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FINDINGS

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS

L INTRODUCTION

The Environmental Impact Report (EIR), consisting of the Draft EIR and the Final EIR, is intended
to serve as an informational document for public agency decision-makers and the general public
regarding the objectives and environmental impacts of the New Beatrice West Project (Project),
located at 12531-12575 West Beatrice Street and 5410-5454 South Jandy Place in Los Angeles,
California (Project site). The Project proposes the demolition of an existing 23,072 square-foot
office building and two accessory buildings, totaling 7,188 square feet; the retention of an 87,881
square-foot office building; and the construction of a new eight-story office building with up to
196,100 square feet of office space and 3,400 square feet of ground floor commercial space.
Upon completion, the Project would total 287,381 square feet of floor area on an approximately
4 5-acre site, with a Floor Area Ratio (FAR) of 1.46:1. The new office building would include three
above-grade and two subterranean levels of parking and would have a maximum building height
of 135 feet to the top of the parapet.

In August 2017, the City Planning Commission (CPC) adopted the Project’s mitigated negative
declaration (MND) (Case No. ENV-2016-1209-MND) and approved a Conditional Use Permit for
a Major Development Project and Site Plan Review (Case No. CPC-2016-1208-CU-SPR). In June
2018, the Deputy Advisory Agency (DAA) approved the Project’s Lot Line Adjustment (Case No.
AA-2017-397-PMEX) to the boundary lines between three legal lots under the same ownership.
These decisions were subsequently appealed by an aggrieved party. In February 2018, the City
Council denied the appeals of the Conditional Use Permit and Site Plan Review, sustaining the
actions of the CPC; and, in November 2018, the CPC denied the appeal of the Lot Line
Adjustment and sustained the action of the DAA. Petitions were filed against the City’s approvals
and in January 2020, the Los Angeles County Superior Court vacated the City’s approval of the
Project’'s MND and required an Environmental Impact Report (EIR) be prepared for the Project,
but did not invalidate the Project’s underlying approvals.

In compliance with CEQA, PRC Section 2100 et seq. and the California Code of Regulations Title
15, Chapter 6 (CEQA Guidelines), the City, as the Lead Agency, has prepared a Project EIR
(Case No. ENV-2020-3533-EIR and SCH No. 2020120119) pursuant to the judgment in Karney
Management v. Cily of Los Angeles, Case No. BS172677 (Consolidated with Case No.
18STCP03226). The findings discussed in this document are made relative to the conclusions of
the EIR.

For purposes of the EIR, the Project was analyzed in the context existing prior to the adoption of
any Project approvals or entittements by the City. Thus, all impacts of the Project’s discretionary
approvals were considered.

The City of Los Angeles (City), as Lead Agency, has evaluated the environmental impacts of
implementation of the Project by preparing an EIR (Case Number ENV-2020-3533-EIR/State
Clearinghouse No. 2020120119). The EIR was prepared in compliance with the California
Environmental Quality Act of 1970 (CEQA), Public Resources Code (PRC) Section 21000 et seq.
and the California Code of Regulations Title 15, Chapter 6 (CEQA Guidelines). The findings
discussed in this document are made relative to the conclusions of the EIR.
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PRC Section 21002 provides that “public agencies should not approve projects as proposed if
there are feasible alternatives or feasible mitigation measures available which would substantially
lessen the significant environmental effects of such projects|.]” The procedures required by CEQA
“are intended to assist public agencies in systematically identifying both the significant effects of
proposed projects and the feasible alternatives or feasible mitigation measures which will avoid
or substantially lessen such significant effects.” CEQA Section 21002 goes on to state that “in the
event [that] specific economic, social, or other conditions make infeasible such project alternatives
or such mitigation measures, individual projects may be approved in spite of one or more
significant effects thereof.”

The mandate and principles included in CEQA Section 21002 are implemented, in part, through
the requirement that agencies must adopt findings before approving projects for which EIRs are
required. (See CEQA Section 21081[a]; CEQA Guidelines Section 150919[a].) For each
significant environmental impact identified in an EIR for a proposed project, the approving agency
must issue a written finding, based on substantial evidence in light of the whole record, reaching
one or more of the three possible findings, as follows:

1) Changes or alterations have been required in, or incorporated into, the project that avoid
or substantially lessen the significant impacts as identified in the EIR.

2) Such changes or alterations are within the responsibility and jurisdiction of another public
agency and not the agency making the finding. Such changes have been, or can or should
be, adopted by that other agency.

3) Specific economic, legal, social, technological, other considerations, including
considerations for the provision of employment opportunities for highly trained workers,
make infeasible the mitigation measures or alternatives identified in the EIR.

The findings reported in the following pages incorporate the facts and discussions of the
environmental impacts that are found to be significant in the Final Environmental Impact Report
for the project as fully set forth therein. Although Section 15091 of the CEQA Guidelines does not
require findings to address environmental impacts that an EIR identifies as merely “potentially
significant,” these findings nevertheless fully account for all such effects identified in the Final EIR
for the purpose of better understanding the full environmental scope of the Project. For each
environmental issue analyzed in the EIR, the following information is provided:

The findings provided below include the following:

° Description of Significant Effects—A description of the environmental effects identified in
the EIR.
. Project Design Features—A list of the project design features or actions that are included

as part of the Project.

. Mitigation Measures—A list of the mitigation measures that are required as part of the
Project to reduce identified significant impacts.

. Finding—One or more of the three possible findings set forth above for each of the
significant impacts.
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. Rationale for Finding—A summary of the rationale for the finding(s).

° Reference—A reference of the specific section of the EIR which includes the evidence
and discussion of the identified impact.

With respect to a project for which significant impacts are not avoided or substantially lessened
either through the adoption of feasible mitigation measures or feasible environmentally superior
alternatives, a public agency, after adopting proper findings based on substantial evidence, may
nevertheless approve the project if the agency first adopts a statement of overriding
considerations setting forth the specific reasons why the agency found that the project’s benefits
rendered acceptable its unavoidable adverse environmental effects. (CEQA Guidelines Sections
15093, 15043[b]; see also CEQA Section 21081[b].)

1. Environmental Review Process.

For purposes of CEQA and these Findings, the Record of Proceedings for the Project includes
(but is not limited to) the following documents:

Initial Study. The Project was reviewed by the City of Los Angeles Department of City Planning
(Lead Agency) in accordance with the requirements of CEQA Section (PRC 21000 et seq.). The
City prepared an Initial Study in accordance with Section 15063(a) of the CEQA Guidelines.

Notice of Preparation. Pursuant to the provisions of Section 15082 of the CEQA Guidelines, the
City then circulated a Notice of Preparation (NOP) to State, regional and local agencies, and
members of the public for a 31-day period commencing on December 8, 2020, and ending on
January 8, 2021. The purpose of the NOP was to formally inform the public that the City was
preparing a Draft EIR for the Project, and to solicit input regarding the scope and content of the
environmental information to be included in the Draft EIR. Written comment letters responding to
the NOP were submitted to the City by various public agencies, interested organizations and
individuals. The NOP, Initial Study, and NOP comment letters are included in Appendix A of the
Draft EIR.

Draft EIR. The Draft EIR evaluated in detail the potential effects of the Project. It also analyzed
the effects of a reasonable range of alternatives to the Project, including a “No Project” alternative.
The Draft EIR for the Project (State Clearinghouse No. 2020120119), incorporated herein by
reference in full, was prepared pursuant to CEQA and State, Agency, and City CEQA Guidelines
(City of Los Angeles California Environmental Quality Act Guidelines). Consistent with the
requirements of Sections 15087 and 15105 of the CEQA Guidelines, the Draft EIR was submitted
to the State Clearinghouse, Office of Planning and Research and was circulated for public review
commencing on January 4, 2024 and ending on February 20, 2024, for a total review period of 47
days. A Notice of Availability (NOA) was distributed on January 4, 2024 to all property owners
and occupants within 500 feet of the Project Site and interested parties, which informed them of
where they could view the document and how to comment. The Draft EIR was available to the
public at the City of Los Angeles, Department of City Planning, and the following local libraries:
Los Angeles Central Library, Playa Vista Branch Library, and Mar Vista Branch Library. A copy of
the document was also posted online at https:/planning.lacity.org. Notices were filed with the
County Clerk on January 4, 2024.
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Notice of Completion. A Notice of Completion was sent with the Draft EIR to the Governor’s
Office of Planning and Research State Clearinghouse for distribution to State Agencies on
January 4, 2024, and notice was provided in newspapers of general and/or regional circulation.

Final EIR. The City released a Final EIR for the Project in February 2025 which is hereby
incorporated by reference in full. The Final EIR constitutes the second part of the EIR for the
Project and is intended to be a companion to the Draft EIR. The Final EIR also incorporates the
Draft EIR by reference. Pursuant to Section 15088 of the CEQA Guidelines, the City, as Lead
Agency, reviewed all comments received during the review period for the Draft EIR and
responded to each comment in Section Il, Responses to Comments, of the Final EIR. On February
24, 2025, responses were sent to all public agencies that made comments on the Draft EIR at
least 10 days prior to certification of the EIR pursuant to CEQA Guidelines Section 15088(b).
Notices regarding availability of the Final EIR were also sent to anyone who commented on the
Draft EIR, and interested parties.

Erratum. The City prepared an Erratum for the Project in February 2025. The Erratum includes
a minor correction to the New Beatrice West Project EIR’s Cultural Mitigation Measure (CUL-MM-
1) regarding archaeological resources. The original mitigation measure included incorrect
references to paleontological resources/materials and the potential submittal of a paleontological
survey report to the Los Angeles County Natural History Museum. These modifications clarify and
refine the EIR and provide supplemental information to the City decision-makers and the public.
CEQA requires recirculation of a Draft EIR only when “significant new information” is added to a
Draft EIR after public notice of the availability of the Draft EIR has occurred (refer to California
Public Resources Code (PRC) Section 21092.1 and CEQA Guidelines Section 15088.5), but
before the EIR is certified. CEQA Guidelines Section 15088.5 also provides that “[r]ecirculation is
not required where the new information added to the EIR merely clarifies or amplifies or makes
insignificant modifications in an adequate EIR.”

M. Record of Proceedings.

For purposes of CEQA and these Findings, the Record of Proceedings for the Project includes
(butis not limited to) the following documents and other materials that constitute the administrative
record upon which the City approved the Project. The following information is incorporated by
reference and made part of the record supporting these Findings of Fact:

) All Project plans and application materials including supportive technical reports;

) The Draft EIR and Appendices, and Final EIR and Appendices, and all documents relied
upon or incorporated therein by reference;

. The Mitigation Monitoring Program (MMP) prepared for the Project;

. The City of Los Angeles General Plan and related EIR;

. The Southern California Association of Governments’ (SCAG) 2020-2045 Regional
Transportation Plan/Sustainable Communities Strategy (RTP/SCS) and related EIR (SCH
No. 2019011061));

. The Municipal Code of the City of Los Angeles, including but not limited to the Zoning
Ordinance and Subdivision Ordinance;
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means of hydrological interruption. Also, there are no established native resident or migratory
wildlife corridors on the Project site or in the vicinity. Tree removal would comply with the City’s
Protected Tree and Shrub Regulations, the Migratory Bird Treaty Act and the California Fish and
Game Code. Impacts would be less than significant. (Draft EIR pages VI-16 through VI-17)

Cultural Resources (Historical Resources and Human Remains)
Impact Summary

Based on a review of the SurveyLA Historic Resources Survey Report for the Palms—Mar Vista—
Del Rey community, the HistoricPlacesLA database, and the Los Angeles ZIMAS database, as
well as the South Central Coastal Information Center (SCCIC) records search, no historical
resources were identified on-site or on adjacent sites. Further, as the Project site is located within
an urbanized area and has been subject to previous grading and development, the potential for
uncovering human remains on the Project site is low. If human remains are discovered during
Project construction, Project construction would be required to comply with applicable regulatory
requirements including California Health and Safety Code Section 7050.5, PRC Section 5097.98,
and CEQA Guidelines Section 15064.5(e). Thus, impacts related to these thresholds would be
less than significant. (Draft EIR page VI-17 through VI-18)

Energy
Impact Summary

The Project would not result in potentially significant environmental impacts due to wasteful,
inefficient, and unnecessary consumption of energy resources during construction or operation.
The Project’s energy requirements would not significantly affect local and regional supplies or
require additional capacity. The Project’s energy usage during peak and base periods would also
be consistent with electricity and natural gas future projections for the region. Overall, the Project’s
energy demands would not cause wasteful, inefficient, or unnecessary use of energy. The Project
would implement Project Design Features GHG-PDF-1, which requires the Project to achieve
LEED Silver certification. In addition, the Project would comply with all applicable energy
conservation policies and plans, including CAFE fuel economy standards, CARB anti-idling
regulations and In-Use Off-Road Diesel Fleet regulations, the California Title 24 energy
standards, the City of Los Angeles Green Building Code, City of Los Angeles Green New Deal,
and SCAG’s 2020-2045 RTP/SCS. As such, the Project would not conflict with or obstruct
adopted energy conservation plans or violate state or local energy standards for renewable
energy or energy efficiency. Impacts would be less than significant. (Draft EIR pages IV.D-24
through 1V.D-44)

Geology and Soils (not including Paleontological Resources)
Impact Summary

No active faults cross the Project site and the Project site is not located within an Alquist-Priolo
Fault Zone. Therefore, the potential for surface rupture due to faulting beneath the Project Site is
considered low and impacts would be less than significant. (Draft EIR page VI-18)

While the Project site is located in the seismically active region of Southern California and could
be subject to strong seismic ground shaking, the Project’s design and construction would comply
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with all applicable regulatory requirements, including applicable provisions of the Los Angeles
Building Code relating to seismic safety. Through compliance with regulatory requirements and
site-specific geotechnical recommendations contained in the Geotechnical Engineering
Investigation, impacts would be less than significant. (Draft EIR page VI-18)

While the Project Site is located within a liquefaction area and could be susceptible to liquefaction
during an earthquake, the Project design and construction would comply with all applicable
requirements of the Los Angeles Department of Building and Safety for a site located within a
potentially liquefiable area, as well as site-specific design recommendations set forth in the
Geotechnical Engineering Investigation. Impacts would be less than significant. (Draft EIR pages
VI-18 through VI-19)

The Project site and surrounding area are fully developed and characterized by relatively flat
topography, and are not located in a landslide area mapped by the State or the City. No impact
would occur. (Draft EIR page VI-19)

All grading activities would require grading permits from LADBS and on-site grading and site
preparation would comply with all applicable regulatory requirements, including provisions of the
LAMC, as well as Best Management Practices. Furthermore, the Project would be required to
comply with the City’s Low Impact Development (LID) ordinance and implement standard erosion
controls. Impacts related to soil erosion would be less than significant. (Draft EIR page VI-19)

With respect to unstable soils, as discussed above, impacts would be less than significant with
compliance with applicable regulatory requirements and site-specific design recommendations
set forth in a final design-level geotechnical report. (Draft EIR page VI-19)

The on-site geologic materials are in the low to high expansion range. With adherence to existing
regulations and site-specific design recommendations provided in the Geotechnical Engineering
Investigation, the proposed structure is feasible from a geotechnical engineering standpoint.
Impacts would be less than significant. (Draft EIR page VI-19)

The Project site is served by existing sewage infrastructure and would not require the use of septic
tanks or alternative wastewater disposal systems. No impacts related to septic tanks or alternative
wastewater disposal systems would occur. (Draft EIR page VI-19)

Finally, the Project site has been previously disturbed/developed and does not contain unique
geologic features. Therefore, impacts would be less than significant. (Draft EIR page IV.E-11)

Greenhouse Gas Emissions
Impact Summary

The Project complies with or exceeds the performance-based standards included in the plans,
policies, regulations and GHG reduction actions/strategies outlined in CARB’s 2008 Climate
Change Scoping Plan and subsequent updates, SCAG’s 2020-2045 RTP/SCS, and L.A.’s Green
New Deal. As such, the Project would not conflict with any applicable plan, policy, or regulation
of an agency adopted for the purpose of reducing emissions of GHGs and impacts would be less
than significant. Furthermore, because the Project does not conflict with applicable plans, policies,
and regulations, the Project’s incremental increase in GHG emissions would not result in a
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The Project Site is not located within two miles of an airport, private airstrip, or within an area
subject to an airport land use plan. Accordingly, no impact would occur. (Draft EIR pages VI-19
through VI-20)

While it is expected that the majority of construction activities for the Project would be confined to
the Project site, limited off-site construction activities may occur in adjacent street rights-of-way
during certain periods of the day, which could potentially require temporary lane closures. If lane
closures are necessary during construction, the remaining travel lanes would be maintained in
accordance with the Project’s Construction Traffic Management Plan that would be implemented
pursuant to Project Design Feature TR-PDF-1 to ensure adequate circulation and emergency
access. Additionally, the Project would comply with LAFD access requirements and would not
impede emergency access within the vicinity. Impacts would be less than significant. (Draft EIR
page VI-20)

The Project site is not located within a City-designated Very High Fire Hazard Severity Zone, nor
is it located within a City-designated Wildfire Severity Zone. Accordingly, no impact would occur.
(Draft EIR page VI-20)

Hydrology and Water Quality
Impact Summary

In accordance with the National Pollutant Discharge Elimination System (NPDES) Construction
General Permit requirements, the Project would implement a Stormwater Pollution Prevention
Plan (SWPPP) adhering to the California Stormwater Quality Association BMP Handbook. The
SWPPP would set forth Best Management Practices (BMPs) to be used during construction for
stormwater and non-stormwater discharges to minimize the discharge of pollutants in stormwater
runoff during construction. In addition, Project construction would occur in accordance with City
grading regulations. During operation, consistent with the City’s Low Impact Development (LID)
Ordinance, the Project would include the installation of capture and use or biofiltration planter
BMPs to reduce the quantity and improve the quality of rainfall runoff that leaves the Project site.
In addition, with implementation of the Project, the amount of landscaped area would increase,
resulting in an overall decrease in the amount of impervious surfaces and thus further reduce
stormwater runoff. Further, if groundwater is encountered during construction, temporary pumps
and filtration would be utilized in compliance with all relevant NPDES and Los Angeles Regional
Water Quality Control Board requirements related to construction and discharges from dewatering
operations. The Project site is not located within a 100-year flood plain, nor is it mapped as being
located within a flood control basin or within a potential inundation area. Overall, with adherence
to regulatory requirements, impacts related to hydrology and water quality would be less than
significant. (Draft EIR pages VI-21 through VI-24)

Land Use and Planning
Impact Summary

The Project site is located within a commercial office and industrial low- and medium-rise, mixed-
use neighborhood. The Project would replace the existing structures at 12575 W. Beatrice Street
with a new office building. The existing office building at 12541 W. Beatrice Street would remain.
Thus, the proposed uses would be consistent with the existing uses on site as well as the other
commercial developments located adjacent to and in the general vicinity of the Project Site. All
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proposed development would occur within the boundaries of the Project Site, and the Project
does not propose a freeway or other large infrastructure that would divide a community.
Accordingly, impacts related to the physical division of an established community would be less
than significant. (Draft EIR page VI-24)

The Project would not conflict with the applicable goals, policies, and objectives in local and
regional plans that were adopted for the purpose of avoiding or mitigating an environmental effect,
including the Southern California Association of Governments 2020-2045 Regional
Transportation Plan/Sustainable Communities Strategy, the South Coast Air Quality Management
District Air Quality Management Plan, General Plan Framework Element, Conservation Element,
Mobility Plan 2035, Palms—Mar Vista—Del Rey Community Plan, LAMC, and the Citywide Design
Guidelines include policies that were specifically adopted for the purpose of avoiding or mitigating
an environmental effect. The Project would not and therefore would not conflict with the applicable
plans. As such, impacts related to conflicts with applicable plans, policies, and regulations would
be less than significant. (Draft EIR pages IV.H-18 through IV.H-32)

Mineral Resources
Impact Summary

No mineral extraction operations currently occur on the Project site. Furthermore, the Project site
is not located within a City-designated Mineral Resource Zone where significant mineral deposits
are known to be present or within a mineral producing area as classified by the California Geologic
Survey. No impact would occur. (Draft EIR page VI-24)

Noise (Operational Noise, On- and Off-site Construction Vibration Building Damage,
Operational Vibration, and Airport Noise)

Impact Summary

Operational noise levels related to on-site stationary noise sources and off-site mobile noise
sources would be below the thresholds established in the LAMC. Impacts would be less than
significant. (Draft EIR pages IV.1-38 through 1V.I-48)

On-site and off-site vibration levels generated from construction of the Project would be below the
building damage criterion. Thus, construction-related vibration impacts pursuant to the FTA
significance criterion for building damage from on-site and off-site construction activities would be
less than significant. (Draft EIR pages IV.I-51 and 1V.1-53 through IV.1-55)

Operation of the Project would not result in the generation of excessive ground-borne vibration
levels that would be perceptible in the vicinity of the Project Site and impacts would be less than
significant. (Draft EIR page IV.I-55)

The Project Site is not located within the vicinity of a private airstrip or airport land use plan. In
addition, based on a report published by the Los Angeles International Airport, the Project site is
not located within the 2015 65 dB CNEL noise contours for the airport, indicating airport noise is
not an issue at the Project site. No impact would occur. (Draft EIR page VI-24)
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Wildfire
Impact Summary

The Project site is not located within a City-designated Very High Fire Hazard Severity Zone, nor
is it located within a Wildfire Severity Zone. Therefore, no impact related to wildfire risks would
occur. (Draft EIR page VI-31)

VL. Less than Significant Impacts with Mitigation

The EIR determined that the Project has potentially significant environmental impacts in the areas
discussed below. The EIR identified feasible mitigation measures to avoid or substantially reduce
the environmental impacts in these areas to a level of less than significant. Based on the
information and analysis set forth in the EIR, the Project would not have any significant
environmental impacts in these areas, as long as all identified feasible mitigation measures are
incorporated into the Project. The City again ratifies, adopts, and incorporates the full analysis,
explanation, findings, responses to comments, and conclusions of the EIR.

Cultural Resources (Archaeological Resources)
Impact Summary

The Project site is located within an urbanized area of the City of Los Angeles and has been
subject to grading and development in the past. Therefore, surficial archaeological resources that
may have existed at one time have likely been previously disturbed. In addition, based on the
records search at the SCCIC, no archaeological resources have been found at the Project site.
Nevertheless, the Project would require grading and excavation for the construction of the
proposed subterranean parking garage, which would extend to a depth of approximately 22 feet
below ground surface. Because the Project site is fully developed and has undergone previous
development, any new archaeological survey is unlikely to observe surface artifacts. However,
since the Project would include excavation to previously undisturbed depths, there is potential for
an archaeological site to be identified during construction activities associated with the Project.
Additionally, as indicated in the SCCIC records search, the Project site vicinity is potentially
sensitive for archaeological resources. Therefore, impacts to archaeological resources would be
potentially significant. However, with the implementation of Mitigation Measure CUL-MM-1,
impacts would be reduced to less than significant.

Project Design Features
None applicable to archeological resources.
Mitigation Measures

Mitigation Measure CUL-MM-1: A qualified archaeologist shall be retained by the
Applicant to perform periodic inspections of excavation and grading
activities at the Project Site. The frequency of inspections shall be based
on consultation with the archaeologist and shall depend on the rate of
excavation and grading activities and the materials being excavated. If
archaeological materials are encountered, the archaeologist shall
temporarily divert or redirect grading and excavation activities in the area
of the exposed material to facilitate evaluation and, if necessary, salvage.
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required to adopt a Statement of Overriding Considerations, which is set forth in Section Xl below.
No additional environmental impacts other than those identified below will have a significant effect
or result in a substantial or potentially substantial adverse effect on the environment as a result
of the construction or operation of the Project. The City finds and determines that:

a) All significant environmental impacts that can be feasibly avoided have been eliminated,
or substantially lessened through implementation of the project design features and/or
mitigation measures; and

b) Based on the Final EIR, the Statement of Overriding Considerations set forth below, and
other documents and information in the record with respect to the construction and
operation of the project, all remaining unavoidable significant impacts, as set forth in these
findings, are overridden by the benefits of the project as described in the Statement of
Overriding Considerations for the construction and operation of the project and
implementing actions.

Noise (Construction/On-Site Noise)
Impact Summary

The significance criterion used is whether Project-related construction noise exceeds the ambient
exterior noise levels by 5 dBA (hourly Leq) or more at a noise-sensitive use. The Project will
implement Project Design Feature PDF-NOI-1, which will require noise reducing best
management practices for construction equipment. As evaluated in Section IV.l, Noise, of the
Draft EIR, the estimated noise levels during all stages of Project construction would be below the
significance threshold at receptor locations R2 and R4. However, the estimated construction-
related noise would exceed the significance criterion at receptor locations R1, R3, and R5. (As
provided in Section IV.I, Noise, of the Draft EIR, studios, sound stages, and recording studio uses
are not defined as noise sensitive receptors by the L.A. CEQA Thresholds Guide. As such, the
studios located in the vicinity of the Project site, including 740 Sound (represented by receptor
location R4) and the Vista Studio, Venn Studios, Digital Domain and ATN Stages (together
represented by receptor location R5) were included in the noise analysis for informational
purposes only and not for determining a CEQA impact). The estimated construction-related noise
would exceed the significance threshold by a range of 2.6 dBA at receptor location R3 to up to
26.9 dBA at receptor location R5. Therefore, the Project's temporary noise impact associated with
the Project’s on-site construction would be potentially significant.

Project Design Features

Project Design Feature NOI-PDF-1: Power construction equipment (including
combustion engines), fixed or mobile, will be equipped with state-of-the-art
noise shielding and muffling devices (consistent with manufacturers’
standards). All equipment will be properly maintained to assure that no
additional noise, due to worn or improperly maintained parts, would be
generated. Where feasible, electric construction equipment and/or other
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noise-reducing best practices will be utilized/implemented near sensitive
receptors.

Mitigation Measures

Mitigation Measure NOI-MM-1: Temporary and impermeable sound barriers shall be
erected at the locations listed below. At plan check, building plans shall
include documentation prepared by a noise consultant verifying
compliance with this measure.

e Along the southern property line of the Project site between the
construction areas and receptor locations R1 and R3. The temporary
sound barrier shall be designed to provide a minimum 15-dBA noise
reduction at the ground level of receptor locations R1 and 5-dBA at
receptor location R3.

e Along the western property line of the Project site between the
construction areas and the receptor location R5. The temporary sound
barrier shall be designed to provide a minimum 15-dBA noise reduction
at the ground level of receptor location R5.

e During the off-site improvements construction—Provide a temporary
moveable noise barrier between the construction equipment and the
residences along the south side of Beatrice Street (receptor locations
R1 and R3) and along the east side of Grosvenor Boulevard (receptor
location R2). The temporary noise barrier shall be designed to provide
a minimum 10-dBA at the ground level of receptor location R1, 8-dBA
at receptor location R2, and 5-dBA at receptor location R3.

Finding

Pursuant to PRC Section 21081(a)(3), specific economic, legal, social, technological, or other
considerations, including consideration for the provision of employment opportunities for highly
trained workers, make infeasible the mitigation measures or alternatives identified in the
environmental impact report.

Rationale for Finding

Implementation of Mitigation Measure NOI-MM-1 would reduce the Project’s construction noise
levels to the extent feasible. Specifically, implementation of Mitigation Measure NOI-MM-1
(installation of temporary sound barriers) would reduce the noise generated by on-site
construction activities at the off-site noise-sensitive uses, by up to 15 dBA at receptor locations
R1 and R5 and 5-dBA at R3. As summarized in Table IV.I-11 on page IV.I-35, the estimated
construction-related noise would exceed the significance threshold by 22.9 dBA at receptor
location R1, 2.6 dBA at receptor location R3, and 26.9 dBA at receptor location R5.
Implementation of Mitigation Measure NOI-MM-1, which offers a 5-dBA noise reduction at
receptor location R3 would, therefore, reduce the noise impacts at receptor location R3 to a less-
than-significant level. However, the estimated construction-related noise levels would still exceed
the significance thresholds at receptor locations R1 (apartments), by 7.9 dBA, and R5 (studios),
by 11.9 dBA, with the implementation of Mitigation Measure NOI-MM-1. There are no other
feasible mitigation measures that could be implemented to further reduce the temporary noise
impacts from on-site construction at receptor locations R1 and R5. Therefore, the Project's
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location R1, 8-dBA at receptor location R2, and 5-dBA at receptor location R3. Noise impacts
associated with the water infrastructure improvements would be reduced to a less than significant
level at receptor locations R2 and R3. However, construction-related noise levels would still
exceed the significance thresholds at receptor location R1 with the implementation of Mitigation
Measure NOI-MM-1 as temporary moveable noise barriers are typically limited to a 10-dBA noise
reduction (unlike a fixed barrier which can achieve a noise reduction of up to 15-dBA). There are
no other feasible mitigation measures that could be implemented to further reduce the temporary
noise impacts from off-site construction at receptor location R1. Therefore, the Project’s off-site
construction-related noise impacts would be significant and unavoidable.

Reference

See Draft EIR Section IV.l, Noise and Appendix | of the Draft EIR for a complete evaluation of
noise impacts, thresholds, and evaluation methods conducted for the Project.

Noise (Construction/On-Site Vibration [Human Annoyance])
Impact Summary

Construction activities can generate varying degrees of ground vibration, depending on the
construction procedures and the type of equipment used. The operation of construction
equipment generates vibrations that spread through the ground and diminish in amplitude with
distance from the source. Per FTA guidance, the significance criteria for human annoyance is 72
VdB for sensitive uses, including residential, and 65 VdB for recording studio uses. As indicated
in Error! Reference source not found. in Section IV.l, Noise, of the Draft EIR, the estimated
ground-borne vibration levels from construction equipment would be below the significance
criteria for human annoyance at off-site sensitive receptor locations R2 through R4. However, the
estimated ground-borne vibration levels at receptor locations R1 and R5 would exceed the 72-
VdB and 65-VdB significance criteria, respectively. Therefore, on-site vibration impacts during
construction of the Project, pursuant to the significance criteria for human annoyance, would be
potentially significant.

Project Design Features

There are no project design features applicable to the Project’'s human annoyance impacts from
ground-borne vibration caused by on-site construction.

Mitigation Measures

There are no feasible mitigation measures applicable to the Project’'s human annoyance impacts
from ground-borne vibration caused by on-site construction.

Finding

Pursuant to PRC Section 21081(a)(3), specific economic, legal, social, technological, or other
considerations, including consideration for the provision of employment opportunities for highly
trained workers, make infeasible the mitigation measures or alternatives identified in the
environmental impact report.

Rationale for Finding
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Mitigation measures considered to reduce vibration impacts from on-site construction activities
with respect to human annoyance included the installation of a wave barrier, which is typically a
trench or a thin wall of sheet piles installed into the ground (essentially a subterranean sound
barrier to reduce noise). To be effective, however, wave barriers must typically be very deep and
long, rendering them cost prohibitive and infeasible for temporary applications such as
construction. Constructing a wave barrier would also generate the same ground-borne vibration
that is sought to be mitigated. Thus, as explained in the Draft EIR, there are no feasible
mitigation measures to reduce construction-related human annoyance impacts from
on-site ground-borne vibration.

Reference

See Draft EIR Section IV.l, Noise and Appendix | of the Draft EIR for a complete evaluation of
noise impacts, thresholds, and evaluation methods conducted for the Project.

Noise (Construction/Off-Site Vibration [Human Annoyance])
Impact Summary

As discussed above, per FTA guidance, the significance criteria for human annoyance is 72 VdB
for sensitive uses, including residential, and 65 VdB for recording studio uses. It should be noted
that buses and trucks rarely create vibration that exceeds 70 VdB at 50 feet from the receptor
unless there are bumps in the road. To provide a conservative analysis, the estimated vibration
levels generated by construction trucks traveling along the anticipated haul routes were assumed
to be within 25 feet of the sensitive uses, including residential uses along Beatrice Street,
Westlawn Avenue, Grosvenor Boulevard, and Jefferson Boulevard; and recording studio uses
along Beatrice Street. As indicated in the noise calculation worksheets included in Appendix | of
this Draft EIR, temporary vibration levels could reach approximately 72 VdB periodically as trucks
pass sensitive receptors located within 25 feet from the anticipated haul routes. Therefore, the
sensitive uses along anticipated construction truck routes would be exposed to ground-borne
vibration up to 72 VdB, which would exceed the 65-VdB significance criteria (for recording studio
use) and would be at the 72-VdB significance criteria (for residential uses) from the construction
trucks. As such, potential vibration impacts with respect to human annoyance that would result
from temporary and intermittent off-site vibration from construction trucks traveling along the
anticipated haul routes would be potentially significant.

Project Design Features

There are no project design features applicable to the Project’s off-site construction-
related vibration impacts to human annoyance.

Mitigation Measures

There are no feasible mitigation measures applicable to the Project’s off-site construction-
related vibration impacts to human annoyance.

Finding

Pursuant to PRC Section 21081(a)(3), specific economic, legal, social, technological, or other
considerations, including consideration for the provision of employment opportunities for highly
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trained workers, make infeasible the mitigation measures or alternatives identified in the
environmental impact report.

Rationale for Finding

There are no feasible mitigation measures that could be implemented to reduce the temporary
vibration impacts associated with human annoyance from both off-site construction to a less-than-
significant level. Therefore, the Project’s vibration impacts with respect to human
annoyance from off-site construction activities would be significant and unavoidable.

Reference

See Draft EIR Section IV.l, Noise and Appendix | of the Draft EIR for a complete evaluation of
noise impacts, thresholds, and evaluation methods conducted for the Project.

VIIl. Alternatives

CEQA requires that an EIR analyze a reasonable range of feasible alternatives that could
substantially reduce or avoid the significant impacts of a project while also meeting the project’s
basic objectives. An EIR must identify ways to substantially reduce or avoid the significant effects
that a project may have on the environment (PRC Section 21002.1). Accordingly, the discussion
of alternatives shall focus on alternatives to a project or its location which are capable of avoiding
or substantially reducing any significant effects of the project, even if these alternatives would
impede to some degree the attainment of the project objectives, or would be more costly. The
alternative analysis included in the Draft EIR, therefore, identified a reasonable range of project
alternatives focused on avoiding or substantially reducing the project’s significant impacts.

Summary of Findings

Based upon the following analysis, the City finds, pursuant to CEQA Guidelines Section
15096(g)(2), that no feasible alternative or mitigation measure will substantially lessen any
significant effect of the Project, reduce the significant unavoidable impacts of the Project to a level
that is less than significant, or avoid any significant effect the Project would have on the
environment.

Project Objectives

An important consideration in the analysis of alternatives to the Project is the degree to which
such alternatives would achieve the objectives of the Project. As more thoroughly described in
Section I, Project Description, of the Draft EIR, pages II-6 through II-7, both the City and Applicant
have established specific objectives concerning the Project, which are incorporated by reference
herein and discussed further below.
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Alternatives Analyzed
Alternative 1—No Project Alternative
Description of Alternative

In accordance with the CEQA Guidelines, the “no project” alternative for a development project
on an identifiable property consists of the circumstance under which the project does not proceed.
CEQA Guidelines Section 15126.6(e)(3)(B) states in part that “in certain instances, the no project
alternative means ‘no build’ wherein the existing environmental setting is maintained.”
Accordingly, Alternative 1, the No Project Alternative, assumes that the Project would not be
approved, no new permanent development would occur within the Project Site, and the existing
environment, as described in Section Il, Project Description, of the Draft EIR, would be
maintained. Thus, the physical conditions of the Project Site would generally remain as they are
today. Specifically, the existing buildings and surface parking areas would remain on the Project
Site, and no new construction would occur.

Impact Summary

Alternative 1 would avoid the Project’s significant and unavoidable environmental impacts,
including those related to on- and off-site construction noise and vibration (pursuant to the
significance criteria for human annoyance). Alternative 1 would also avoid the Project’s less-than-
significant impacts as no changes to the existing conditions would occur.

Finding

The City finds, pursuant to PRC Section 21081(a)(3), that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of employment
opportunities for highly trained workers, make infeasible the No Project Alternative, as described
in the Draft EIR.

Rationale for Finding

Under Alternative 1, the existing uses would remain on the Project Site and no new development
would occur. As such, Alternative 1 would not meet the Project’s underlying purpose or any of its
objectives. Specifically, Alternative 1 would not meet the underlying purpose of the Project, which
is to redevelop the infill Project site with an integrated office campus that would generate new
economic opportunities and support growing industries located within the Palms—Mar Vista—Del
Rey community.

Reference
Section V, Alternatives, of the Draft EIR.
Alternative 2— Same FAR/Reduced Height Alternative
Description of Alternative

Alternative 2 would replace the entirety of the 118,141 square feet of existing office and accessory
uses within the Project site with a total of 287,381 square feet of new floor area, including 283,981
square feet of office uses and 3,400 square feet of ground floor retail space. The new building
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would cover the entire Project site and would be five stories and approximately 84 feet in height
to the top of the parapet (a reduction of 51 feet when compared to the Project’s height of 135
feet). The new office uses would be developed in a single three-story office building atop a two-
story podium structure that would contain the ground floor commercial uses and approximately
583 parking spaces. Overall, this alternative would remove all existing uses on the Project site
resulting in approximately 169,240 square feet of net new floor area, the same amount as the
Project. Similar to the Project, the FAR would be 1.46:1. However, the entire Project Site would
be rebuilt, the existing office building at 12541 W. Beatrice Street would not be retained, and the
new building would be constructed over the entire Project Site, thus reducing the height of the
western element of the Project while increasing the height and mass of the eastern element.

Impact Summary

Alternative 2 would not avoid the Project’s significant and unavoidable on-site and off-site noise
and vibration impacts (pursuant to the significance criteria for human annoyance), and actually
could result in greater construction noise impacts. Alternative 2 would reduce the Project’s less-
than-significant toxic air contaminants impacts while increasing the Project’s operational GHG
emissions, although such impacts would remain less than significant. All other impacts would be
similar to those of the Project. Finally, Alternative 2 involves demolition of all structures currently
on the Project site and 287,381 square feet of new construction and thus is generally more
wasteful than the Project, which would retain the building at 12541 Beatrice Street and integrate
it into a new campus with 199,500 square feet of new construction.

Finding

The City finds, pursuant to PRC Section 21081(a)(3), that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of employment
opportunities for highly trained workers, make infeasible Alternative 2, as described in the Draft
EIR.

Rationale for Finding

Alternative 2 would not meet the underlying purpose of the Project which is to redevelop the infill
Project site with an integrated office campus that would generate new economic opportunities
and support growing industries in the Community Plan area. With the same mix of uses and similar
design elements, Alternative 2 would meet the following Project objectives.

e Support the Community Plan’s Goal 2 to build a strong and competitive commercial
sector which promotes economic vitality and serves the needs of the community
through the redevelopment and replacement of an older industrial building with a
modern commercial building that will respond to the evolving needs of a growing
creative office commercial sector:;

e Promote the Community Plan’s Objective 2-1 to provide opportunities for new
commercial development and services within existing commercial areas through the
development of a commercial project that would strengthen the economic vitality of
the area without introducing incompatible uses;

» Activate the property and the neighborhood by providing retail components, including
a café, attractive street-level landscaping, bicycle parking, public gathering spaces,
and pedestrian amenities;
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o Provide significant employment opportunities in office, research, and creative
development uses, which will benefit the community, city, and region; and

o Offer flexible combinations of spaces to accommodate a variety of different tenants.

Alternative 2 would not meet the following Project objectives due to the demolition of the existing
building at 12541 Beatrice Street under this alternative.

o Create an interactive creative office campus with open space, shared amenities and
landscaping while retaining an existing office building on site; and

¢ Enhance the appearance of the immediate area by providing architecturally interesting
and varied design.

Reference
Section V, Alternatives, of the Draft EIR.
Alternative 3—Reduced Development Intensity Alternative
Description of Alternative

Alternative 3 would reduce the new floor area proposed under the Project by 25 percent.
Specifically, like the Project, Alternative 3 would retain the existing 87,881-square-foot office
building on the eastern portion of the Project site, and would replace the existing office building
and accessory structures on the western portion of the Project site with a total of 127,655 square
feet of new floor area, including 125,155 square feet of office uses and 2,500 square feet of
ground floor retail space. The new building would be seven stories and approximately 114 feet in
height to the top of the parapet (a reduction of one story and 21 feet when compared to the
Project’s height of eight stories and 135 feet). The new office uses would be developed in four
floors (three full and one partial) atop a three-story podium structure that would contain the ground
floor commercial uses and approximately 447 parking spaces. Overall, this alternative would
result in approximately 103,100 square feet of net floor area compared to the Project’s 169,240
square feet of net floor area and would result in a FAR of 1.10:1.

Impact Summary

Alternative 3 would not avoid the Project’s significant and unavoidable on-site and off-site noise
and vibration impacts (pursuant to the significance criteria for human annoyance). In addition, this
alternative would result in greater VMT impacts compared to the Project. Alternative 3 would
reduce some of the less than significant impacts associated with the Project (i.e., visual character
during operation, light and glare during operation, construction related toxic air contaminants,
operational air quality and GHG emissions, cultural resources, energy efficiency, paleontological
resources, operational noise and vibration, public services, tribal cultural resources, and utilities).
All other impacts would be similar to those of the Project.

Finding

The City finds, pursuant to PRC Section 21081(a)(3), that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of employment
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opportunities for highly trained workers, make infeasible Alternative 3, as described in the Draft
EIR.

Rationale for Finding

Alternative 3 would include the same uses proposed by the Project while reducing the amount of
total new floor area by approximately 25 percent. Alternative 3 would partially meet the underlying
purpose of the Project which is to redevelop the infill Project site with an integrated office campus
that would generate new economic opportunities and supporting growing industries located within
the Palms—Mar Vista—Del Rey community. Alternative 3 would also meet the following Project
objectives, although it would not do so as effectively or to the same degree as the Project owing
to the reduced amount of development under this alternative.

e Support the Community Plan’s Goal 2 to build a strong and competitive commercial
sector which promotes economic vitality and serves the needs of the community
through the redevelopment and replacement of an older industrial building with a
modern commercial building that will respond to the evolving needs of a growing
creative office commercial sector:;

e Promote the Community Plan’s Objective 2-1 to provide opportunities for new
commercial development and services within existing commercial areas through the
development of a commercial project that would strengthen the economic vitality of
the area without introducing incompatible uses;

o Create an interactive creative office campus with open space, shared amenities and
landscaping while retaining an existing office building on site;

» Activate the property and the neighborhood by providing retail components, including
a café, attractive street-level landscaping, bicycle parking, public gathering spaces,
and pedestrian amenities;

o Provide significant employment opportunities in office, research, and creative
development uses, which will benefit the community, city, and region;

¢ Enhance the appearance of the immediate area by providing architecturally interesting
and varied design; and

o Offer flexible combinations of spaces to accommodate a variety of different tenants.

Reference
Section V, Alternatives, of the Draft EIR.
Alternative 4—Mixed-Use Office and Housing Alternative
Description of Alternative

Alternative 4 would develop the Project site with a mix of office and residential uses. Specifically,
Alternative 4, like the Project, would retain the existing 87,881-square-foot office building on the
eastern portion of the Project site, and would replace the existing office building and accessory
structures at 12575 Beatrice Street. The new building would include a total of 199,500 square feet



ENV-2020-3533-EIR F-33

of floor area, the same floor area proposed by the Project, including 144,000 square feet of office
uses on three levels and 55,500 square feet (565 units) of residential uses on a single top floor
level. The office and residential uses would be developed atop three above-grade levels of
parking. With regard to vehicular parking, Alternative 4 would provide a total of 548 parking
spaces. The new building would be seven stories and approximately 114.5 feet in height to the
top of the parapet (a reduction of one story and 20.5 feet when compared to the Project’s height
of eight stories and 135 feet). Overall, Alternative 4 would construct 199,500 square feet of new
floor area within the Project site, similar to the Project, and would result in a FAR of 1.46:1, as
with the Project.

Impact Summary

Alternative 4 would not avoid the Project’s significant and unavoidable noise and vibration impacts
(human annoyance). Alternative 4 would reduce several of the less than significant and less than
significant with mitigation impacts associated with the Project (i.e., visual character during
operation, construction related toxic air contaminants, operational air quality and GHG emissions,
cultural resources, paleontological resources, VMT, energy efficiency during operation,
operational vibration, tribal cultural resources, and water infrastructure). However, Alternative 4
would result in greater impacts associated with land use, operational outdoor noise, and public
services during operation compared to the Project; however, these impacts would remain less
than significant. All other impacts would be similar to those of the Project.

Finding

The City finds, pursuant to PRC Section 21081(a)(3), that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of employment
opportunities for highly trained workers, make infeasible the Alternative 4, as described in the
Draft EIR.

Rationale for Finding

Alternative 4 would add a residential component, eliminate the 3,400 square feet of ground floor
commercial space proposed under the Project, and would reduce the office uses proposed by the
Project. Therefore, Alternative 4 would not meet the underlying purpose of the Project, which is
to redevelop the infill Project site with an integrated office campus that would generate new
economic opportunities and supporting growing industries located within the Palms—Mar Vista—
Del Rey community.

Alternative 4 also would not meet the following Project objectives to the same extent as the Project
owing to the reduced amount of office space, the introduction of a residential element, and the
elimination of ground floor commercial space proposed under the Project.

e Support the Community Plan’s Goal 2 to build a strong and competitive commercial
sector which promotes economic vitality and serves the needs of the community
through the redevelopment and replacement of an older industrial building with a
modern commercial building that will respond to the evolving needs of a growing
creative office commercial sector:;

o Provide significant employment opportunities in office, research, and creative
development uses, which will benefit the community, city, and region;
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¢ Enhance the appearance of the immediate area by providing architecturally interesting
and varied design; and

o Offer flexible combinations of spaces to accommodate a variety of different tenants.

Alternative 4 would not meet the following Project objectives owing to the elimination of ground
floor commercial space proposed under the Project and the addition of the residential component.

o Create an interactive creative office campus with open space, shared amenities and
landscaping while retaining an existing office building on site;

e Promote the Community Plan’s Objective 2-1 to provide opportunities for new
commercial development and services within existing commercial areas through the
development of a commercial project that would strengthen the economic vitality of
the area without introducing incompatible uses;

» Activate the property and the neighborhood by providing retail components, including
a café, attractive street-level landscaping, bicycle parking, public gathering spaces,
and pedestrian amenities.

Reference
Section V, Alternatives, of the Draft EIR.
Alternatives Rejected as Infeasible

As set forth in CEQA Guidelines Section 15126.6(c), an EIR should identify any alternatives that
were considered for analysis but rejected as infeasible and briefly explain the reasons for their
rejection. According to the CEQA Guidelines, among the factors that may be used to eliminate an
alternative from detailed consideration are the alternative’s failure to meet most of the basic
project objectives, the alternative’s infeasibility, or the alternative’s inability to avoid significant
environmental impacts. Alternatives to the Project that were considered and rejected as infeasible
include the following:

Alternatives to Eliminate Significant Noise and Vibration Impacts During Construction: As
discussed in Section IV.1, Noise, of this Draft EIR, the Project would result in short-term significant
and unavoidable construction-related noise and vibration (human annoyance) impacts.
Specifically, Project construction activities would result in significant and unavoidable
construction-related noise impacts related to on-site and off-site construction activities, and
significant and unavoidable vibration (human annoyance) impacts related to both on-site
construction activities and off-site construction traffic. The following potential alternatives were
considered to avoid or substantially lessen the Project’s significant and unavoidable construction-
related noise and vibration impacts:

o Alternative (a)}—Extended Construction Duration: This alternative considers extending
the construction period, thus reducing the amount of daily construction activity that
would occur under the Project. This alternative was evaluated and rejected as follows:

- Construction noise levels are dependent on the number of construction equipment
(on-site equipment or off-site construction trucks). With an extended construction
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duration, the number of on-site construction equipment and off-site construction
trips would be reduced. Typically, a reduction of 50 percent in the number of
construction equipment pieces or construction traffic (haul and delivery trucks trips)
would reduce the construction-related noise levels by approximately 3 dBA (just
perceptible).' A 50-percent reduction in construction truck trips during site
grading/excavation, which is the peak period of construction with the highest
number of construction trucks, from 150 to 75 truck trips per hour (refer to Table
IV.I-7 in Section IV.I, Noise, of the Draft EIR), would reduce the truck noise along
Beatrice Street, Westlawn Avenue, Grosvenor Boulevard, and Jefferson
Boulevard to 62.7 dBA Leq, 61.8 dBA Leg, 60.1 dBA Leg and 59.7 dBA Leg, (an
approximately 3-dBA reduction as compared to the Project), respectively.
However, when accounting for the ambient noise level (i.e., the Project plus
ambient noise levels due to off-site construction trucks), the actual noise levels
would only be reduced by 2.3 dBA along Beatrice Street and Westlawn Avenue;
2.0 dBA along Grosvenor Boulevard; and 0.2 dBA along Jefferson Boulevard. In
addition, a 50 percent reduction in construction truck trips during the mat
foundation phase, from 300 to 150 truck trips per hour, would reduce the truck
noise along Beatrice Street, Westlawn Avenue, Grosvenor Boulevard, and
Jefferson Boulevard to 64.4 dBA Leg, 63.5 dBA Leg, 61.7 dBA Leg and 61.4 dBA Leqg
(an approximately 3-dBA reduction as compared to the Project). Furthermore,
when accounting for the ambient noise level (i.e., the Project plus ambient noise
levels due to off-site construction trucks) the actual noise levels would only be
reduced by 2.6 dBA along Beatrice Street and Westlawn Avenue; 2.3 dBA along
Grosvenor Boulevard; and 0.4 dBA along Jefferson Boulevard. Thus, as analyzed,
even with a 50 percent reduction in truck trips, the off-site construction noise plus
ambient noise would result in a minimal reduction in noise (i.e., less than the 3 dBA
perceptible level) and the off-site noise impacts along Beatrice Street, Westlawn
Avenue, and Grosvenor Boulevard would remain significant. This potential
alternative would also increase the number of days by approximately 150 percent
that sensitive receptors would be impacted by the off-site construction trucks,
thereby prolonging the duration of the significant impact.

With respect to on-site construction, a reduction in the number of pieces of
construction equipment would also reduce noise levels compared to the Project
(depending on the amount of reduction) but would still exceed the significance
threshold. Specifically, reducing the on-site construction equipment during the site
grading phase from 9 pieces to 4 pieces of equipment (approximately 55 percent)
would reduce the construction noise at the off-site receptors by 3.8 dBA, 4.3 dBA,
4.1 dBA, 4.2 dBA and 3.8 dBA Leq at receptor locations R1, R2, R3, R4 and R5,
respectively. The estimated construction noise levels with a 55 percent reduction
in the number of construction equipment would still exceed the significance
threshold by up to 19.1 dBA Leq and 23.1 dBA Leq at receptor locations R1 and R5,
respectively. Therefore, the construction noise levels (both on- and off-site
construction noise) under this approach would be somewhat less than the Project
(depending on the amount of reduction) but would still exceed the significance
threshold. This approach would also increase the number of days that a sensitive
receptor would be impacted by construction activities by at least 150 percent.

1

The reference to 3 dBA here and in other parts of the discussion of the noise alternatives considered does not
have to do with how much construction noise levels need to be reduced to avoid significant impacts. Rather, it
has to do with: (1) the minimum reduction required to be audible to the human ear; and (2) the fact that a
lowering of the number of construction pieces and volume of construction traffic by 50 percent is required to
result in an audible reduction in on- and off-site construction noise, respectively. In other words, reducing peak
day construction activities by 50 percent would result in a barely audible reduction in construction noise.
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Furthermore, due to the close proximity of the off-site noise sensitive receptors
(e.g., receptor locations R1 and R5 are directly across from the Project site), and
the building height (i.e., 4-story residential buildings along Beatrice Street), it would
not be practical to reduce the construction noise levels to below the significance
threshold as a single piece of equipment would result in noise levels above the
significance threshold. As such, the on-site and off-site construction noise impacts
under this approach would not be substantially less than the Project and would
remain significant.

The on-site construction vibration impacts (pursuant to the significance criteria for
human annoyance) would be significant and unavoidable, similar to the Project, as
the vibration impact analysis is based on the peak vibration level generated by
individual construction equipment, and under this approach, the same construction
equipment would be used. In addition, off-site construction vibration impacts
(pursuant to the significance criteria for human annoyance) due to heavy trucks
traveling by sensitive receptors would also continue to be significant and
unavoidable, similar to the Project, as the trucks would generate the same vibration
levels for an extended construction duration.

Alternative (b}—Central Location of Development: This alternative would involve

locating the proposed development closer to the center of the Project site, thus pulling
back the proposed development and associated construction activities from the
property line, creating more distance between the construction activities and off-site
sensitive receptors. This approach was reviewed and rejected for the following
reasons:

Construction noise levels can be reduced by providing an additional buffer zone
between the receptor and the construction equipment. Noise levels from
construction equipment would generally attenuate approximately 6 dBA per
doubling of distance from the noise source (construction equipment) to the
receptor over acoustically “hard” sites (e.g., asphalt and concrete surfaces) and
7.5 dBA per doubling of distance from the noise source to the receptor over
acoustically “soft” sites (e.g., soft dirt, grass or scattered bushes and trees. While
the on-site construction noise levels associated with the building construction
placed closer to the center of the Project site could be reduced compared to the
Project, the noise level reduction, depending upon the setback from the property
line, would be limited due to the size of the Project site (approximately 250 feet
from east to west property lines and 310 feet from north to south property lines).
For example, shifting the proposed building approximately 60 feet to the north and
east of the property lines would reduce the construction noise levels (during the
building construction phase) by approximately 4.9 dBA and 4.4 dBA at receptor
locations R1 and R5, respectively. The construction noise levels during the building
phase would still exceed the significance threshold by 13.7 dBA and 18.4 dBA at
receptors R1 and R2, respectively. However, noise levels during the site
demolition, site preparation and grading would be similar to the Project; as
construction activities for these phases would be up to the property line, similar to
the Project. As such, the on-site construction noise impacts under this approach
would remain significant and unavoidable and similar to the Project.

Similar to the Project, the on-site construction vibration impacts (pursuant to the
significance criteria for human annoyance) of this potential alternative would
remain significant, as heavy construction equipment (e.g., drill rig and large
bulldozer) used for the site grading would still operate near the property line and
adjacent to sensitive uses. Also similar to the Project, the off-site construction
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vibration impacts (pursuant to the significance criteria for human annoyance) of
this potential alternative would remain significant as heavy trucks would similarly
travel by sensitive receptors.

Based on the above, neither of the above potential alternative options related to reduced
construction activities would avoid or substantially lessen the significant and unavoidable
construction-related on-site and off-site noise and vibration (human annoyance) impacts of the
Project. This is because the significant and unavoidable construction-related noise and vibration
impacts of the Project are heavily influenced by the close proximity of the Project site and the
proposed haul route to existing noise- and vibration-sensitive uses rather than the amount or
duration of Project construction activities. Therefore, none of the above alternatives would avoid
or substantially lessen the significant noise and vibration impacts of the Project and thus no further
consideration of these approaches in the EIR is required.

Alternative Project site: The Project’s underlying purpose and objectives are intimately tied to
the concept of improving existing operations on the Project site by creating an integrated office
campus. Thus, an alternative location would not meet the underlying purpose of the Project to
redevelop the infill Project site with an integrated office campus that would generate new
economic opportunities and supporting growing industries located within the Palms—Mar Vista—
Del Rey community. Development on an alternative site would result in no changes to existing
on-site conditions, which would therefore provide no potential to achieve the basic Project
objectives related to the replacement of an older industrial building with a modern commercial
building that will respond to the evolving needs of a growing creative office commercial sector. In
addition, the Project Applicant already owns the Project site, and it is unlikely that the Applicant
would be able to reasonably acquire, control, or have access to an alternative site with similar
uses and square footage. Furthermore, it would be expected that if development of the Project
were to occur at an alternative site within a similar urban environment where the site would
similarly be located in close proximity to noise and vibration sensitive uses, the significant and
unavoidable impacts of the Project would also occur. Furthermore, development of the Project at
an alternative site could potentially produce other environmental impacts that would otherwise not
occur at the current Project site. Therefore, an alternative site is not considered feasible as it
would fail to achieve the underlying purpose and related objectives of the Project. In addition, an
alternative site would likely not avoid the Project’s significant impacts. Thus, in accordance with
Section 15126.6(f) of the State CEQA Guidelines, this alternative was rejected from further
consideration.

Environmentally Superior Alternative

Section 15126.6(e)(2) of the CEQA Guidelines indicates that an analysis of alternatives to a
project shall identify an Environmentally Superior Alternative among the alternatives evaluated in
an EIR. The CEQA Guidelines also state that should it be determined that the No Project
Alternative is the Environmentally Superior Alternative, the EIR shall identify another
Environmentally Superior Alternative among the remaining alternatives. Pursuant to Section
15126.6(c) of the CEQA Guidelines, the analysis below addresses the ability of the alternatives
to “avoid or substantially lessen one or more of the significant effects” of the Project.

Of the alternatives analyzed in this Draft EIR, Alternative 1, the No Project Alternative, would
avoid all of the Project’s significant environmental impacts.
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In accordance with the CEQA Guidelines requirement to identify an Environmentally Superior
Alternative other than the No Project Alternative, a comparative evaluation of the remaining
alternatives indicates that Alternative 3, the Reduced Development Intensity Alternative, would
be the Environmentally Superior Alternative. As discussed above, Alternative 3 would provide a
total of 127,655 square feet of new floor area, including 125,155 square feet of office and 2,500
square feet of ground floor commercial (retail) uses. Although Alternative 3 would not eliminate
the Project’s significant and unavoidable noise and vibration impacts and would result in greater
transportation impacts compared to the Project (due to reduced mixed-use trip reduction factors
associated with the reduced office that result in a slightly greater average VMT per employee),
this alternative would reduce several of the less than significant and less than significant with
mitigation impacts associated with the Project (i.e., visual character during operation, light and
glare during operation, construction related toxic air contaminants, operational air quality and
GHG emissions, energy efficiency, operational noise and vibration, public services during
operation, and utilities). All other impacts would be similar to those of the Project. Thus, of the
range of alternatives analyzed, Alternative 3, the Reduced Development Intensity Alternative,
would be the Environmentally Superior Alternative.

While Alternative 3 would be the Environmentally Superior Alternative, it is noted that with the
reduction in size and uses, this alternative would only partially meet the underlying purpose of the
Project and the associated Project objectives, and would not be economically feasible.

IX. Significant Irreversible Environmental Changes

Section 15126.2(d) of the CEQA Guidelines indicates that an EIR should evaluate any significant
irreversible environmental changes that would occur should the proposed project be
implemented. The types and level of development associated with the Project would consume
limited, slowly renewable, and non-renewable resources. This consumption would occur during
construction of the Project and would continue throughout its operational lifetime. The
development of the Project would require a commitment of resources that would include: (1)
building materials and associated solid waste disposal effects on landfills; (2) water; and (3)
energy resources (e.g., fossil fuels) for electricity, natural gas, and transportation. The Project site
contains no energy resources that would be precluded from future use through Project
implementation. For the reasons set forth in Section VI, Other CEQA Considerations, of the Draft
EIR, the Project’s irreversible changes to the environment related to the consumption of
nonrenewable resources would not be significant, and the limited use of nonrenewable resources
is justified.

Building Materials and Solid Waste

Construction of the Project would require consumption of resources that do not replenish
themselves or which may renew so slowly as to be considered non-renewable. These resources
would include certain types of lumber and other forest products, aggregate materials used in
concrete and asphalt (e.g., sand, gravel and stone), metals (e.g., steel, copper and lead), and
petrochemical construction materials (e.g., plastics).

The Project’s potential impacts related to solid waste are addressed in the Initial Study prepared
for the Project, which is included as Appendix A of the Draft EIR. As discussed therein, during
construction of the Project, a minimum of 75 percent of construction and demolition debris would
be diverted from landfills. In addition, during operation, the Project would provide on-site recycling
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containers within a designated recycling area for Project residents to facilitate recycling in
accordance with the City of Los Angeles Space Allocation Ordinance (Ordinance No. 171,687)
and the Los Angeles Green Building Code. In accordance with Assembly Bill (AB) 1826, the
Project would also provide for the recycling of organic waste. The Project would adhere to State
and local solid waste policies and objectives that further goals to divert waste. Thus, the
consumption of non-renewable building materials, such as aggregate materials and plastics,
would be reduced with compliance with the State and local solid waste policies.

Water

Consumption of water during construction and operation of the Project is addressed in the Initial
Study prepared for the Project, which is included as Appendix A of the Draft EIR. As evaluated
therein, given the temporary nature of construction activities, the short-term and intermittent water
use during construction of the Project would be less than the net new water consumption
estimated for the Project at buildout. During operation, the estimated water demand for the Project
would not exceed the available supplies projected by the City of Los Angeles Department of Water
and Power (LADWP). Thus, LADWP would be able to meet the water demand of the Project, as
well as the existing and planned future water demands of its service area. In addition, the Project
would implement a variety of sustainable features related to water conservation to reduce indoor
water use, as set forth in Section Il, Project Description, of the Draft EIR, including, but not limited
to, plumbing fixtures (water closets and urinals) and fittings (faucets and showerheads) that
comply with the performance requirements specified in the City of Los Angeles Green Building
Code, weather-based irrigation systems, and water-efficient landscaping. Furthermore, the
Project would be required to reduce indoor water use by at least 20 percent in accordance with
the City of Los Angeles Green Building Code. Thus, as evaluated in the Initial Study prepared for
the Project, while Project construction and operation would result in some irreversible
consumption of water, the Project would not result in the wasteful, inefficient, and unnecessary
consumption of water.

Energy Consumption

During ongoing operation of the Project, non-renewable fossil fuels would represent the primary
energy source, and, thus, the existing finite supplies of these resources would be incrementally
reduced. Fossil fuels, such as diesel, gasoline, and oil, would also be consumed in the use of
construction vehicles and equipment. Project consumption of non-renewable fossil fuels for
energy use during construction and operation of the Project is addressed in Section IV.D, Energy,
of the Draft EIR. As discussed therein, construction activities for the Project would not require the
consumption of natural gas but would require the use of fossil fuels and electricity. Trucks and
equipment used during Project construction activities would comply with CARB’s anti-idling
regulations as well as the In-Use Off-Road Diesel-Fueled Fleets regulation. Further, on-road
vehicles (i.e., haul trucks, worker vehicles) would be subject to federal fuel efficiency
requirements. Furthermore, as detailed in Section IV.D, Energy, of the Draft EIR, the electricity
demand at any given time would vary throughout the construction period based on the
construction activities being performed and would cease upon completion of construction. When
not in use, electric equipment would be powered off so as to avoid unnecessary energy
consumption. Therefore, the Project would not result in the wasteful, inefficient, and unnecessary
consumption of energy resources.
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During operation, the Project’s increase in electricity demand would be within the anticipated
service capabilities of LADWP. As provided in Section IV.D, Energy, of the Draft EIR, the buildout
of the Project is projected to generate a net decrease in the on-site demand for natural gas
assuming compliance with Title 24 standards and applicable CALGreen and City of Los Angeles
Code requirements (e.g., requires all new buildings be all-electric buildings with some
exceptions). As the Project’s natural gas consumption results in a decrease in the onsite demand
for natural gas, the Project would be consistent with the forecasted 2025 consumption in
SoCalGas’ planning area. In addition, as discussed in Section IV.D, Energy, of the Draft EIR, the
Project would be consistent with energy conservation policies and plans relevant to the Project,
including the California Title 24 energy standards, the CALGreen Code, the City of Los Angeles
Green Building Code, City of Los Angeles Green New Deal, and SCAG’s 2020-2045 RTP/SCS.
Such requirements of Title 24, CALGreen Code, and Green Building Code include, but are not
limited to, specific lighting requirements to conserve energy, window glazing to reflect heat,
enhanced insulation to reduce heating and ventilation energy usage, and enhanced air filtration.
The Project would implement these measures as required by the applicable code. The Title 24
Standards ensure that builders use the most energy efficient and energy conserving technologies.
The Project would comply with Los Angeles Green Building Code, including Section 95.05.211,
which requires that the Project provide at minimum 3,300 square feet of roof area reserved for a
solar photovoltaic system. In addition, the Project would incorporate features of the U.S. Green
Building Council’'s Leadership in Energy and Environmental Design (LEED®) program to be
capable of meeting the standards of LEED Silver® or equivalent green building standards. These
include energy conservation, water conservation, and waste reduction features to support and
promote environmental sustainability, including Project Design Feature GHG-PDF-1, as
discussed above and included in Section IV.F, Greenhouse Gas Emissions, of the Draft EIR.

As included in Section IV.D, Energy, of the Draft EIR, gasoline and diesel fuel consumption during
operation would account for 0.007 percent of gasoline and 0.006 percent of diesel fuel
consumption in Los Angeles County in 2025. The Project includes a number of features that would
reduce the number of VMT, such as increased density, a mixed-use development, and increased
destination and transit accessibility.

Based on the above and as evaluated in detail in Section IV.D, Energy, and in Section M.2,
Utilities and Service Systems—Energy Infrastructure, of the Draft EIR, the Project would not
cause the wasteful, inefficient, and unnecessary consumption of energy and would be consistent
with the intent of Appendix F of the CEQA Guidelines. In addition, Project operations would not
conflict with adopted energy conservation plans. Refer to Section IV.D, Energy, of the Draft EIR,
for further analysis regarding the Project’s consumption of energy resources.

Environmental Hazards

The Project’s potential use of hazardous materials is addressed in Section V.G, Hazards and
Hazardous Materials, of the Draft EIR. The Project site is located within a City-designated
Methane Zone as defined by the City Methane Ordinance. Excavation and construction activities
within the Project site that involve work in confined spaces on-site could pose a potential for
methane and hydrogen sulfide build-up, resulting in a possible hazardous condition. Adherence
to industry-standard construction safety measures, as well as compliance with California
Occupational Safety and Health Act safety requirements, would serve to reduce the risk in the
event that elevated levels of these soil gases are encountered during grading and construction.
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The types and amounts of hazardous materials that would be used in connection with the Project
would be typical of those used in office and commercial developments. Specifically, operation of
the Project would be expected to involve the use and storage of small quantities of potentially
hazardous materials in the form of cleaning solvents, paints, pesticides for landscaping, and
petroleum products. Construction of the Project would also involve the temporary use of
potentially hazardous materials, including vehicle fuels, paints, oils, and transmission fluids.
However, all potentially hazardous materials used during construction and operation would be
used and stored in accordance with manufacturers’ instructions and handled in compliance with
applicable federal, State, and local regulations. Any associated risk would be reduced to a less-
than-significant level through compliance with these standards and regulations. As such,
compliance with regulations and standards would serve to protect against significant and
irreversible environmental change that could result from the accidental release of hazardous
materials.

X. Growth-Inducing Impacts

Section 15126.2(e) of the CEQA Guidelines requires a discussion of the ways in which a proposed
project could induce growth. This includes ways in which a project would foster economic or
population growth, or the construction of additional housing, either directly or indirectly, in the
surrounding environment. Included in this are projects which would remove obstacles to
population growth, or increases in the population which may tax existing community service
facilities, requiring construction of new facilities that could cause significant environmental effects.
Additionally, consideration must be give to characteristics of some projects which may encourage
and facilitate other activities that could significantly affect the environment, either individually or
cumulatively. It must not be assumed that growth in any area is necessarily beneficial, detrimental,
or of little significance to the environment.

a. Population

As discussed in Section Il, Project Description, of the Draft EIR, the Project would include the
construction of new office and commercial uses. Since the Project does not propose a housing
component, it would not directly induce a new residential population growth in the vicinity of the
Project site or the Palms—Mar Vista—Del Rey Community Plan area.

b. Employment

The Project would have the potential to generate indirect population growth in the vicinity of the
Project Site as a result of the employment opportunities generated by the Project. During
construction, the Project would create temporary construction-related jobs. However, the work
requirements of most construction projects are highly specialized such that construction workers
remain at a job site only for the time in which their specific skills are needed to complete a
particular phase of the construction process. The Project would draw from the existing regional
pool of construction workers who typically move from project to project as work is available.
Project-related construction workers would not be anticipated to relocate their household’s
permanent place of residence as a consequence of working on the Project and, therefore, no new
permanent residents are expected to be generated during construction of the Project. Accordingly,
Project construction would not induce substantial population growth.

As discussed in the Initial Study included as Appendix A to the Draft EIR, the Project would
generate an estimated total of 791 employees at buildout, for a net increase of 670 employees
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over existing conditions. Per the employment data from the 2020—2045 RTP/SCS, an estimated
1,887,969 employees are projected within the City of Los Angeles in 2020. In 2025, the projected
occupancy year of the Project, the City of Los Angeles Subregion is anticipated to have
approximately 1,937,555 employees. Therefore, the projected employment growth in the City
between 2020 and 2025 based on SCAG's 2020-2045 RTP/SCS is approximately 49,586
employees. The Project’s net increase in employment (670 employees) would represent 1.4
percent of the growth between 2020 and 2025. Overall, the provision of new jobs would constitute
a small percentage of the City’s anticipated employment growth and would not be considered
“unplanned growth.”

Furthermore, while some new Project employees may be anticipated to relocate to the Project
vicinity, many would not, nor would existing employees be expected to move as a result of
redevelopment of the Project Site. Accordingly, this potential indirect increase in population would
not be substantial. Specifically, some employment opportunities may be filled by people already
residing in the vicinity of the Project Site, and it is anticipated that other employees would
commute to the Project Site from other communities both in and outside of the City, as under
existing conditions. Therefore, given that the Project would not directly contribute to substantial
population growth in the Project area through the development of residential uses, and since
many of the employment opportunities generated by the Project would be filled by people already
residing in the Project vicinity or who would commute to the Project Site, the potential growth
associated with Project employees who may relocate their place of residence would not be
substantial. Further, as the Project would be located in an urbanized area with an established
network of roads and other urban infrastructure, the Project would not require the extension of
such infrastructure in a manner that would indirectly induce substantial population growth.

c. Utility Infrastructure Improvements

The area surrounding the Project Site is already developed with a mix of residential, commercial,
and industrial uses, and the Project would not remove impediments to growth. The Project Site is
located within an urban area that is currently served by existing utilities and infrastructure. While
the Project would require local infrastructure upgrades to improve fire flow and connections to
existing water, sewer, electricity, and natural gas lines on-site and in the immediate vicinity of the
Project site, such improvements would be limited to serving Project-related demand and would
not necessitate major local or regional utility infrastructure improvements that have not otherwise
been accounted and planned for on a regional level. In addition, the Project would not require any
major roadway improvements or open any large undeveloped areas for new use. Any access
improvements would be limited to driveways necessary to provide immediate access to the
Project site, to improve safety and walkability, and/or provide Americans with Disabilities Act
(ADA) access.

d. Conclusion

Overall, the Project would be consistent with the growth forecast for SCAG’s City of Los Angeles
Subregion and would be consistent with regional policies to reduce urban sprawl, efficiently utilize
existing infrastructure, reduce regional congestion, and improve
air quality through the reduction of VMT. In addition, the Project would not require any major
roadway improvements or open any large undeveloped areas for new use. Any access
improvements would be limited to driveways necessary to provide immediate access to the
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Project Site and to improve safety and walkability. Therefore, direct and indirect growth-inducing
impacts would be less than significant.

XI. Energy Conservation

The Project would be designed and constructed to incorporate features to support and promote
environmental sustainability. Specifically, the Project would support environmental sustainability
by incorporating sustainable building features and construction protocols required by the Los
Angeles Green Building Code (LAMC Chapter IX, Article 9), the California Green Building
Standards Code (California Code of Regulations, Title 24, Part 11; referred to as the CALGreen
Code), and the California Building Energy Efficiency Standards (California Code of Regulations,
Title 24, Part 6; California Energy Code), pursuing U.S. Green Building Council’s Leadership in
Energy and Environmental Design (LEED)® Silver certification or equivalent green building
standards. The Project represents an infill development that also involves the re-use of an existing
buildings. The Project would incorporate, but would not be limited to: Energy Star appliances;
plumbing fixtures and fittings that comply with the performance requirements specified in the Los
Angeles Green Building Code; weather-based irrigation systems; water-efficient plantings with
drought-tolerant species; shade trees in public areas; green walls in some outdoor areas;
vegetated roofs or cool roof systems to help reduce energy use; short- and long-term bicycle
parking; electric vehicle (EV) charging infrastructure; a TDM Program; use of daylighting where
feasible; energy-efficient lighting; and permeable paving where appropriate

Xll.  Statement of Overriding Considerations

The EIR identifies unavoidable significant impacts that would result from implementation of the
Project. PRC Section 21081 and CEQA Guidelines Section 15093 (b) provide that when a decision
of a public agency allows the occurrence of significant impacts that are identified in the EIR, but
are not at least substantially mitigated to an insignificant level or eliminated, the lead agency must
state in writing the reasons to support its action based on the EIR and/or other information in the
record. The State CEQA Guidelines require, pursuant to CEQA Guidelines Section 15093(b), that
the decision-maker adopt a Statement of Overriding Considerations at the time of approval of a
project if it finds that significant adverse environmental effects have been identified in the EIR that
cannot be substantially mitigated to an insignificant level or be eliminated. These findings and the
Statement of Overriding Considerations are based on the documents and materials that constitute
the record of proceedings, including, but not limited to, the Final EIR and all technical appendices
attached thereto.

Based on the analysis provided in Section IV, Environmental Impact Analysis, of the Draft EIR,
implementation of the Project would result in significant impacts that cannot be feasibly mitigated
with respect to on-site and off-site noise and vibration (pursuant to the significance criteria for
human annoyance) during construction.

Accordingly, the City adopts the following Statement of Overriding Considerations. The City
recognizes that significant and unavoidable impacts would result from implementation of the
Project. Having (i) adopted all feasible mitigation measures, (ii) rejected as infeasible the
alternatives to the Project discussed above, (iii) recognized all significant, unavoidable impacts,
and (iv) balanced the benefits of the Project against the Project’s significant and unavoidable
impacts, the City hereby finds that each of the Project’s benefits, as listed below, outweigh and
override the significant unavoidable impacts relating to on-site and off-site noise and vibration
(pursuant to the significance criteria for human annoyance) during construction.
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The below stated reasons summarize the benefits, goals and objectives of the Project, and
provide the detailed rationale for the benefits of the Project. These overriding considerations of
economic, social, aesthetic, and environmental benefits for the Project justify adoption of the
Project and certification of the completed EIR. Each of the listed project benefits set forth in this
Statement of Overriding Considerations provides a separate and independent ground for the
City's decision to approve the Project despite the Project's identified significant and unavoidable
environmental impacts. Each of the following overriding consideration separately and
independently (i) outweighs the adverse environmental impacts of the Project, and (ii) justifies
adoption of the Project and certification of the completed EIR. In particular, achieving the
underlying purpose for the Project would be sufficient to override the significant environmental
impacts of the Project.

1. The Project would support the Palms—Mar Vista—Del Rey Community Plan’s objective to
provide opportunities for new commercial development and services within existing
commercial areas through the development of a commercial project that would strengthen
the economic vitality of the area without the need for zoning amendments and without
introducing incompatible uses.

2. The Project would support the growth of the City’s economic base by creating jobs in both
Project construction and operation. The Project would create commercial opportunities
that could serve local employees, generate local tax revenues, and provide new
permanent jobs, which would also increase the Project area employment population to
support local businesses.

3. The Project would create an integrated creative office campus with open space, shared
amenities and landscaping, while retaining an existing office and studio building on the
Project Site.

4. The Project would activate the Project Site and neighborhood by providing retail
components, including a ground floor café, attractive street-level landscaping in ample
setbacks, bicycle parking, and pedestrian amenities.

5. The Project would provide significant employment opportunities in office, research, and
commercial uses, including media, arts, and design development, which will benefit the
community, city, and region.

6. The Project will bring a first-class, architecturally designed building and campus to
revitalize a commercial area adjacent to the Playa Vista neighborhood.

General Findings

1. The City, acting through the Department of City Planning, is the “Lead Agency” for the
Project evaluated in the EIR. The City finds that the EIR was prepared in compliance with
CEQA and the CEQA Guidelines. The City finds that it has independently reviewed and
analyzed the EIR for the Project, that the Draft EIR which was circulated for public review
reflected its independent judgment and that the Final EIR reflects the independent
judgment of the City.

2. The EIR evaluated the following potential project and cumulative environmental impacts:
aesthetics, air quality, cultural resources, energy, geology and soils, greenhouse gas
emissions, hazards and hazardous materials, land use and planning, noise, public
services (fire and police protection), transportation, tribal cultural resources, and utilities
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and service systems (water, wastewater, and energy infrastructure). Additionally, the EIR
considered, in separate sections, Significant Irreversible Environmental Changes and
Growth Inducing Impacts. The significant environmental impacts of the Project and the
alternatives were identified in the EIR.

3. The City finds that the EIR provides objective information to assist the decision makers
and the public at large in their consideration of the environmental consequences of the
Project. The public review periods provided all interested jurisdictions, agencies, private
organizations, and individuals the opportunity to submit comments regarding the Draft
EIR. The Final EIR was prepared after the review periods and responds to comments
made during the public review periods.

4. Textual refinements and errata were compiled and presented to the decision-makers for
review and consideration. The City staff has made every effort to notify the decision-
makers and the interested public/agencies of each textual change in the various
documents associated with Project review. These textual refinements arose for a variety
of reasons. First, it is inevitable that draft documents would contain errors and would
require clarifications and corrections. Second, textual clarifications were necessitated to
describe refinements suggested as part of the public participation process.

5. The Department of City Planning evaluated comments on environmental issues received
from persons who reviewed the Draft EIR. In accordance with CEQA, the Department of
City Planning prepared written responses describing the disposition of significant
environmental issues raised. The Final EIR provides adequate, good faith and reasoned
responses to the comments. The Department of City Planning reviewed the comments
received and responses thereto and has determined that neither the comments received
nor the responses to such comments add significant new information regarding
environmental impacts to the Draft EIR. The Lead Agency has based its actions on full
appraisal of all viewpoints, including all comments received up to the date of adoption of
these findings, concerning the environmental impacts identified and analyzed in the EIR.

6. The Final EIR documents changes to the Draft EIR. Having reviewed the information
contained in the Draft EIR, the Final EIR, and the administrative record, as well as the
requirements of CEQA and the CEQA Guidelines regarding recirculation of Draft EIRs,
the City finds that there is no new significant impact, substantial increase in the severity
of a previously disclosed impact, significant new information in the record of proceedings
or other criteria under CEQA that would require additional recirculation of the Draft EIR,
or that would require preparation of a supplemental or subsequent EIR. Specifically, the
City finds that:

. The Responses to Comments contained in the Final EIR fully considered and
responded to comments claiming that the project would have significant impacts
or more severe impacts not disclosed in the Draft EIR and include substantial
evidence that none of these comments provided substantial evidence that the
project would result in changed circumstances, significant new information,
considerably different mitigation measures, or new or more severe significant
impacts than were discussed in the Draft EIR.

. The City has thoroughly reviewed the public comments received regarding the
project and the Final EIR as it relates to the project to determine whether under
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10.

11.

12.

the requirements of CEQA, any of the public comments provide substantial
evidence that would require recirculation of the EIR prior to its adoption and has
determined that recirculation of the EIR is not required.

. None of the information submitted after publication of the Final EIR, including
testimony at the public hearings on the Project constitutes significant new
information or otherwise requires preparation of a supplemental or subsequent
EIR. The City does not find this information and testimony to be credible evidence
of a significant impact, a substantial increase in the severity of an impact disclosed
in the Final EIR, or a feasible mitigation measure or alternative not included in the
Final EIR.

. The mitigation measures identified for the Project were included in the Draft EIR
and Final EIR. The final mitigation measures for the Project are described in the
Mitigation Monitoring Program (MMP). Each of the mitigation measures identified
in the MMP is incorporated into the Project. The City finds that the impacts of the
project have been mitigated to the extent feasible by the mitigation measures
identified in the MMP.

CEQA requires the Lead Agency approving a project to adopt a MMP or the changes to
the project which it has adopted or made a condition of project approval in order to ensure
compliance with the mitigation measures during project implementation. The mitigation
measures included in the EIR as certified by the City and revised in the MMP as adopted
by the City serve that function. The MMP includes all of the mitigation measures and
project design features adopted by the City in connection with the approval of the project
and has been designed to ensure compliance with such measures during implementation
of the project. In accordance with CEQA, the MMP provides the means to ensure that the
mitigation measures are fully enforceable. In accordance with the requirements of PRC
Section 21081.6, the City hereby adopts the MMP.

In accordance with the requirements of PRC Section 21081.6, the City hereby adopts
each of the mitigation measures expressly set forth herein as conditions of approval for
the Project.

The custodian of the documents or other materials which constitute the record of
proceedings upon which the City decision is based is the City of Los Angeles, Department
of City Planning.

The City finds and declares that substantial evidence for each and every finding made
herein is contained in the EIR, which is incorporated herein by this reference, oris in the
record of proceedings in the matter.

The City is certifying an EIR for, and is approving and adopting findings for, the entirety of
the actions described in these Findings and in the EIR as comprising the Project.

The EIR is a project EIR for purposes of environmental analysis of the Project. A project
EIR examines the environmental effects of a specific project. The EIR serves as the
primary environmental compliance document for entitlement decisions regarding the
project by the City and the other regulatory jurisdictions.
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