRU V6WDQGDUGVIRUWKH7UHDWPHQWRI+LVWRULF3URSHUWLHV
ZLWK*XLGHOLQHVIRU3UHVHUYLQJ5HKDELOLWDWLQJ5HVWRULQJDQG
5HFRQVWUXFWLQJ+LVWRULF%XLOGLQJVRUWKH6HFUHWDU\RIWKH
,QWHULRU V6WDQGDUGVIRU5HKDELOLWDWLRQDQG*XLGHOLQHVIRU
5HKDELOLWDWLQJ+LVWRULF%XLOGLQJV  :HHNVDQG
*ULPPHUVKDOOEHFRQVLGHUHGDVPLWLJDWHGWRDOHYHORIOHVV
WKDQDVLJQLILFDQWLPSDFWRQWKHKLVWRULFDOUHVRXUFH
(PSKDVLVDGGHG 
7KHUHDUHWZRKLVWRULFUHVRXUFHVRQWKH3URMHFW6LWHWKH4XHHQ$QQHVW\OH9LFWRULDQ
EXLOGLQJORFDWHGDW2FHDQ$YHQXHDQGWKH6SDQLVK&RORQLDO5HYLYDOVW\OHEXLOGLQJ
ORFDWHGDW2FHDQ$YHQXH '(,5DWS ,QHYDOXDWLQJWKHUHORFDWLRQDQG
UHKDELOLWDWLRQRIWKRVHWZRODQGPDUNVWKH'(,5FRQILUPV
$OOZRUNZRXOGEHSHUIRUPHGLQDFFRUGDQFHZLWKThe
Secretary of the Interior’s Standards for the Treatment of
Historic PropertiesDQGWKH>6WDWH+LVWRULFDO%XLOGLQJ&RGH@
'(,5DWS 
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$QGWKH'(,5IXUWKHUFRQILUPV
7KHSURSRVHG3URMHFWZRXOGUHWDLQWKHLQWHJULW\RIJHQHUDO
ORFDWLRQFRQWH[WVHWWLQJGHVLJQPDWHULDOVZRUNPDQVKLS
IHHOLQJDQGDVVRFLDWLRQRIWKHRQVLWH&LW\GHVLJQDWHG
/DQGPDUNVHVVHQWLDOWRWKHLUKLVWRULFDOVLJQLILFDQFH Id.DW
S 
7KHUHIRUHWKH'(,5FRUUHFWO\FRQFOXGHV
:LWKLPSOHPHQWDWLRQRIPLWLJDWLRQPHDVXUHVLGHQWLILHGLQWKH
+LVWRULF5HVRXUFHV7HFKQLFDO5HSRUW±2FHDQ$YHQXH
3URMHFW  WKHSURSRVHG3URMHFWZRXOGQRWUHVXOWLQD
VXEVWDQWLDODGYHUVHFKDQJHLQWKHVLJQLILFDQFHRIDKLVWRULFDO
UHVRXUFHDQGLPSDFWVZRXOGEHless than significant with
mitigation Id. 
)XUWKHUPRUHWKH'(,5FRQILUPVWKHSURMHFW¶VEHQHILFLDOUHVWRUDWLRQRIYDULRXVFKDUDFWHU
GHILQLQJIHDWXUHVRIWKHWZR&LW\/DQGPDUNV$VWRWKH4XHHQ$QQH/DQGPDUN
7KHSURSRVHGUHKDELOLWDWLRQRIWKH4XHHQ$QQH/DQGPDUN
ZRXOGSUHVHUYHUHSDLU DVQHFHVVDU\ DQGUHVWRUHLPSRUWDQW
H[WHULRUFKDUDFWHUGHILQLQJIHDWXUHVDVZHOODVUHPRYH
LQFRPSDWLEOHQRQFKDUDFWHUGHILQLQJHOHPHQWVDQG
DGGLWLRQV7KHRULJLQDOWRZHUZKLFKKDVEHHQVKRUWHQHG
DQGPRGLILHGRYHUWKH\HDUVDQGLWVRULJLQDOZLGRZZDON
ZRXOGEHUHVWRUHGWRLWVIXOOKHLJKWDQGZRXOGEHFODGLQZRRG
VLGLQJDVLWZDVKLVWRULFDOO\7KHQRZHQFORVHGIURQWSRUFK
ZLWKLWVFROXPQFDSLWDOVRQWKHILUVWIORRUDGMDFHQWWKHIURQW
GRRUZRXOGDOVREHUHVWRUHGDQGRSHQHG7KHLQWHJUDOSRUFK
RQWKHVHFRQGIORRURIWKHIURQWHOHYDWLRQZKLFKKDVDOVR
EHHQDOWHUHGZRXOGEHUHVWRUHGWRLWVIXOOOHQJWKH[WHQGLQJLW
LQIURQWRIWKHZLQGRZWRWKHQRUWK7KHIURQWJDEOH
RUQDPHQWDWLRQSUHYLRXVO\UHPRYHGZRXOGDOVREHUHVWRUHG
LQNLQG,QDGGLWLRQWKHEULFNFKLPQH\ZRXOGEHDFFXUDWHO\
UHVWRUHGDERYHWKHURRISODQHRQO\ WRWKHH[WHQWSRVVLEOHE\
FRGH DQGWKHURRIZRXOGEHUHFRYHUHGZLWKQHZIODPH
UHWDUGDQWZRRGVKLQJOHURRILQJPDWHULDODVRULJLQDOO\
VKHDWKHG Id.DWS 
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5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


7KHVRXWK VLGH HOHYDWLRQKDVEHHQVXEVWDQWLDOO\PRGLILHG
RYHUWKH\HDUVWKURXJKWKHPRGLILFDWLRQDQGDGGLWLRQRI
VHFRQGIORRUGRUPHUVQRQRULJLQDOSRUFKVXSSRUWVDQG
FXUYHGEULFNVWDLUVDQGRWKHUIHDWXUHVDQGPDWHULDOV
&XUUHQWO\WKHEXLOGLQJKDVWKUHHJDEOHGRUPHUVDWWKH
VHFRQGIORRUKRZHYHUXSRQUHYLHZRIKLVWRULFDOSKRWRJUDSKV
WKHEXLOGLQJRQO\KDGRQHGRUPHUDORQJWKLVHOHYDWLRQ VLPLODU
WRWKHQRUWKURRISODQH 7KHRQHRULJLQDOJDEOHURXJKO\
FHQWHUHGRQWKLVHOHYDWLRQZRXOGEHUHVWRUHGDVSDUWRIWKH
SURSRVHG3URMHFW,QDGGLWLRQQRQRULJLQDOIHDWXUHVDQG
PDWHULDOVZRXOGEHUHPRYHGDQGWKLVHOHYDWLRQUHVWRUHG
EDVHGXSRQSKRWRJUDSKLFDQGSK\VLFDOHYLGHQFH Id.DW
S 
$VWRWKH6SDQLVK&RORQLDO5HYLYDO/DQGPDUN
7KHIURQW ZHVWSULPDU\ IDoDGHZRXOGEHUHVWRUHGEDVHGRQ
SK\VLFDOHYLGHQFHDQGKLVWRULFDOGRFXPHQWDWLRQ7KHIURQW
PDLQHQWUDQFHRULJLQDOO\IHDWXUHGDFDVWVWRQH
&KXUULJXHUHVTXHLQVSLUHGGHFRUDWLYHVXUURXQGZLWKIODQNLQJ
VSLUDOHQJDJHGFROXPQVZKLFKZDVUHPRYHG\HDUVDJR
8QGHUWKHSURSRVHGUHKDELOLWDWLRQZRUNWKLVRUQDWHHQWUDQFH
HOHPHQWZRXOGEHUHFRQVWUXFWHGDQGUHVWRUHGRQWKH
EXLOGLQJ¶VIDFDGHEDVHGRQKLVWRULFDOSKRWRJUDSKVDQG
SK\VLFDOHYLGHQFH7KHGHFRUDWLYHVFRQFHVWKDWZHUHRQFH
RYHUHDFKRIWKHPDLQIURQWZLQGRZRSHQLQJVDWJURXQGOHYHO
ZRXOGDOVREHUHFRQVWUXFWHGEDVHGRQWKHSURWRFROVRIWKH
62,6WDQGDUGV7KRVH6SDQLVK&RORQLDO5HYLYDOGHVLJQ
IHDWXUHVWKDWZHUHRQFHRQWKHEXLOGLQJ¶VIURQWIDoDGH
LQFOXGLQJDQ\GRRUDQGZLQGRZIHDWXUHVDQGVW\OLVWLF
GHFRUDWLYHHOHPHQWVDVZHOODVWKHRULJLQDOXSSHUOHYHOGHFNV
ZLWKRSHQUDLOLQJVDQGFDVWVWRQHEDOXVWHUVZRXOGDOVREH
UHFRQVWUXFWHG7KHJRDOIRUWKHUHKDELOLWDWLRQZRUNSURSRVHG
IRUWKHZHVWIURQWHOHYDWLRQZRXOGEHWRDUFKLWHFWXUDOO\UHVWRUH
LWVIURQWIDoDGHIURPLWVSHULRGRIVLJQLILFDQFH   '(,5
$SS(DWS 
)XUWKHUPRUHWKH'(,5FRQILUPVWKDWWKHWZR/DQGPDUNVZLOOEHUHWURILWWRDGGUHVVSXEOLF
VDIHW\GLVDEOHGDFFHVVDQGEXLOGLQJORQJHYLW\

APP-7
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5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


5HKDELOLWDWLRQRIWKHVHEXLOGLQJV>DWDQG2FHDQ
$YHQXH@ZRXOGLQFOXGHVHLVPLFDQGVWUXFWXUDOUHWURILWWLQJ
KDQGLFDSDFFHVVLELOLW\LPSURYHPHQWVZKHUHIHDVLEOHILUHOLIH
VDIHW\LPSURYHPHQWVDQGXSJUDGHWR0(3HTXLSPHQW Id
DWS 
7RUHLQIRUFHWKH'(,5DWWDFKHGDV([KLELW³$´LVD&RQIRUPDQFH5HFRPPHQGDWLRQV
PHPRUDQGXPSUHSDUHGE\5REHUW&KDWWHODQG2OLYLD:KLWHZKRERWKPHHWWKH
6HFUHWDU\RIWKH,QWHULRU¶V3URIHVVLRQDO4XDOLILFDWLRQV6WDQGDUGVLQ$UFKLWHFWXUDO+LVWRU\
7KLVPHPRUDQGXPSURYLGHVEDFNJURXQGLQIRUPDWLRQRQWKHVXEMHFWSURSHUW\SURYLGHV
DQRYHUYLHZRIFRQFHSWOHYHOGHVLJQVSHFLILFDOO\IRFXVLQJRQWKH/DQGPDUN%XLOGLQJV
DQGPDNHVUHFRPPHQGDWLRQVIRUIXWXUHGHVLJQGHYHORSPHQWWRDFKLHYHDSURMHFWLQ
FRQIRUPDQFHZLWKWKHSecretary of the Interior’s Standards for the Treatment ofHistoric
Properties
$GGLWLRQDOO\WKH'(,5FRQILUPVWKDWERWK/DQGPDUNVZLOOEHJLYHQSURPLQHQFHRQWKH
3URMHFW¶VQHZ&XOWXUDO8VH&DPSXV
7KHQHZEXLOGLQJVZRXOGEHFOHDUO\QHZDQGGLIIHUHQWLDWHG
\HWWKH/DQGPDUNEXLOGLQJVZRXOGUHPDLQWKHGRPLQDQW
YLVXDOHOHPHQWVRIWKHVLWHDQGRYHUDOOVWUHHWVFDSH Id.DW
S 
7KHUHKDELOLWDWHG&LW\GHVLJQDWHG/DQGPDUNVZRXOGEH
UHSXUSRVHGIRUSURPLQHQWQHZIXQFWLRQV HJJDOOHU\UHWDLO
WLFNHWLQJEDJFKHFNHWF DQGLQWHJUDWHGLQWRWKH&XOWXUDO
8VH&DPSXV Id.DWS 
7KH&LW\GHVLJQDWHG/DQGPDUNVDWDQG2FHDQ
$YHQXHZRXOGEHUHORFDWHGRQVLWHZLWKRXWFRPSURPLVLQJ
GLUHFWYLVXDODQGSHGHVWULDQDFFHVVIURP2FHDQ$YHQXHDQG
ZRXOGEHUHSXUSRVHGIRUSURPLQHQWQHZIXQFWLRQVDVLQWHJUDO
SDUWVRIWKH&XOWXUDO8VH&DPSXV Id.DWSSWR 
7KHSK\VLFDOVHSDUDWLRQEHWZHHQWKHQHZLPSURYHPHQWVDQG
KLVWRULFEXLOGLQJVRQWKH3URMHFWVLWHLVJHQHURXVO\SURYLGHG
WKURXJKWKHXVHRIRSHQSHGHVWULDQRQO\SDVHRVDQG
EUHH]HZD\VDVZHOODVFRQFHUWHGEXLOGLQJSODFHPHQWRQWKH
3URMHFWVLWH Id.DWS 
$SSURSULDWHO\WKHWZRKLVWRULFEXLOGLQJVZLOOFRQWLQXHWRFRQYH\WKHKLVWRU\RIHDUO\
UHVLGHQWLDOGHYHORSPHQWRQ2FHDQ$YHQXH
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+LVWRULFDOO\WKHEXLOGLQJVKDYHORQJIURQWHG2FHDQ$YHQXH
IDFLQJ3DOLVDGHV3DUNDQGWKHVOLJKWVKLIWLQORFDWLRQVZRXOG
QRWVXEVWDQWLDOO\DOWHUWKHKLVWRULFVHWWLQJRUFRQWH[WRIWKH
EXLOGLQJVEHFDXVHWKH\ZRXOGFRQWLQXHWRFRQYH\WKHVDPH
JHQHUDOKLVWRU\DQGVWUHHWVFDSHRIUHVLGHQWLDOGHYHORSPHQW
DORQJ2FHDQ$YHQXH Id.DWS 

APP-7
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:LWKWKHFRQFHSWXDOGHVLJQDQGSODFHPHQWRIWKHQHZ
FRQVWUXFWLRQWKHRYHUDOOKLVWRULFFKDUDFWHUDQGLQWHJULW\RI
WKHKLVWRULFEXLOGLQJVDUHUHWDLQHGDQGSURWHFWHG Id.DW
S 
7KH3URMHFWZLOOWDNHKLVWRULFEXLOGLQJVWKDWDUHFXUUHQWO\LQSULYDWHXVHDQGZLOOPDNH
WKHPDFFHVVLEOHWRWKHJHQHUDOSXEOLFIRUWKHDSSUHFLDWLRQDQGHQMR\PHQWRIYLVLWRUVWR
WKH&XOWXUDO8VH&DPSXVRQFHWKH\DUHUHSXUSRVHG7RDXJPHQWVXFKDFFHVVWKH
3URMHFWZLOOSURYLGHLQWHUSUHWLYHHGXFDWLRQDOJXLGDQFHDVWRWKHKLVWRU\RIWKH/DQGPDUN
EXLOGLQJVDQGWKHLUKLVWRULFFRQWH[W
,17(535(7,9(('8&$7,21$/352*5$0
7RDVVLVWWKHSXEOLFLQXQGHUVWDQGLQJWKHKLVWRULFDOFXOWXUDO
DQGDUFKLWHFWXUDOVLJQLILFDQFHRIERWKWKH4XHHQ$QQHVW\OH
/DQGPDUNEXLOGLQJDQGWKH6SDQLVK&RORQLDO5HYLYDOVW\OH
/DQGPDUNVWUXFWXUHFRPPHPRUDWLYHLQWHUSUHWLYHVLJQDJH
GLVSOD\VDQGRUSODTXHVVKDOOEHFUHDWHGDQGLQFRUSRUDWHG
LQWRWKH3URMHFWVLWHSDUWLFXODUDVSDUWRIWKH&XOWXUDO8VH
&DPSXV7KHGLVSOD\VVLJQDJHSODTXHVDQGH[KLELWV
FUHDWHGIRUWKHVLWHPD\LQFRUSRUDWHVDOYDJHG³SHULRG
DSSURSULDWH´LWHPVIURPWKHKLVWRULFEXLOGLQJVDQGDQ\
KLVWRULFDOLQIRUPDWLRQSKRWRJUDSKVSRVWFDUGVSODQVDQG
LOOXVWUDWLRQVPDSVDQGEURFKXUHVHWFRIWKHEXLOGLQJV
2FHDQ$YHQXHWKHGRZQWRZQFRPPHUFLDODUHDLQDFUHDWLYH
PHGLXPDFFHVVLEOHRUYLVLEOHWRWKHSXEOLF7KHLQWHUSUHWDWLYH
H[KLELWHOHPHQWVVKRXOGLQFOXGHYLVXDODQGQDUUDWLYH
LQIRUPDWLRQVSHFLILFWRWKHHDUO\UHVLGHQWLDOGHYHORSPHQWRI
2FHDQ$YHQXHWKHHDUO\HFRQRPLFFRPPHUFLDOGHYHORSPHQW
RIWKHGRZQWRZQDUHDWKHDUFKLWHFWXUDOKLVWRU\DQGGHVLJQRI
ERWKWKH4XHHQ$QQHVW\OHDQGWKH6SDQLVK&RORQLDO5HYLYDO
LGLRPDVDSSOLHGWRWKHUHOHYDQWSURSHUW\W\SHVXQGHUUHYLHZ
DQGWKHKLVWRU\RIWKH7RZQRI6DQWD0RQLFD7UDFWDQGLWV
UHODWLRQVKLSWRWKHWZRKLVWRULF/DQGPDUNEXLOGLQJV7KH
UREXVWKLVWRULFDOQDUUDWLYHVKRXOGDOVRKLJKOLJKWWKHUHDVRQV

APP-8
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ZK\ DQGZKHQ WKHWZRKLVWRULFEXLOGLQJVZHUHGHVLJQDWHG
&LW\/DQGPDUNVE\WKH/DQGPDUNV&RPPLVVLRQDQGZKDW
RWKHU/DQGPDUNSURSHUWLHVDUHQHDUE\WKH3URMHFWVLWH LH
*XVVLH0RUDQ+RXVH3DOLVDGHV3DUN+RWHO6KDQJUL/D
*HRUJLDQ+RWHOHWF 7KHKLVWRULFLQWHUSUHWLYHSURJUDP
H[KLELWV VKDOOEHORFDWHGZLWKLQWKHSXEOLFDOO\DFFHVVLEOH
LQWHULRUVSDFHVRIWKHWZRKLVWRULFODQGPDUNVLQDGGLWLRQWR
WKHLQWHULRUDQGH[WHULRUDUHDVRIWKHQHZ&XOWXUDO8VH
&DPSXV7KLVFUHDWLYHHGXFDWLRQDOFRPSRQHQWVKDOOEH
GHYHORSHGZLWKWKHDVVLVWDQFHRIDTXDOLILHGDUFKLWHFWXUDO
KLVWRULDQRUKLVWRULFSUHVHUYDWLRQSURIHVVLRQDOZLWKDWOHDVW
ILYH  \HDUVRIUHOHYDQWH[SHULHQFHZKRVDWLVILHVWKH
DSSOLFDEOH6HFUHWDU\RIWKH,QWHULRU¶V3URIHVVLRQDO
4XDOLILFDWLRQV6WDQGDUGVSXUVXDQWWR&)5 '(,5
$SS(DWS 
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,QVXPPDU\WKH3URMHFW¶VSUHVHUYDWLRQEHQHILWVZLOOEHVXEVWDQWLDO
&XOWXUDO,QVWLWXWLRQ
7KH'&3LGHQWLILHVDFXOWXUDOLQVWLWXWLRQDVDSUHIHUUHGFRPPXQLW\EHQHILWIRUWKH3URMHFW
'&3DWS'(,5DWS )XUWKHU/8&(SROLFLHVLGHQWLI\FXOWXUDOXVHVDVD
SULRULW\VHHNLQJWR³>V@XSSRUWDQGHQKDQFHFXOWXUDOGHYHORSPHQWZLWKLQDQGDURXQG
PL[HGXVHDFWLYLW\FHQWHUV´DQG³>H@QFRXUDJHODQGXVHVWKDWSURYLGHDFFHVVLELOLW\IRU
UHVLGHQWVRIDOODJHVWRDUWVDQGFXOWXUDOSURJUDPPLQJLQ«QHZGHYHORSPHQWV´ /8&(
3ROLF\&(DWS/8&(3ROLF\&(DWS 
7KHSURSRVHG&XOWXUDO8VH&DPSXVZLOOLQFOXGHDQHZFXOWXUDOXVHEXLOGLQJWZR
UHORFDWHGDQGDGDSWLYHO\UHXVHG&LW\GHVLJQDWHG/DQGPDUNVDQGDSXEOLFO\DFFHVVLEOH
FRXUW\DUGWKDWZRXOGRSHQRQWR2FHDQ$YHQXH '(,5DWSSDQG 7KHQHZ
FXOWXUDOXVHEXLOGLQJZLOOIHDWXUH³FXOWXUDOXVHVVXFKDVDUWJDOOHULHVPXVHXPH[KLELWV
RUFRQVHUYDWRULHV´ IdDWS ³7KHUHKDELOLWDWHG&LW\GHVLJQDWHG/DQGPDUNVZRXOG
EHUHSXUSRVHGIRUSURPLQHQWQHZIXQFWLRQV HJJDOOHU\UHWDLOWLFNHWLQJEDJFKHFN
HWF DQGLQWHJUDWHGLQWRWKH&XOWXUDO8VH&DPSXV´ IdDWS ,QDGGLWLRQDURRIWRS
FRXUW\DUG³ZRXOGEHDYDLODEOHWRJXHVWVIRUVSHFLDOFXOWXUDOHYHQWVVXFKDV)RXQGHUV¶
GLQQHUVDUWLVWWDONVRURSHQLQJHYHQWV´ IdDWS 
,QWRWDOWKH&XOWXUDO8VHV&DPSXVZLOOLQFOXGHXSWRVTXDUHIHHWRIFXOWXUDOXVHV
ZLWKDQDGGLWLRQDOVTXDUHIHHWRIEHORZJUDGHIORRUDUHD IdDWS 
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3XEOLFO\$FFHVVLEOH2SHQ6SDFH
7KH3URMHFWZLOOSURYLGHVXEVWDQWLDOJURXQGOHYHORSHQVSDFHWKHYDVWPDMRULW\RIZKLFK
ZLOOEHSXEOLFO\DFFHVVLEOHDOORZLQJIRUSHGHVWULDQVFRQQHFWLRQVWKURXJKWKH3URMHFW
6LWH '(,5DWSSDQG 7KH3URMHFWZLOODOVRSURYLGHD³>S@XEOLFO\DFFHVVLEOH
URRIWRSREVHUYDWLRQGHFNWRSURYLGHSDQRUDPLFYLHZVRI6DQWD0RQLFDDQGWKH3DFLILF
2FHDQ´ IdDWS 
7KH3URMHFWLQFOXGHVDJURXQGIORRUSXEOLFO\DFFHVVLEOHFRXUW\DUGIURQWLQJWKH&XOWXUDO
8VH&DPSXVDQRUWKVRXWKRULHQWHGSHGHVWULDQSDVHR ³6DQWD0RQLFD%RXOHYDUG
3DVHR´ DQGDQHDVWZHVWRULHQWHGSHGHVWULDQSDVHR ³2FHDQ$YHQXH3DVHR´  IdDW
SSDQG ³7KHFRQQHFWLRQRIWKH2FHDQ$YHQXH3DVHRDQGWKH6DQWD0RQLFD
%RXOHYDUG3DVHRZRXOGFUHDWHDQµ/¶VKDSHGSOD]DWRSURYLGHSHGHVWULDQDFFHVVWRDQG
WKURXJKWKH3URMHFWVLWH´ IdDWS 7KH3URMHFWDOVRLQFOXGHVDSHGHVWULDQ
EUHH]HZD\EHWZHHQWKH&RUQHU%XLOGLQJDQG6HFRQG6WUHHW%XLOGLQJWKDWZLOOFRQQHFW
SHGHVWULDQVIURP6DQWD0RQLFD%RXOHYDUGWRWKH2FHDQ$YHQXH3DVHR IdDWS 

APP-10

7KHVHSDVHRVDQGWKHEUHH]HZD\ZLOOEHIXOO\DFWLYDWHGE\WKHSURSRVHGUHVWDXUDQW
UHWDLODQGFXOWXUDOXVHVLQWKH3URMHFW IdDWS ³7KHVHVSDFHVZRXOGSURYLGH
SXEOLFDPHQLWLHVVXFKDVVHDWLQJVKDGLQJODQGVFDSLQJDQGVWUHHWIXUQLWXUH´ IdDWS
 2UQDPHQWDOODQGVFDSLQJZLOO³LQYLWHSHGHVWULDQRULHQWDWLRQDQGFLUFXODWLRQ´DQG
PXOWLSOH³>V@KDG\VHDWLQJRUUHVWVSRWVWKURXJKRXWWKHJURXQGOHYHORSHQVSDFHZRXOG
FUHDWHDZHOFRPLQJFRPIRUWDEOHH[SHULHQFHIRUDOOXVHUV´ IdDWS ³7KHSXEOLF
SDVHRVDQGSXEOLFFRXUW\DUGDVVRFLDWHGZLWKWKHSURSRVHG3URMHFW±LQFRPELQDWLRQZLWK
JURXQGIORRUFXOWXUDOUHWDLODQGUHVWDXUDQWXVHV±ZRXOGDFWLYDWHWKHVWUHHWVDQGVXSSRUW
SHGHVWULDQDFWLYLW\´ IdDWS $VDOVRH[SODLQHGLQWKH'(,5³>I@XWXUHDQG
H[LVWLQJ'RZQWRZQUHVLGHQWVYLVLWRUVDQGHPSOR\HHVZRXOGEHDEOHWRZDONELNHUDWKHU
WKDQGULYHWRWKHSURSRVHG&XOWXUDO8VH&DPSXVUHVWDXUDQWVDQGUHWDLOVWRUHV´ IdDW
S 
6XVWDLQDELOLW\
x /(('7KH3URMHFWZLOOIXUWKHUWKH/8&( VVXVWDLQDELOLW\JRDORILQFUHDVLQJWKH
QXPEHURIEXLOGLQJVFRQVWUXFWHGWR/(('VWDQGDUGVE\REWDLQLQJDPLQLPXP
RI/(('FHUWLILFDWLRQ93ODWLQXPGHVLJQDWLRQIRUDOOQHZEXLOGLQJV /8&(S
 
x 6XVWDLQDEOH0L[RI/DQG8VHV7KH'(,5FRUUHFWO\HPSKDVL]HVWKDW³>W@KH
GLYHUVHPL[RIXVHVDVVRFLDWHGZLWKWKHSURSRVHG3URMHFW LHKRWHO
UHVLGHQWLDOUHWDLOUHVWDXUDQWFXOWXUDOLQVWLWXWLRQV ORFDWHGLQDWUDQVLWULFK
HQYLURQPHQWZRXOGKHOSSURPRWHDUHGXFWLRQLQ907DQG*+*HPLVVLRQV´
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DQGDVVXFKFRPSRVHDVXVWDLQDEOHPL[FRPSOHPHQWLQJWKH'RZQWRZQ
'(,5DWS 7KH3URMHFWV\QHUJLVWLFDOO\VXSSOLHVDPL[RIFRPSDWLEOH
XVHVZKLFKZRXOGDFWLYDWHWKHSHGHVWULDQSDVHRVDQGFRXUW\DUGSURYLGHGE\
WKHSURSRVHG3URMHFWWRHQFRXUDJHZDONLQJZLWKLQWKH3URMHFWVLWHDQGWR
RWKHUFRPPHUFLDODUHDVZLWKLQWKH'RZQWRZQVXFKDVWKH7KLUG6WUHHW
3URPHQDGH´ IdDWS 
x :DWHU1HXWUDOLW\7KH3URMHFWZLOORIIVHWDQ\QHWQHZZDWHUGHPDQG
DVVRFLDWHGZLWKWKH3URMHFWWKURXJKRQVLWHZDWHUHIILFLHQFLHVRIIVLWHUHWURILWWLQJ
RIIL[WXUHVDQGRUSD\PHQWRILQOLHXIHHVWRUHWURILWIL[WXUHVLQWKH&LW\WRDWWDLQ
ZDWHUQHXWUDOLW\SXUVXDQWWRWKH&LW\ V:DWHU1HXWUDOLW\2UGLQDQFH '(,5DWS
 
x (9&KDUJLQJ6WDWLRQV7KH3URMHFWZLOOLQVWDOOPXOWLSOH(9FKDUJLQJVWDWLRQV
'(,5DWS DQGLWLVDQWLFLSDWHGWKDWWKH'HYHORSPHQW$JUHHPHQWZLOO
IXUWKHUUHTXLUHDGGLWLRQDO(9UHDG\VSDFHVDQGUDFHZD\FRQGXLWVHTXLSSHG
VSDFHVFRQVLVWHQWZLWKWKH&LW\¶VUHFHQWO\DGRSWHGUHTXLUHPHQWVIRUHOHFWULFDO
YHKLFOHSDUNLQJLQQHZEXLOGLQJV
x 8UEDQ5XQRII5HGXFWLRQ)LOWHULQJ7KH3URMHFWZLOOHLWKHULQVWLWXWHRQVLWH
VWRUDJHRIUDLQZDWHUDQGUHXVHRIVXFKZDWHUIRUSXUSRVHVVXFKDVODQGVFDSH
LUULJDWLRQRUDOWHUQDWLYHO\SD\DQXUEDQUXQRIIUHGXFWLRQIHHWRWKH&LW\IRU
SXEOLFLQIUDVWUXFWXUHLPSURYHPHQWVWKDWZLOOEHQHILWZDWHUTXDOLW\RQD
FRPPXQLW\ZLGHEDVLVFRQVLVWHQWZLWKWKH&LW\¶VXUEDQUXQRIIUHTXLUHPHQWV
'(,5DWS 
x 'URXJKW7ROHUDQW/DQGVFDSLQJ7KHJURXQGVRIWKH3URMHFWZLOOEHSODQWHGZLWK
GURXJKWWROHUDQWQDWLYHSODQWVFRQVLVWHQWZLWKRXU6RXWKHUQ&DOLIRUQLDFOLPDWH
DQGHQYLURQPHQW
x (QHUJ\(IILFLHQF\7KH3URMHFWZLOOLQFOXGHVXVWDLQDEOHGHVLJQIHDWXUHVWR
UHGXFHSRZHUGHPDQGLQFOXGLQJ³HQHUJ\HIILFLHQWKHDWLQJYHQWLODWLRQDQGDLU
FRQGLWLRQLQJ +9$& V\VWHPVRSHUDEOHZLQGRZVWRLQFUHDVHDLUIORZKLJK
SHUIRUPDQFHEXLOGLQJHQYHORSHWRPD[LPL]HLQVXODWLRQOLJKWLQJV\VWHPVZLWK
RFFXSDQF\VHQVRUVDQGGLPPHUVDQGZDWHUHIILFLHQWHTXLSPHQWDQG
SOXPELQJLQIUDVWUXFWXUH«SDVVLYHGHVLJQVWUDWHJLHVZKLFKXVHDPELHQW
HQHUJ\VRXUFHV HJGD\OLJKWZLQGHWF WRVXSSOHPHQWHOHFWULFLW\DQG
QDWXUDOJDVWRLQFUHDVHWKHHQHUJ\HIILFLHQF\´DQGVRODUSDQHOVRQWKHURRI
WRSV '(,5DWS 
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x (OLPLQDWLRQRI6XUIDFH3DUNLQJ$VH[SODLQHGLQWKH'(,5WKH3URMHFW¶V
³HOLPLQDWLRQRIVXUIDFHSDUNLQJORWVRQWKH3URMHFWVLWHZRXOGUHGXFHWKH
DPRXQWRISROOXWDQWVSRWHQWLDOO\H[SRVHGRQWKH3URMHFWVLWHGXULQJVWRUP
HYHQWV HJQXWULHQWVRLODQGJUHDVHPHWDOVRUJDQLFVSHVWLFLGHVQRQ
FKHPLFDOSROOXWDQWVVXFKDVWUDVKGHEULVDQGEDFWHULD ´ '(,5DWS 
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7UDQVSRUWDWLRQ0RELOLW\
x 5REXVW7UDQVSRUWDWLRQ'HPDQG0DQDJHPHQW7KH3URMHFW¶V'$ZLOO
XQGRXEWHGO\LPSRVHDUREXVW7'03ODQUHIOHFWLYHRILWVORFDWLRQZLWKLQ
DSSUR[LPDWHO\PLOHVRIWKH([SR/57'RZQWRZQ6DQWD0RQLFD6WDWLRQ
DQGZLOOPD[LPL]HDOWHUQDWHIRUPVRIPRELOLW\ HJSXEOLFWUDQVLWELF\FOLQJ
ZDONLQJHWF  '(,5DWSSDQGWR 7KH7'03ODQZLOO
DSSURSULDWHO\LQFOXGHPHDVXUHV³WRHQFRXUDJHZDONLQJELNLQJDQGSXEOLF
WUDQVLWXVHDQGUHGXFHYHKLFOHWULSV´DQG³ZRXOGDLPWRDFKLHYHD$YHUDJH
9HKLFOH5LGHUVKLS $95 WDUJHW´ IdDWS 7KH7'0VWUDWHJLHVDUH
H[SHFWHGWRLQFOXGH³XQEXQGOHGSDUNLQJRQVLWHELF\FOHIDFLOLWLHV LHVKRZHU
UDFNVDQGORFNHUV WUDQVLWSDVVVXEVLGLHVDQGSDUWLFLSDWLRQLQD
7UDQVSRUWDWLRQ0DQDJHPHQW$VVRFLDWLRQ´DVZHOODVD³JXDUDQWHHGULGHKRPH
SURJUDPD7'0FRRUGLQDWRUULGHVKDULQJIOH[LEOHZRUNKRXUVWUDQVSRUWDWLRQ
LQIRUPDWLRQFHQWHUZD\ILQGLQJVLJQDJHDQGDFRPPXWHUFOXE´ IdDWS 
x )DFLOLWLHVWR3URPRWH%LF\FOLQJ:DONLQJDQG2WKHU)RUPVRI$FWLYH
7UDQVSRUWDWLRQ7KH3URMHFWZLOOSURYLGHDSSUR[LPDWHO\ELF\FOHSDUNLQJ
VSDFHVIRUJXHVWVHPSOR\HHVFXVWRPHUVDQGUHVLGHQWV '(,5DWS 
6KRZHUDQGORFNHUIDFLOLWLHVZLOOEHSURYLGHGIRUXVHE\3URMHFWHPSOR\HHVWR
HQFRXUDJHPRGHVRIDFWLYHFRPPXWHLQFOXGLQJELF\FOLQJDQGZDONLQJ IdDW
S 
x 7UDQVSRUWDWLRQDQG3HGHVWULDQ,QIUDVWUXFWXUH)XQGLQJ7KH3URMHFW V
FRPPXQLW\EHQHILWVSDFNDJHLVDQWLFLSDWHGWRLQFOXGHDVXEVWDQWLDOILQDQFLDO
FRQWULEXWLRQWRWKH&LW\IRUIXQGLQJRIIXWXUHWUDQVSRUWDWLRQDQGSHGHVWULDQ
LPSURYHPHQWVLQWKH'RZQWRZQ '(,5DWS 
x 7UDQVLW2ULHQWHG'HYHORSPHQW7KLVLVDVPDUWJURZWKWUDQVLWRULHQWHG
GHYHORSPHQWLQHYHU\VHQVH7KLVLVDPL[HGXVHSURMHFWSURYLGLQJDQ
H[FHOOHQWEDODQFHRIXVHV KRXVLQJUHWDLOUHVWDXUDQWKRWHODQGFXOWXUDOXVHV 
LQDWUDQVLWULFKHQYLURQPHQW7KH3URMHFWLVORFDWHGZLWKLQPLOHVRIWKH
([SR/57'RZQWRZQ6DQWD0RQLFD6WDWLRQDQGZLWKLQPLOHVRIIL[HG
URXWHEXVVWRSVZLWKDGGLWLRQDOEXVVWRSVZLWKLQZDONLQJGLVWDQFH7KHUHLVD
UREXVWQHWZRUNRIELF\FOHIDFLOLWLHVZLWKLQWKHYLFLQLW\RIWKH3URMHFWLQFOXGLQJ
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5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


&ODVV,, LHVWULSHG ELF\FOHODQHVRQ2FHDQ$YHQXHDQGQG6WUHHWWKDW
FRQQHFWWRDELF\FOHQHWZRUNLQFOXGLQJWRELF\FOHODQHVRQ$UL]RQD$YHQXH
%URDGZD\DQG&RORUDGR$YHQXHDQGWKH&LW\¶V%LNH&HQWHUDWQG6WUHHWDQG
&RORUDGR$YHQXH '(,5DWSDQGS 7KHSURSRVHG3URMHFWZLOO
DOVRLQWHJUDWHSHGHVWULDQIULHQGO\ZLGHQHGVLGHZDONVDQGZLOOHPEUDFHD7'0
SODQWKDWZRXOGSURPRWHYHKLFOHWULSUHGXFWLRQV IdDWS ,QWKLV
UHJDUGWKHVLWHLVUDQNHGDV³ZDONHUV¶SDUDGLVH´ RXWRI E\
ZDONVFRUHFRP$VWKH'(,5FRQFOXGHV³>W@KHSURSRVHG3URMHFWLVDPL[HG
XVHFRPSDFWLQILOOGHYHORSPHQWLQWKH&LW\¶V'RZQWRZQZKLFKLVVHUYHGE\
KLJKTXDOLW\WUDQVLWDQGELF\FOHSHGHVWULDQIDFLOLWLHVDQGLVD7UDQVLW3ULRULW\
$UHD 73$ ´ IdDWS %\ORFDWLQJQHZKRXVLQJDQGFRPPHUFLDOXVHV
LQWKH&LW\¶VWUDQVLWULFK'RZQWRZQWKH3URMHFWZRXOGHQFRXUDJHZDONLQJ
ELNLQJDQGSXEOLFWUDQVSRUWDWLRQDQGUHGXFHUHOLDQFHRQFDUWUDYHO
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&RPSOHWH1HLJKERUKRRG
/8&(3ROLF\/8HQFRXUDJHVGHYHORSPHQWWRFDSLWDOL]HRQWKH([SR/LJKW5DLOWR
FUHDWHYLWDOQHZFRPSOHWHVXVWDLQDEOHFRPPXQLWLHVZLWKWUDQVLWDVDIRFDOHOHPHQW
JUHHQFRQQHFWLRQVDQGSDWKZD\VDYDULHW\RIKRXVLQJW\SHVDQGMREVHQKDQFHFUHDWLYH
DUWVDQGLQVWLWXWLRQVDQGORFDOVHUYLQJUHWDLODQGVHUYLFHV '(,5DWS/8&(DW
S /8&(3ROLF\'HQFRXUDJHV³DEURDGPL[RIXVHVWKDWFUHDWHG\QDPLF
DFWLYLW\LQERWKWKHGD\WLPHDQGHYHQLQJKRXUVLQFOXGLQJUHWDLOKRWHOVRIILFHKLJK
GHQVLW\UHVLGHQWLDOHQWHUWDLQPHQWDQGFXOWXUDOXVHVLQWKH'RZQWRZQ´ /8&(S
 
7KH3URMHFWZLOOGRVRE\SURYLGLQJDEURDGPL[RIXVHVDWWKHVWUHHWOHYHOLQFOXGLQJ
FRPPHUFLDOUHWDLOUHVWDXUDQWRSHQVSDFHDQGFXOWXUDOXVHV7KHJURXQGIORRUXVHVDUH
RULHQWHGWRVHUYHSHGHVWULDQV±LQFOXGLQJUHVLGHQWVDUHDZRUNHUVKRWHOJXHVWVFRDVWDO
YLVLWRUVDQGJHQHUDOSDVVHUVE\ '(,5DWS )XUWKHU/8&(/DQG8VH3ROLF\
/8HQYLVLRQVWKH'RZQWRZQDVDWKULYLQJPL[HGXVHXUEDQHQYLURQPHQWIRUSHRSOH
WROLYHZRUNEHHQWHUWDLQHGDQGEHFXOWXUDOO\HQULFKHG /8&(DWS 7KLV
SURMHFWLPSOHPHQWVWKDWYLVLRQ
'&33ROLF\/8HQFRXUDJHVGHYHORSHUVWRSURYLGHXVHVWKDWEHQHILWEXVLQHVV
HPSOR\HHVUHVLGHQWVYLWDOLW\DQGTXDOLW\RIWKH'RZQWRZQ '&3DWS 7KH3URMHFW
LPSOHPHQWVDOORIWKHVHSROLFLHVE\SURYLGLQJDYDULHGPL[RITXDOLW\XVHVZLWKLQWKH
&LW\ V'RZQWRZQ7KH3URMHFWXVHVLQFOXGHKRWHOJXHVWURRPVDQGVHUYLFHVUHWDLOVKRSV
UHVWDXUDQWVVSDPHHWLQJDQGEDQTXHWKDOOD&XOWXUDO8VH&DPSXVUHVLGHQFHVRSHQ
VSDFHODQGVFDSLQJDQGDURRIWRSREVHUYDWLRQGHFN '(,5DWSSWR 
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5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


(PSOR\PHQW
$VWKH/8&(DFNQRZOHGJHV³ORFDOHPSOR\PHQWVHUYHVDVWKHIRXQGDWLRQIRU>D
FRPPXQLW\¶V@ORQJWHUPHFRQRPLFJURZWKDQGVWDELOLW\´DQGORFDWLQJQHZHPSOR\PHQW
QHDUWUDQVLWUHGXFHVYHKLFOHWULSVZKLOHFUHDWLQJDKHDOWK\MREEDVH /8&(DWSS
DQG 'XULQJWRGD\¶VGHHSHFRQRPLFFULVLVWKHQHHGIRUORFDOHPSOR\PHQWLV
JUHDWHUWKDQHYHU
7KH/8&(VSHFLILFDOO\FDOOVIRUQHZKRWHOGHYHORSPHQWRUH[SDQVLRQLQWKH'RZQWRZQLQ
LPPHGLDWHSUR[LPLW\WRWKH7KLUG6WUHHW3URPHQDGHUHVWDXUDQWVDQGRWKHUWRXULVW
VHUYLQJIDFLOLWLHV IdDWS 7KLV3URMHFWZLOOSURYLGHXSWRQHZKRWHOURRPVLQ
WKH'RZQWRZQ

APP-14

7KH3URMHFWZLOOSURYLGHDZLGHUDQJHRIQHZHPSOR\PHQWRSSRUWXQLWLHVGLUHFWO\ZLWKLQ
WKH&LW\¶VFRPPHUFLDOFRUHWKURXJKWKHUHGHYHORSPHQWRIWKH3URSHUW\ZLWKDIXOOVHUYLFH
KRWHOUHVWDXUDQWVUHWDLODQGFXOWXUDOXVHIDFLOLW\ '(,5DWS 7KH3URMHFWDOVR
SURYLGHVVLJQLILFDQWQHZFRQVWUXFWLRQUHODWHGHPSOR\PHQWRSSRUWXQLWLHV IdDWS 
7KH3URMHFW VFRPPXQLW\EHQHILWVSDFNDJHLVSURSRVHGWRLQFOXGHORFDOKLULQJSURJUDPV
IRUFRQVWUXFWLRQZRUNHUVDQGSHUPDQHQWMREV7KLVZLOOEHQHILWPHPEHUVRIWKH
FRPPXQLW\E\SURYLGLQJQHZORFDOHPSOR\PHQWRSSRUWXQLWLHVDQGIXUWKHUUHGXFH907
(FRQRPLFDQG)LVFDO%HQHILWV
x ,PSRUWDQFHRI7RXULVP7KH/8&(FDOOVRXWWKHLPSRUWDQFHRIWRXULVP³7KH
+RWHO7RXULVPVHFWRULVDPDMRUFRQWULEXWRUWRWKH&LW\RI6DQWD0RQLFDERWK
DVDVRXUFHRISULYDWHHPSOR\PHQWDQGDVDPDMRUFRQWULEXWRUWRWKH*HQHUDO
)XQGWKURXJKWKHJHQHUDWLRQRI7UDQVLHQW2FFXSDQF\7D[HV 727 DQGUHWDLO
VDOHVWD[HV´ /8&(DWS ³>9@LVLWRUVSURGXFHWD[UHYHQXHVWKDWDUH
HVWLPDWHGWRUHSUHVHQWWRSHUFHQWRIWKHFXUUHQWUHYHQXHVFRQWULEXWHGWR
WKH&LW\¶V*HQHUDO)XQG´ Id. ³/X[XU\GHOX[HKRWHOVFRQVWLWXWHRQHRIWKH
VWURQJHVWSHUIRUPLQJYLVLWRURULHQWHGHFRQRPLFVHFWRUVLQ6DQWD0RQLFD´ Id. 
7KH3URMHFWZRXOGLQFOXGHDIXOOVHUYLFHODERUXQLRQIULHQGO\KRWHOFRPSOHWH
ZLWKPHHWLQJDQGEDQTXHWVSDFHDQGDKRWHOVSD '(,5DWS 
x (QKDQFHG9LVLWRU'HVWLQDWLRQ/8&(3ROLF\'HQFRXUDJHVWKHH[SDQVLRQ
RIKRWHOVDQGRWKHUYLVLWRUVHUYLQJXVHVLQWKH'RZQWRZQ /8&(DWS 
7KH3URMHFWVXSSRUWVWKLVJRDOE\FRQVWUXFWLQJDKRWHODQGSURYLGLQJDGGLWLRQDO
YLVLWRUVHUYLQJXVHV'RZQWRZQVXFKDVUHVWDXUDQWVUHWDLOFXOWXUDOLQVWLWXWLRQV
DQGDURRIWRSREVHUYDWLRQGHFNWKDWZRXOGKDYHSDQRUDPLFYLHZVRI6DQWD
0RQLFDDQGWKH3DFLILF2FHDQ '(,5DWSWR 7KH'(,5UHFRJQL]HV
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5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


WKDWWKH3URMHFWZLOO³JHQHUDWHQHZYLVLWRUVSHQGLQJWRVXSSRUWORFDO
EXVLQHVVHVLQFOXGLQJGLQLQJVKRSSLQJDQGHQWHUWDLQPHQWYHQXHV´ IdDWS
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x 7D[5HYHQXH7KH3URMHFWZLOOFRQWULEXWHWRWKHHFRQRPLFKHDOWKRIWKH&LW\E\
JHQHUDWLQJ³VLJQLILFDQWQHZORFDOWD[UHYHQXHVLQFOXGLQJWUDQVLHQWRFFXSDQF\
WD[HVDQGVDOHVWD[HV '(,5DWS 
,FRQLF'HVLJQ
7KH3URMHFWGHVLJQLVOHGE\WKHH[WUDRUGLQDU\DUFKLWHFWVDW*HKU\$UFKLWHFWV7KH\KDYH
VWXGLHGWKHVLWHWKHFRPPXQLW\WKHXUEDQIDEULFDQGWKHHQYLURQPHQWOLNHQRRWKHUVHW
RIDUFKLWHFWV7KHGHVLJQLVZRUOGFODVV
7KH3URMHFWZRXOGUHGHYHORSWKH3URMHFW6LWHLQFOXGLQJLWVVXEVWDQWLDOVHDRIVXUIDFH
SDUNLQJ³LQWRDQLFRQLFKLJKULVHPL[HGXVHSURSHUW\ZLWKSXEOLFSDVHRVSOD]DVDQG
JURXQGIORRUFRPPHUFLDODQGFXOWXUDOXVHV´ '(,5DWS 
$VWKH'(,5DWWHPSWVWRH[SUHVV³7KHGHVLJQRIWKHSURSRVHG3URMHFWZRXOGFUHDWHD
KXPDQVFDOHH[SHULHQFHDWWKHJURXQGOHYHO´DV³WKHSURSRVHG3URMHFWLQFRUSRUDWHV
JURXQGOHYHOUHWDLOUHVWDXUDQWXVHVDQGD&XOWXUDO8VH&DPSXV´³>S@XEOLFHQWUDQFHV
ZRXOGEHRULHQWHGWRZDUGVZLGHQHGVLGHZDONVDQGDORQJVLWHSHGHVWULDQRQO\SDVHRV´
DQG³>W@KHXVHRIDUDQJHRIEXLOGLQJKHLJKWVDQGVL]HVZRXOGSURYLGHDQDWWUDFWLYH
DSSHDUDQFHDORQJZLWKWKHLQFRUSRUDWLRQRIGHVLJQDSSURDFKHVFRQVLVWHQWZLWKWKH
VXUURXQGLQJDUHDZKLOHFRQWHPSRUDU\GHVLJQZLWKPRGXODWHGIDoDGHVWRSURYLGHYLVXDO
LQWHUHVW´ IdDWS 7KLVXQGHUVWDWHVWKHDUFKLWHFWXUDOH[FLWHPHQWWKDWGULYHVWKLV
SURMHFW

&RQVLVWHQF\ZLWK*HQHUDODQG6SHFLILF3ODQV

x &RQVLVWHQF\ZLWK/8&(*RDOVDQG3ROLFLHV$VQRWHGDERYHWKH3URMHFWLV
FRQVLVWHQWZLWKPXOWLSOHJRDOVDQGSROLFLHVRIWKH/8&(UHIOHFWLQJ&LW\ZLGH
VWUDWHJLHVIRULQWHJUDWHGODQGXVHDQGWUDQVSRUWDWLRQSODQQLQJWRDFKLHYH
VXVWDLQDELOLW\JRDOV '(,5DWSSWR 7KH3URMHFWDOVRLPSOHPHQWV
/8&(3ROLF\'ZKLFKFDOOVIRUQHZLQYHVWPHQWWREHIRFXVHGLQNH\DUHDV
RI'RZQWRZQLQFOXGLQJWKH3URMHFWVLWHWKDWDUHDFFHVVLEOHWRWUDQVLW
DFFRPPRGDWHPL[HGXVHGHYHORSPHQWFRQWULEXWHWRWKHSHGHVWULDQRULHQWHG
HQYLURQPHQWDQGFDQVXSSRUWVXEVWDQWLDOFRPPXQLW\EHQHILWV /8&(DWS
'(,5DWSSWR $VGLVFXVVHGUHSHDWHGO\DERYHWKH
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5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


3URMHFWLQFOXGHVGHVLUHGXVHVLQWKH'RZQWRZQLQFOXGLQJKRXVLQJKRWHO
FXOWXUDOXVHVDQGRWKHUYLVLWRUVHUYLQJXVHV
x &RQVLVWHQF\ZLWK'&35HTXLUHPHQWVDQG3ROLFLHV7KH3URMHFWLVFRQVLVWHQW
ZLWKWKH'&3¶VVWDQGDUGVDQGSROLFLHVUHIOHFWLQJWKHYLVLRQIRU'RZQWRZQ
6DQWD0RQLFDDQGLPSOHPHQWLQJWKH/8&( VJRDOVDQGSROLFLHVDWWKHGLVWULFW
OHYHOYLDODQGXVHDQGGHYHORSPHQWUHJXODWLRQV '(,5DWSSWR 
7KH3URMHFWLPSOHPHQWVWKHVSHFLILF'&3VWDQGDUGVDQGSROLFLHVSHUWDLQLQJWR
WKHSURMHFWVLWHDVDQ(VWDEOLVKHG/DUJH6LWHLQFOXGLQJZLWKUHVSHFWWRWKH
'&3¶VWKUHHLGHQWLILHGSULRULW\FRPPXQLW\EHQHILWVIRUWKH3URMHFW6LWH
DIIRUGDEOHKRXVLQJFXOWXUDOLQVWLWXWLRQDQGKLVWRULFSUHVHUYDWLRQ IdDWS
 
,,,

75$163257$7,21

$ 7KH3URMHFW,V%RWK&RQVLVWHQW:LWK$QG)XUWKHUV$OO5HJLRQDO$QG&LW\
7UDQVSRUWDWLRQ3ODQV3URJUDPV2UGLQDQFHV$QG3ROLFLHV5HOHYDQW7R7KH
3URMHFW

&RQVLVWHQWZLWKWKHUHTXLUHPHQWVRI&(4$WKH'(,5¶VWUDQVSRUWDWLRQDQDO\VLV
DVVHVVPHQWIRFXVHVH[WHQVLYHO\RQWKH3URMHFW¶VFRQVLVWHQF\ZLWKWKHH[SDQVLYH
UHJLRQDODQG&LW\WUDQVSRUWDWLRQSODQVSURJUDPVRUGLQDQFHVDQGSROLFLHVUHOHYDQWWR
QHZGHYHORSPHQWSURMHFWV7KHVHSODQVSURJUDPVRUGLQDQFHVDQGSROLFLHVHVWDEOLVKD
FRPSUHKHQVLYHIUDPHZRUNIRUXVHLQ&(4$GRFXPHQWVIRUDVVHVVLQJDSURMHFW¶V
WUDQVSRUWDWLRQLPSDFWV2YHUDOOWKH'(,5FRQILUPVWKDWWKH3URMHFWIXUWKHUVWKH
VXVWDLQDEOHFLUFXODWLRQJRDOVDQGPRELOLW\SROLFLHV

$VFRUUHFWO\LGHQWLILHGLQWKH'(,5 DWSSWR WKHUHJLRQDODQG&LW\
SODQVSURJUDPVRUGLQDQFHVDQGSROLFHVUHOHYDQWWRWKH3URMHFWLQFOXGHWKHIROORZLQJ

x WKH6RXWKHUQ&DOLIRUQLD$VVRFLDWLRQRI*RYHUQPHQWV¶ ³6&$*´ 5HJLRQDO
7UDQVSRUWDWLRQ6XVWDLQDEOH&RPPXQLWLHV6WUDWHJ\ ³
5736&6´ 
x WKH6DQWD0RQLFD0XQLFLSDO&RGH¶VELF\FOHSDUNLQJUHTXLUHPHQWV
x WKH&LW\¶V7UDQVSRUWDWLRQ'HPDQG0DQDJHPHQW ³7'0´ UHTXLUHPHQWV
x WKH&LW\¶V7UDQVSRUWDWLRQ,PSDFW)HH
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5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


x WKH&LW\¶V/DQG8VHDQG&LUFXODWLRQ(OHPHQWVRILWV*HQHUDO3ODQ
³/8&(´ 
x 7KH&LW\¶V'RZQWRZQ&RPPXQLW\3ODQWKH&LW\¶V%LNH$FWLRQ3ODQDQG
x WKH&LW\¶V3HGHVWULDQ$FWLRQ3ODQ

7KH'(,5WKHQSURYLGHVDQLQGHSWKDQDO\VLVRIWKH3URMHFW¶VFRQVLVWHQF\ZLWK
HDFKRIWKHVHWUDQVSRUWDWLRQSODQVSURJUDPVRUGLQDQFHVDQGSROLFLHVDQGFRQILUPV
WKDWWKH3URMHFWLVFRQVLVWHQWZLWKDOORIWKHP6SHFLILFDOO\

³,PSDFW6WDWHPHQW7$VDPL[HGXVHGHYHORSPHQWLQWKH
WUDQVLWULFKDQGSHGHVWULDQRULHQWHG'RZQWRZQWKHSURSRVHG
3URMHFWZRXOGEHFRQVLVWHQWZLWKDSSOLFDEOHSURJUDPVSODQV
RUGLQDQFHVDQGSROLFLHVDGGUHVVLQJWKH&LW\¶VFLUFXODWLRQ
V\VWHPLQFOXGLQJYHKLFOHWUDQVLWELF\FOHDQGSHGHVWULDQ
IDFLOLWLHV7KHUHIRUHLPSDFWVDVVRFLDWHGZLWKWKHSURSRVHG
3URMHFWZRXOGEHOHVVWKDQVLJQLILFDQW´ '(,5DWS 


7KLVFRQFOXVLRQLVVXSSRUWHGE\7DEOHVDQG '(,5DWSSWR
 ZKLFKGHPRQVWUDWHWKH3URMHFW¶VFRQVLVWHQF\ZLWKWKH5736&6
DQG/8&(UHVSHFWLYHO\DQGE\WKHDQDO\VLVRQSDJHVWRRIWKH'(,5
7RUHLWHUDWHDIHZRIWKH'(,5¶VILQGLQJVDVWRWKH3URMHFW¶VFRQVLVWHQF\ZLWKNH\
WUDQVSRUWDWLRQSODQVDQGSROLFLHVDUHUHSHDWHGEHORZ

x ³7KHSURSRVHG3URMHFWVXSSRUWVWKH5736&6JRDORIPD[LPL]LQJPRELOLW\
DQGDFFHVVLELOLW\E\ORFDWLQJDPL[HGXVHGHYHORSPHQWZLWKLQFORVH
SUR[LPLW\WRWUDQVSRUWDWLRQVHUYLFHVZLWKLQPLOHVRIWKH'RZQWRZQ
'LVWULFWLQFOXGLQJWKH'RZQWRZQ6DQWD0RQLFD6WDWLRQDVZHOODVDORQJWKH
%LJ%OXH%XVDQG0HWUR5DSLGVHUYLFHURXWHV´ '(,57DEOHDWS
 

x ³7KHSURSRVHG3URMHFWZRXOGPD[LPL]HWKHSURGXFWLYLW\RIWKHPXOWLPRGDO
WUDQVSRUWDWLRQV\VWHPDVLWZRXOGGHYHORSDPL[RIXVHVRQDQXUEDQLQILOO
VLWHZLWKLQWKH'RZQWRZQ'LVWULFWLQFORVHSUR[LPLW\WRSXEOLFWUDQVLW
LQFOXGLQJWKH'RZQWRZQ6DQWD0RQLFD6WDWLRQ$GGLWLRQDOO\WKH3URMHFW
VLWHZRXOGFRPSOHPHQWWKH'RZQWRZQ¶VSHGHVWULDQQHWZRUNWKURXJKWKH
SURYLVLRQRIVIJURXQGOHYHORSHQVSDFHDVZHOODVFUHDWLRQRI
H[SDQGHGVLGHZDONVDORQJQG6WUHHWWRLPSURYHSHGHVWULDQFLUFXODWLRQ
WKURXJKDQGDURXQGWKHVLWH7KHSURSRVHG3URMHFWZRXOGSURYLGHD
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5DFKHO.ZRN(QYLURQPHQWDO3ODQQHU
$XJXVW
3DJH


PLQLPXPRIELF\FOHSDUNLQJVSDFHVIRUVLWHYLVLWRUVHPSOR\HHVDQG
UHVLGHQFHVWRVXSSRUWELF\FOLQJ´ '(,57DEOHDWS 

x ³7KH3URMHFWVLWHLVORFDWHGLQWKHWUDQVLWULFK'RZQWRZQ'LVWULFWRIWKH&LW\
ZKLFKLVZHOOVHUYHGE\H[LVWLQJWUDQVLWSURYLGHGE\WKH0HWUR( ([SR 
/57OLQH%LJ%OXH%XVDQG0HWUR5DSLG7KH3URMHFWVLWHLVQRWORFDWHGLQ
DUHVLGHQWLDOQHLJKERUKRRG«>7@KH3URMHFWVLWHLVDGHTXDWHO\VHUYHGE\
WUDQVLWDQGWUDQVSRUWDWLRQLQIUDVWUXFWXUH´ '(,57DEOHDWS
 

x ³>7@KHSURSRVHG3URMHFWZRXOGHQFRXUDJHHPSOR\HHVUHVLGHQWVDQG
YLVLWRUVWRXVHH[LVWLQJELF\FOHIDFLOLWLHVWKURXJKRXWWKH&LW\WKURXJK
LPSOHPHQWDWLRQRID7'0SODQDQGWKHSURYLVLRQRIRQVLWHELF\FOH
DPHQLWLHVVXFKDVVHFXUHELF\FOHSDUNLQJLQFOXGLQJVKRUWWHUPDQGORQJ
WHUPELF\FOHUDFNVDQGORFNHUVVKRZHUVDQGSHUVRQDOORFNHUIDFLOLWLHV
7KHUHIRUHWKHSURSRVHG3URMHFWZRXOGVXSSRUWWKHJRDOVDQGDFWLRQVRI
WKHBike Action Plan´ '(,5DWS 

x ³7KHSURSRVHG3URMHFWZRXOGDOVRSURYLGHDSSUR[LPDWHO\VIRI
SXEOLFO\DFFHVVLEOHJURXQGOHYHORSHQVSDFHVDOORZLQJSHGHVWULDQDFFHVV
WKURXJKWKHVLWHDQGWRVXUURXQGLQJDUHDVHQKDQFLQJFRQQHFWLYLW\
WKURXJKRXWWKH3URMHFWVLWHDQGLPSURYLQJWKHSXEOLF¶VSHGHVWULDQ
H[SHULHQFH´ '(,5DWS 

7KHERWWRPOLQHLVWKDWWKH3URMHFWZLOOHQFRXUDJHDQGIDFLOLWDWHELNLQJZDONLQJ
DQGWKHXVHRISXEOLFWUDQVSRUWDWLRQDQGPDNHDSRVLWLYHFRQWULEXWLRQWRWKH
HQYLURQPHQWIURPDWUDQVSRUWDWLRQSROLF\SHUVSHFWLYH7KH3URMHFW¶VFRQVLVWHQF\ZLWK
DSSOLFDEOHWUDQVSRUWDWLRQSODQVDQGSROLFLHVKROGVWUXHZLWKUHJDUGWRLWVFRQWULEXWLRQVWR
FXPXODWLYHWUDQVSRUWDWLRQLPSDFWV

% 7KH'(,5$SSURSULDWHO\$QDO\]HV7UDQVSRUWDWLRQ8QGHU7KH/HYHO2I
6HUYLFH ³/26´ 0HWKRGRORJ\

7KH'(,5¶VXVHRIWKHORQJVWDQGLQJ/26PHWKRGRORJ\IRUHYDOXDWLQJWKH
3URMHFW¶VWUDQVSRUWDWLRQLPSDFWVLVDSSURSULDWHJLYHQWKDWWKH&LW\KDGQRW\HW
WUDQVLWLRQHGWR907DVLWVSULPDU\WUDQVSRUWDWLRQLPSDFWPHWULFDWWKHWLPHWKH'(,5ZDV
UHOHDVHGIRUSXEOLFUHYLHZ3HUWKH&(4$*XLGHOLQHVDQGDVVWDWHGLQWKH'(,5³«907
DQDO\VHVPXVWEHLPSOHPHQWHG6WDWHZLGHE\-XO\7KH1RWLFHRI3UHSDUDWLRQ
123 IRUWKHSURSRVHG3URMHFWZDVLVVXHG'HFHPEHUSULRUWRWKHDGRSWLRQRI
&(4$*XLGHOLQHV6HFWLRQDQGWKH'(,5ZDVUHOHDVHGEHIRUH-XO\
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7KHUHIRUHD907DQDO\VLVLVQRWUHTXLUHGIRUWKHSURSRVHG3URMHFW´ &DO&RGH
5HJV F '(,5DWS 

$IWHUSXEOLFDWLRQRIWKH'(,5WKH&LW\&RXQFLODGRSWHG907EDVHGVLJQLILFDQFH
WKUHVKROGVSHUWKHUHTXLUHPHQWVRIWKH&(4$*XLGHOLQHV7KHWKUHVKROGVDUHVWDWHGLQ
7DEOHVDQGRIWKH'(,5IRULQIRUPDWLRQDOSXUSRVHV$VFRQILUPHGLQWKH
&(4$JXLGHOLQHVDQGFDVHODZWKH&LW\¶VDGRSWLRQRI907WKUHVKROGVGRHVQRWLPSDFW
WKHOHJDOVXIILFLHQF\RIWKH'(,57KHEDFNJURXQGUXOHUHJDUGLQJDPHQGPHQWVWRWKH
&(4$*XLGHOLQHVLVWKDW³>Q@HZUHTXLUHPHQWVLQDPHQGPHQWVZLOODSSO\WRVWHSVLQWKH
&(4$SURFHVVQRW\HWXQGHUWDNHQE\WKHGDWHZKHQDJHQFLHVPXVWFRPSO\ZLWKWKH
DPHQGPHQWV´DQGLI³DGRFXPHQWPHHWVWKHFRQWHQWUHTXLUHPHQWVLQHIIHFWZKHQWKH
GRFXPHQWLVVHWRXWIRUSXEOLFUHYLHZWKHGRFXPHQWVKDOOQRWQHHGWREHUHYLVHGWR
FRQIRUPWRDQ\QHZFRQWHQWUHTXLUHPHQWVLQJXLGHOLQHDPHQGPHQWVWDNLQJHIIHFWEHIRUH
WKHGRFXPHQWLVILQDOO\DSSURYHG´ &DO&RGH5HJV D DQG G  ,QLong
Beach Sav. & Loan Assn. v. Long Beach Redevelopment Agency  
&DO$SSGQWKHFRXUWVDLGWKDW³>I@DLUQHVVDQGWKHQHHGIRUILQDOLW\
UHTXLUHVWKDWWKHSURSULHW\RIUHVSRQGHQWV DFWLRQVEHPHDVXUHGDJDLQVWWKRVH
UHJXODWLRQVLQHIIHFWWKHGDWHZKHQUHVSRQGHQWVSUHVHQWHGWKHQHJDWLYHGHFODUDWLRQIRU
SXEOLFUHYLHZ´HYHQWKRXJKSURMHFWDSSURYDOWRRNSODFHDIWHUWKHQHZJXLGHOLQHWRRN
HIIHFW7KHUHIRUHDVQRWHGLQWKH'(,5907WKUHVKROGVDGRSWHGE\WKH&LW\SULRUWR
FHUWLILFDWLRQRIWKH3URMHFW¶VILQDO(,5³ZRXOGDSSO\SURVSHFWLYHO\WRIXWXUHSURMHFWV LH
SHQGLQJSURMHFWVVXFKDVWKH3URMHFWZRXOGQRWEHVXEMHFWWRWKHQHZWKUHVKROGV ´
'(,5DWS 7KH907DQDO\VLVSURYLGHGLQWKH'(,5LVIRULQIRUPDWLRQDO
SXUSRVHVRQO\DQGWUDQVSRUWDWLRQLPSDFWVDUHSURSHUO\DQDO\]HGXQGHUWKHSUHYLRXV
/26PHWKRGRORJ\

& 7KH'(,5¶V/26$QDO\VLV2YHUVWDWHV7KH3URMHFW¶V7UDIILF,PSDFWV$FWXDO
7UDIILF,PSDFWV$UH/LNHO\7R%H)DU/HVV

$VH[SODLQHGIXUWKHULQWKHDWWDFKHGPHPRUDQGXPSUHSDUHGE\OLFHQVHGWUDIILF
HQJLQHHU'DYLG6KHQGHURI/LQVFRWW/DZ *UHHQVSDQ(QJLQHHUV ³//*0HPRUDQGXP´
LQFOXGHGKHUHZLWKDV([KLELW³%´ WKHWULSJHQHUDWLRQDVVXPSWLRQVZKLFKIRUPWKHEDVLV
RIWKH'(,5¶V/26DQGVWUHHWVHJPHQWDQDO\VHVUHVXOWLQDYHU\FRQVHUYDWLYH
DVVHVVPHQWRIWKHDQWLFLSDWHGWUDIILFLPSDFWVRIWKH3URMHFW7KH//*0HPRUDQGXPLV
VXEPLWWHGE\WKH3URMHFW$SSOLFDQWDVDQLQIRUPDWLRQDOVXSSOHPHQWWRWKH'(,5¶V
7UDQVSRUWDWLRQ6HFWLRQ

$WWKHWLPHWKH'(,5ZDVUHOHDVHGWKHWKUHVKROGVZHUHSURSRVHGEXWQRW\HW
DGRSWHG
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,QFRQVLGHULQJWKH'(,5¶VWUDQVSRUWDWLRQDQDO\VLV&LW\GHFLVLRQPDNHUVDQGWKH
SXEOLFVKRXOGFDUHIXOO\ZHLJKWKHIROORZLQJ
D $VGHWDLOHGLQWKH//*0HPRUDQGXPWKH'(,5VLJQLILFDQWO\RYHUVWDWHVWKH
3URMHFW¶VWUDIILFLPSDFWVEHFDXVH L WKHUHVWDXUDQWWULSJHQHUDWLRQIRUHFDVWVZKLFK
DFFRXQWIRUDVXEVWDQWLDOSRUWLRQRIWKH3URMHFW¶VRYHUDOOWULSV  VKRXOGEH
GHHSO\GLVFRXQWHGGXHWRWKH3URMHFW¶VORFDWLRQLQWKH'RZQWRZQZLWKLWVGLYHUVHDQG
SUR[LPDWHPL[RIXVHVLQFOXGLQJWKHODUJHQXPEHURIUHVWDXUDQWSDWURQVWKDWZLOOOLNHO\
EHZDONLQVIURPQHDUE\RIILFHVUHVLGHQFHVDQGWRXULVWDWWUDFWLRQVLQFOXGLQJWKRVH
FRPLQJIURPHOVHZKHUHLQWKH3URMHFWDQG LL WKHWULSJHQHUDWLRQIRUHFDVWRIWKH3URMHFW¶V
FXOWXUDOXVH V LVDOVRDOPRVWFHUWDLQO\RYHUVWDWHGWRWKHH[WHQWLWLVEDVHGXSRQHPSLULFDO
GDWDFROOHFWHGIURPVWDQGDORQHFXOWXUDOXVHVZKLFKDUHQRWSDUWRIDPL[HGXVH
GHYHORSPHQWSURMHFWVXFKDVWKH3URMHFWDQGDJDLQWKHUHIRUHGRHVQRWDFFRXQWIRUWKH
VLJQLILFDQWZDONLQDQGWUDQVLWWULSPDNLQJLQ6DQWD0RQLFD
E 'HVSLWHVWXG\LQJDWRWDORILQWHUVHFWLRQVWKH'(,5IRXQGVLJQLILFDQW
XQPLWLJDEOHLPSDFWVDWMXVWIRXULQWHUVHFWLRQVLQWKHDSSURYDO\HDUDQGVL[LQWHUVHFWLRQV
LQWKHIXWXUH\HDU$OPRVWDOORIWKHVHILQGLQJVRIXQPLWLJDEOHVLJQLILFDQWWUDIILFLPSDFWV
DUHDSURGXFWRIWKH&LW\¶VFRQVHUYDWLYHWULSJHQHUDWLRQDVVXPSWLRQVDQGRYHUO\
VHQVLWLYHWKUHVKROGVRIVLJQLILFDQFHSXUVXDQWWRZKLFKDVLQJOHLQFUHPHQWDOWULSRUDQ
LPSHUFHSWLEOHGHOD\DWFHUWDLQLQWHUVHFWLRQVURXWLQHO\OHDGVWRDILQGLQJRIVLJQLILFDQW
LPSDFW0RUHRYHUIRUWKUHHRIWKHLPSDFWHGLQWHUVHFWLRQVLQWKHIXWXUH\HDUDVD
SUDFWLFDOPDWWHUWKHIXQFWLRQLQJRIWKHLQWHUVHFWLRQVZLOOEHUHODWLYHO\JRRGEDVHGXSRQD
FDSDFLW\DQDO\VLVGHVSLWHWKHSRRU/26GHWHUPLQDWLRQLQWKH'(,5¶VFRQFOXVLRQV
F 7KH'(,5DSSURSULDWHO\GRHVQRWUHFRPPHQGLPSRVLQJDQ\SK\VLFDO
LPSURYHPHQWVWRPLWLJDWHWUDIILFLPSDFWVDWWKHLPSDFWHGLQWHUVHFWLRQVEHFDXVHWKH
PLWLJDWLRQVIRUYHKLFOHGHOD\ZRXOGEHFRQWUDU\WR&LW\SROLFLHV)RUH[DPSOHRQH
SRWHQWLDOPLWLJDWLRQZRXOGKDYHUHVXOWHGLQLQFUHDVHGKD]DUGVIRUSHGHVWULDQVDQG
ELF\FOHVLQFRQIOLFWZLWKWKH/8&(DQGRWKHU&LW\SROLFLHV '(,5$SS.DWS 
' 7KH3URMHFW:LOO1RW+DYH$Q\&LUFXODWLRQ,PSDFWV:LWK5HVSHFW7R
+D]DUGV$QG(PHUJHQF\$FFHVV

7KH'(,5DOVRHYDOXDWHGWKH3URMHFWZLWKUHVSHFWWRHYDOXDWLRQRIWKHSRWHQWLDO
IRUGHVLJQUHODWHGKD]DUGVDQGDQ\LPSDFWVWRHPHUJHQF\DFFHVVDQGFRQILUPHGWKDW
WKH3URMHFWZLOOKDYHQRDGYHUVHLPSDFWVLQWKHVHDUHDV '(,5DWSDQG 
7KH'(,5UHDFKHVWKHVDPHFRQFOXVLRQZLWKUHJDUGWRFXPXODWLYHLPSDFWVLQWKHVH
DUHDV IdDWS 
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,9 
$/7(51$7,9(6
7KH'(,5HYDOXDWHVDUHDVRQDEOHUDQJHRISURMHFWDOWHUQDWLYHVLQFRPSOLDQFH
ZLWK6WDWH&(4$*XLGHOLQHV7KHILYHDOWHUQDWLYHVVWXGLHGLQWKH'(,5DUH
WKHQRSURMHFWQREXLOGDOWHUQDWLYH $OWHUQDWLYH WKHUHWHQWLRQRIH[LVWLQJODQGPDUNVLQ
SODFHDQGGHYHORSPHQWRIWKHUHPDLQGHURIWKH3URMHFW6LWHZLWK7LHU,,PL[HGXVH
KRXVLQJGHYHORSPHQWV $OWHUQDWLYH UHGXFWLRQRIWKH3URMHFW¶VKHLJKW PD[LPXP¶ 
DQGFRUUHVSRQGLQJUHGXFWLRQLQIORRUDUHDZKLOHUHWDLQLQJWKHVDPHFLUFXODWLRQDQGRSHQ
VSDFHHOHPHQWVRIWKH3URMHFW $OWHUQDWLYH WKHUHWHQWLRQRIH[LVWLQJODQGPDUNVDQG
6DQWD0RQLFD%RXOHYDUGZLWK7LHU,,PL[HGXVHKRXVLQJDQGFRPPHUFLDO
GHYHORSPHQWVRQWKHUHPDLQGHURIWKH3URMHFW6LWH $OWHUQDWLYH DQGDUHYLVHG
FLUFXODWLRQDOWHUQDWLYH $OWHUQDWLYH 7KHVHOHFWHGDOWHUQDWLYHVIRVWHUPHDQLQJIXOSXEOLF
SDUWLFLSDWLRQDQGLQIRUPHGGHFLVLRQPDNLQJFRQVLVWHQWZLWK6WDWH&(4$*XLGHOLQHV
 I 


$Q(,5LVQRWUHTXLUHGWRFRQVLGHUHYHU\FRQFHLYDEOHDOWHUQDWLYHWRDSURMHFW
6WDWH&(4$*XLGHOLQHV D  $WSDJHWKH'(,5SURSHUO\H[SODLQVWKH
UDWLRQDOHIRUVHOHFWLQJWKHVL[DOWHUQDWLYHVVWXGLHG)XUWKHUPRUHLQ6HFWLRQWKH'(,5
GXO\LGHQWLILHVDGGLWLRQDODOWHUQDWLYHVWKDWZHUHFRQVLGHUHGGXULQJWKHVFRSLQJSURFHVV
DQGUHMHFWHGDVLQIHDVLEOHRULQFRQVLVWHQWZLWKSULPDU\3URMHFWREMHFWLYHVDQGH[SODLQV
WKHUHDVRQVIRUHDFKRIWKRVHGHWHUPLQDWLRQV


7KH$SSOLFDQW¶VRYHUDUFKLQJFRPPHQWVRQWKH'(,5DOWHUQDWLYHVDUHVHWIRUWK
EHORZ7KH$SSOLFDQW¶VPRUHGHWDLOHGFRPPHQWVUHJDUGLQJHDFKRIWKHVL[DOWHUQDWLYHV
DUHVHWIRUWKLQ([KLELW³&´DWWDFKHG$VWRWKHSURMHFWDOWHUQDWLYHVWDNHQDVDZKROH

 :LWKWKHH[FHSWLRQRIWKH1R3URMHFW$OWHUQDWLYHQRQHRIWKHILYH
UHPDLQLQJDOWHUQDWLYHVZRXOGHOLPLQDWHWKHVLJQLILFDQWDQGXQDYRLGDEOH
LPSDFWVLGHQWLILHGLQWKH'(,5 '(,57DEOHDWSSWR 
6WDWHGDQRWKHUZD\HDFKRIWKRVHSURMHFWDOWHUQDWLYHVZRXOGVWLOOUHVXOWLQ
VLJQLILFDQWDQGXQDYRLGDEOHLPSDFWVDOEHLWWRDPDUJLQDOO\OHVVHUGHJUHHLQ
VRPHFDVHV

 7KHUHGXFHGGHQVLW\DOWHUQDWLYHV $OWHUQDWLYHVDQG ZRXOGUHTXLUH
HLWKHUWKHUHGXFWLRQRIUHVLGHQWLDOXQLWVRUWKHUHGXFWLRQHOLPLQDWLRQRIKRWHO
URRPVRUERWKLQFRQVLVWHQWZLWKWKH&LW\¶VDQG&RDVWDO$FW¶VJRDOVDQG
SROLFLHVHQFRXUDJLQJWKHGHYHORSPHQWRIKRXVLQJDQGYLVLWRUVHUYLQJXVHV
LQWKH&LW\¶V'RZQWRZQ
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 $VWKHEDVHOLQHIRUDVVHVVLQJSURMHFWLPSDFWV&(4$XWLOL]HVWKHVWDWXV
TXRLQFOXGLQJH[WHQVLYHVXUIDFHSDUNLQJRFFXS\LQJSULPHUHDOHVWDWHQHDU
WKHRFHDQLQWKH&LW\¶VHPSOR\PHQWFHQWHUDQGWUDQVLWULFKGRZQWRZQDV
LWVPHDVXULQJVWLFN:KLOHWKHXQLYHUVDOO\IROORZHGSUDFWLFHDVUHIOHFWHGLQ
WKLV'(,5¶VEDVHOLQHLVIXOO\FRQVLVWHQWZLWK6WDWHODZLWLVLPSRUWDQWWR
DFNQRZOHGJHWKDWXVLQJWKHVWDWXVTXRDVWKHEDVHOLQHEOLQGO\DVVXPHV
WKDWWKHVWDWXVTXREDVHOLQHLVSUHIHUUHGDQGHQYLURQPHQWDOO\³VXSHULRU´,Q
IDFWDVGHWDLOHGLQ([KLELW&QXPHURXVSRWHQWLDOHQYLURQPHQWDOEHQHILWV
ZRXOGEHORVWE\PDLQWDLQLQJWKHVWDWXVTXR

 3XUVXDQWWR6WDWH&(4$*XLGHOLQHV6HFWLRQLWLVVWLOODSSURSULDWH
DQGODZIXOWRDSSURYHDSURMHFWDOWKRXJKDQ(,5FRQFOXGHVWKDWWKHSURMHFW
PD\FDXVHVLJQLILFDQWXQDYRLGDEOHHQYLURQPHQWDOLPSDFWVVRORQJDVWKH
DJHQF\UHYLHZLQJWKHSURMHFWGHWHUPLQHVWKDWWKHUHPDLQLQJVLJQLILFDQW
LPSDFWVKDYHEHHQUHGXFHGDVPXFKDVSRVVLEOHDQGWKDWWKHEHQHILWVRI
WKHSURMHFWRXWZHLJKDQ\DOWHUQDWLYHWKDWPD\IXUWKHUUHGXFHWKRVH
VLJQLILFDQWLPSDFWV7KH3URMHFW$OWHUQDWLYHVGRQRWHOLPLQDWHWKHLGHQWLILHG
VLJQLILFDQWLPSDFWVDQGGRQRWDFKLHYHWKHSURMHFWREMHFWLYHVWRWKHVDPH
H[WHQWDVWKH3URMHFW)RUH[DPSOHDOORIWKHUHGXFHGGHQVLW\DOWHUQDWLYHV
HLWKHUUHGXFHWKHQXPEHURIKRXVLQJXQLWVRUUHGXFHWKHQXPEHURIKRWHO
URRPVRUERWK$OWHUQDWLYHVDQGZRXOGQRWLQFOXGHWKHSURSRVHG
3URMHFW¶VFXOWXUDOXVHFDPSXVDQG$OWHUQDWLYHVDQGZRXOGUHGXFHWKH
VL]HDQGIXQFWLRQDOLW\RIWKHFDPSXVSURYLGLQJIHZHUFXOWXUDOEHQHILWVWR
WKH&LW\$OWHUQDWLYHDQGGRQRWLQFOXGHSXEOLFO\DFFHVVLEOH
SHGHVWULDQSDVHRVSURYLGLQJIRUFRQQHFWLYLW\WKURXJKWKH3URMHFW6LWHDQG
HQKDQFLQJWKHSHGHVWULDQH[SHULHQFH$QGDOODOWHUQDWLYHVRWKHUWKDQ
$OWHUQDWLYHZRXOGHOLPLQDWHWKHSURSRVHGSXEOLFO\DFFHVVLEOHURRIWRS
REVHUYDWLRQGHFN:KLOH$OWHUQDWLYHZRXOGSURYLGHPDQ\RIWKHVDPH
EHQHILWVDVWKHSURSRVHG3URMHFWLWZRXOGLQFOXGHUHTXLUHDGULYHZD\
WKURXJKWKHPLGGOHRIWKHSXEOLFO\DFFHVVLEOH&XOWXUDO8VHV&DPSXV
FRXUW\DUGHOLPLQDWLQJWKLVYDOXDEOHSXEOLFO\DFFHVVLEOHRSHQVSDFHDQG
LQFUHDVLQJWKHSRWHQWLDOIRUFRQIOLFWVEHWZHHQSHGHVWULDQVELF\FOLVWVDQG
YHKLFOHV

2YHUDOOZLWKRXWWKHUHGHYHORSPHQWRIWKHSURSRVHG3URMHFWVLWH$OWHUQDWLYH
ZRXOGQRWVHUYHWKHJRDOVRIWKH/8&(WKH'&3RUWKH&RDVWDO$FWDQGWKHXUEDQODQG
WKDWFRPSULVHVWKHSURSRVHG3URMHFWVLWHZRXOGUHPDLQVHYHUHO\XQGHUXWLOL]HG
3URORQJLQJWKHVWDWXVTXRZRXOGEHDPLVVHGRSSRUWXQLW\IRUDFKLHYLQJDGGLWLRQDO
KRXVLQJLQFOXGLQJDIIRUGDEOHKRXVLQJDIXOOVHUYLFHKRWHOZLWKDSXEOLFO\DFFHVVLEOH
REVHUYDWLRQGHFNFXOWXUDOXVHVHQKDQFHPHQWVWRWKHSHGHVWULDQH[SHULHQFHDURXQG
DQGWKURXJKWKH3URMHFW6LWHDQGRWKHUSURMHFWEHQHILWV
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,WVKRXOGEHQRWHGWKDWZKLOH$OWHUQDWLYHZDVLGHQWLILHGE\WKH'(,5WREH
HQYLURQPHQWDOO\VXSHULRUWRWKHSURSRVHG3URMHFWWKH3URMHFWZRXOGEHPRUHVXFFHVVIXO
LQDFFRPSOLVKLQJ&LW\JRDOVDQGSROLFLHVWKDWDUHLQWHQGHGWRJHQHUDWHIXWXUHVPDUW
JURZWKRXWFRPHVKRXVLQJRSSRUWXQLWLHVDQGVXVWDLQDEOHGHYHORSPHQWSDWWHUQVWKDW
SODFHKLJKHUGHQVLWLHVLQ+47$WUDQVLWULFKDUHDV1RWDEO\$OWHUQDWLYHZRXOGLQFOXGH
VXEVWDQWLDOO\IHZHU OHVV KRWHOURRPVLQWKH&RDVWDO=RQHZKHUHYLVLWRUVHUYLQJ
DFFRPPRGDWLRQVDUHLGHQWLILHGLQDGRSWHGSODQVDVDSULRULW\XVHDQGZRXOGSURGXFH
OHVVKRXVLQJLQDWUDQVLWDQGMREULFKDUHDRIWKH&LW\$VFRPSDUHGWR$OWHUQDWLYHWKH
3URMHFWZRXOGPRUHIXOO\VXSSRUWWKH3URMHFW6LWH¶V(VWDEOLVKHG/DUJH6LWHGHVLJQDWLRQLQ
WKH'&3JLYHQWKH6LWH¶VXQLTXHFKDUDFWHULVWLFVDQGSRWHQWLDOWRVXSSRUWEHQHILFLDO
JURZWKZLWKLQWKH&LW\DVDFFRPSDQLHGE\DUDQJHRIFRPPXQLW\EHQHILWV0RUHRYHUDV
IXUWKHUGHVFULEHGLQ([KLELW³&´$OWHUQDWLYHZRXOGQRWPHHWYDULRXV3URMHFWREMHFWLYHV
WRWKHVDPHH[WHQWDVWKH3URMHFWLQFOXGLQJWKHFRQFHUQWKDW$OWHUQDWLYHLVQRW
HFRQRPLFDOO\YLDEOHIHDVLEOH
,QFRQFOXVLRQWKH'(,5LVWKRURXJKDQGFRPSUHKHQVLYHDQGVDWLVILHVDOORIWKH
OHJDOUHTXLUHPHQWVXQGHU&(4$,IDQ\WKLQJWKH'(,5LVRYHUO\FRQVHUYDWLYHLQLWV
GHWHUPLQDWLRQRILPSDFWV1RQHWKHOHVVWKHPDQ\\HDUVRISXEOLFLQSXWDQGGHVLJQ
UHYLVLRQVLQUHVSRQVHWRSXEOLFKHDULQJVDQGFRPPXQLW\GLDORJXHKDVSURGXFHGDQ
H[FHSWLRQDOSURMHFWZLWKLFRQLFGHVLJQDQGVXEVWDQWLDOEHQHILWVIRUWKHFRPPXQLW\:H
ORRNIRUZDUGWREULQJLQJWKLV3URMHFWIRUZDUGWRILQDOKHDULQJVEHIRUHWKH3ODQQLQJ
&RPPLVVLRQDQG&LW\&RXQFLO
6LQFHUHO\

3DXOD-/DUPRUH
3DXOD - /DUPRUH
(QFORVXUHV
FF 5R[DQQH7DQHPRUL ZHQFO 
'DYLG0DUWLQ ZHQFO 
6XVDQ<&ROD ZHQFO 
2FHDQ$YHQXH3DUWQHUV//& ZHQFO 
*HKU\3DUWQHUV//3 ZHQFO 
5REHUW-D\&KDWWHO ZHQFO 
'DYLG66KHQGHU ZHQFO 
$P\5)RUEHV ZHQFO 
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EXHIBIT "A"

MEMORANDUM
DATE:

January 27, 2020

TO:

Roxanne Tanemori, AICP, Principal Planner
Planning and Community Development Department
City of Santa Monica

FROM:

Robert Chattel, AIA, President
Olivia White, Associate II
Chattel, Inc.

RE:

Ocean Avenue Project, Santa Monica, California
Conformance Recommendations

This memorandum provides conformance recommendations for the Ocean Avenue Project
(proposed project), located at 101 Santa Monica Boulevard, 129 Santa Monica Boulevard, 1333
Ocean Avenue, 1337 Ocean Avenue, and 1327 Ocean Avenue (subject property, AINS: 4291-014,
-016, -017, 018, -024, -025, project site). The proposed project consists of demolition of some
existing buildings and surface parking lots, relocation and rehabilitation of two City of Santa Monica
(City) designated Landmarks, new construction, and new subterranean parking. The Landmarks
include 1333 Ocean Avenue (Queen Anne Landmark) and 1337 Ocean Avenue (Spanish Colonial
Revival Landmark; collectively Landmark Buildings). This memorandum provides background
information on the subject property, provides an overview of concept level design specifically
focusing on the Landmark Buildings, and makes recommendations for future design development to
achieve a project in conformance with the Secretary of the Interior’s Standards for the Treatment of
Historic Properties (Secretary’s Standards). Refer to Attachment A for contemporary photographs,
Attachment B for historic photographs, Attachment C for the Statements of Official Action for the
Landmark Buildings, Attachment D for project drawings, Attachment E for Landmark Buildings
Sequence of Relocation. Project drawings contained in Attachment D are intended to depict the
concept layout of the proposed project in plans, sections, elevations, and axonometric drawings. It
should be understood that the narrative contained in this report further supplements the
diagrammatic nature of the project drawings.
This conformance recommendations memorandum will be supplemented in future stages of the
proposed project with a detailed conformance review of design drawings.
Background
The subject property is located on the southern portion of the block bounded by Ocean Avenue
between Santa Monica Boulevard, Arizona Avenue, and Second Street. It contains two Landmark
Buildings: the Queen Anne Landmark currently located at 1333 Ocean Avenue and the Spanish
Colonial Revival Landmark currently located at 1337 Ocean Avenue. The Queen Anne Landmark
was designated a City Landmark on May 14, 2001, under Criteria 1, 4, and 6. The Statement of
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Official Action for designation (STOA; Attachment C) describes the significance of the subject
property in detail:
The structure exemplifies, symbolizes, or manifests elements of the cultural, social,
economic, political, or architectural history of the City in that it was constructed circa 1906
and retains sufficient architectural integrity and historical context to reflect the early
residential development of the City. The subject property is one of the sole surviving property
types along Ocean Avenue that illustrates the early history of Santa Monica.
The structure embodies distinguishing architectural characteristics valuable to a study of a
period, style, method of construction or the use of indigenous materials or craftsmanship; or
is a unique or rare example of an architectural design, detail, or historical type to such a
study. This Queen Anne-style residence incorporates many of the trademarks of its type,
including clapboard cladding, roof treatments with boxed eaves and exposed rafter tails,
dentils, and a steeply pitched roof. The two-story shingled tower is another classic feature
associated with this idiom.
The structure has a unique location and is an established familiar visual feature of the City in
that it is a rare example of a turn-of-the-century property lining the original development
along Ocean Avenue. The small remaining cluster of structures, including this property and
the Gussie Moran House, mark some of the few surviving properties that illustrate what
Ocean Avenue was like when it was once a eucalyptus lined street developed with late 19th
and early 20th century residences.
Queen Anne Landmark Character-Defining Features
Below is a list of character-defining features of the Queen Anne Landmark. Character-defining
features are based on the STOA as well as observations made on multiple site visits by Chattel.
x
x
x
x
x
x
x
x
x

Siting on Ocean Avenue facing west
Asymmetrical primary west elevation
Horizontal wood clapboard siding and wood shingle siding
Steeply pitched cross-gable roof
Boxed eaves with dentils and exposed rafter tails
Tower
Partial length porch at first floor
Integral porch on second floor of west elevation
Recessed entry on west elevation

Below is a list of character-defining features which are no longer present or have previously been
altered. These features have been identified through review of historic photographs assembled
recently.
x
x
x
x

Full height of tower, which historically extended to at or above the roof ridgeline and included
a widow’s walk
Full length of second floor porch, now cut off at the north
Open porch on first floor, now enclosed
Brick chimney

Queen Anne Landmark Period of Significance
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The period of significance of the Queen Anne Landmark is 1906, its year of construction. It was at
this time that it retained all character-defining features of its style of architecture including open
porch, wood clapboard siding and wood shingles, boxed eaves with dentils and exposed rafter tails,
ornamented eave, and full height tower with widow’s walk. This was also when this block of Ocean
Avenue was primarily composed of residential buildings, many turn-of-the-century houses designed
in the Queen Anne style, including the Gussie Moran House (1323 Ocean Avenue, circa 1891), the
John and Georgina Jones Mansion (101 Wilshire Boulevard/ 1133 Ocean Avenue, 1888, no longer
extant), and the Roy Jones House at (1007 Ocean Avenue, circa 1890, relocated to 2612 Main
Street). See Attachment B for historic photographs of the Landmark Buildings and these turn-of-thecentury houses.
The Spanish Colonial Revival Landmark was designated a City Landmark on August 9, 2004 under
Criteria 1, 4, and 6. The Statement of Official Action for designation (STOA; Attachment C) describes
the significance of the subject property in detail:
The property at 1337 Ocean Avenue is located within the original Town of Santa Monica
Tract just west of the central business district. The subject property manifests elements of
the City's architectural history in that the two-story Spanish Colonial Revival structure was
built in 1926 and retains the essential physical features that constitute this style including
stuccoed walls, red clay tile roof highlights, wrought iron balconettes, and arched shaped
window and door openings. In the 1920s and 30s the period during which this property was
built, this area of the City experienced a development boom as the City transitioned to a
year-round resort community. The Spanish Colonial style of structure is especially popular
during this era of the City's development and was key to the architectural history and
character of the City…Thus, this property is particularly noteworthy in that when it was
constructed, it extended the downtown commercial area northward at a time when Ocean
Avenue was largely developed for residential uses in that direction. Furthermore, while the
property is one of several multi-family dwellings of this style on Ocean Avenue, it is distinct in
that it is the only example designed with a commercial space. Given these circumstances,
the property reflects and manifests the evolutionary urban development of the City’s
architectural history, particularly along Ocean Avenue and maintains sufficient integrity to
continue to reflect this development.
Spanish Colonial Revival Character-Defining Features
Below is a list of character-defining features of the Spanish Colonial Revival Landmark. Characterdefining features are based on the STOA as well as observations made on multiple site visits by
Chattel.
x
x
x
x
x
x
x
x
x
x
x

Siting on Ocean Avenue facing west
Symmetrical primary west elevation
Rectangular shape
Stucco clad exterior walls
Shed roofs clad in red clay barrel tiles
Wrought iron balconettes
Second floor balconies
Arched window and door openings
Arched wing walls
Double sash multilight doors
Centered entry
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Below is a list of character-defining features which are no longer present or have previously been
altered. These features have been identified through review of historic photographs assembled
recently.
x
x
x
x

Center entrance door surround with spiraled columns
Wall ornamentation on first and second floors of west elevation
Turned balusters at second floor balconies
Multi-light windows on the west elevation (some remain)1

Spanish Colonial Revival Landmark Period of Significance
The period of significance of the Spanish Colonial Revival Landmark is 1926, its year of
construction. It was at this time that it retained all character-defining features of its style of
architecture including center entrance door surround, wall ornamentation, turned wood spindle
balconies, and multi-light windows. This is also when this block of Ocean Avenue retained a
combination of turn-of-the-century residences as well as more contemporary mixed-use commercial
buildings, such as the subject property. In addition, this time period was the height of the popularity
of the Spanish Colonial Revival style; other buildings constructed in this style in Santa Monica
include the Embassy Hotel Apartments (1001 3rd Street, 1927), the Santa Monica Professional
Building (700 Wilshire Boulevard, 1928), and the Sovereign Apartments/Hotel (205 Washington
Boulevard, 1928), all constructed soon after the Spanish Colonial Revival Landmark.
Proposed Project
Overview
The proposed project would redevelop an approximately 82,500-square foot (1.89-acre) site on the
northeast corner of Ocean Avenue and Santa Monica Boulevard. The proposed project includes
demolition of two commercial buildings: 1327 Ocean Avenue located on the lot immediately north of
the Queen Anne Landmark and 101 Santa Monica Boulevard, three lots south of the Spanish
Colonial Revival Landmark, and surface parking lots at 101 Santa Monica Boulevard. The proposed
project also includes demolition of the rear structures (which are not City-designated Landmarks) at
1327 Ocean Avenue and 1337 Ocean Avenue. The proposed project would include a hotel,
apartments, cultural uses, a public observation deck, retail/restaurants, open space, and
subterranean parking. The proposed Cultural Use Campus would incorporate the Queen Anne
Landmark and Spanish Colonial Landmark, which would be rehabilitated, restored, and relocated on
the northern portion of the proposed project site along Ocean Avenue, and would include
construction of a new building located to the east of the Landmark Buildings. The proposed project
would include below-grade floor area that would be used for hotel, residential, retail/restaurant and
cultural uses. The Santa Monica Boulevard and Second Street frontages of the project site do not
contain historic resources.
Landmark Buildings Relocation
As part of the proposed project, the Landmark Buildings would go through a two-step relocation from
their current locations to new locations on the project site. Following demolition and site preparation,
the Landmark Buildings would be stabilized in preparation for a move to a temporary location.
Temporary locations for the Landmark Buildings would be prepared near the current location of the
surface parking lot on the 101 Santa Monica Boulevard site. Prior to the relocation of the Landmark
Buildings, I-beam shoring would be installed in the crawl space beneath the bearing walls and posts
would be installed to provide lateral support. The Landmark Buildings would then be carefully
1

Some windows were originally single pane.
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separated from their existing foundations, lifted and supported on a series of stabilized girders, and
relocated to their temporary locations on the 101 Santa Monica Boulevard site. Refer to Attachment
E: Landmark Buildings Sequence of Relocation. Refer to the construction details contained in the
Environmental Impact Report for additional detailed information.
Once the Landmark Buildings are moved to their temporary locations, permanent foundations for the
Landmark Buildings on the northern portion of the project site would be prepared. After their
permanent foundations are prepared, the Landmark Buildings would be moved to their permanent
locations for incorporation into the Cultural Use Campus. After the Landmark Buildings are placed on
their permanent foundations, excavation would occur under and around them for construction of the
basement level of the Cultural Use Campus and subterranean parking. The new building for the
Cultural Use Campus would be constructed east of the Landmark Buildings, and the three buildings
would collectively become one cohesive complex. The relocation of the Landmark Buildings would
be guided by professional standards in Moving Historic Buildings by John Obed Curtis (National
Park Service, 1979).
Landmark Buildings Relocation, Rehabilitation and Restoration
The proposed project includes rehabilitation of the Landmark Buildings with some restoration to
incorporate them into the Cultural Use Campus. The proposed project includes a creative design to
incorporate the Landmark Buildings into the Cultural Use Campus while still conforming to the
Secretary’s Standards. Below is an overview of the proposed treatment to the Landmark Buildings
following their relocation and reinstallation on new foundations.
In evaluating historic properties, the National Park Service reviews whether a property has integrity,
meaning whether a property is able to convey its significance. There are seven aspects of integrity:
location, setting, design, materials, workmanship, feeling, and association. In the proposed project,
the Landmark Buildings would retain all aspects of integrity following relocation and rehabilitation.
However, in order for a property to retain integrity, it need not retain all aspects of integrity, but
should retain several or most aspects.2 The proposed project was designed to ensure the Landmark
Buildings would continue to retain most aspects of integrity so that they would be able to continue to
convey the significance as described in their respective STOAs. An integrity analysis following
relocation is provided to provide further information on how the Landmark Buildings would continue
to retain integrity in the proposed project.
Landmark Buildings Relocation
The proposed project includes relocation of the Landmark Buildings. The Queen Anne Landmark
and the Spanish Colonial Revival Landmark would trade locations, with the Spanish Colonial Revival
Landmark being located proximate to the current location of 1327 Ocean Avenue on the north end of
the project site, and the Queen Anne Landmark being located proximate to the current location of
the Spanish Colonial Revival Landmark. Both would retain their orientation toward the street as well
as the approximate depth of their respective existing, historic setbacks.
In 1926 this block of Ocean Avenue was a combination of turn-of-the-century residences and newer
commercial buildings. As evidenced by historic photographs and Sanborn Maps, immediately south
of the Spanish Colonial Landmark was a one-story building, and the two lots south of the one-story
building were two multi-story American Colonial Revival style residences. Currently, this block of
Ocean Avenue is a combination of surface parking lots, and early to mid-twentieth century buildings,
with the Gussie Moran House and the Queen Anne Landmark as the only remaining examples of
buildings designed as single-family residences. Therefore, since the setting of the Landmark
2 “How to Evaluate the Integrity of a Property,” U.S. Department of the Interior, National Park Service,
https://www.nps.gov/nr/publications/bulletins/nrb15/nrb15_8.htm.
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Buildings has already changed substantially, relocating them would not have a negative impact on
their integrity of setting.
The Spanish Colonial Revival Landmark was designated in part because it is associated with the
continuation of the downtown commercial district toward the north in the 1920s. The STOA also
identifies its relationship to the Gussie Moran House (1323 Ocean Avenue, built circa 1891,
designated 1979), and the Queen Anne Landmark. Thus, the designation of the Spanish Colonial
Revival Landmark is tied to its proximity to these adjacent Landmark Buildings. By retaining the
Landmark Buildings, this historic pattern of development on Ocean Avenue is retained. The
proposed new locations for the Landmark Buildings put them in closer proximity to the Gussie Moran
House, which strengthens the visual understanding of the historic appearance of Ocean Avenue in
the 1920s. In the proposed project, the Landmark Buildings would continue to convey the sense of
Ocean Avenue in the 1920s as a street that contained a combination of early examples of residential
architecture alongside newer commercial buildings.
The Landmark Buildings are being relocated on-site and adaptively reused as part of the proposed
project as opposed to being relocated off-site. The proposed relocation is preferable because the
Landmark Buildings will retain integrity of setting, as well as integrity of design, materials,
workmanship, feeling, and association.
Once the buildings are relocated, they will be rehabilitated and incorporated into a new Cultural Use
Campus. New construction would connect to both Landmark Buildings. A new one-story gallery entry
lobby would be constructed between the Landmark Buildings, connecting with the south elevation of
the Spanish Colonial Revival Landmark and the north elevation of the Queen Anne Landmark. New
construction would be added to the east of the Landmark Buildings and would incorporate the east
elevations of the Landmark Buildings to create a cohesive complex.
Queen Anne Landmark Rehabilitation and Restoration
In the proposed project, following relocation, the Queen Anne Landmark would retain its compass
orientation facing west, its current setback from Ocean Avenue, and its proximate relationship to
grade through retention of a raised foundation.
The primary (west) elevation of the Queen Anne Landmark would be restored based on physical
evidence and historic documentation. The tower and widow’s walk would be restored to its full height
and would be clad in wood siding as it was historically. The enclosed porch on the first floor would
be opened. First floor porch column capitals would be restored to their original appearance. The
integral porch on the second story would be restored to its full length, extending in front of the north
window. The gable ornamentation previously removed would be restored. The north window would
be restored. The chimney would be accurately reconstructed above the roof only (to the extent
permitted by Code) and the roof would receive new wood shingle roofing material.
The north elevation has previously received few to no alterations. In the proposed project this
elevation would be altered to be incorporated into the Cultural Use Campus. A rectangular-shaped
opening would occur roughly centered on the first floor to connect to what is proposed to be a gallery
entry lobby. This opening would be approximately as wide as the eaves of the second-floor dormer
and would remove four existing windows and an existing door at the first floor. The second-floor
dormer would be retained, and all remaining exterior wall finishes would be retained and
rehabilitated. See Attachment F for existing and proposed views of this elevation.
The east elevation has previously been altered through the addition of a door and bridge at the
second floor. In the proposed project the door and bridge would be removed. In the proposed
project, a rectangular-shaped opening would be cut at the proximate location of first floor windows
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and door and would open into a hallway connecting to other portions of the new construction. The
second-floor dormer would be retained and would be visible inside of the new construction.
The south elevation has previously been substantially altered. Currently the building has three
gables at the second floor, though based on historic photographs it originally had one. The one
original gable, roughly centered on the elevation, would be restored. At the first floor, porch supports
and curved brick stairs (both of which are alterations) would be removed. While most of this
elevation would be visible, a portion of the east end would be incorporated inside the new
construction.
The building currently has a contemporary asphalt shingle roof, but historically had a wood shingle
roof. Existing roofing material would be removed, and new flame-retardant wood shingles would be
installed.
Spanish Colonial Revival Landmark Rehabilitation and Restoration
In the proposed project, following relocation, the Spanish Colonial Revival Landmark would retain its
compass orientation facing west, its current minimal setback on Ocean Avenue, and its proximate
relationship to grade. Currently there are terra cotta pavers in front of the centered entrance door
which would either be salvaged and reinstalled or replaced in-kind following relocation. It currently
has a slab on grade foundation and would have a new foundation proximate to its original grade
following relocation.
The primary (west) elevation of the Spanish Colonial Revival Landmark would be restored based on
physical evidence and historic documentation. This elevation originally featured several cast stone
ornamentation features. This includes the center entrance door surround, which would be accurately
reconstructed based on historic photographs and physical evidence. Cast stone sconces above the
north and south windows at the first floor would be reconstructed. Cast stone wall ornamentation
including a panel above the door and a round flourish at the top of the gable wall would be
reconstructed. New compatible (i.e., historically appropriate) metal sconces would be installed on
either side of the center entrance door surround. Where windows and doors have been altered, new
compatible (i.e., historically appropriate) windows and doors would be installed and would have the
same muntin pattern as they did historically. At the second floor, previously covered over open
railings would be restored and cast stone balusters would be reconstructed.
The north elevation has previously been minimally altered. In the proposed project it would receive
few alterations and would be minimally visible due to its new location at the northern portion of the
site, adjacent to the Gussie Moran House to the north which has a tall hedge in the front yard
setback. It would retain its essential form and massing, though some windows may become blind
windows to accommodate the function of the proposed interior galleries. This would be achieved
likely through the installation of Mecho shadecloth on the interior, or by a similar, reversible method.
On the interior of the building a wall would be installed inset of the windows.
The east elevation has previously been substantially altered with a one-story addition at the first
floor, and a wood porch at the second floor. In the proposed project, these alterations would be
removed. This elevation would receive an addition slightly narrower in massing than the historic
building. This addition would connect the Landmark Building and new building by extending the
gallery space on the interior. The addition is slightly inset from the north and south elevations of the
Landmark Building to delineate the historic and new buildings. The addition would connect to the
new construction to the east.
The south elevation has previously been altered. At the west end of the first floor, an inset archway
where there was previously a door now contains a rectangular greenhouse window. The door in the
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inset archway on the north elevation is intact. At the west end of the second floor, a window which
was previously casement has been altered to become a hung window. The casement window in the
same location on the north elevation is intact. At the east end of the south elevation, two windows
have been added at the second-floor overhang. These windows are not present on the north
elevation and historically did not exist. In the proposed project, the south elevation would receive
alterations, and the majority of the elevation would remain visible.
At the first floor, where windows have been replaced, new windows would be installed to match
historic. The greenhouse window in the inset archway would be removed and replaced with a door
based on documentation. This door would be fixed shut. At the second floor, existing historic
fenestration pattern would remain. Where windows have been replaced, new windows would be
installed to match historic based on documentation. Windows at the second floor would be
rehabilitated and fixed shut in-situ. In order to accommodate the proposed interior galleries, all of
these windows would become blind through the installation of Mecho shadecloth on the interior, or
by a similar, reversible method. On the interior of the building a wall would be installed inset of the
windows. The shed roof on the east, cantilevered portion of this elevation would be retained. Nonoriginal windows on the cantilevered portion of this elevation would be removed.
Terra cotta roof tiles on shed roofs of the building would be removed, salvaged, and reinstalled.
Deteriorated or broken terra cotta roof tiles would be replaced in-kind to match historic.
Integrity of Landmark Buildings Following Relocation and Rehabilitation
Following relocation, the Landmark Buildings would retain integrity as described below:
Location-Both Landmark Buildings would be moved from their original locations to new locations on
lots immediately adjacent to where each were originally constructed. Due to this relocation the
Landmark Buildings would suffer some loss of location. However, since they are being relocated
adjacent to their original location and would retain their compass orientation and proximate setbacks,
overall the Landmark Buildings would continue to retain integrity of location.
Design-The Landmark Buildings are designed in two different and distinct period styles of
architecture, and both were designed to face Ocean Avenue. Following relocation, the Landmark
Buildings would retain their compass orientations facing west toward Ocean Avenue. The shape and
massing of the respective Landmark Buildings would be retained. The Landmark Buildings would be
incorporated into new construction, and exterior walls included on the interior of the new construction
would retain and display original design and materials including exterior wall materials and
fenestration patterns. Both Landmark Buildings were originally constructed with distinct historic
ornamental features; some of which are extant, some which have been altered or removed. Missing
historic features of the Queen Anne Landmark include the full height corner tower with widow’s walk;
full length second floor porch, now cut off at the north; open porch on first floor, now enclosed; first
floor porch column capitals; gable ornamentation; and brick chimney. As part of the rehabilitation of
the Queen Anne Landmark, all of these features would be restored or reconstructed based on
physical evidence and documentation. Missing historic features of the Spanish Colonial Revival
Landmark include center entrance door surround with spiraled columns, sconces above the north
and south windows at the first floor, wall ornamentation on first and second floors of west elevation,
sconces on either side of the center entrance door surround turned balusters at second floor
balconies, and multi-light windows on the west elevation (some extant). Extant historic features will
be retained and rehabilitated. As part of the rehabilitation of the Spanish Colonial Revival Landmark,
all of these features would be restored/reconstructed based on physical evidence and
documentation. As discussed in Materials below, extant historic features of both Landmark Buildings
will be retained and rehabilitated. Therefore, the Landmark Buildings would retain integrity of design.
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Setting-The Landmark Buildings have previously suffered losses of integrity of setting, as the lot
adjacent to the Spanish Colonial Revival Landmark, which was previously a two-story single-family
residence, then became a one-story commercial building, and subsequently the extant surface
parking lot. As evidenced by historic photographs and maps, the lot to the north of Queen Anne
Landmark was previously a one-story building at the front of the lot, this lot is currently occupied by a
two-story commercial building that extends east the full length of the lot. Following relocation, the
Landmark Buildings would be put in closer proximity to the Gussie Moran house, another early
twentieth century building, which would be an improvement to their setting. Though relocated, the
Landmark Buildings new locations would be proximate to their original locations and would still be
located adjacent to each other. Both Landmark Buildings would retain their compass orientation and
proximate setbacks. Therefore, the setting of the Landmark Buildings would improve following
relocation and they would retain integrity of setting.
Materials-Following relocation, the Landmark Buildings would retain all existing historic materials
except their original foundations but including historic wall materials, windows, doors, roofs, and
ornamentation. The Queen Anne Landmark would retain its original wood siding and wood windows
and frames. Bricks from the original foundation would be salvaged and reinstalled as veneer on a
portion of the new foundation. Any materials in poor condition would be repaired or replaced in-kind.
Previously removed historic materials including wood ornamentation on west elevation, wood shingle
roof, wood open front porch, and brick chimney would be restored or reconstructed based on
physical evidence and documentation. The Spanish Colonial Revival Landmark would retain its
stucco exterior, red clay barrel tiles on shed roofs, original wood windows and doors, and wrought
iron balconettes. Any materials in poor condition would be repaired or replaced in-kind. Previously
removed historic materials including the center entrance door surround with spiral columns, cast
stone sconces above the north and south windows at the first floor, cast stone wall
ornamentation on first and second floors of west elevation, metal sconces on either side of the
center entrance door surround, and cast stone turned balusters at second floor balconies, would
be restored or reconstructed based on physical evidence and documentation. Therefore, the
Landmark Buildings would retain integrity of materials.
Workmanship-Following relocation and rehabilitation, the Landmark Buildings would retain integrity
of design and materials as described above. Therefore, the Landmark Buildings would also retain
integrity of workmanship.
Feeling-Following relocation and rehabilitation, the Landmark Buildings would retain integrity of
feeling because they would be relocated in closer proximity to the Gussie Moran house, which would
strengthen their association with the early twentieth century pattern of development on Ocean
Avenue related to their respective designations. Therefore, the Landmark Buildings would retain
integrity of feeling.
Association-Following relocation and rehabilitation, the Landmark Buildings would retain integrity of
association because they would continue to be able to convey their significance as early twentieth
century resources associated with this period of development on Ocean Avenue. Therefore, the
Landmark Buildings would retain integrity of association.
Recommendations
The compatibility of the proposed work will be reviewed in a future conformance review following the
development of design drawings.
This conformance recommendations report documents character-defining features of the Landmark
Buildings based on the respective STOAs and observations made during multiple site visits. Future
design drawings should not alter or remove any character-defining features. All proposed restoration
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to missing or altered features of the Landmark Buildings should be based on physical evidence and
historic documentation. Restoration should not put back any feature which cannot be accurately
documented, and no alteration should be made which would give a false sense of history. All
proposed additions should be located on secondary elevations of the Landmark Buildings and
should be reversible so that if they were to be removed in the future the essential form and integrity
of the buildings would not be impaired.
Prior to removal of the Landmark Buildings from their current foundations, the existing conditions of
the Queen Anne Landmark and Spanish Colonial Landmark would be documented through field
photographs and written descriptions including documenting the Landmark Buildings’ characterdefining features. This documentation would be reviewed and approved by the Landmarks
Commission Planning Staff liaison with consultation with other City staff as necessary before
issuance of any permits.
Conclusion
The proposed project incorporates, rehabilitates and restores the Landmark Buildings, which
ensures their long-term use and protection. Future design drawings should utilize the
recommendations contained herein in order to ensure the proposed project conforms with the
Secretary’s Standards and would be subject to review for a Certificate of Appropriateness by the
Landmarks Commission.
Attachments
Attachment A: Contemporary Images
Attachment B: Historic Images
Attachment C: Statements of Official Action
Attachment D: Project Drawings
Attachment E: Sequence of Relocation

EXHIBIT "B"

MEMORANDUM
To:

Paula J. Larmore
Harding Larmore Kutcher & Kozal LLP

Date:

August 14, 2020

From:

David S. Shender, P.E.
Linscott, Law & Greenspan, Engineers

LLG Ref:

5-12-0022-1

Subject:

Comments to the Draft EIR Prepared for the Ocean Avenue Project

This memorandum has been prepared to provide comments from Linscott, Law &
Greenspan, Engineers (LLG) regarding the Draft Environmental Impact Report1
(Draft EIR) prepared for the Ocean Avenue Project (the “Project”). Also reviewed is
the Traffic Study2 prepared for the Project, which is contained in Appendix K of the
Draft EIR.
The Draft EIR’s Level of Service (“LOS”) analysis concludes that in the Future Year
(2025) condition, only six of the 40 intersections evaluated in the Traffic Study
would have Project-related impacts considered to be significant by the City of Santa
Monica. The fact that only six intersections are impacted is notable based on the very
conservative trip generation assumptions utilized in the Traffic Study which,
combined with the City’s highly sensitive thresholds of significance, result in a very
conservative assessment of the relative transportation impacts of the Project. Indeed,
any development plan for the site that generates a single incremental vehicle trip
would likely be deemed to cause significant and unavoidable traffic impacts under
the City’s LOS methodology at five of the six affected intersections.

EXHB-1

Trip Generation
LLG generally concurs with the trip generation forecast methodology provided in the
Draft EIR and associated Traffic Study. At the same time, we believe that the trip
generation data utilized in the Draft EIR are overly conservative as to Project
impacts, for the following reasons:
1. Restaurant Trip Generation Forecasts Are Not Reflective of the Project’s
Unique Location and Mix of Uses. The vehicular trip generation forecast for
the Project is provided on Table 3.13-7 of the Draft EIR. As noted in Table
3.13-7, the restaurant component of the Project accounts for a substantial
portion of the estimated trips to be generated by the Project: 84 of 186 trips
(45%) in the weekday morning (AM) commuter peak hour; 127 of 248 trips
(51%) in the weekday afternoon (PM) commuter peak hour; and 127 of 259
trips (49%) in the Saturday midday (MD) peak hour. This relatively high

1
2

Ocean Avenue Project Draft Environmental Impact Report, City of Santa Monica, May 2020
Ocean Avenue Project Transportation Impact Analysis, Santa Monica, Fehr & Peers, April 2020
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proportion of Project-generated trips requires closer inspection of the
assumptions used in forecasting trips for the restaurant component.
As stated in the footnotes to the table, the vehicular trip generation forecasts
for the Project are based on trip rates provided in the City’s Santa Monica
Travel Forecasting Model Trip Generation Rates document (the “TDFM”).
The TDFM trip rates are the same rates that are used by the City to forecast
vehicle trips for proposed restaurant uses throughout the City, but the rates do
not consider the unique features of this Project including:
x

The Project’s expectation that a large number of patrons to its
restaurant component will likely be walk-ins from nearby offices,
residences, hotels and tourist attractions such as the Santa Monica Pier,
Santa Monica Beach, and Third Street Promenade;

x

The high level of public transit and bicycle facilities adjacent to, and in
close proximity to the Project – including the Metro E (Expo) Line
station at Fourth Street and Colorado Avenue (less than a half-mile
away) – which will allow trips by restaurant patrons and employees to
be made by modes other than the private automobile; and

x

The likelihood of “internal capture” trips by restaurant patrons whose
primary purpose for visiting the site is related to one of its other land
uses (e.g., a resident residing in the residential component or a guest
staying at the hotel) who will patronize one of the on-site restaurants
based on its convenience.

Additionally, it is noted that the trip generation forecast for restaurant
components in the Draft EIR during the weekday AM peak hour (84 trips)
seems to be overstated as it is approximately two-thirds of the restaurant trip
forecast for the weekday PM peak hour and Saturday MD peak hour. The
weekday AM peak hour forecast seems relatively high considering that in this
area of Santa Monica, most restaurants are not open during the weekday AM
commuter period.
In summary, the traffic analysis provided in the Draft EIR likely overstates the
potential traffic impacts of the Project due to the highly conservative
assumptions regarding the trip generation potential of its restaurant
component. Similar comments would also apply to the trip generation
forecast of the Project’s retail component as provided in Table 3.13-7.
Therefore, we believe the forecasted impacts are likely to be significantly less
than the actual impacts of the project.
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2. Trip Generation Forecast for the Cultural Use is Likely Overstated. Table

3.13-7 of the Draft EIR notes that the trip generation forecast for the Cultural
Use component of the Project is based on trip generation surveys conducted at
six existing museums/cultural uses in California. The need for the trip
generation surveys is because the City’s TDFM document does not establish
vehicle trips rates for a “cultural use” land use.
Page 29 of the Traffic Study provides additional information regarding the trip
generation surveys conducted at the six existing cultural uses. While LLG
generally concurs with the methodology used with respect to developing trip
rates for the Project’s cultural use, we believe the derived trip rates are overly
conservative and were not refined/adjusted to reflect the Project’s unique
location and mix of land uses as described in the prior section regarding the
restaurant trip generation forecast. The six existing cultural uses listed in the
Traffic Study are the Los Angeles County Museum of Art (LACMA), the
Museum of Tolerance, the California African-American Museum, the
HABITOT Children’s Museum in the City of Berkeley, the Santa Barbara
Children’s Science Museum (MOXI), and the Orange County Museum of Art.
These are essentially stand-alone uses, that generate traffic, and not part of a
mixed-use development which would encourage walk-in trips such as the
Project. Further, several of these existing cultural uses do not have the high
level of adjacent pedestrian traffic and local area bicycle and public transit
services such as what characterizes the Project site.
By comparison, the City’s TDFM document notes that it was prepared in part
by starting with “base” trip rates provided in the Trip Generation Manual
published by the Institute of Transportation Engineers (ITE), and then were
adjusted to account for walk-in and transit trip-making in Santa Monica that
are not accounted for in the mostly suburban-based trip rates provided in the
ITE manual. It is not clear why a similar adjustment discount was not made to
the derived cultural use trip rates used to forecast vehicle trips generated by
the Project’s cultural use component.
Finally, it is noted that the trip forecast provided in Table 3.13-7 for the
Project’s cultural use during the weekday AM peak hour (24 trips) seems
rather high considering that the cultural use is not expected to be open to the
public during the weekday AM peak hour especially given that there are only
anticipated to be 24 employees for the cultural use. Moreover, the City
requires a transportation demand management plan with an Average Vehicle
Ridership target of 2.2 for new development in the Downtown where the
Project is located.
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All this is to say the Project is likely to generate less traffic than assumed in the Draft
EIR, and therefore the impacts are likely to be less than indicated in the analysis.
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Project Impacts at Study Intersections
The Draft EIR evaluated the potential traffic impacts of the Project at 40 intersections
during the weekday AM and PM commuter peak hours, as well as during the
Saturday MD peak hour using the City of Santa Monica traffic analysis
methodologies and thresholds of significance in effect at the time of the Notice of
Preparation for the Draft EIR in December 2018. The effects of Project traffic were
evaluated at the study intersections during the Approval Year (2020) and Future Year
(2025) scenarios. Of the 40 intersections studied, only four intersections will
experience significant impacts in the Approval Year and only six intersections will
experience significant impacts in the Future Year. It is noted that one intersection –
Second Street/Wilshire Boulevard – is expected to be impacted during the Approval
Year scenario but not the Future Year scenario. Thus, a total of seven of the 40 study
intersections would have significant impacts during the Approval Year and/or Future
Year scenarios.
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The City’s thresholds of significance under the LOS methodology are so sensitive
that it is often very small increases (e.g., seconds of additional delay or few new
vehicle trips) that cause an intersection to be labeled as significantly impacted. For
example, for several of the intersections where the Project is said to have a significant
and unavoidable impact, any net increase in average seconds of delay is deemed
significant. It is within this context that the reported “significant and unavoidable”
traffic impacts associated with the Project as identified in the Draft EIR must be
viewed.
Further, the effect of Project-related trips at the identified impacted intersections are
very modest or overstated during the affected peak hours. For example:
x

Intersection No. 1: Palisades Beach Road & California Incline. Tables 5 and
6 in the Traffic Study indicate that the Project will cause a significant impact
at this intersection in the AM peak hour in the Approval Year and Future
Years, respectively. As explained above, the Project’s trip generation forecast
for the weekday AM peak hour is likely overstated, particularly during the
weekday AM peak hour when many of the retail and restaurant uses, as well
as the cultural use, will not be open to the general public. However, due to the
City’s hypersensitive significance thresholds (e.g., any increase in delay at an
intersection forecast to operate at LOS E is deemed to be a significant impact),
a finding of a significant impact at this intersection is essentially inevitable for
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any new development project at the Project site that generates a net increase in
vehicle trips.
x

Intersection No. 12: Second Street & Arizona Avenue, Intersection No. 16:
Main Street & Olympic Drive, and Intersection No. 19: Fourth Street and
Arizona Avenue. Table 6 in the Traffic Study indicates that the Project would
cause significant traffic impacts at these intersections during one or more of
the analyzed peak hours in the Future Year scenario. Further, these
intersections represent three of the six overall intersections forecast to be
significantly impacted by the Project in the Future Year scenario. What is
unique about these locations is the actual operations at the intersections as
identified in the Traffic Study are relatively good in consideration of the
calculated volume-to-capacity ratios (v/c) listed in Table 6.
The v/c ratios are an expression of the actual volume of peak hour traffic
traveling through an intersection as compared to the available roadway
capacity. In intersection planning calculations, LOS are determined based on
the calculated v/c ratios and generally correspond with a v/c of 0.6 to 0.7 as
LOS B, a v/c of 0.7 to 0.8 as LOS C, a v/c of 0.8 to 0.9 as LOS D, a v/c of 0.9
to 1.0 as LOS E, and a v/c of anything above 1.0 as LOS F.
For example, at the Second Street/Arizona Avenue intersection, the calculated
v/c ratio with Project traffic in the Saturday MD peak hour (i.e., the hour
when the Project is determined to have a significant impact) is calculated to be
0.622 which, when analyzed in a planning intersection calculation would
correspond with LOS B operations, and not the delay-based LOS D conditions
shown in Table 6. This would indicate that the City can evaluate changes to
traffic signal timing at the intersection to bring operations closer to the LOS B
condition reflective of the v/c calculation as compared to the LOS D delaybased condition.
Another example is the Main Street/Olympic Drive intersection in the
weekday AM peak hour and Saturday MD peak hour, whereby the reported
v/c ratios in the Future Year with Project traffic scenario are 0.777 and 0.667,
respectively. These v/c ratios would normally correspond with LOS C and
LOS B intersection operations in a planning calculation, and not the LOS F
conditions reported in the Traffic Study based on the delay-based calculation.3

3

LLG understands that some of the variances between calculated v/c ratios and the reported delaybased LOS values may be related to the Traffic Study’s decision to conservatively not assume vehicle
encroachment into bike and parking lanes on intersection approaches (permitted based on roadway
markings) which results in improved operations but may not be reflected in the delay-based
calculations.
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In summary, the v/c calculations indicate that there is relative excess available
capacity at these three intersections during the analyzed peak hours. Further,
as shown in Table 6 of the Traffic Study, the relative change in the calculated
v/c ratios at the affected intersections are fairly minor, meaning that excess
capacity will remain even with Project trips added. LLG suspects there are
modeling assumptions that lead to calculated impacts, that in fact will not be
noticeable in practice. Drivers may not experience deteriorated delay
conditions and it is suggested the EIR acknowledge the possibility that the
impacts will likely be less that forecast, recognizing that the City’s
methodology requires a finding of significant impact.
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Analysis of Alternatives
Section 6 of the Traffic Study provides the analysis of the various Project
Alternatives evaluated in the Draft EIR. The following key conclusions are noted
based on the analysis of the Project Alternatives provided in the Traffic Study:
x

Alternative #2 (Tier 2 Mixed-Use Housing) and Alternative #4 (Retention of
Existing Landmarks) would result in an increase in the number of vehicle
trips generated at the Project site as compared to the Project. As shown in
Table 11 of the Traffic Study, Alternatives #2 and #4 would significantly
impact a greater number of intersections as compared to the Project.

x

As stated in the Traffic Study, Alternative #3 (Reduced Density) would only
reduce the number of vehicle trips generated at the Project site by
approximately 12 to 16%. Further, Alternative #3 would result in the same
number of significantly impacted intersections (four) as the Project in the
Approval Year scenario. Also, while Alternative #3 would result in in five
significantly impacted intersections in the Future Year scenario as compared
to six for the Project, the intersection that is not adversely affected by
Alternative #3 is calculated to operate at very good operations on a v/c basis
(0.667) with Project trips added and therefore, would maintain good
operations with either the Project or Alternative #3.
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Conclusion
For the reasons discussed above, the Draft EIR’s transportation analysis overstates the
Project’s limited net new trip generation and is therefore overly conservative. For the
LOS analysis, the City’s methodology, combined with its significance thresholds for
evaluating potential traffic impacts, result in a highly conservative assessment of the
relatively minor traffic impacts of the Project. Indeed, utilizing the City’s highlysensitive thresholds of significance, any redevelopment on the Project site that
generates a single incremental vehicle trip would likely be deemed to cause a
“significant and unavoidable” transportation impact í including the various
alternatives studied in the Draft EIR.
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EXHIBIT “C”
APPLICANT COMMENTS REGARDING PROJECT ALTERNATIVES
This attachment summarizes why, for important and sound policy and
environmental reasons, the Project is superior to each of the individual Project
Alternatives evaluated in the DEIR.

EXHC-1

A. Alternative 1 - No Project Alternative
Consideration of the No Project Alternative in this EIR is required by CEQA but in
this case the no project option would result in the loss of reasonably foreseeable
environmental benefits.. Alternative 1 would not serve the City’s vision for the Project
Site and would provide none of the Project’s many public benefits.
1. The No Project alternative would result in continued use of the Project Site
for undesirable surface parking and limited residential and commercial
uses in the transit-rich downtown. This status quo does nothing to serve
the City’s objectives or vision for the future and provides none of the
benefits that the Project would bring.
a. The status quo is inconsistent with the DCP’s designation of the
Project Site as one of only three sites in the Established Large
Sites (ELS) Overlay designation because of its size and potential
for significant community benefits in the areas of circulation, open
space and cultural facilities. (DCP at p. 30; See also DEIR at p. 514.) “[T]he No Project Alternative would not achieve the goals of the
LUCE and the DCP to maximize and broaden the mix of uses
Downtown, to increase housing opportunities, to provide local and
visitor-serving uses within the transit-rich Downtown District, and to
enhance the public realm and street life.” (DEIR at p. 5-14.)
b. Retaining the existing conditions would not be consistent with best
land use practice for urban environments, particularly in close
proximity to the region’s major transportation infrastructure
improvement such as the Metro Expo line. “[T]he No Project
Alternative would not provide increased housing and overnight
visitor accommodations in proximity to mass transit within the City
or contribute to a development pattern that supports reduced VMT
per capita, both called for by the SCAG’s 2016-2040 Regional
Transportation Plan/Sustainable Community Strategy (RTP/SCS)
and the LUCE.” (DEIR at p. 5-14.)
c. The Project Site currently includes just 19 residential units. Santa
Monica, and the entire State of California, are in dire need of more
housing, especially in job and transit-rich areas like the City’s
Downtown. The Project would include 100 residential units,
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including both market-rate and deed-restricted affordable housing.
Unlike the Project, Alternative 1 would not help the City meet its
upcoming RHNA allocation, which will call for the production of
nearly 9,000 units of housing over the next 8 years.
d. The Project Site does not currently include any hotel uses despite
its location in the Coastal Zone along Ocean Avenue where visitorserving uses are priority uses. (DEIR at p. 5-14.)
e. The Project Site does not currently include cultural uses. The City
and the public at large would benefit greatly from the Project’s
addition of a Cultural Uses Campus, which would implement LUCE
and DCP policies including with respect to prioritizing a cultural
institution at the Project Site. (DCP at p. 30.)
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f. The existing conditions on the Project Site do not include publiclyaccessible open space, pedestrian connections through the site, or
a publicly-accessible observation deck.
g. Taxes, revenues and tourism would benefit greatly from the Project
compared with the existing conditions.
h. The Project would bring additional construction and permanent jobs
to the City.
2. While the DEIR correctly concludes that the No Project Alternative will not
have impacts with regard to many study categories, this determination is
merely a result of the fact that no new development would occur. While
the analysis is legally adequate, in addition to the points made in the
DEIR, the no project alternative does not take into account the
environmental benefits that are lost by maintaining the status quo
including:
a. The environmental benefits of locating a mixed-use infill
development within the Downtown, which is served by numerous
high-quality transit options, as well as bicycle, and pedestrian
facilities. Directing growth to existing transit-rich urbanized areas is
an important strategy to reduce GHG emissions, largely due to
reduced vehicle use, and helps fulfill the goals of SB 375 and the
LUCE.
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b. The environmental benefits of compliance with the Project’s
Transportation Demand Management Program, which will reduce
vehicle ridership.
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c. The environmental benefits that would result from the Project’s
compliance with the City’s Green Building Code and Energy Code
as well as the City’s Water Neutrality Ordinance and Runoff
Conservation and Sustainable Management Ordinance
requirements.
d. The environmental benefits of removing surface parking lots.
e. The environmental benefits of the Project’s sustainability features,
which include solar panels, EV charging stations and infrastructure,
harvesting of stormwater for landscape irrigation, low-flow toilet
fixtures in hotel and residences, bicycles parking and facilities
supporting active transportation modes, and drought tolerant
landscaping.
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f. This alternative would not prolong the useful life of the historic
buildings through seismic retrofitting and other public safety
improvements. Nor would this alternative assure that the following
character-defining features of the two respective landmarks would
be addressed:
Queen Anne-Landmark. Restoring the corner
tower to its original height with its widow’s walk;
restoring the second floor porch on the west
elevation to its full length; restoring the front gable
ornamentation; restoring the brick chimney above
the roof plane to its original height; replacing the
current contemporary asphalt shingle roof with
flame-retardant wood shingles; removing nonoriginal dormers at the second floor which shall be
removed for reconstruction of the original sidegable on this elevation, with a single dormer; and
removal of various historically incompatible
additions.
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Spanish Colonial Revival Landmark.
Reconstructing the cast stone Churrigueresqueinspired decorative surround with flanking spiral
engaged columns at the west elevation entrance
to the building; reconstructing the decorative
sconces; and removing various historically
incompatible additions.
Pursuant to CEQA Guidelines Section 15126.6, where a project is other than a
land use or regulatory plan, the “no project” discussion should compare the
environmental effects of the property remaining in its existing state against
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environmental effects which would occur if the project is approved. The analysis should
identify the practical result of the project’s non-approval. It makes sense for the “no
project” analysis to account for the potential positive environmental impacts of the
Project.
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B. Alternative 2 - Tier II Mixed-Use Housing Developments Alternative
A combination of three reduced density projects that conform to the DCP’s Tier II
development standards for the Ocean Transition (OT) and Bayside Conservation (BD)
Districts and include the retention of the City-designated landmark buildings at their
existing locations is an appropriate project alternative to be evaluated in compliance
with CEQA. However, development of Tier II projects on this exceptional site would be a
missed opportunity for the City and not accomplish the goals the City has set for itself in
previously approved plans. The DCP identifies the site as one of just three ELS Overlay
sites where larger developments (up to 130 feet tall with 4.0 FAR) may be located
pursuant to development agreements with community benefits. (DCP at pp. 30 and
174.) Occupying the site with a collection of smaller-scale Tier II developments would
be contrary to the City’s vision for the location, which is one of very few in the City that
could accommodate the pedestrian circulation improvements, iconic design, new hotel,
additional housing, publicly-accessible space, and cultural uses that the Project would
provide.
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1. Alternative 2 would not meet applicable policies of the LUCE, DCP, or the
proposed LUP/Coastal Act to the same extent as the Project.
a. Alternative 2’s elimination of the hotel uses included in the Project
would be contrary to the Coastal Act’s prioritization for overnight
visitor accommodations in Santa Monica’s Coastal Zone and with
the LUCE and DCP policies encouraging new hotel uses in the
Downtown due to their compatibility with other Downtown
businesses, fiscal and economic contributions to the City and
minimal traffic impacts. (DCP at p. 48; LUCE Policy D1.4 at p. 2.610).
b. Alternative 2 would not include publicly-accessible open space with
pedestrian connections through the Project Site. Moreover, due to
the larger building footprints and reductions in height called for by
Alternative 2, this alternative would not provide the same level of
building roofline variation (Policy LU15.10), varied building heights
and architectural elements (Policy B1.5, D8.3, and D8.4), and
preservation or opening of views into the Project Site or of the
Santa Monica Bay as under the Project (Policy D10.2). (DEIR at p.
5-22.)
c. As discussed above, Alternative 2 would not fully implement the
LUCE policy to focus new investment on the Project Site (Policy D
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1.5 at p. 2.6-10) and the purpose of the DCP’s ELS Overlay
designation for the Project Site to achieve community benefits that
could otherwise not be achieved. It would not include the Cultural
Uses Campus, pedestrian-oriented paseos and publicly accessible
open space called for by the Project and envisioned by the DCP.
(See DCP at pp. 26 and 30; DEIR at p. 5-37.)
2. Alternative 2 would not include the Project’s rooftop observation deck, and
therefore would not allow the public to access scenic views of the Santa
Monica Bay, Santa Monica Pier, and Downtown, with distant views of the
Santa Monica Mountains.
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3. From the perspective of cultural resource impacts, Alternative 2 would
result in inferior outcomes.
a. Overall, this alternative, with three separate developments, is
harmful to the continuing prominent presence on Ocean Avenue of
the two landmark buildings being featured as integral parts of the
Project and the valuable lessons of early Santa Monica patterns of
development that will be told through integrated development of the
Project Site as a whole. Rather than embracing those buildings and
their historical value, this alternative inevitably would “pinch”
towards the landmark buildings and also press for valuable street
frontage for ground floor retail businesses in the new
developments, resulting in a diminution of the street presence of
the buildings, particularly the Queen Anne which is setback some
distance from the Ocean Avenue frontage. In this regard, DEIR
Figure 5-1 is quite telling.
b. This alternative also keeps the two landmarks in their current
commercial usage unlike the adaptive reuse conceived of as part of
a cultural campus that would strongly encourage and invite public
visitors seeking a cultural experience on the Cultural Uses Campus.
Similarly, this alternative would not incorporate the concept of an
interpretive educational program that would help inform interested
members of the public about the early residential and commercial
development of Ocean Avenue and downtown, the architectural
history, and the nearby designated landmarks. (See MM CR-1(15).)
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c. As discussed above with respect to Alternative 1, Alternative 2
would not prolong the useful life of the historic buildings through
seismic retrofitting and other public safety improvements. Nor
would this alternative assure that specified character-defining
features of the two respective landmarks would be addressed.
4. Despite its reduced scale, Alternative 2 would generate 35 to 65 percent
more vehicle trips than the Project because of its replacement of the
Exhibit “C”, p. 5
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Project’s hotel, cultural uses and publicly-accessible open space with
additional commercial space and housing. (DEIR at p. 5-41.)
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5. As explained in the DEIR, Alternative 2 would fail to meet a number of
Project objectives. Specifically:
a. Alternative 2 would not meet “the Project objectives related to the
provision of overnight visitor accommodations which are
encouraged in the DCP and Coastal Act (Project Objectives 1, 2, 4,
12, 13).” (DEIR at p. 5-45.)
b. There would be no pedestrian paseos through the site, including
that the portion of First Court Alley adjacent to the Project Site
would remain dominated by vehicles rather than converted into a
pedestrian paseo providing connections to and through the Project
Site. “Pedestrian orientation would also be compromised with the
significant reduction in ground floor publicly accessible open space
(Project Objective 7).” (DEIR at p. 5-45.)
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c. Alternative 2 “would not meet the objectives related to cultural
institutions envisioned for the Project site and the Downtown
(Project Objectives 1, 4, 8, 14).” (DEIR at p. 5-45.)
d. “With the limitation in building height, this Alternative would not
achieve the iconic architectural and urban design as encouraged in
the DCP (Project Objective 6).” (DEIR at p. 5-45.)
e. Alternative 2 may also not be as economically viable as the Project
(Project Objective 12), would not provide as many fiscal and
economic benefits (Project Objective 13), and would result in a loss
of opportunity for significant community benefits (Project Objective
13). (DEIR at p. 5-45.)
6. Moreover, Alternative 2 would itself still result in significant adverse
impacts in all the same categories as the Project and would have greater
LOS impacts. (See DEIR Table 5-7 at pp. 5-126 to 5-128.) The vast
majority of the impacts where the DEIR identifies Alternative 2 as
“environmentally superior” are “impacts” where the Project will itself result
in less-than-significant impacts. (See DEIR Table 5-7 at p. 5-126.)
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C. Alternative 3 –Reduced (84’) Height and Floor Area Alternative
An alternative to the Project that includes all the same land uses as the Project
but with a reduced height of 84 feet and floor area is an appropriate alternative for study
in the EIR. However, the reduced size of Alternative 3 would require the loss of 46% of
the hotel rooms and 9 residential apartments and would therefore not serve City goals
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and policies to the same extent as the Project. The reductions in height and floor area
would not be worth the corresponding reductions in public benefits given that the Project
Site has been specifically identified as a location where taller, denser development with
community benefits is desirable. Moreover, the Applicant does not believe Alternative 3,
with its reduction of 55 rooms, would be financially viable.
1. Alternative 3 would provide 55 fewer hotel rooms than the Project (a 46%
reduction) and would therefore not serve the Coastal Act goal of
prioritizing visitor-serving accommodations in the Coastal Zone as well as
the Project and would not implement the LUCE and DCP policies
encouraging new hotel uses in the Downtown to the same extent as the
Project. (DCP at p. 48; LUCE Policy D1.4 at p. 2.6-10).
2. The significant reduction in rooms in Alternative 3 would result in
substantially less fiscal and economic benefits to the City. (DEIR at p. 572.)
3. Alternative 3 would include 9 fewer residential units than the Project and
would therefore not help the City meet its RHNA allocation to the same
extent as the Project. (DEIR at p. 5-65.) It would also not do as much to
serve the LUCE goal of clustering housing in the transit-rich Downtown.
(LUCE Goal LU5 at p. 2.1-14.)
4. Alternative 3 would not include the Project’s publicly-accessible rooftop
observation deck, denying the public access to scenic views of the Santa
Monica Bay, Santa Monica Pier, and Downtown, with distant views of the
Santa Monica Mountains. (DEIR at p. 5-51.)
5. Alternative 3 would not enhance the overall balance and mix of land uses
in the Downtown consistent with the LUCE and DCP to the same extent
that the Project would. (DEIR at p. 5-72.)
6. Alternative 3 would not meet the Project objectives to the same extent of
the Project. Given the substantial reduction in hotel rooms, “it would not
fully [meet] the Project objectives related to the provision of overnight
visitor accommodations which are encourages in the DCP and Coastal Act
(Project Objectives 1, 2, 4, 12, 13).” (DEIR at p. 5-72.) Additionally, “it
would not achieve the iconic and architectural design envisioned by the
DCP (Project Objective 6). (DEIR at p. 5-72.) Furthermore, “Alternative 3
may not be [as] economically viable as the proposed Project (Project
Objective 12) and would not provide as much fiscal and economic benefits
to the City (Project Objective 13).” (DEIR at p. 5-72.)
7. Moreover, Alternative 3 would itself still result in significant adverse
impacts in all the same categories as the Project. (See DEIR Table 5-7 at
pp. 5-126 to 5-128.) The vast majority of the impacts where the DEIR
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identifies Alternative 3 as “environmentally superior” are “impacts” where
the Project will itself result in less-than-significant impacts. (See DEIR
Table 5-7 at p. 5-126.)
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D. Alternative 4 - New Tier II Mixed-Use Housing and Commercial
Developments around the Existing Landmarks and 101 Santa Monica Boulevard
Building
An alternative to the Project that includes retention of the City-designated
landmark buildings and 101 Santa Monica Boulevard at their current locations with Tier
II (50’ height) mixed-use housing and commercial developments on the other parcels is
an appropriate alternative for study in the EIR. However, as Alternative 4 demonstrates,
the existing locations of the City-designated landmark buildings and the 101 Santa
Monica Boulevard building constrain new development on the Project Site. Alternative 4
would essentially result in three separate projects without the benefits of comprehensive
open space and circulation planning. There would be no hotel, a 20% reduction in
residential units, a 27% decrease in the Cultural Uses Campus floor area and a 64%
decrease in open space. Notably, Alternative 4 would not accommodate pedestrian
paseos which provide porosity through the Project Site.
1. Alternative 4’s elimination of the hotel uses included in the Project would
be contrary to the Coastal Act’s prioritization for overnight visitor
accommodations in Santa Monica’s Coastal Zone and with the LUCE and
DCP policies encouraging new hotel uses in the Downtown due to their
compatibility with other Downtown businesses, fiscal and economic
contributions to the City and minimal traffic impacts. (DCP at p. 48; LUCE
Policy D1.4 at p. 2.6-10).
2. Alternative 4 would include 20% fewer residential units than the Project
and would therefore not help the City meet its RHNA allocation to the
same extent as the Project. (DEIR at p. 5-93.) It would also not implement
the LUCE goal of clustering housing in the transit-rich Downtown to the
same extent as the Project. (LUCE Goal LU5 at p. 2.1-14.)
3. Alternative 4 calls for a reduction in the size of the Cultural Uses Campus,
reducing the community benefits that would be provided by the Project
and further reducing consistency with the LUP, which calls for cultural
uses in Subarea 5, where the Project Site is located. (See LUP Policy 201
at p. 154; DEIR at p. 5-92.) The reduced size of the Cultural Uses Campus
and constraints imposed by the locations of the existing City-designated
landmarks, requiring the museum to be “L-shaped” also reduce the
functionality and programming flexibility/optionality for the Cultural Uses
Campus.
4. Alternative 4 would not provide the pedestrian paseos called for by the
Project including that the portion of First Court Alley adjacent to the
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Project Site would remain dominated by vehicles rather than converted
into a pedestrian paseo, limiting pedestrian connectivity to and through the
Project Site. (DEIR at p. 5-91.)
5. Alternative 4 would not include the Project’s publicly-accessible rooftop
observation deck, and therefore would not offer public access to scenic
views of the Santa Monica Bay, Santa Monica Pier, and Downtown, with
distant views of the Santa Monica Mountains. (DEIR at p. 5-78.)
6. Alternative 4 would not implement the LUCE policy to focus new
investment on the Project Site (Policy D 1.5, p. 2.6-10) and the purpose of
the DCP’s ELS Overlay designation for the Project Site to achieve
community benefits that would otherwise not be achieved. The DCP
identifies the site as one of just three ELS Overlay sites where larger
developments (up to 130 feet tall with 4.0 FAR) may be located pursuant
to development agreements with community benefits. (DCP at pp. 30 and
174.) Occupying the site with a collection of smaller-scale Tier II
developments would be contrary to the City’s vision for the location, which
is one of very few in the City that could accommodate the pedestrian
circulation improvements, iconic design, new hotel, additional housing,
publicly-accessible space, and cultural uses that the Project would
provide.
7. Alternative 4 would fail to meet a number of Project objectives or meet
them to a lesser extent. Alternative 4 would not achieve project objectives
related to the provision of overnight visitor accommodations (Project
Objectives 1, 2, 4, 12, 13). Alternative 4 would not achieve the objective of
helping to meet current and future housing demand in the City, including
the demand for affordable housing, to the same extent as the Project
(Objective 5). With the 101 Santa Monica Boulevard building remaining in
place, it would be difficult to achieve the iconic architectural and urban
design envisioned by the DCP (Objective 6). It would also be less likely to
be economically viable (Objective 12) and provide fewer fiscal and
economic benefits than the Project (Objective 13). (DEIR at p. 5-100.)
8. Moreover, Alternative 4 would itself still result in significant adverse
impacts in all the same categories as the Project. (See DEIR Table 5-7 at
pp. 5-126 to 5-128.) The vast majority of the impacts where the DEIR
identifies Alternative 4 as “environmentally superior” are “impacts” where
the Project will itself result in less-than-significant impacts. (See DEIR
Table 5-7 at p. 5-126.)
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E. Alternative 5 –Revised Circulation Alternative
An alternative to the Project that includes development of a project with the same
size and mix of uses as the Project but with a revised vehicular circulation is an
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appropriate alternative for study in the EIR, particularly because this alternative
responds to City Staff comments regarding the Project’s proposed Ocean Avenue valet
drop-off. However, Alternative 5’s addition of a driveway on Ocean Avenue is
substantially more impactful to the pedestrian experience along Ocean Avenue than a
valet-drop off zone. It negates the fundamental circulation strategy of prioritizing
pedestrians along Ocean Avenue, destroys the publicly-accessible courtyard designed
as part of the Cultural Uses Campus, and compromises the hotel and Cultural Uses
Campus’ below-grade space.
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1. Alternative 5 would require construction of a vehicle access ramp off
Ocean Avenue that would cut through the middle of the publiclyaccessible courtyard, which was strategically included in the Project as
part of the Cultural Uses Campus, and would result in the loss of
approximately 50% of the publicly-accessible open space planned for the
courtyard. (DEIR at pp. 5-101, -103, and -105.) Alternative 5’s introduction
of a curb cut and driveway on Ocean Avenue (a) creates conflicts between
vehicles and pedestrians on the sidewalk contrary to the Project’s goal of
prioritizing the pedestrian experience along Ocean Avenue, (b) reduces
valuable publicly-accessible open space adjacent to Ocean Avenue, (c)
introduces a vehicle ramp adjacent to areas planned for outdoor
enjoyment and dining and (d) creates a barrier to viewing the restored
south façade of the Queen Anne Landmark building. (DEIR at p. 5-103.)
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2. As discussed above, Alternative 5 would have 890 SF less ground floor
open space than the Project and would therefore be less consistent with
LUCE Policy LU 4.6 calling for increased open space (see LUCE at p. 2.114), and DCP Policy 2D.1. (DEIR at p. 5-117.)
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3. As discussed above, the additional vehicle entrance on Ocean Avenue
called for by Alternative 5 would increase the potential for bicycle and
pedestrian conflicts along Ocean Avenue, which would conflict with LUCE
Policy LU15.5 regarding pedestrian and bicycle connectivity. (LUCE at p.
2.1-20; DEIR at pp. 5-117 to -118.)
4. Construction of the access ramp required under Alternative 5 would
require a 2,000 square foot reduction in the below-grade space for the
Cultural Uses Campus and hotel (DEIR at p. 5-101) and compromise their
functionality. The ramp would run through the below-grade hotel ballroom
which has been strategically planned both in terms of its size/dimensions
and its location in relationship to the back of house and hotel core
functions. The ramp’s location does not allow proper connections between
the ballroom back of house (kitchen) to the ballroom service corridor and
also does not allow for the connection between the ballroom back of
house to the gallery area (which will support functions in the Cultural Uses
Campus). (DEIR at p. 5-103 to -104.)
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5. Alternative 5 would not achieve several Project objectives to the same
extent as the Project. “With the reduction of museum gallery space, this
alternative would not meet the objectives related to cultural institutions to
the same extent as the proposed Project (Project Objectives 1, 4, 8, 14).
Further, with the inclusion of a new driveway on Ocean Avenue that would
disrupt pedestrian flow in the Cultural Uses Campus, this alternative would
not achieve the iconic architectural and urban design as encouraged in the
DCP (Project Objective 6). Pedestrian orientation would also be
compromised with this driveway and the reduction in publicly accessible
open space (Project Objective 7).” (DEIR at p. 5-124.)
6.

Moreover, Alternative 5 would itself still result in significant adverse
impacts in all the same categories as the Project. (See DEIR Table 5-7 at
pp. 5-126 to 5-128.)
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