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Form F
SCH #:  2013041091
Lead Agency:  City of Santa Monica – City Planning Division
Project Title:  Miramar Hotel Project
Location:   The project site encompasses two parcels in the Downtown district of the City of Santa Monica, County of Los Angeles. The Hotel Parcel, occupied by the Miramar Hotel, is approximately 4.4 acres in size and is located at 1133 Ocean Avenue/101 Wilshire Boulevard. The Hotel Parcel is currently improved with 301 hotel rooms and related hotel programming space located within a number of buildings. There are two city-designated landmarks located on the Hotel Parcel – the Moreton Bay Fig Tree and the six-story Palisades Building. The Second Street Parcel is located to the east directly across 2nd Street at 1127 2nd Street. The Second Street Parcel is currently improved with a surface parking lot.
Project Description (Proposed Actions, location, and/or consequences):  Project components on the Hotel Parcel consist of (i) the rehabilitation and ongoing hotel use of the historic Palisades Building (a City-designated landmark); (ii) the preservation and protection of the Moreton Bay Fig Tree (a City-designated landmark) as a focal point of the Project; (iii) the relocation of the main entry drive from Wilshire Boulevard to 2nd Street; (iv) the removal of the existing surface parking lots; (v) the demolition of all non-landmarked buildings; (vi) the construction of two new buildings (the Ocean Building and the California Building); (vii) the expansion of public and guest open space areas on the ground level and in building terraces and rooftops; and (viii) the construction of a subterranean parking garage beneath the newly constructed buildings and open space. Proposed uses on the Hotel Parcel would include 312 hotel guest rooms (including meeting/banquet space, spa/fitness, and food and beverage space), 60 residential condominiums, and ground floor pedestrian-oriented retail uses at the corner of Wilshire Boulevard and 2nd Street. The total above-grade floor area on the Hotel Parcel would be 500,552 square feet (sf). Of this square footage, approximately 62,000 sf of floor area would be in the existing rehabilitated landmark Palisades Building, approximately 368,552 sf of floor area in the Ocean Building, and approximately 70,000 sf of floor area in the California Building. The Project would also include 8,373 sf of outdoor dining (2,153 net new sf). A total of 502,157 sf (239,873 net new sf) is utilized for the FAR calculation, resulting in a 2.6 FAR. The building heights on the Hotel Parcel would range from 78 feet to a maximum of 130 feet.
The Second Street Parcel development would include a 100% affordable housing building with a minimum of 30 and a maximum of 48 deed-restricted affordable apartments.  In accordance with the Downtown Community Plan standards for 100% Affordable Housing Projects, the building would have a maximum FAR of 2.75 (41,250 sf of floor area) and a maximum height of six-stories and 60 feet.  
Please identify the project's significant or potentially significant effects and briefly describe any proposed mitigation measures that would reduce or avoid that effect.

The Draft EIR analyzes potential environmental impacts associated with the proposed project, including Aesthetics/Shadows, Air Quality, Construction Effects, Historical Resources, Archaeological Resources, Energy, Geology and Soils, Greenhouse Gas Emissions, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Neighborhood Effects, Noise and Vibration, Police Protection, Fire Protection, Transportation, Tribal Resources, Wastewater, and Water Supply.
Below is a list of issues for which potentially significant impacts were identified and mitigation measures were prescribed that would reduce impacts to a less than significant level:

Biological Resources: Mitigation Measure DCP MM BIO-1: Nesting and Roosting Sites addresses tree removal relative to the nesting season. The project site is located along the Pacific flyway and on-site trees, bushes, and groundcover may provide nesting habitat for federally and state protected migratory birds.

Archaeological Resources: Buried archaeological resources and/or human remains could be encountered during excavations for the Project Site. The Project would implement DCP MM CR-3a: Archaeological Data Recovery and DCP MM CR-3b: Inadvertent Discoveries, which require that appropriate treatment and/or preservation of resources, if encountered, be implemented. Furthermore, MM ARCHAEO-1 requires that the applicant retain a Qualified Archaeologist, MM ARCHAEO-2 requires the project to retain a Native American tribal monitor, and MM ARCHAEO-3 requires the project to follow certain procedures to reduce impacts to human remains in the event of a discovery.
Geology and Soils (Paleontological Resources):  Mitigation Measures DCP MM CR-4a and DCP MM CR-4b, include provisions for monitoring, identification and treatment, of paleontological resources if found during construction activities.    

Hazards and Hazardous Materials: Consistent with the recommendations of the Phase I ESA and regulatory requirements, the Project would implement procedures that would otherwise be required under DCP MM HAZ-1a regarding avoidance of impacts associated with ACMs, LBP, PCBs and Mold. In addition, implementation of PDF HAZ-1 would incorporate, as applicable to the Project setting, the provisions of DCP MM HAZ-2c: Discovery of Contamination that would avoid potential impacts associated with unknown and unexpected soil contaminants, should they be present.
Noise and Vibration (Construction): Mitigation Measure NOISE-1 requires the use of noise reduction strategies for construction if specific equipment is to be used within certain distances and during specific hours. In addition, the Project would result in potentially significant construction groundborne vibration impacts to the on-site Palisades Building and adjacent structures. For vibration-generating construction activities on the Hotel Parcel, implementation of MM NOISE-2 would reduce impacts to the on-site historic Palisades Building to less than significant.
Fire Protection: Mitigation Measure DCP MM PS-1 requires the preparation of a high-rise pre-fire plan for development projects seven stories or higher, reducing risks associated with fires.
Police Protection: Mitigation Measure DCP MM PS-2 requires that projects over a specified square footage shall prepare and implement a security plan for common or public spaces, including parking structures/lots, courtyards, other open areas, public or common area walkways stairways and elevators as a condition of their development agreement.
The following issues were identified to have a significant and unavoidable impact.

Construction Effects
Project construction activities could result in significant unavoidable vibration impacts to off-site structures (see discussion below under Noise and Vibration). 

Historical Resources
The Project would result in potentially significant construction vibration impacts to the historic resource located immediately south of the Second Street Parcel at 1137 2nd Street (Regency Moderne Medical Office). While MM NOISE-2 would reduce construction vibration impacts to a less than significant level, implementation of MM NOISE-2 would require the voluntary acceptance of this mitigation measure by the off-site property owner(s) of the historic structure. Since the City does not have the jurisdiction or control to mandate implementation of this mitigation measure, it is conservatively concluded that development of the Second Street Parcel could have potentially significant and unavoidable vibration impacts on the historic building located at 1137 2nd Street. (Also see discussion below under Noise and Vibration.)
Neighborhood Effects
Using the City’s adopted thresholds for vehicle delay as measured by Level of Service (LOS), the Project would result in significant and unavoidable impacts at study intersections and roadway segments within the neighborhood as indicated below under Transportation. Mitigation is not feasible to reduce the Project’s neighborhood effects to less than significant levels (see discussion below under Transportation). Therefore, Project operational traffic-related neighborhood effects would be significant and unavoidable.

Noise and Vibration (Construction)
The Project would result in potentially significant construction groundborne vibration impacts to the Palisades Building and adjacent structures. MM NOISE-2 would reduce impacts to the on-site historic Palisades Building to less than significant. For vibration-generating construction activities on the Second Street Parcel, implementation of MM NOISE-2 would require the voluntary acceptance of the implementation of MM NOISE-2 by off-site property owners (i.e., The Huntley Hotel and the Regency Moderne Medical Office). Although voluntary acceptance by these off-site property owners would reduce the construction vibration impact to less than significant, the City does not have the jurisdiction or control to mandate implementation of this mitigation measure by these property owners. Because the consent of the off-site property owners cannot be guaranteed, it is conservatively concluded that construction on the Second Street Parcel could have potentially significant and unavoidable construction vibration impacts on The Huntley Hotel and the Regency Moderne Medical Office. 

Transportation
Using the City’s adopted thresholds for vehicle delay as measured by Level of Service (LOS), the Project would result in significant and unavoidable impacts at the following study intersections and roadway segments under both Approval Year (Year 2020) and Future Year (Year 2025) conditions. Thus, the Project would also contribute to a significant and unavoidable cumulative intersection and street segment operations impact. 

Intersections

Significant and unavoidable intersection impacts would occur at the following three study intersections under both Approval (Year 2020) and Future (Year 2025) traffic scenarios:

1.
Palisades Beach Road (PCH) & California Incline

3.
Ocean Avenue & California Avenue

42. 
Lincoln Boulevard & California Avenue

The Project impact at Intersections No. 1, 3, and 42 would be significant and unavoidable since the possible mitigation measures were found to be infeasible.
Street Segments

Significant and unavoidable street segment impacts would occur at the following five study street segments under both Approval (Year 2020) and Future (Year 2025) traffic scenarios:
· Segment 2 – 2nd Street between Wilshire Boulevard and California Avenue

· Segment 8 – California Avenue between Ocean Avenue and 2nd Street

· Segment 9 – California Avenue between 2nd Street and 3rd Street

· Segment 10 – California Avenue between 3rd Street and 4th Street

· Segment 11 – California Avenue between 4th Street and 5th Street

No feasible mitigation measures (e.g., road widening, additional turn/travel lanes, etc.) were identified to address the five street segment significant impacts. While various traffic calming strategies were considered, these traffic calming measures can reduce and slow traffic along a street but they do not eliminate traffic. 

If applicable, please describe any of the project’s areas of controversy known to the Lead Agency, including issues raised by agencies and the public.
The environmental issues listed below were those of key concern that may be controversial. Each of these issues is evaluated in the Draft EIR.

· Impacts to the visual character of the area

· Neighborhood compatibility and preservation of community character, including height and intensity of the Project

· Compatibility of the Project with historic resources

· Increase in shadows

· Air quality impacts

· Access to the Moreton Bay Fig Tree 

· Provision of market rate condominium units on the Hotel Parcel

· Noise impacts

· Impacts on public services and utilities

· Impacts regarding coastal access and effects on cost of other hotel rooms in the City

· Stability of the Palisades Bluff

· Transportation and circulation impacts, including traffic congestion, vehicular access, and pedestrian and bicycle circulation
Please provide a list of the responsible or trustee agencies for the project.
Responsible agencies for the proposed project include, but may not be limited to, the following: Regional Water Quality Control Board, South Coast Air Quality Management District (SCAQMD), City of Santa Monica (Public Works, Planning and Community Development, Police Department, Fire Department), and Native American Heritage Commission.
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