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Acronyms and Abbreviations

Acronym/Abbreviation | Definition

pg/ma3 micrograms per cubic meter

AB Assembly Bill

ACC air-cooled condensing

ACM asbestos-containing material

AERMOD American Meteorological Society/Environmental Protection Agency Regulatory Model

AF acre-feet

AFY acre-feet per year

AIA American Institute of Architects

ALUP Airport Land Use Plan

AMI Area Median Income

AQMP Air Quality Management Plan

ASCE American Society of Civil Engineers

AST aboveground storage tank

ASTM American Standard for Testing and Materials

Basin Plan Water Quality Control Plan, Los Angeles Regjon

BGS below ground surface

BMP best management practice

BUG backlight, up light, and glare

C&D construction and demolition

CAAQS California Ambient Air Quality Standards

CAFE Corporate Average Fuel Economy

CalARP California Accidental Release Prevention

CalEEMod California Emissions Estimator Model

CALGreen California Green Building Standards Code

CalOSHA the California Occupational Safety and Health Administration

CalRecycle California Department of Resources Recycling and Recovery

Caltrans California Department of Transportation

CAP Climate Action Plan

CARB California Air Resources Board

CBC California Building Code

CCR California Code of Regulations

CDFW California Department of Fish and Wildlife

CEC California Energy Commission

CEQA California Environmental Quality Act

CFC chlorofluorocarbon

CFR Code of Federal Regulations

CGS California Geological Survey

CHa methane

CHRIS California Historical Resources Information System
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Acronyms and Abbreviations

Acronym/Abbreviation | Definition

City City of El Segundo

CIWMB California Integrated Waste Management Board

CNEL Community Noise Equivalent Level

CNMP Construction Noise Mitigation Plan

CNRA California Natural Resources Agency

Cco carbon monoxide

CO2 carbon dioxide

CO2e carbon dioxide equivalent

CPUC California Public Utilities Commission

CRHR California Register of Historical Resources

CUPA Certified Unified Program Agency

CWA Clean Water Act

dB decibel

dBA A-weighted decibel

DPM diesel particulate matter

DTSC Department of Toxic Substances Control

DWR California Department of Water Resources

EIA U.S. Energy Information Administration

EIR Environmental Impact Report

EISA Energy Independence and Security Act of 2007

EMS Emergency Medical Services

EO Executive Order

EPA U.S. Environmental Protection Agency

ESA Environmental Site Assessment

ESFD El Segundo County Fire Department

ESMC El Segundo Municipal Code

ESPD El Segundo Police Department

ESPL El Segundo Public Library

ESUSD El Segundo Unified School District

EV electric vehicle

EVSE electric vehicle supply equipment

EWMP Enhanced Watershed Management Program

FAA Federal Aviation Administration

FAR floor area ratio

FEMA Federal Emergency Management Agency

FTA Federal Transit Administration

FHWA Federal Highway Administration

GHG greenhouse gas

GPCD gallons per-capita demand

GPD gallons per day
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Acronyms and Abbreviations

Acronym/Abbreviation | Definition

GSA Groundwater Sustainability Agency

GWB gypsum wallboard

GWP global warming potential

HAP hazardous air pollutant

HARP2 Hotspots Analysis and Reporting Program Version 2

HCD Housing and Community Development

HCFC hydrochlorofluorocarbon

HERO Human and Ecological Risk Office

HFC hydrofluorocarbon

HMCP Hazardous Materials Contingency Plan

HRA Health Risk Assessment

HSC Health and Safety Code

HTP Hyperion Treatment Plant

HVAC heating, ventilating, and air-conditioning systems

Hz Hertz

| Interstate

IFC International Fire Code

ips inches per second

IRP Integrated Water Resources Plan

ISTEA Intermodal Surface Transportation Efficiency Act

kBTU thousand British thermal units

kHz kilohertz

kWh kilowatt-hours

LACM Natural History Museum of Los Angeles County

LACoHWMP Los Angeles County Hazardous Waste Management Plan

LADOT Los Angeles Department of Transportation

LAX Los Angeles International Airport

LBP lead-based paint

LCFS Low Carbon Fuel Standard

Lan day-night level

Leg[h] 1-hour A-weighted equivalent sound level

LID low-impact development

Lmax Maximum sound level

LOS level of service

LST localized significance threshold

LUST leaking underground storage tank

L percentile-exceeded sound level

MCL Maximum Contaminant Level

MGD million gallons per day

MM Mitigation Measure
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Acronyms and Abbreviations

Acronym/Abbreviation | Definition

MMT million metric tons

mPa Micro-Pascals

MPG miles per gallon

MPO Metropolitan Planning Organization

MS4 Municipal Separate Storm Sewer System

MSL mean sea level

MT metric ton

Mw moment magnitude

MWD Metropolitan Water District of Southern California

N20 nitrous oxide

NAAQS National Ambient Air Quality Standards

NAHC Native American Heritage Commission

NESHAP National Emission Standards for Hazardous Air Pollutants

NF3 nitrogen trifluoride

NHTSA National Highway Traffic Safety Administration

NO2 nitrogen dioxide

NOP Notice of Preparation

Nox oxides of nitrogen

NPDES National Pollutant Discharge Elimination System

NRHP National Register of Historic Places

Os ozone

OEHHA Office of Environmental Health Hazard Assessment

OPR Governor’s Office of Planning and Research

PCB polychlorinated biphenyls

PCC Pacific Coast Commons

PCCSP Pacific Coast Commons Specific Plan

PCE tetrachloroethylene

PCH Pacific Coast Highway

PEIR Program Environmental Impact Report

PFC perfluorocarbon

PM1o particulate matter less than 10 microns in diameter

PM2s particulate matter less than 2.5 microns in diameter

ppb parts per billion

ppm parts per million

PPV peak particle velocity

PRC Public Resources Code

PRIMP Paleontological Resources Impact Mitigation Program

Project Pacific Coast Commons Specific Plan Project

RCP Regional Comprehensive Plan

RCRA Resource Conservation and Recovery Act
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Acronyms and Abbreviations

Acronym/Abbreviation | Definition
RFS Renewable Fuel Standard
RHNA Regional Housing Needs Assessment
RPS Renewables Portfolio Standard
RSL regional screening level
RTP Regional Transportation Plan
RWQCB Regional Water Quality Control Board
SAFE Safer Affordable Fuel-Efficient
SB Senate Bill
SCAB South Coast Air Basin
SCAG Southern California Association of Governments
SCAQMD South Coast Air Quality Management District
SCCIC South Central Coastal Information Center
SCE Southern California Edison
SCS Sustainable Communities Strategy
SFs sulfur hexafluoride
SGMA Sustainable Groundwater Management Act
SLCP short-lived climate pollutant
SLF Sacred Lands File
SMB Santa Monica Bay
SMCL Secondary Maximum Contaminant Level
SO2 sulfur dioxide
SoCal Gas Southern California Gas Company
SOx sulfur oxides
Specific Plan Pacific Coast Commons Specific Plan Project
SPCC Spill Prevention, Control, and Countermeasure
SPL Sound pressure level
SRA source-receptor area
STC sound transmission class
SVP Society of Vertebrate Paleontology
SWP State Water Project
SWPPP Stormwater Pollution Prevention Plan
SWRCB State Water Resources Control Board
TAC toxic air contaminant
TAZ transportation analysis zone
TCE trichloroethylene
TCR tribal cultural resource
TDS total dissolved solids
TIA Transportation Impact Analysis
TMDL total maximum daily load
TNM Traffic Noise Model
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Acronyms and Abbreviations

Acronym/Abbreviation | Definition

TRPH total recoverable petroleum hydrocarbons
usc U.S. Code

USEPA U.S. Environmental Protection Agency

UST underground storage tank

UWMP Urban Water Management Plan

VMT vehicle miles traveled

VOC volatile organic compound

VTTM Vesting Tentative Tract Map

VUA Vehicle Use Area

WBMWD West Basin Municipal Water District

WDR waste discharge requirement

WEAP Worker Environmental Awareness Program
West Basin Los Angeles Coastal Plain groundwater basin
WRD Water Replenishment District

WSCP Water Shortage Contingency Plan

WWECP Wet Weather Erosion Control Plan
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Fxecutive Summary

The purpose of the Executive Summary for this Draft Environmental Impact Report (EIR) is to provide a brief
summary of the proposed Pacific Coast Commons Specific Plan Project (Specific Plan or Project), its environmental
consequences, mitigation measures, and alternatives to the Project. Per the requirements of Section 15123 of the
State California Environmental Quality Act (CEQA) Guidelines, a summary shall identify:

(1) Each significant effect with proposed mitigation measures and alternatives that would reduce
or avoid that effect (see Section ES.4 and ES.5);

(2) Areas of controversy known to the Lead Agency including issues raised by agencies and the
public (see Section ES.6)

(3) Issues to be resolved including the choice among alternatives and whether or how to mitigate
significant effects (see Section ES.6)

ES.T Introduction

This Draft EIR has been prepared by the City of El Segundo (City) to evaluate potential environmental effects that
would result from implementation of the proposed Project. This Draft EIR has been prepared in conformance with
the California Environmental Quality Act of 1970 (CEQA) statutes (California Public Resources Code Section 2100
et seq., as amended) and its implementing guidelines (California Code of Regulations [CCR] Title 14, Section 15000
et seq.). The proposed Project constitutes a “project” as defined in the CEQA Guidelines Section 15378. Pursuant
to Section 15367 of the State CEQA Guidelines, the City of El Segundo is the lead agency for the Project.

The Specific Plan area includes eight parcels that total 6.385 gross acres (6.23 net acres post street dedications)
of land located in the City of El Segundo adjacent to Pacific Coast Highway (PCH). The Project site is currently
occupied by surface parking lots, the Fairfield Inn and Suites Hotel, and the Aloft Hotel. The Project would allow for
the redevelopment of the existing surface parking lots and a portion of the Fairfield Inn and Suites Hotel property
within the Project site through the adoption of a Specific Plan. The Specific Plan would create five new land use
districts that would allow for up to 263 new housing units, 11,252 gross square feet of new commercial/retail uses,
new parking garages, as well as the continued use and operation of the existing Fairfield Inn and Suites Hotel and
Aloft Hotel uses. The proposed Project is composed of three development areas: (1) Pacific Coast Commons - South
(PCC-South), (2) Pacific Coast Commons - Fairfield Parking (PCC-Fairfield Parking), and (3) Pacific Coast Commons
- North (PCC-North).

CEQA requires the preparation of an EIR for any project that a lead agency determines may have a significant impact
on the environment. CEQA also establishes mechanisms whereby the public and decision makers can be informed
about the nature of the project being proposed and the extent and types of impacts that the project and its
alternatives would have on the environment, if they were to be implemented.

The basic purposes of CEQA are as follows (14 CCR 15002):

1. Inform governmental decision makers and the public about the potential, significant
environmental effects of proposed activities;

2. Identify the ways that impacts to the environment can be avoided or significantly reduced;

3. Prevent significant, avoidable impacts to the environment by requiring changes in projects
through the use of alternatives or mitigation measures when the governmental agency finds
the changes to be feasible; and
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4. Disclose to the public the reasons why a governmental agency approved the project in the
manner the agency chose if significant environmental effects are involved.

In compliance with CEQA, this Draft EIR has been prepared to analyze the potential environmental impacts that may
result from implementation of the proposed Project. This Draft EIR identifies feasible mitigation measures and/or
alternatives that would minimize or eliminate the potential significant impacts associated with the Project. This
Draft EIR evaluates potential environmental impacts associated with implementation of the Project and provides
information regarding short-term, long-term, direct, indirect, and cumulative environmental effects of the Project.
The Draft EIR must allow the City, responsible agencies, and other interested parties, to evaluate the environmental
impacts of Project implementation and the environmental consequences of Project implementation, thereby
enabling them to make informed decisions regarding the requested entitlements. The following is a summary of
discretionary actions the City of EI Segundo will consider:

e Adoption of the Pacific Coast Commons Specific Plan (SP No. 19-01).
e Environmental Assessment (No. EA-1248)

e Approval of a General Plan Amendment (No. GPA 19-01)
e Zone Text Amendment (No. ZTA 19-08)

e Zone Change (No. ZC 19-01)

e Approval of a Vesting Tentative Tract Map (VITM 82806)
e Approval of a Site Plan Review (No. 19-01)

o Approval of a Development Agreement (No. DA 19-02)

e Modification of Resolution Nos. 2759 and 2760

e Parking Demand Study and Shared Parking Analysis

e Shared Parking Agreement

e Reciprocal Access Agreements

e Street dedication waiver requests

The following is a list of other responsible agencies and their discretionary authority over the proposed Project:

e (California Department of Transportation

0 Encroachment Permit to accommodate Project’'s street improvement at the intersection of
Mariposa Avenue and PCH, and for potential subterranean utility connections beneath PCH

0 Approval of Traffic Control Plan compliant with the California Manual Uniform Traffic-Control
Devices

0 Transportation Permit for oversized/overweight loads

Other required ministerial permits and approvals, and their respective agency administrators, include but may not
be limited to the following;:

e City of El Segundo
0 Sewer Connection Permit
0 Right of Way Encroachment Permit
0 Building Permit
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0 Tree Removal Permit
e California Water Resources Control Board

o0 Coverage under National Pollutant Discharge Elimination System Permit No. CASO00002, General
Construction Activity Storm Water Permit and Stormwater Pollution Prevention Plan

ES.2 EIR Document Organization

This Draft EIR is organized as follows:

Executive Summary - Outlines the conclusions of the environmental analysis and provides a summary of the
proposed Project and the Project alternatives analyzed in the Draft EIR. This section also includes a table
summarizing all environmental impacts identified in the Draft EIR along with the associated mitigation measures
proposed to reduce or avoid each impact.

Chapter 1: Introduction - Serves as a forward to the Draft EIR, introducing the Project, the purpose of a Specific
Plan, the organization of the Draft EIR, lead agencies and responsible agencies, the public review process, effects
not found to be significant, documents incorporated by reference, and mitigation monitoring procedures.

Chapter 2: Environmental Setting - Introduces the existing environmental conditions for the proposed Project,
including a detailed description of the Project location, existing conditions, public services and utilities, and
cumulative projects.

Chapter 3: Project Description - Provides a detailed description of the Specific Plan including the land use plan,
conceptual site plan, utilities and infrastructure, design guidelines and development standards, and off-site
improvements. The Project Description also discusses Project construction activities, intended uses of the Draft
EIR, and required discretionary approvals.

Chapter 4: Introduction to Environmental Analysis - Describes the potential environmental impacts of the proposed
Project, as well as proposed mitigation measures to reduce or avoid any potentially significant impacts. The
discussion in Chapter 4 is organized by 15 environmental issue areas as follows:

Section 4.1 Aesthetics Section 4.9 Land Use and Planning
Section 4.2 Air Quality Section 4.10  Noise

Section 4.3 Cultural Resources Section 4.11  Population and Housing
Section 4.4 Energy Section 4.12  Public Services and Recreation
Section 4.5 Geology and Soils Section 4.13  Transportation

Section 4.6 Greenhouse Gas Emissions Section 4.14  Tribal Cultural Resources
Section 4.7 Hazards and Hazardous Materials Section 4.15  Utilities and Service Systems

Section 4.8 Hydrology and Water Quality
For each environmental issue area, the analysis and discussion are organized into eight subsections as described below:

e Existing Conditions - This subsection describes the physical environmental conditions in the vicinity of the
proposed Project at the time of publication of the Notice of Preparation (NOP). The environmental setting

Pacific Coast Commons Specific Plan EIR 12171

February 2021 ES-3



Executive Summary

establishes the baseline conditions by which the City will determine whether specific Project-related
impacts are significant.

e Relevant Plans, Policies, and Ordinances - This subsection describes the laws, regulations, ordinances,
plans, and policies applicable to the environmental issue area and the proposed Project.

e Thresholds of Significance - This subsection identifies a set of thresholds by which the level of impact is
determined.

¢ Impacts Analysis - This subsection provides a detailed analysis regarding the environmental effects of the
proposed Project, and whether the impacts of the proposed Project would meet or exceed the thresholds
of significance.

e Cumulative Impact Analysis - Provides an evaluation of the potential cumulative impacts of the proposed
Project in combination with identified related projects.

e Mitigation Measures - This subsection identifies potentially feasible mitigation measures that would avoid
or substantially reduce significant adverse Project impacts.

o Level of Significance After Mitigation - This subsection discusses whether Project-related impacts would be
reduced to below a level of significance with implementation of the mitigation measures identified in the Draft EIR.
If applicable, this subsection also identifies any residual significant and unavoidable adverse impacts of the
proposed Project that would result even with implementation of any feasible mitigation measures.

o References - In addition to the seven subsections listed above, full citations for all documents referred to in
each environmental issue area discussion are included at the end of each section or chapter.

Chapter 5: Alternatives - Discusses alternatives to the proposed Project, including a No Project Alternative. This
chapter describes the rationale for selecting the range of alternatives discussed in the Draft EIR and identifies the
alternatives considered by the City that were rejected from further discussion as infeasible during the scoping
process. Lastly, Chapter 5 includes a discussion of the environmental impacts of the alternatives that were carried
forward for analysis and identifies the environmentally superior alternative.

Chapter 6: Other CEQA Considerations - Provides a discussion of potential environmental impacts as a result of
the proposed Project, including those that can be reduced to a less-than-significant level and those significant
environmental effects that cannot be avoided if the Project is implemented. These include impacts that can be
mitigated, but cannot be reduced to a less than significant level.

Chapter 7: List of Preparers - Gives names of those responsible for writing this Draft EIR.

Appendices include various technical studies prepared for the proposed Project, as listed in the Table of Contents.

ES.3 Project Description

ES.31 Project Overview

The Project site, which totals approximately 6.23 net acres of land (post-dedications), is located in the City of El
Segundo within the County of Los Angeles, approximately 20 miles southwest from downtown Los Angeles. The Los
Angeles International Airport is located to the north of the City; the Los Angeles County community of Del Aire and
the City of Hawthorne are located to the east, the City of Manhattan Beach is located to the south; and the Hyperion
Water Reclamation Plant, Dockweiler Beach, and the Pacific Ocean are located to the west of the City. Specifically,
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the Project site is bound by Palm Avenue on the north, PCH on the east, Holly Avenue on the south, and Indiana
Street on the west. Mariposa Avenue bisects the Project site. Regional access is via Interstate (I) 105 (Imperial
Highway) to PCH or via I-405 (San Diego Freeway) via El Segundo Boulevard to PCH. Access to the Project site is
currently provided by PCH on the east and Indiana Street to the west.

The Project site is currently occupied by surface parking lots, the Fairfield Inn and Suites Hotel, and the Aloft Hotel.
The Project would allow for the redevelopment of the existing surface parking lots and a portion of the Fairfield Inn
and Suites Hotel property within the Project site through the adoption of a Specific Plan. The adoption of a Specific
Plan would allow for the following: (1) the continued operation of the Fairfield Inn and Suites Hotel and Aloft Hotel,
which contain 596 rooms within 288,767 square feet of hotel development; (2) 327,021 square feet of residential
development for 263 new housing units, including 257 multi-family apartments and six condominium/townhomes;
(3) 11,252 square feet of new commercial/retail uses; and (4) three new parking structures that would contain
approximately 792 parking stalls.

The Fairfield Inn and Suites Hotel and the Aloft Hotel would not be redeveloped or expanded, but the zoning for the
existing properties would be changed to reflect the current land uses, buildings, and site improvements. While hotel
uses are allowed in the existing General Commercial (C-3) Zone, and the Fairfield Inn and Suites and the Aloft Hotels
both have existing Conditional Use Permits, the two existing hotels do not comply with some of the development
standards of the General Commercial (C-3) Zone because they were built prior to the current development
standards. Thus, they are legal non-conforming as to building height, floor area ratio, and certain setback
requirements. Through the implementation of the Specific Plan, these two hotels would be brought into full
conformity with the land use designation and zoning for the Project site. The Specific Plan’s three development
areas are Pacific Coast Commons - South (PCC-South), Pacific Coast Commons - Fairfield Parking (PCC-Fairfield
Parking), and Pacific Coast Commons - North (PCC-North).

In summary, the proposed Specific Plan would allow for the redevelopment of the PCC-South, PCC-Fairfield Parking,
and PCC-North and would allow for the existing Aloft Hotel and Fairfield Inn and Suites Hotel properties within the
Specific Plan boundaries, which are currently existing legal, non-conforming uses, to be in compliance with the
Specific Plan. The redevelopment of the PCC-South, PCC-Fairfield Parking, and PCC-North would result in physical
changes to the environment. However, the proposed development standards of the Specific Plan would not result
in physical changes to the currently existing legal, non-conforming hotel uses.

ES.3.2 Project Objectives

CEQA Guidelines Section 15124 requires an EIR to include a statement of objectives sought by the Project. The
objectives assist the City in developing a reasonable range of alternatives to be evaluated in the EIR. The Project
objectives also aid decision makers in preparing Findings of Fact and a Statement of Overriding Considerations, if
necessary. The statement of objectives also is to include the underlying purpose of a project, and may discuss a
project’s benefits. The Project’s specific objectives are as follows:

1. Provide for comprehensive site planning that maintains the existing hotel uses while providing for a mixed-
use multiple-family and commercial neighborhood that is compatible with the surrounding land uses.

2. Provide for additional housing opportunities in a variety of housing sizes, types, and densities that support
the goals of the Housing Element of the City’'s General Plan.

3. Improve the jobs/housing balance in the City of El Segundo, help address the regional housing shortage,
and support and retain existing businesses by providing needed housing for employees.
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4. Enhance bicycle and vehicular circulation through roadway intersection improvements that facilitate a safe
and walkable community along Pacific Coast Highway.

5. Increase the efficient use of land by eliminating surface parking lots and providing parking garages that
allow for sharing among hotel, commercial, and residential land uses.

6. Reduce single-occupancy vehicle use by providing a mix of land uses in walkable proximity to the Metro C
Line and the City’s downtown.

ES.4  Summary of Environmental Impacts and
Mitigation Measures

Table ES-1, Summary of Environmental Impacts and Mitigation Measures, provides a summary of the impact
analysis related to the Project. Table ES-1 identifies a summary of the significant environmental impacts resulting
from the Project pursuant to State CEQA Guidelines Section 15123(b)(1). For more detailed discussion, please see
Chapter 4 of this Draft EIR. Table ES-1 lists the applicable mitigation measures related to potentially significant
impacts, as well as the level of significance after mitigation.
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Table ES-1. Summary of Project Impacts

Would the project have a substantial | Less Than No mitigation measures are required. Not Applicable
adverse effect on a scenic vista? Significant
Impact
Would the project substantially Less Than No mitigation measures are required. Not Applicable
damage scenic resources including, | Significant
but not limited to, trees, rock Impact
outcroppings, and historic buildings
within a state scenic highway?
In non-urbanized areas, would the Less Than No mitigation measures are required. Not Applicable
project substantially degrade the Significant
existing visual character or quality of | Impact
public views of the site and its
surroundings? (Public views are
those that are experienced from
publicly accessible vantage point). If
the project is in an urbanized area,
would the project conflict with
applicable zoning and other
regulations governing scenic
quality?
Would the project create a new Less Than No mitigation measures are required. Not Applicable
source of substantial light or glare Significant
which would adversely affect day or | Impact

nighttime views in the area?
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Would the project have a cumulative | Less Than No mitigation measures are required. Not Applicable
effect on aesthetic resources? Significant

Impact
Air Quality
Would the project conflict with or Potentially No feasible mitigation measures for population growth. Significant and
obstruct implementation of the Significant Unavoidable
applicable air quality plan? Impact
Would the project resultin a Less Than No mitigation measures are required. Not Applicable
cumulatively considerable net Significant
increase of any criteria pollutant for | Impact
which the project regjon is non-
attainment under an applicable
federal or state ambient air quality
standard?
Would the project expose sensitive Potentially MM-AQ-1: Less Than
receptors to substantial pollutant Significant To reduce the potential for criteria air pollutants, specifically particulate matter (PM), Significant
concentrations? Impact as a result of construction of the Project, the Construction Contractor’s contract

specifications shall require compliance with the following:

Prior to the start of construction activities, the Construction Contractor shall ensure
that all 75 horsepower or greater diesel-powered equipment are powered with
California Air Resources Board (CARB)-certified Tier 4 Interim engines. An exemption
from this requirement may be granted if equipment with Tier 4 Interim engines are
not reasonably available and the required corresponding reductions in criteria air
pollutant emissions can be achieved from other combinations of construction
equipment, such as using equipment with Tier 4 Final engines. Before an exemption
may be granted, the City’s Construction Contractor shall: (1) demonstrate that at least
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two construction fleet owners/operators in Los Angeles County were contacted and
that those owners/operators confirmed Tier 4 Interim equipment could not be located
within Los Angeles County during the desired construction schedule; and (2) the
proposed replacement equipment has been evaluated using CalEEMod and
documentation provided to the City to confirm that Project-generated emissions do
not exceed applicable localized significance thresholds (LST) for nitrogen dioxide
(NOz2), carbon monoxide (CO), particulate matter with an aerodynamic diameter less
than or equal to 10 microns (PM1o), and particulate matter with an aerodynamic
diameter less than or equal to 2.5 microns (PM2s), and the SCAQMD carcinogenic
(cancer) risk threshold. If these requirements cannot be met, construction activities at
the Project site shall be postponed until CARB-certified Tier 4 Interim engines are
available for use.

Would the project cause a
substantial adverse change in the
significance of a historical resource
pursuant to §15064.57

Less Than
Significant
Impact

Would the project result in other Less Than No mitigation measures are required. Not Applicable

emissions (such as those leadingto | Significant

odors) adversely affecting a Impact

substantial number of people?

Would the project have a cumulative | Potentially MM-AQ-1 Less Than

effect on air quality resources? Significant Significant
Impact

No mitigation measures are required.

Not Applicable
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Would the project cause a
substantial adverse change in the
significance of an archaeological
resource pursuant to §15064.5?

Potentially
Significant
Impact

MM-CUL-1:

Prior to commencement of construction activities for all phases of Project
implementation, the Project applicant shall retain a qualified archaeologist, meeting
the Secretary of the Interior’s Professional Qualification Standards for Archaeology, to
prepare a Worker Environmental Awareness Program (WEAP). The WEAP shall be
submitted to the City of El Segundo for review and approval. All construction
personnel and monitors shall be presented the WEAP training prior to the start of
construction activities. The WEAP shall be prepared to inform all personnel working on
the proposed Project about the archaeological sensitivity of the area, to provide
specific details on the kinds of archaeological materials that may be identified during
construction, to explain the importance of and legal basis for the protection of
significant archaeological resources, and to outline the actions to be taken in the
event of a discovery of cultural resources. The WEAP shall define “tribal cultural
resources” and include appropriate management requirements relating to
inadvertent discovery of a potential tribal cultural resource. Each worker shall also
learn the proper procedures to follow in the event that cultural resources or human
remains are uncovered during ground-disturbing activities. These procedures include
work curtailment or redirection, and the immediate contact of the site supervisor and
archaeologjcal monitor.

MM-CUL-2:

If potential archaeological resources (i.e., sites, features, or artifacts) are exposed
during construction activities for the proposed Project, the City shall be notified and all
construction work occurring within 100 feet of the find shall immediately stop until a
qualified archaeologist, meeting the Secretary of the Interior’s Professional
Qualification Standards for Archaeology, can evaluate the significance of the find and
determine whether or not additional study is warranted. The archaeologist shall be
empowered to temporarily stop or redirect grading activities to allow removal of

Less Than
Significant
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abundant or large artifacts. Depending upon the significance of the find under the
California Environmental Quality Act (CEQA) (14 CCR 15064.5[f]; PRC, Section
21082), the archaeologist may simply record the find and allow work to continue. If
the discovery proves significant under CEQA, additional work, such as preparation of
an archaeological treatment plan and data recovery, may be warranted. The
archaeologjst shall also be required to curate any discovered specimens in a
repository with permanent retrievable storage and submit a written report to the City
of El Segundo for review and approval prior to occupancy of the first building on the
site. Once approved, the final report shall be filed with the South Central Coastal
Information Center (SCCIC).

Would the project result in
potentially significant environmental
impact due to wasteful, inefficient,
or unnecessary consumption of
energy resources, during project
construction or operation?

Less Than
Significant
Impact

Would the project disturb any Less Than No mitigation measures are required. Not Applicable

human remains, including those Significant

interred outside of dedicated Impact

cemeteries?

Would the project have a cumulative | Potentially MM-CUL-1 Less Than

effect on cultural resources? Significant MM-CUL-2 Significant
Impact

No mitigation measures are required.

Not Applicable
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Would the project conflict with or Less Than No mitigation measures are required. Not Applicable
obstruct a state or local plan for Significant
renewable energy or energy Impact
efficiency?
Would the project have a cumulative | Less Than No mitigation measures are required. Not Applicable
effect on energy resources? Significant

Impact

Would the project directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury, or death involving:

Rupture of a known
earthquake fault, as
delineated on the most
recent Alquist-Priolo
Earthquake Fault
Zoning Map issued by
the State Geologist for
the area or based on
other substantial
evidence of a known
fault? Refer to Division
of Mines and Geology
Special Publication
427

No Impact

No mitigation measures are required.

Not applicable.

Strong seismic ground
shaking?

Less Than
Significant
Impact

No mitigation measures are required.

Not Applicable
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iii. Seismic related ground | Less Than No mitigation measures are required. Not Applicable
failure including Significant
liquefaction? Impact
iv. Landslides? Less Than No mitigation measures are required. Not Applicable
Significant
Impact
Would the project result in Less Than No mitigation measures are required. Not Applicable
substantial soil erosion or the loss of | Significant
topsoil? Impact
Would the project be located on a Less Than No mitigation measures are required. Not Applicable
geologic unit or soil that is unstable, | Significant
or that would become unstable asa | Impact
result of the project, and potentially
result in on- or off-site landslide,
lateral spreading, subsidence,
liquefaction or collapse?
Would the project be located on Less Than No mitigation measures are required. Not Applicable
expansive soil, as defined in Table Significant
18-1-B of the Uniform Building Code | Impact
(1994), creating substantial direct or
indirect risks to life or property?
Would the project have soils Less Than No mitigation measures are required. Not Applicable
incapable of adequately supporting | Significant
the use of septic tanks or alternative | Impact

wastewater disposal systems where
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sewers are not available for the

disposal of wastewater?

Would the project directly or Potentially MM-GEO-1: Less Than
indirectly destroy a unique Significant Prior to commencement of any grading activity on-site, the Project Significant
paleontological resource or site or Impact Applicant/Developer shall retain a qualified paleontologist per the Society of

unique geologic feature? Vertebrate Paleontology (SVP) (2010) guidelines. The paleontologist shall prepare a

Paleontological Resources Impact Mitigation Program (PRIMP) for the Project for
review and approval by the City. The PRIMP shall be consistent with the SVP (2010)
guidelines and shall outline requirements for preconstruction meeting attendance
and worker environmental awareness training, where monitoring is required within
the Project site below a depth of 5 feet below the existing ground surface or depth of
documented artificial fill (based on construction plans and/or geotechnical reports),
procedures for adequate paleontological monitoring and discoveries treatment, and
paleontological methods (including sediment sampling for microvertebrate fossils),
reporting, and collections management. At a minimum, the PRIMP shall require that a
qualified paleontologist attend the preconstruction meeting and a qualified
paleontological monitor be on-site during all rough grading and other significant
ground-disturbing activities (including augering) in previously undisturbed, Pleistocene
Sand Dune deposits. In the event that paleontological resources (e.g., fossils) are
unearthed during grading, the PRIMP shall require that a paleontological monitor
temporarily halt and/or divert grading activity to allow recovery of paleontological
resources.

Would the project have a cumulative | Potentially MM-GEO-1 Less Than
effect on geology and soils Significant Significant
resources? Impact
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Would the project generate Less Than No mitigation measures are required. Not Applicable
greenhouse gas emissions, either Significant

directly or indirectly, that may have a | Impact

significant impact on the

environment?

Would the project conflict with an Less Than No mitigation measures are required. Not Applicable
applicable plan, policy or regulation | Significant

adopted for the purpose of reducing | Impact

the emissions of greenhouse gases?

Would the project have a cumulative | Less Than No mitigation measures are required. Not Applicable
effect on greenhouse gas Significant

emissions? Impact

Would the project create a Potentially MM-HAZ-1: Less Than
significant hazard to the public or Significant The Project Applicant/Developer shall ensure that the demolition contractor’s Significant
the environment through the routine | Impact contract specifications incorporate abatement procedures for the removal of
transport, use, or disposal of materials containing asbestos, lead, polychlorinated biphenyls, hazardous material,
hazardous materials? hazardous wastes, and universal waste items. Confirmation of adequate removal of
such materials shall be provided to the City prior to the issuance of a building
permit for PCC-Fairfield Parking. All abatement work shall be done in accordance
with federal, state, and local regulations, including those of the U.S. Environmental
Protection Agency (which regulates disposal), Occupational Safety and Health
Administration, U.S. Department of Housing and Urban Development, California
Occupational Safety and Health Administration (which regulates employee
exposure), and the South Coast Air Quality Management District.
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Would the project create a Potentially MM-HAZ-1 Less Than
significant hazard to the public or Significant MM-HAZ-2: Significant
the environment through reasonably | Impact Prior to commencement of any earthwork or construction activities at PCC-North, a
foreseeable upset and accident Hazardous Materials Contingency Plan (HMCP) shall be developed that addresses
conditions involving the release of potential impacts in soil and soil vapor associated with the 76 Station adjacent to
hazardous materials into the PCC-North. The HMCP shall include training procedures for identification of
environment? contamination, and shall describe procedures for assessment, characterization,
management, and disposal of hazardous constituents, materials, and wastes, and
notification in accordance with all applicable state and local regulations.
Contaminated soils shall be managed and disposed of in accordance with local and
state regulations. The HMCP shall include health and safety measures, which may
include but are not limited to periodic work breathing zone monitoring and monitoring
for volatile organic compounds using a handheld organic vapor analyzer in the event
impacted soils are encountered during excavation activities. The applicant or its
designee shall implement the HMCP during construction activities for the proposed
Project.
Would the project emit hazardous Less Than No mitigation measures are required. Not Applicable
emissions or handle hazardous or Significant
acutely hazardous materials, Impact
substances, or waste within one-
quarter mile of an existing or
proposed school?
Would the project be located on a Potentially MM-HAZ-2 Less Than
site that is included on a list of Significant Significant
hazardous materials sites compiled Impact
pursuant to Government Code
Section 65962.5 and, as a result,
Pacific Coast Commons Specific Plan EIR
February 2021 ES-16



Executive Summary

Table ES-1. Summary of Project Impacts

would it create a significant hazard

to the public or the environment?

For a project located within an Less Than No mitigation measures are required. Not Applicable
airport land use plan or, where such | Significant

a plan has not been adopted, within | Impact

two miles of a public airport or public

use airport, would the project result

in a safety hazard or excessive noise

for people residing or working in the

project area?

Would the project impair Potentially MM-TRA-1 (See Transportation Section of this Table) Less Than
implementation of or physically Significant Significant
interfere with an adopted Impact

emergency response plan or

emergency evacuation plan?

Would the project expose people or | Less Than No mitigation measures are required. Not Applicable
structures, either directly or Significant

indirectly, to a significant risk of loss, | Impact

injury, or death involving wildland

fires?

Would the project have a cumulative | Less Than No mitigation measures are required. Not Applicable
effect on hazards or hazardous Significant

materials? Impact
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Would the project violate any water | Less Than No mitigation measures are required. Not Applicable
quality standards or waste discharge | Significant
requirements or otherwise Impact
substantially degrade surface or
ground water quality?
Would the project substantially Less Than No mitigation measures are required. Not Applicable
decrease groundwater supplies or Significant
interfere substantially with Impact
groundwater recharge such that the
project may impede sustainable
groundwater management of the
basin?
Would the project substantially alter | - - -
the existing drainage pattern of the
site or area, including through the
alteration of the course of a stream
or river or through the addition of
impervious surfaces, in a manner
which would:
i. result in substantial erosion | Less Than No mitigation measures are required. Not Applicable
or siltation on or off site; Significant
Impact
ii.  substantially increase the Less Than No mitigation measures are required. Not Applicable
rate or amount of surface Significant
runoff in a manner which Impact
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would result in flooding on

or off site;

iii.  create or contribute runoff Less Than No mitigation measures are required. Not Applicable
water which would exceed Significant
the capacity of existing or Impact
planned stormwater
drainage systems or provide
substantial additional
sources of polluted runoff;
or
iv. impede or redirect flood Less Than No mitigation measures are required. Not Applicable
flows? Significant
Impact
In flood hazard, tsunami, or seiche Less Than No mitigation measures are required. Not Applicable
zones, would the project risk release | Significant
of pollutants due to project Impact
inundation?
Would the project conflict with or Less Than No mitigation measures are required. Not Applicable
obstruct implementation of a water | Significant
quality control plan or sustainable Impact
groundwater management plan?
Would the project have a cumulative | Less Than No mitigation measures are required. Not Applicable
effect on hydrology or water quality Significant
resources? Impact
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Level of
Significance
After
Environmental Topic Impact? Mitigation Measure(s) Mitigation
Land Use and Planning
Would the project physically divide Less than No mitigation measures are required. Not Applicable
an established community? Significant
Impact
Would the project cause a Less than No mitigation measures are required. Not Applicable
significant environmental impact Significant
due to a conflict with any land use Impact
plan, policy, or regulation adopted
for the purpose of avoiding or
mitigating an environmental effect?
Would the project have a cumulative | Less than No mitigation measures are required. Not Applicable
effect on land use resources? Significant
Impact
Noise
Would the project result in Potentially MM-NOI-1: Less Than
generation of a substantial Significant Prior to issuance of a demolition or grading permit, whichever occurs first, the Project | Significant
temporary or permanent increase in | Impact Applicant/Developer or its approved construction contractor shall develop and submit
ambient noise levels in the vicinity of to the City of El Segundo a Construction Noise Mitigation Plan (CNMP) for review and
the project in excess of standards approval. The CNMP shall include, at a minimum, the following noise reduction
established in the local general plan means and related measures:
or noise ordinance, or applicable a. To protect the existing occupied residences on the west side of Indiana Street
standards of other agencies? (and west of the PCC North (Phase 2) portion of the Project, between E.
Mariposa Avenue and E. Palm Avenue) from excessive Project construction-
related noise attributed to demolition, site preparation, grading, building
construction, and paving activities during PCC-Fairfield Parking (Phase 1) and
PCC-South (Phase 3), and those same five activities plus architectural coating
Pacific Coast Commons Specific Plan EIR
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activities during Phase 2, temporary noise barriers of sufficient height and
extent along the Project’s western site boundary shall be installed and shall be
confirmed to achieve (depending on construction phase activity and involved
equipment) at least 5 dBA and as much as 20 dBA of barrier noise insertion
loss. The temporary barrier elements should resemble an outdoor-use vinyl-
covered acoustical blanket comprising one or more materials that demonstrate
a sound transmission class (STC) of 30 or better. The Project
Applicant/Developer shall retain the services of a qualified acoustical
consultant or noise control engineer to advise on or review the design,
installation, and expected performance of such temporary barriers when used
during Project construction. Anticipated locations, horizontal extents, heights,
and durations of installation of the temporary sound barriers over the course of
Project phased buildout shall be part of the CNMP submitted to the City for
review.

b. Operation of a concrete saw during the demolition phase shall include some
form of proximate and portable solid-walled partial enclosure, acoustical-
blanket tent, or comparably-performing shroud that can reliably deliver 10 dBA
of noise reduction—separate from the temporary barrier insertion loss need
described in MM-NOI-1(a) above. Alternately, slotted low-noise saw blades may
be used to yield some or all of this noise reduction, so that operation of the
concrete saw at a distance of 50 feet does not exceed 80 dBA. If this limit
cannot be wholly achieved due to saw operation noise control or localized
sound abatement (i.e., partial enclosure), then the balance of needed
attenuation shall be provided by either the temporary noise barrier per MM-NOI-
1(a) or by limiting duration of saw operation within an hour: each halving of
duration should yield a 3 dB reduction to the hourly noise level produced by the
Saw.
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c. Residents within 200 feet of the Project shall be informed at least two (2)
weeks in advance when construction phase activities will occur. An information
telephone hotline and/or website shall be established and managed to receive
resident complaints, and the Applicant and its contractors shall respond to
received complaints and document their investigations and any complaint
resolutions in regular reports to the City Building Safety division.

Would the project result in Less than No mitigation measures are required. Not Applicable
generation of excessive Significant
groundborne vibration or Impact
groundborne noise levels?
For a project located within the Less than No mitigation measures are required. Not Applicable
vicinity of a private airstrip or an Significant
airport land use plan or, where such | Impact
a plan has not been adopted, within
two miles of a public airport or public
use airport, would the project
expose people residing or working in
the project area to excessive noise
levels?
Would the project have a cumulative | Potentially MM-NOI-1 Less Than
effect on noise resources? Significant Significant
Impact
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Would the project induce substantial
unplanned population growth in an
area, either directly (for example, by
proposing new homes and
businesses) or indirectly (for
example, through extension of roads
or other infrastructure)?

Less than
Significant
Impact

No mitigation measures are required.

Not Applicable

Would the project displace
substantial numbers of existing
people or housing, necessitating the
construction of replacement housing
elsewhere?

Less than
Significant
Impact

No mitigation measures are required.

Not Applicable

Would the project have a cumulative
effect on housing and/or population
resources?

Less than
Significant
Impact

No mitigation measures are required.

Would the project result in substantial adverse physical impacts associated with the provision of new or physically altered governmental facilities, need for new
or physically altered governmental facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable service
ratios, response times, or other performance objectives for any of the public services:

Not Applicable

Fire protection?

Less than
Significant
Impact

No mitigation measures are required.

Not Applicable
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recreational facilities, which might
have an adverse physical effect on
the environment?

Police protection? Less than No mitigation measures are required. Not Applicable
Significant
Impact

Schools? Less than No mitigation measures are required. Not Applicable
Significant
Impact

Parks? Less than No mitigation measures are required. Not Applicable
Significant
Impact

Other public facilities? Less than No mitigation measures are required. Not Applicable
Significant
Impact

Would the project increase the use Less than No mitigation measures are required. Not Applicable

of existing neighborhood and Significant

regional parks or other recreational Impact

facilities such that substantial

physical deterioration of the facility

would occur or be accelerated?

Does the project include Less than No mitigation measures are required. Not Applicable

recreational facilities or require the Significant

construction or expansion of Impact
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Would the project have a cumulative | Less than No mitigation measures are required. Not Applicable
effect on public services and Significant
recreation resources? Impact
Transportation
Would the project conflict with a Less than No mitigation measures are required. Not Applicable
program, plan, ordinance, or policy Significant
addressing the circulation system, Impact
including transit, roadway, bicycle,
and pedestrian facilities?
Would the project conflict or be Less than No mitigation measures are required. Not Applicable
inconsistent with CEQA Guidelines Significant
section 15064.3, subdivision (b)? Impact
Would the project substantially Less than No mitigation measures are required. Not Applicable
increase hazards due to a geometric | Significant
design feature (e.g., sharp curves or | Impact
dangerous intersections) or
incompatible uses (e.g., farm
equipment)?
Would the project result in Potentially MM-TRA-1: Less Than
inadequate emergency access? Significant Prior to the issuance of demolition or grading permits, the Project Significant
Impact Applicant/Developer shall develop and implement a City-approved Construction
Traffic Control Plan. The Plan shall be prepared in accordance with applicable City and
Manual on Uniform Traffic Control Devices guidelines and shall address the potential
for construction-related vehicular traffic, as well as pedestrian and bicycle circulation
disruption in the public right-of-way. The Plan shall describe safe detours and shall
include protocols for implementing the following, if determined necessary and
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feasible: temporary traffic controls (e.g., a flag person) during construction to maintain
smooth traffic flow; dedicated turn lanes for movement of construction trucks and
equipment on and off site; scheduling of construction activities that affect traffic flow
on the arterial system to off-peak hours; consolidation of truck deliveries; and/or
rerouting of construction trucks away from congested streets or sensitive receptors.

Would the project have a cumulative | Less than No mitigation measures are required. Not Applicable
effect on transportation resources? | Significant
Impact

Would the project cause a - - -
substantial adverse change in the
significance of a tribal cultural
resource, defined in Public
Resources Code section 21074 as
either a site, feature, place, cultural
landscape that is geographically
defined in terms of the size and
scope of the landscape, sacred
place, or object with cultural value to
a California Native American tribe,

and that is:
i. Listed or eligible for listing Potentially MM-CUL-1 (See Cultural Resources Section of this Table) Less Than
in the California Register of | Significant MM-CUL-2 (See Cultural Resources Section of this Table) Significant
Historical Resources, orina | Impact MM-TCR-1:

local register of historical
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resources as defined in
Public Resources Code
section 5020.1(k)?

Should a potential tribal cultural resource (TCR) (as defined by PRC Section 21074)
be inadvertently encountered during construction activities, consistent with the
process required by MM-CUL-2, all construction work occurring within 100 feet of the
find shall immediately stop and the City shall be notified of the discovery. The City
shall notify Native American tribes that have been identified by the Native American
Heritage Commission to be traditionally and culturally affiliated with the geographic
area of the Project. Any affected tribe shall be provided a reasonable period of time to
conduct a site visit and make recommendations regarding future ground disturbance
activities as well as the treatment and disposition of any discovered TCRs. Depending
on the nature of the potential resource and Tribal recommendations, review by a
qualified archaeologist may be required. Implementation of proposed
recommendations shall be made based on the determination of the City that the
approach is reasonable and feasible.

A resource determined by
the lead agency, in its
discretion and supported by
substantial evidence, to be
significant pursuant to
criteria set forth in
subdivision (c) of Public
Resources Code Section
5024.1. In applying the
criteria set forth in
subdivision (c) of Public
Resource Code Section
5024.1, the lead agency
shall consider the

Potentially
Significant
Impact

MM-CUL-1 (See Cultural Resources Section of this Table)
MM-CUL-2 (See Cultural Resources Section of this Table)
MM-TCR-1

Less Than
Significant
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significance of the resource
to a California Native

American tribe?

Would the project have a cumulative | Potentially MM-CUL-1 (See Cultural Resources Section of this Table) Less Than

effect on tribal cultural resources? Significant MM-CUL-2 (See Cultural Resources Section of this Table) Significant
Impact MM-TCR-1

Would the project require or result in | Less Than No mitigation measures are required. Not Applicable

the relocation or construction of new | Significant

or expanded water, wastewater Impact

treatment, or storm water drainage,
electric power, natural gas, or
telecommunications facilities, the
construction or relocation of which
could cause significant
environmental effects?

Would the project have sufficient Less Than No mitigation measures are required. Not Applicable
water supplies available to serve the | Significant
project and reasonably foreseeable Impact
future development during normal,
dry, and multiple dry years?

Would the project result in a Less Than No mitigation measures are required. Not Applicable
determination by the wastewater Significant
treatment provider, which serves or | Impact
may serve the project that it has
adequate capacity to serve the
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project’s projected demand in

addition to the provider’s existing
commitments?

Would the project generate solid Less Than No mitigation measures are required. Not Applicable
waste in excess of State or local Significant

standards, or in excess of the Impact

capacity of local infrastructure, or

otherwise impair the attainment of

solid waste reduction goals?

Would the project comply with Less Than No mitigation measures are required. Not Applicable
federal, state, and local Significant

management and reduction statutes | Impact

and regulations related to solid

waste?

Would the project have a cumulative | Less Than No mitigation measures are required. Not Applicable
effect on utilities and/or service Significant

systems resources? Impact
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ES.5 Summary of Project Alternatives

CEQA requires that Environmental Impact Reports (EIRs) “describe a range of reasonable alternatives to the project,
or to the location of the project, which would feasibly attain most of the basic objectives of the project but would
avoid or substantially lessen any of the significant effects of the project, and evaluate the comparative merits of
the alternatives” (14 CCR 15126.6[a]). The CEQA Guidelines direct that the selection of alternatives be governed
by “a rule of reason” (14 CCR 15126.6[a] and [f]).

As presented in this Draft EIR, the Project would not result in significant and unavoidable impacts after
implementation of all mitigation measures, with the exception of conflicts related to exceedance of population
growth projections in the applicable Air Quality Management Plan (AQMP). As described in Section 4.2, Air Quality
of this Draft EIR, although the Connect SoCal (2020-2045 Regional Transportation Plan/Sustainable Communities
Strategy [RTP/SCS]) is the most recent RTP/SCS, the South Coast Air Quality Management District (SCAQMD) is still
in the early stages of updating its Air Quality Management Plan (AQMP) (anticipated to be released in 2022).
Therefore, the SCAG 2016 RTP/SCS and associated Regional Growth Forecast would be applicable in this analysis
of the potential to conflict with the SCAQMD 2016 AQMP, as required in Section. In the 2016 RTP/SCS, SCAG
estimated 16,700 residents in the City in 2012 and 17,300 residents by 2040. The proposed Project’s residential
units would accommodate 618 individuals upon its occupancy in 2025. Considering the population growth
anticipated in the 2016 RTP/SCS of 600 individuals within the City between 2012 and 2040, the proposed Project
would result in a population growth in the City that would exceed the growth assumptions in the 2016 RTP/SCS,
and would thereby exceed the population growth assumptions in the AQMP. The proposed Project would therefore
conflict with the applicable AQMP, which would result in a significant and unavoidable impact, as there is no feasible
mitigation for population growth.

This Draft EIR includes the analysis of three alternatives to the proposed Project:

e Alternative A - No Project/Existing Development
e Alternative B - Reduced Development Alternative: Exclusion of PCC-North
e Alternative C - Reduced Development: Reduce 1 Level from PCC-South and PCC-North

E.S5. Alternative A - No Project/Existing Development

Section 15126.6(e) of the CEQA Guidelines requires that an EIR evaluate the specific alternative of “no project”
along with its impact. As stated in this section of the CEQA Guidelines, the purpose of describing and analyzing a
no project alternative is to allow decision makers to compare the impacts of approving a proposed project with the
impacts of not approving a proposed project. As specified in Section 15126.6(e)(3)(A), when a project is the revision
of an existing land use or regulatory plan or policy or an ongoing operation, the no project alternative will be the
continuation of the plan, policy, or operation into the future. Therefore, the no project alternative, as required by
the State CEQA Guidelines, would analyze the effects of development consistent with implementation of the City of
El Segundo General Plan.

As shown in Figure 2-3, Project Site General Plan Designation, in Chapter 2, Environmental Setting, of this EIR, the
City’s General Plan identifies the portion of the site that is south of Mariposa Avenue as General Commercial and
the portion to the north of Mariposa Avenue as Parking. As shown in Figure 2-4, Project Site Zoning, in Chapter 2,
the zoning for the Project site corresponds to the designations of General Commercial (C-3) and Automobile Parking
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(P). According to the City’s General Plan, the General Commercial designation permits all retail uses, including hotel
uses, and major medical facilities, at a maximum floor area ratio (FAR) of 1.0. Office uses are not permitted except
for those providing personal services not exceeding 5,000 square feet such as travel and insurance agents (City of
El Segundo 1992). The City’s General Plan parking designation permits areas for parking automobiles, motorcycles,
and bicycles in surface or structured parking (City of EI Segundo 1992). While hotel uses are allowed in the existing
General Commercial (C-3) Zone, and the Fairfield Inn and Suites and the Aloft Hotels both have existing Conditional
Use Permits, the two existing hotels do not comply with some of the development standards of the General
Commercial (C-3) Zone because they were built prior to the current development standards. Thus, they are legal
non-conforming as to building height, floor area ratio, and certain setback requirements. The Aloft Hotel is 98,741
net square feet in size with an existing 0.992 FAR based upon its current lot size and configuration where a
maximum of 1.0 FAR is allowed. The three buildings that comprise the Fairfield Inn and Suites Hotel total 190,026
net square feet in size with an existing 1.94 FAR where 1.0 FAR is allowed (existing legal, non-conforming condition).
Both properties are non-conforming in regard to many development standards as they were built prior to the current
development standards of the General Commercial (C-3) Zone. Further, no further intensification of the land uses
could occur with the current FAR standards. Therefore, the continuation of the City’s General Plan would not allow
for additional development to occur.

Section 15126.6(e)(3)(B) further states that “in certain instances, the no project alternative means ‘no build’
wherein the existing environmental setting is maintained.” Accordingly, Alternative A assumes the proposed Project
would not proceed, no new permanent development or land uses would be introduced within the Project site, and
the existing environment would be maintained. The existing uses would continue to operate as they do currently.
The existing hotel uses would remain in place and operational, the existing surface parking lots would be retained,
no new buildings or parking garages would be constructed, no on-site landscaping improvements would occur, and
no intersection improvements would occur.

ES.5.2  Alternative B - Reduced Development Alternative: Exclusion of
PCC-North

CEQA requires that EIRs “describe a range of reasonable alternatives to the project, or to the location of the project,
which would feasibly attain most of the basic objectives of the project but would avoid or substantially lessen any
of the significant effects of the project, and evaluate the comparative merits of the alternatives” (14 CCR 15126]a]).
As presented in prior sections of this EIR, the Project would not result in significant and unavoidable impacts after
implementation of all mitigation measures, with the exception of conflicts related to exceedance of population
growth projections in the applicable Air Quality Management Plan (AQMP). As such, Alternative B proposes a
reduction in the Project to eliminate the significant impacts related to population growth projections and the AQMP,
as well as lessen the proposed development intensity by eliminating PCC-North from the Specific Plan boundaries.

As previously discussed in Section 4.11, Population and Housing, the Southern California Association of
Government’s (SCAQG) forecasted population growth for the City of EI Segundo is 500 persons between 2016 and
2045. Assuming 2.35 persons per household, the proposed Project’s 263 residential units would accommodate
618 individuals at full occupancy of all units. If these 618 individuals would be new residents to the City, then the
proposed Project would exceed SCAG’s estimated projections through 2045 by 118 persons. Alternative B would
not exceed SCAG’s estimated projection through 2045.

As previously described in Section 4.2, Air Quality, considering the population growth anticipated in the 2016
RTP/SCS of 600 individuals within the City between 2012 and 2040, the proposed Project would result in a
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population growth in the City that would exceed the growth assumptions in the 2016 RTP/SCS, and would thereby
exceed the population growth assumptions in the AQMP. Thus, Alternative B would eliminate an adequate amount
of residential units to eliminate this significant and unavoidable impact.

All mitigation measures required under the proposed Project would be implemented prior to or during Project
construction for all sites, with the exception of MM-HAZ-1, which is specifically related to PCC-North. Therefore,
Alternative B is proposed as a reduced development alternative to exclude PCC-North.

Under Alternative B, there would be no development north of Mariposa Avenue, which is included in the proposed
Specific Plan as PCC-North. The Specific Plan would be prepared under Alternative B, excluding PCC-Mixed Use 2
(PCC-North) from the land use district. The PCC-North property would remain surface parking lot and no changes to
the general plan land use designation or zoning would occur for that area.

Under Alternative B, there would be two phases of Project construction, similar to the proposed Project; however,
Phase 2 would only involve construction of PCC-South, rather than PCC-South and PCC-North overlapping.
Alternative B would include development of one multi-level parking garage, 120 residential units, and 5,756 square
feet of commercial at PCC-South, and one multi-level parking garage and 3,273 square feet of commercial at PCC-
Fairfield Parking, for a total of 120 units and 9,029 square feet of commercial, in addition to the continuation of
the existing two hotels, as under the proposed Project.

Phase 1 for PCC-Fairfield Parking would include a five-level parking garage (65feet in height) with commercial/retail
on a portion of the ground floor fronting PCH, as set forth in the proposed Project. During Phase 1, all hotel guests
would continue to park at surface parking lots north of Mariposa Avenue (PCC-North), which includes 232 parking
spaces, as well as the parking lot north of Holly Avenue, which includes 165 parking spaces, for a total of 397
spaces. This would accommodate the peak parking demand at full occupancy for both hotels of 352 parking spaces
(see Appendix J-2). Once Phase 1 is completed, parking for the Fairfield Inn and Suites Hotel would move from PCC-
North to the newly constructed garage at PCC-Fairfield Parking, which would include 215 replacement parking
spaces for the Fairfield Inn and Suites Hotel and would be shared between the hotel and the commercial/retail
uses. The 215 spaces from PCC-Fairfield Parking plus the 165 parking spaces at the surface parking lot for the
Aloft Hotel, totaling 380 parking spaces, would provide adequate parking for the 352 hotel spaces and 28 spaces
for the proposed 3,273square feet of commercial at PCC-Fairfield Parking.

Phase 2 of development would include the construction of eight levels of parking garage (i.e., two levels of
subterranean and six levels above ground) located behind the commercial/retail uses and adjacent to the existing
Aloft Hotel and fronting PCH, as set forth in the proposed Project. During Phase 2, the Aloft Hotel would remain in
operation and hotel patrons would park at the PCC-North lot (232 parking spaces), which can accommodate the
demand of 145 vehicles at full hotel occupancy (Appendix J-2). Once Phase 2 is completed, parking for the Aloft
Hotel would move from PCC-North to the eight-level parking garage, which would provide a total of 336 parking
spaces, including 165 spaces for the residential units, and 171 shared spaces. Based on the Shared Parking
Analysis (Appendix J-2), the parking provided between the five-level parking garage at PCC-Fairfield Parking and the
eight-level garage at PCC-South would be sufficient for the long-term operation of the proposed uses at both sites,
in addition to the hotel parking.

Under Alternative B, the eastbound lane of Mariposa Avenue at PCH would be reconfigured in the same manner as
the proposed Project, from one left lane and one through-right lane to one left, one through, and one right-turn lane.
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Once operational, Alternative B would represent a reduction in proposed square footage, as well as a reduction in
the overall footprint of Specific Plan area. As shown in Table ES-2, Alternative B would reduce the Specific Plan total
development square footage from 622,398 square feet to 437,398 square feet, to be located only within PCC-
South and PCC-Fairfield Parking.

Table ES-2. Alternative B - Specific Plan Land Use Summary

Existing (Square
Feet) Proposed (Square Feet)
Proposed Land Hotel Residential
Use District Location Rooms- | Hotel Units Residential | Commercial | Lobby Total
PCC Mixed-Use | PCC-South - - 120 144,244 5,756 — 150,000
(PCC MU-1)
PCC Aloft Hotel 246 106,747 — — — — 106,747
Commercial
(PCC COM-1)
PCC Fairfield 350 175,651 — — — — 175,651
Commercial Inn and
(PCC COM-2) Suites
Hotel
PCC PCC- — — — — 3,273 1,727 5,000
Commercial Fairfield
(PCC COM-3) Parking
PCC Mixed-Use | PCC-North - - 143 182,777 2,223 — 185,000
(PCC MU-2)
Proposed Project Totals 596 282,398 263 327,021 11,252 1,727 622,398
Alternative B (Minus PCC- 596 282,398 120 144,244 9,029 1,727 437,398
North) Totals

The exclusion of the PCC-North property from the Specific Plan under Alternative B, and the fact that PCC-South and
PCC-Fairfield Parking would provide for all parking requirements for the proposed Specific Plan land uses, would
make the surface parking lot at PCC-North available for other potential future uses. Potential future uses, if any,
would be based on market conditions would likely require a future General Plan Amendment and zone changeg;
however, any future uses at PCC-North would be too speculative for evaluation in this Draft EIR (State CEQA
Guidelines Section 15145). Therefore, for the purposes of this analysis under Alternative B, it is assumed no
changes to the PCC-North site would occur.

E.S.53  Alternative C - Reduced Development: Reduce 1 Level from
PCC-South and PCC-North

CEQA requires that EIRs “describe a range of reasonable alternatives to the project, or to the location of the project,
which would feasibly attain most of the basic objectives of the project but would avoid or substantially lessen any
of the significant effects of the project, and evaluate the comparative merits of the alternatives” (14 CCR
15126](a])). As such, Alternative C proposes to implement a reduced unit count on PCC-South and PCC-North to
lessen population growth impacts and aesthetic impacts, and to eliminate the significant and unavoidable impact
associated with conflicts with the AQMP. As previously discussed in Section 4.11, Population and Housing, the
Southern California Association of Government’s forecasted population growth for the City of EI Segundo is 500
persons between 2016 and 2045. Assuming 2.35 persons per household, the proposed Project’s 263 residential
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units would accommodate 618 individuals.t If these 618 individuals would be new residents to the City, then the
proposed Project would exceed SCAG’s estimated projections through 2045 by 118 persons. Alternative C would
not exceed SCAG’s estimated projection through 2045.

As previously described in Section 4.2, Air Quality, considering the population growth anticipated in the 2016
RTP/SCS of 600 individuals within the City between 2012 and 2040, which was used in the development of the
AQMP, the proposed Project would result in a population growth in the City that would exceed the growth
assumptions in the 2016 RTP/SCS, and would thereby exceed the population growth assumptions in the AQMP by
18 individuals. Alternative C would eliminate an adequate amount of residential units to eliminate this significant
and unavoidable impact.

Alternative C would not include Level L-5 from PCC-South and PCC-North, which contain 25 units and 29 units,
respectively (see Figure 3-4E, PCC-South Levels L-2 to L-5 and Figure 3-6D, PCC-North Levels L-2 to L-5). Therefore,
Alternative C would accommodate 491 individuals.2 Level L-5 contains 34 spaces on PCC-South and 39 parking
spaces on PCC-North. Thus, parking would be reduced from 336 to 302. Additionally, Alternative C would reduce of
PCC-South from 84 feet to 74 feet in height from finished grade to the highest point of measurement and would
reduce PCC-North from 78 feet to 68 feet in height from finished grade to the highest point of measurement.

Once operational, Alternative C would represent a reduction in proposed square footage; however, the footprint of
the building area would remain the same. As shown in Table ES-3, Alternative C would reduce the Specific Plan total
development square footage from 622,398 square feet to 584,686 square feet, excluding parking.

Table ES-3. Alternative C - Specific Plan Land Use Summary

Existing (Square
Feet) Proposed (Square Feet)
Proposed Land Hotel Residential
Use District Location Rooms- | Hotel Units Residential | Commercial | Lobby | Total
PCC Mixed-Use | PCC-South — — 120 144,244 5,756 — 150,000
(PCC MU-1)
PCC Aloft Hotel 246 106,747 — — — — 106,747
Commercial
(PCC COM-1)
PCC Fairfield Inn 350 175,651 — — — — 175,651
Commercial and Suites
(PCC COM-2) Hotel
PCC PCC- — — — — 3,273 1,727 | 5,000
Commercial Fairfield
(PCC COM-3) Parking
PCC Mixed-Use | PCC-North — — 143 182,777 2,223 — 185,000
(PCC MU-2)
Proposed Project Totals 596 282,398 263 327,021 11,252 1,727 | 622,398
Minus Level L-5 from PCC- — — 25 17,6311 — — 17,6311
South

1 263 new housing units x 2.35 persons per household = 618 residents accommodated by the proposed Project

2 263-25-29 = 209 new housing units x 2.35 persons per household = 491 residents accommodated by the proposed Project.
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Table ES-3. Alternative C - Specific Plan Land Use Summary

Existing (Square
Feet) Proposed (Square Feet)
Proposed Land Hotel Residential
Use District Location Rooms- | Hotel Units Residential | Commercial | Lobby | Total
Minus Level L-5 from PCC- — — 29 20,0811 — — 20,0811
North
Alternative C Totals 596 282,398 209 289,309 11,252 1,727 | 584,686

1 The residential square footage for Alternative C was calculated by adding up the square footage of room types and number of
room types on Level L-5 for both PCC-North and PCC-South minus the previously proposed residential square footage.

ES.6 Areas of Known Controversy/Issues to be Resolved

A Notice of Preparation for this EIR was released on May 26, 2020, beginning the 30-day public scoping period for the
EIR (Appendix A-1). During the public scoping period, input is obtained from public agencies and the general public
regarding the environmental issues and concerns that may potentially result from the proposed Project. Comments on
the NOP were received from five agencies, seven letters/emails from individuals or groups, which are provided in
Appendix A-2. The City hosted one online Scoping Meeting that was held on Wednesday, June 10, 2020, from 6:30
p.m. to 7:30 p.m. At the conclusion of the presentation, attendees of the online meeting were able to provide
comments and questions about the proposed Project to the City, the applicant, and the CEQA Consultant during the
questions and answers portion of the meeting. The City received five comments/questions with environmental
concerns during the Scoping Meeting, which are provided in Table A of Appendix A-2.

The primary areas of controversy identified by the public and agencies included the following potential issues (the Draft
EIR section that addresses the issue raised is provided in parentheses):

e Potential for air pollution (Section 4.2, Air Quality)

e Potential impacts from construction noise (Section 4.10, Noise)

e Potential noise impacts from increase in traffic (Section 4.10, Noise)

o Potential impacts to existing open spaces in the City (Chapter 3, Project Description, and Section 4.12,
Public Services and Recreation)

o Potential for increased traffic (Section 4.13, Transportation)
o Potential parking impacts (Section 4.13, Transportation)

e Potential for scattered vegetation on site and existing crevices to provide roosting ground for nesting
birds (Chapter 5, Other CEQA Considerations and Appendix L, Biological Resources)
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T Introduction

The purpose of this section is to introduce the proposed Pacific Coast Commons Specific Plan (Specific Plan or
Project), the applicable environmental review procedures, and the organization of the Draft Environmental Impact
Report (EIR).

1.7 CEQA Overview and Purpose of an EIR

This Draft Environmental Impact Report (EIR) has been prepared by the City of El Segundo (City) to evaluate potential
environmental effects that would result from implementation of the proposed Project. This Draft EIR has been
prepared in conformance with the California Environmental Quality Act of 1970 (CEQA) statutes (California Public
Resources Code Section 2100 et seq., as amended) and its implementing guidelines (California Code of
Regulations [CCR] Title 14, Section 15000 et seq.). The proposed Project constitutes a “project” as defined in the
CEQA Guidelines Section 15378. Pursuant to Section 15367 of the State CEQA Guidelines, the City of El Segundo
is the lead agency for the Project.

The Specific Plan area includes eight parcels that total 6.385 gross acres (6.23 net acres post street dedications)
of land located in the City of El Segundo adjacent to Pacific Coast Highway. The Project site is currently occupied by
surface parking lots, the Fairfield Inn and Suites Hotel, and the Aloft Hotel. The Project would allow for the
redevelopment the existing surface parking lots and a portion of the Fairfield Inn and Suites Hotel property within
the Project site through the adoption of a Specific Plan. The Specific Plan would create five new land use districts
that would allow for up to 263 new housing units, approximately 11,252 square feet of new commercial/retail uses,
new parking garages, as well as the continued use and operation of the existing Fairfield Inn and Suites Hotel and
Aloft Hotel uses. The proposed Project is composed of three development areas: (1) Pacific Coast Commons - South
(PCC-South), (2) Pacific Coast Commons - Fairfield Parking (PCC-Fairfield Parking), and (3) Pacific Coast Commons
- North (PCC-North).

CEQA requires the preparation of an EIR for any project that a lead agency determines may have a significant impact
on the environment. According to Section 21002.1(a) of CEQA:

The purpose of an environmental impact report is to identify the significant effects on the
environment of a project, to identify alternatives to the project, and to indicate the manner in which
those significant effects can be mitigated or avoided.

CEQA also establishes mechanisms whereby the public and decision makers can be informed about the nature of
the project being proposed and the extent and types of impacts that the project and its alternatives would have on
the environment, if they were to be implemented.

The basic purposes of CEQA are as follows (14 CCR 15002):

1. Inform governmental decision makers and the public about the potential, significant environmental
effects of proposed activities;

2. Identify the ways that impacts to the environment can be avoided or significantly reduced;

Pacific Coast Commons Specific Plan EIR 12171

February 2021 1-1



1 - Introduction

3. Prevent significant, avoidable impacts to the environment by requiring changes in projects through the
use of alternatives or mitigation measures when the governmental agency finds the changes to be
feasible; and

4. Disclose to the public the reasons why a governmental agency approved the project in the manner the

agency chose if significant environmental effects are involved.

This Draft EIR was prepared in accordance with Section 15151 of the State CEQA Guidelines, which defines the
standards for EIR adequacy as follows:

An EIR should be prepared with a sufficient degree of analysis to provide decision makers with
information which enables them to make a decision which intelligently takes account of
environmental consequences. An evaluation of the environmental effects of a proposed project
need not be exhaustive, but the sufficiency of an EIR is to be reviewed in the light of what is
reasonably feasible. Disagreement among experts does not make an EIR inadequate, but the EIR
should summarize the main points of disagreement among the experts. The courts have looked
not for perfection but for adequacy, completeness, and a good faith effort at full disclosure.

A detailed description of the proposed Project is provided in Chapter 3, Project Description, of this Draft EIR, which
includes a listing of the discretionary actions that must be considered by the City and other responsible agencies.
This Draft EIR is intended to serve as a Project EIR under CEQA. Section 15161 of the CEQA Guidelines states that
a Project EIR should focus primarily on changes in the environment that would result from development of the
project or, in the case of a land use regulation such as a Specific Plan, the full buildout of allowable development
and implementation of associated actions identified in the Specific Plan. A Project EIR must examine all phases of
a project, including planning, construction and operation. This Project EIR is intended to provide the environmental
information necessary for the City to make a final decision on the requested discretionary actions to be considered
as part of the proposed Project and to cover the future development on the Project site that is consistent with the
Specific Plan. This Draft EIR is also intended to support discretionary reviews and decisions by other agencies.

1.2 Purpose of a Specific Plan

California Government Code Section 65450 states that after a general plan has been adopted, a Specific Plan may
be prepared for the systematic implementation of the General Plan for all or part of the area covered by the General
Plan. The Pacific Coast Commons Specific Plan was prepared in accordance with the requirements of the California
Government Code (Title 7, Division 1, Chapter 3, Article 8, Sections 65450-65457), which allows jurisdictions to
adopt specific plans to implement their General Plans. Adoption of a Specific Plan is a legislative act that is
conducted in the same manner as a General Plan. The purpose of a Specific Plan is to provide for the orderly
development of a property through compliance with site-specific development standards that are consistent with
the intent and policies of the General Plan.

Upon adoption of a Specific Plan, it becomes the zoning for the site. The proposed Specific Plan would set
regulations that govern the allowable land uses, development density, and development standards for future
development projects, in place of the City’s zoning regulations. However, regulations and standards in the City’s
zoning regulations that are not covered by the Specific Plan would continue to be applicable to future development.
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1.3 Organization of this EIR

This Draft EIR is organized into seven chapters, including the Executive Summary. A list of the Draft EIR chapters
and a brief description of their contents is provided below to assist the reader in locating information.

Executive Summary: This chapter provides a summary of the Project description, Alternatives to the proposed
Project, environmental impacts, mitigation measures, and determination of significance.

Chapterl, Introduction: This chapter briefly discusses the purpose of the Draft EIR, provides an overview of the
purposes of a Specific Plan, and provides a summary of the relevant CEQA Guidelines that govern the preparation
of this EIR. This chapter summarizes the scoping period and the comments received by the City on the Notice of
Preparation (NOP) during the scoping process.

Chapter 2, Environmental Setting: In accordance with Section 15125 of the State CEQA Guidelines, this chapter
includes a description of the physical environmental conditions of the Project site and vicinity, which will constitute
as the baseline physical conditions. This chapter provides an overview of the regulatory setting and a discussion of
related projects considered in the cumulative impact analysis.

Chapter 3, Project Description: In accordance with Section 15124 of the State CEQA Guidelines, this chapter
outlines the City’s underlying purpose and objectives for the Project; includes a summary of the components of the
Specific Plan; and discusses a potential Maximum Buildout Scenario for the City’s portion of the Inglewood Oil Field
allowed within the parameters of the Specific Plan. A discussion of discretionary actions needed to approve the
Project and a list of other public agencies expected to use the EIR in their decision making are also included.

Chapter 4, Introduction to Environmental Analysis: This chapter contains Section 4.1, Aesthetics, through Section
4.15, Utilities and Service Systems. Each section includes the following: existing conditions of the Project site and
vicinity, identifies associated regulatory requirements, thresholds of significance, impact analysis, cumulative
impacts, mitigation measures (if any), level of significance after mitigation, and references. Chapter 4 includes the
following sections:

e Section 4.1, Aesthetics

e Section 4.2, Air Quality

e Section 4.3, Cultural Resources

e Section 4.4, Energy

e Section 4.5, Geology and Soils

e Section 4.6, Greenhouse Gas Emissions

e Section 4.7, Hazards and Hazardous Materials
e Section 4.8, Hydrology and Water Quality

e Section 4.9, Land Use and Planning

e Section 4.10, Noise

e Section 4.11, Population and Housing

e Section 4.12, Public Services and Recreation
e Section 4.13, Transportation
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e Section 4.14, Tribal Cultural Resources

e Section 4.15, Utilities and Service Systems

Chapter 5, Other CEQA Considerations: This chapter contains a summary discussion of any significant unavoidable
impacts, potential growth-inducing impacts, energy impacts, and any significant irreversible environmental changes
that would be caused by the Project. Additionally, this chapter includes an overview of Agriculture and Forestry
Resources, Biological Resources, Mineral Resources, and Wildfire, which were determined by the City to not have
the potential to result in any significant effects on the environment.

Chapter 6, Alternatives: Pursuant to Section 15126.6 of the State CEQA Guidelines, this chapter includes an
analysis of a reasonable range of feasible alternatives to the Project. Alternatives are analyzed that would feasibly
attain most of the basic objectives of the Project, but would avoid or reduce any of the significant effects of the
Project. The comparative merits of each alternative are evaluated when compared to the proposed Project, and an
environmentally superior alternative is identified in compliance with Section 15126.6(e)(2).

Chapter 7, List of Preparers: This chapter lists the persons who directly contributed to preparation of the Draft EIR.

1.4 Lead Agency and Responsible Agencies
1.4 City of El Segundo

Section 15051 of the State CEQA Guidelines identifies the lead agency as the public entity with the greatest
responsibility for carrying out or approving a project as a whole. BRE El Segundo Property Owner A LLC, BRE El
Segundo Property Owner B LLC, and BRE EL Segundo Parking LLC (collectively, “BRE El Segundo”) applied for the
Specific Plan, along with other applications, to allow for the proposed mixed-use residential, hotel, and commercial
development. As such, the City is serving as the lead agency under CEQA and is responsible for complying with
CEQA, as it relates to the environmental review clearance for the Specific Plan.

The City, as the lead agency, has determined that an EIR is required for the proposed Specific Plan and has
authorized the preparation of this Draft EIR. The City will be reviewing and considering the findings of this EIR in its
decision to approve, revise, or deny the proposed Specific Plan, as well as actions that it may need to achieve
consistency between the Specific Plan and the City’s General Plan, including a change in the Land Use Plan
designation of the Specific Plan area to Pacific Coast Commons Specific Plan. If adopted, the Pacific Coast
Commons Specific Plan will also require a Zone Change to allow the proposed Specific Plan to regulate future
development within the Plan area, among other discretionary actions described in Chapter 3, Project Description.

Although this Draft EIR was prepared with consultant support, the analysis and findings in this document have been
independently reviewed by the City and reflect the City’s conclusions, as required by Section 15084 of the State
CEQA Guidelines. The following is a summary of discretionary actions the City of EI Segundo will consider:

e Adoption of the Pacific Coast Commons Specific Plan (SP No. 19-01).

e Environmental Assessment (No. EA-1248) for the proposed mixed-use development that will add 263
housing units, approximately 11,252 square feet of commercial uses (composed of retail, restaurant, and
hotel support based office uses), and 1,727 square feet of lobby area, and three parking structures to
provide parking for the uses in the Specific Plan area.
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e Approval of a General Plan Amendment (No. GPA 19-01) to change the Land Use Designation from “General
Commercial” and “Parking” to “Pacific Coast Commons Specific Plan (PCCSP)” with an accompanying Land
Use Map change.

e Zone Text Amendment (No. ZTA 19-08) to add a new El Segundo Municipal Code (ESMC) Section 15-3-
2(A)(11) “Pacific Coast Commons Specific Plan (PCCSP).”

e Zone Change (No. ZC 19-01) to rezone the property from “General Commercial (C-3)” and “Parking (P)” to
“Pacific Coast Commons Specific Plan (PCCSP)” and an accompanying Zoning map change.

e Approval of a Vesting Tentative Tract Map (VITM 82806) SUB 19-03 for merger, subdivision and
residential/commercial condominium purposes reconfiguring three parcels (composed of 12 existing lots)
on the block bounded by Pacific Coast Highway, Mariposa Avenue, Indiana Street and Holly Avenue and
three parcels (composed of portions of four existing lots) on the block north of Mariposa Avenue and south
of Palm Avenue in the Specific Plan Area into six new individual lots. Additionally, VTTM 82806 will allow
(a) one residential ground and airspace parcel for 120 apartments and a maximum of 10 airspace parcels
for commercial condominiums on Lot 1; (b) a ground and airspace parcel for the parking structure and up
to a maximum of 10 airspace parcels for commercial condominiums on Lot 4; and (c) one residential ground
and airspace parcel for 137 apartments and up to a maximum of 20 airspace parcels for commercial
condominiums on Lot 5; and (d) six residential condominiums (townhomes) on Lot 6.

e Approval of a Site Plan Review (No. 19-01) to allow the site plan and architectural design to construct the
mixed-use commercial and residential development for the 263 residential units, 11,252 square feet of
new commercial development, 1,727 square feet of lobby area, and three parking structures.

e Approval of a Development Agreement (No. DA 19-02) between the City of El Segundo and BRE EI Segundo
Property Owner A LLC, BRE EI Segundo Property Owner B LLC, and BRE EI Segundo Parking LLC.

¢ Modification of Resolution Nos. 2759 and 2760 to rescind the previous approvals SUB No. 14-05, Lot-Tie
Covenant No. 14-03, Off-site Parking Covenant Nos. MISC 14-03 and 14-06, leaving in place CUP No. 14-
01 for the Fairfield Inn and Suites Hotel and CUP No. 14-02 for the Aloft Hotel, along with alcohol service
at both hotels with modifications to the conditions of approval accordingly.

e Parking Demand Study and Shared Parking Analysis to establish the parking requirements for the proposed
commercial and residential development combined with the existing hotel development.

e Shared Parking Agreement in conjunction with the Parking Demand Study and Shared Parking Analysis, to
replace the previous approval of Off-Site Parking Covenant Nos. MISC 14-03 and MISC 14-06.

o Reciprocal Access Agreements for driveways and drive aisles accessing multiple parcels.

e Street dedication waiver requests for a portion of the dedication requirements for Mariposa Avenue and
Indiana Street. Future street dedication for Holly Avenue and Palm Avenue would be provided through
irrevocable offers to dedicate land.

1.4.2 Responsible Agencies

State law requires that all EIRs be reviewed by trustee and responsible agencies. A “Trustee Agency” is defined in
Section 15386 of the State CEQA Guidelines as “a state agency having jurisdiction by law over natural resources
affected by a project, which are held in trust for the people of the State of California.” Per Section 15381 of the
State CEQA Guidelines, “the term ‘Responsible Agency’ includes all public agencies other than the lead agency
which have discretionary approval power.”
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In accordance with Section 21081 of CEQA and Section 15091 of the State CEQA Guidelines, public agencies are
required to make written findings for each environmental impact identified in the EIR. If the lead agency and
responsible agencies decide that the benefits of the Specific Plan outweigh any identified unmitigated significant
environmental effects, they will be required to adopt a Statement of Overriding Considerations supporting their
actions. Future discretionary actions that would be needed for the City’s adoption of the Specific Plan, as well as
the discretionary actions of responsible and trustee agencies, are described below. The following is the responsible
agency and their discretionary/ministerial authority over the proposed Project:

e (California Department of Transportation (Caltrans)

0 Encroachment Permit to accommodate Project’s street improvement at the intersection of Mariposa
Avenue and PCH, and for potential subterranean utility connections beneath PCH

0 Approval of Traffic Control Plan compliant with the California Manual Uniform Traffic-Control Devices

0 Transportation Permit for oversized/overweight load

1.5 Public Review Process

1.5 Notice of Preparation

The City has complied with the State CEQA Guidelines by providing opportunities for early responsible and trustee
agency participation in the environmental review process, as well as opportunity for early public consultation with
bordering municipalities and interested organizations and individuals. Specifically, in accordance with Section
15082(a) of the State CEQA Guidelines, the City circulated an NOP for a 30-day public review. The NOP was sent to
the State Clearinghouse, public agencies, special districts, responsible and trustee agencies, and other interested
parties for a public review period that began on May 26, 2020, and ended on June 25, 2020 (CEQA Public Review
and Scoping Period). The purpose of the NOP is to formally convey that the City, as the lead agency, solicited input
regarding the scope and proposed content of the Draft EIR.

A notice announcing the availability of the NOP was also published in the El Segundo Herald on May 21, 2020.
Copies of the NOP were made available for electronic download on the City’s website at https://www.elsegundo.org/
government/departments/development-services/planning-division/active-projects.

The NOP included a description of the Project; identification of potential environmental effects associated with
Project approval and implementation; and an invitation to agencies and the public to review and comment on the
NOP, which are provided in Appendix A-1 of this Draft EIR. Comments on the NOP were received from five agencies,
seven letters/emails from individuals or groups, which are provided in Appendix A-2. The NOP comment letters,
which contain environmental concerns, are listed in Table 1-1, along with a summary of the environmental issues
raised and the Draft EIR section where the environmental topics are addressed. Only comment letters with
environmental concerns are listed in Table 1-1.
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Table 1-1. Notice of Preparation and Comment Letters Summary

Sender of Addressed In
Comments Date Received General Summary of Comments Section(s)
State Agency
Native American May 27, 2020 The NAHC provides recommendations for cultural Section 4.3,
Heritage assessment by contacting the appropriate regional Cultural Resources
Commission (NAHC) California Historical Research Information System and Section 4.14,

Center; contacting NAHC for Sacred Lands File search | Tribal Cultural

and Native American Tribal Consultation List; and Resources

consulting legal counsel about compliance with

Assembly Bill 52, Senate Bill 18, and other applicable

laws.
California June 24,2020 Caltrans notes the amount of parking for the Projectis | Section 4.13,
Department of designed in a way that induces vehicle trips, and that Transportation
Transportation demand should be addressed with appropriate design
(Caltrans) principles. Caltrans also recommends implementation

of Transportation Demand Management strategies as

an alternative to building parking. Additionally, Caltrans

proposes considerations related to bus stop

improvements, accommaodations for bicycle facilities,

bicycle parking, accessibility by bicyclists and

pedestrians, vehicle miles traveled, and intersection

control evaluation. The Project would also be required

to follow applicable procedures for the Caltrans

Encroachment Permit.
California June 25, 2020 Based on a review of satellite imagery, CDFW states Chapter 5, Other
Department of Fish there is scattered vegetation on the site that may CEQA
and Wildlife (CDFW) provide potential habitat to nesting birds. Additionally, Considerations

cracks and crevices in large concrete structures, such
as parking garages or large buildings, provide roosting
habitat for numerous bat species. With regards to
proposed landscaping for the Project, CDFW
recommends using native, local appropriate plant
species for the Project site. Further, CDFW
recommends providing a biologjcal baseline
assessment of the flora and fauna within and adjacent
to the Project site, to determine any direct, indirect, or
cumulative impacts to biologijcal resources.

Regional/Local Agency
South Coast Air June 3, 2020 The SCAQMD discusses air quality analysis, including Section 4.2, Air
Quality Management recommendations for methodologies and identification | Quality, and
District (SCAQMD) of impacts. Additionally, SCAQMD discusses mitigation | Section 4.6,
measures in the event the Project generates Greenhouse Gas
significant adverse air quality impacts and provides Emissions
resources available with identifying potential mitigation
measures. The letter also considers alternatives,
permits, and data sources.
City of Inglewood July 6, 2020 No comments on the NOP. The City would like to be N/A
informed of future developments in the CEQA process.
Organizations/Individuals
Lozeau Drury LLP June 3, 2020 Formal request to receive notices of CEQA actionsand | N/A

notices of any public hearings to be held under any
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Table 1-1. Notice of Preparation and Comment Letters Summary

Sender of
Comments

Date Received

General Summary of Comments

Addressed In
Section(s)

provision of Title 7 of the California Government Code
governing California Planning and Zoning Law.

Reagan Maechling

June 8, 2020

The commenter is supportive of the redevelopment;
however, comments on the affordability of the housing
proposed, impacts to El Segundo Unified School
District, and cost of parking for residential and retail.

Chapter 3, Project
Description, and
Section 4.12,
Public Services
and Recreation

Kevin Maggay June 19, 2020 The commenter proposes a traffic study and Section 4.1,
evaluation of visual aesthetic, which both involve Aesthetics; Section
public engagement. The commenter is concerned over | 4.12, Public
the lack of open space or public recreation facilities. Services and

Recreation; and

Section 4.11,

Transportation
Zach Levine June 24, 2020 The comment addresses population and housing, as it | Section 4.10,

relates to the affordability of the housing units;
construction noise; and increased traffic.

Noise, and Section
4.13,

Transportation
Maria Barden June 25, 2020 The resident addresses concerns with the amount of Section 4.13,
traffic and additional residents the Project would bring | Transportation
to the area.
Tony Manzo June 25, 2020 Proposes that potential for crime to be addressed in Section 4.12,

the EIR.

Public Services
and Recreation

Byron Washom

June 25, 2020

The concerns over the Project are surrounding air and
noise pollution, traffic, parking, and amenities. The

commenters also recommend a holistic neighborhood
approach to the EIR that view cumulative impacts that

last more than 50 years. Issues recommended for Section 4.10,
inclusion in the EIR include parking, egress, and Noise; Section
ingress off Mariposa Avenue, noise pertaining to trash | 4.12, Public
pick-up, air pollution, and park area. Services and
Recreation; and
Section 4.13,
Transportation

Section 4.2, Air
Quality; Section
4.6 Greenhouse
Gas Emissions;

1.5.2

Scoping Meeting

Pursuant to Section 21083.9 of the CEQA Statutes and Section 15082(c) of the State CEQA Guidelines, the lead agency
is required to conduct at least one scoping meeting for all projects of state-wide, regional, or area-wide significance as
outlined in Section 15206 of the State CEQA Guidelines. The scoping meeting is for jurisdictional agencies and interested
persons or groups to provide comments regarding, but not limited to, the range of actions, alternatives, mitigation
measures, and environmental effects to be analyzed. Rather than conducting an in-person meeting, the Governor’s
Executive Order N-25-20 allows local governments to hold meetings via teleconferencing while still meeting state
transparency requirements. Therefore, the Project’s Scoping Meeting was held online, through a webinar type format.
The City hosted one Scoping Meeting that was held on Wednesday, June 10, 2020, from 6:30 p.m. to 7:30 p.m. that was
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made available through the City’s website at https://www.elsegundo.org/government/departments/development-
services/planning-division/active-projects or https://bit.ly/COESACTIVEPROJECTS.

At the conclusion of the presentation, attendees of the webinar were able to provide comments and questions
about the proposed Project to the City, the applicant, and the CEQA Consultant during the questions and answers
portion of the meeting. The City received five comments/questions with environmental concerns during the Scoping
Meeting, which are provided in Table A of Appendix A-2.

153 Public Review of the Draft EIR

Upon completion, the Draft EIR was distributed to responsible and trustee agencies, other affected agencies,
bordering municipalities, interested parties, and all parties who requested a copy of the Draft EIR in writing in
accordance with CEQA. A notice announcing the availability (Notice of Availability) of the Draft EIR was published in
the El Segundo Herald. The 45-day public review period of the Draft EIR begins on Thursday, February 25, 2021
and ends on Monday, April 12, 2021. Comments on the Draft EIR from public agencies (including responsible and
trustee agencies), bordering municipalities, interested parties, and the general public will be accepted during the
45-day public review period.

Written comments would need to be received by the City on or before Monday, April 12, 2021at 5:00 p.m. Written
comments could be provided via email to psamaras@elsegundo.org, or by mail to:

City of El Segundo
350 Main Street
El Segundo, California 90245
Attention: Paul Samaras, Principal Planner
Subject: Pacific Coast Commons Specific Plan Project

The Draft EIR can be viewed or downloaded at the City’s website at https://www.elsegundo.org/government/
departments/development-services/planning-division/active-projects. A hardcopy of the Draft EIR is available at
the El Segundo Development Services Department located at 350 Main Street, El Segundo, CA 90245.

1.6 Fffects Found Not To Be Significant

As discussed in the NOP, the proposed Project is not anticipated to result in significant impacts to the following
topical areas: Agriculture and Forestry Resources, Biological Resources, Mineral Resources, or Wildfire.
Nevertheless, these topics are briefly assessed in Chapter 5, Other CEQA Considerations of this Draft EIR. Further,
as detailed in Sections 4.1, Aesthetics through 4.15, Utilities and Service Systems, this Draft EIR has concluded
that all potential environmental impacts would be either less than significant or be able to be reduced through
mitigation measures, with the exception of the significant impact related to conflict with the applicable Air Quality
Management Plan (AQMP), as discussed in Section 4.2, Air Quality.

1.7 Incorporated by Reference

In accordance with Section 15150 of the CEQA Guidelines, an EIR may incorporate by reference all or portions of
another publicly available document. Where all or a part of another document is incorporated by reference, the
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incorporated language is considered to be included in the EIR. The following documents are incorporated by
reference into this Draft EIR and are available to be viewed online:

City of El Segundo General Plan: The General Plan serves as a blueprint for future growth and development within
the City of El Segundo, prescribing policy goals and objectives to shape and guide the development of the City. It
serves as a comprehensive policy document that informs future land use decisions, establishes land use
designations and policies that identify a range of zoning options that can be applied to property and assists decision
makers as they review planning applications for new projects or consider proposals for ordinances or policies. The
General Plan is made up of 10 elements: Economic Development, Land Use, Circulation, Housing, Open Space and
Recreation, Conservation, Air Quality, Noise, Safety, and Hazardous Materials and Waste Management. These
elements provide the City’s foundation guide for planning and identify how land should be used and resources
allocated. It is the vision for how the City will evolve and reflects the values and priorities of the community.
Electronic files of the City of El Segundo General Plan are available online for review and download at
https://www.elsegundo.org/government/departments/planning-and-building-safety-department/planning-
division/general-plan.

City of El Segundo Municipal Code: The City of El Segundo Building Safety Division checks proposed projects and
plans for compliance with the 2019 California Building Code. On November 19, 2019, the ElI Segundo City Council
adopted ordinances that adopted the following codes and regulations, which are applicable to development under
the proposed Specific Plan:

e 2019 California Building Code (Volume | and Il) with amendments

e 2019 Residential Code (with amendments)

e 2019 California Electrical Code

e 2019 Mechanical Code (with amendments)

e 2019 Plumbing Code (with amendments)

e 2019 Energy Code (TITLE 24)

e 2018 International Property Maintenance Code (with amendments)
e 2018 International Swimming Pool and Spa Code (with amendments)
e 2019 California Fire Code (with amendments)

e 2019 California Existing Building Code (with amendments)

e 2019 California Green Building Standards Code (with amendments)
o Earthquake Hazard Reduction Ordinance (with amendments)

e 2018 Uniform Solar Energy and Hydronics Code

Electronic files of the City of El Segundo Municipal Code are available online for review and download at
https://www.elsegundo.org/government/departments/planning-and-building-safety-department/building-safety-
division/building-codes-and-regulations.

1.8 Mitigation Monitoring Procedures

CEQA Guidelines Section 15097 requires that the mitigation measures and revisions to the proposed Project identified
in the EIR are implemented. Therefore, CEQA requires that the lead agency must adopt a program for monitoring or
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reporting on the required revisions and the measures it has imposed to mitigate or avoid significant environmental
effects. The Mitigation Monitoring and Reporting Program for the Specific Plan will be completed as part of the Final EIR,
prior to consideration of the Project by the City of EI Segundo Planning Commission and City Council.
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2 Fnvironmental Setting

2.1 Introduction

This chapter describes the environmental setting of the Pacific Coast Commons Specific Plan Project (Specific
Plan or Project) and provides an overview of the environmental setting and planning context. As stated in
California Environmental Quality Act (CEQA) Guidelines Section 15125(a):

An EIR must include a description of the physical environmental conditions in the vicinity of the
project. This environmental setting will normally constitute the baseline physical conditions by
which a lead agency determines whether an impact is significant. The description of the
environmental setting shall be no longer than is necessary to provide an understanding of the
significant effects of the proposed project and its alternatives. The purpose of this requirement is
to give the public and decision makers the most accurate and understandable picture practically
possible of the project's likely near-term and long-term impacts.

CEQA requires that the lead agency describe the physical environmental conditions as they exist at the time the
Notice of Preparation is published, which was May 2020. Conditions at this time were not representative of typical
environmental conditions due to the restrictions in place due to the Governor’s various Executive Orders related
to the COVID-19 pandemic (California, Executive Department State of California [Gavin Newsom]). As stated in
CEQA Guidelines Section 15125(a)(1):

Where existing conditions change or fluctuate over time, and where necessary to provide the
most accurate picture practically possible of the project’s impacts, a lead agency may define
existing conditions by referencing historic conditions, or conditions expected when the project
becomes operational, or both, that are supported with substantial evidence. In addition, a lead
agency may also use baselines consisting of both existing conditions and projected future
conditions that are supported by reliable projections based on substantial evidence in the record.

Therefore, if the environmental baseline conditions set forth in this Draft Environmental Impact Report (EIR) are
different from the conditions at the time of the issuance of the Notice of Preparation, then the applicable EIR
section discusses the conditions used in the impact analysis.

2.2 Project Location

2.2.] Regional Location

The City of El Segundo (City) is located in Los Angeles County approximately 20 miles from downtown Los Angeles.
The City is considered part of the South Bay subregion of the greater Los Angeles metropolitan area. The City is
5.46 square miles (3,494.4 acres) (City of El Segundo 1992). Los Angeles International Airport (LAX) in the City of
Los Angeles is located immediately north of the City. The Los Angeles residential areas of Playa del Rey and
Westchester are located just north of LAX. To the east of the City is the Los Angeles County community of Del Aire,
as well as the City of Hawthorne. The City of Manhattan Beach is located directly south of the City, and the Pacific
Ocean and Dockweiler State Beach are located to the west of the City.
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The City of Los Angeles operates two facilities within the coastal area: the Hyperion Water Reclamation Plant, which is
an approximately 144-acre wastewater/sewage treatment facility in Los Angeles County, and the Los Angeles
Department of Water and Power Scattergood Generating Station, which is an approximately 55-acre natural gas steam
turbine power plant. A 0.8-mile stretch of coastline is within the El Segundo city limits, and a portion of the
approximately 1,000-acre Chevron El Segundo oil refinery is also located along this stretch of shoreline.

Pacific Coast Highway (PCH) is a California Department of Transportation facility, also known as State Route 1 and
Sepulveda Boulevard. PCH connects the coastal cities of Los Angeles County to other coastal communities in
northern and southern California. The Project site is located in the central portion of the City and contains
approximately 0.25 miles of street frontage along PCH.

Figure 2-1, Regional Location and Vicinity Map, provides a regional location map and the Project boundaries on
an aerial photograph to depict the context of the immediately surrounding community. Regional access to the
Project site is provided by the eastbound/westbound Century Freeway (Interstate 105) to the north, with the
Sepulveda Boulevard freeway access ramps located approximately 0.4 miles from the northern portion of the
Project site. The Century Freeway connects to the northbound-southbound San Diego Freeway (Interstate 405),
which is located approximately 1.5 miles east of the Project site. The Project site is located approximately 0.5
miles from the Metropolitan Transportation Authority (Metro) C-Line (formerly Green Line) Mariposa Station
located near the intersection of Nash Street and Mariposa Avenue. Direct access to the Project site is currently
provided by PCH on the east and Indiana Street on the west.

2.2.2 Surrounding Land Uses

The City contains a diverse mix of land uses, including a mixture of single- and multi-family residential
neighborhoods, corporate office campuses, and both light and heavy industrial land uses, including the Chevron
El Segundo oil refinery. Figure 2-2, Surrounding and Nearby Land Uses, provides an overview of nearby land uses.
The Chevron Refinery occupies approximately one-third of the City and is adjacent to the beach, along with other
industrial land uses. Figure 2-3, Project Site General Plan Designation, and Figure 2-4, Project Site Zoning, show
the Project site’s and surrounding land uses’ existing zoning and general plan designations, respectively. The
Project site is surrounded by a variety of land uses, including residential, recreational, and commercial retail uses,
as follows:

e Land Uses to the North: North of the Project site across Palm Avenue are commercial uses along the east
and west sides of PCH; Washington Park, and multi-family residential uses located between commercial
and recreational uses. Farther north is Interstate 105 and LAX in the City of Los Angeles. Current zoning
north of the Project site include Multi-Family Residential (R-3) and the General Commercial (C-3).

e Land Uses to the East: The Project site is bordered by PCH to the east. Retail, restaurant, grocery,
banking, and office land uses, accompanied by surface parking lots within strip-mall shopping centers,
are located across PCH to the east. Farther east are numerous corporate offices and associated surface
parking lots. An existing fast food restaurant and gas station are located adjacent to the Project site at
the southwest corner of Palm Avenue and PCH and the northwest corner of Mariposa Avenue and PCH,
respectively. Current zoning east of the Project site include General Commercial (C-3) and Corporate
Office (CO).

e Land Uses to the South: Retail and restaurant uses are located immediately south of the Project site
across Holly Avenue. Farther to the south and southeast are the Raytheon Space Systems campus, the
Lakes at El Segundo golf course, and the West Basin Municipal Water District campus. The Smoky Hollow
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Specific Plan industrial area, which is zoned SH, is located southwest of the Project site. Land
immediately south of the Project site is zoned General Commercial (C-3), with a General Commercial (CO)
zone southeast across PCH.

e Land Uses to the West: Multi-family residential uses, which are zoned Multi-Family Residential (R-3),
border the Project site west of Indiana Avenue. The linear Washington Park (including the Southern
California Edison transmission line easement) is located farther west of these residential uses, followed
by a large single-family residential community with various schools, community parks, and churches. The
Chevron Refinery is approximately 0.4 miles southwest of the Project site. The Hyperion Water
Reclamation Plant and Scattergood Generating Station, and the Pacific Ocean, are approximately 2 miles
to the west of the Project site.

2.3 Existing Conditions

2.3 General Plan and Zoning

Figure 2-3 and Figure 2-4 show the Project site’s existing zoning and general plan designations, respectively. As
shown in Figure 2-3, the City’'s General Plan identifies the portion of the site that is south of Mariposa Avenue as
General Commercial and the portion to the north of Mariposa Avenue as Parking. According to the City’s General
Plan, the General Commercial designation permits all retail uses, including hotel uses, and major medical
facilities, at a maximum floor area ratio (FAR) of 1.0. Office uses are not permitted except for those providing
personal services not exceeding 5,000 square feet such as travel and insurance agents. The City’s General Plan
Parking designation permits areas for parking automobiles, motorcycles, and bicycles in surface or structured
parking. As shown in Figure 2-4, the zoning for the Project site corresponds to the designations of General
Commercial (C-3) and Parking (P) (City of El Segundo 1992).

2.3.2 Project Site

The approximately 6.35-acre Project site consists of eight parcels located in the central portion of the City of El
Segundo with the following Assessor Parcel Numbers [APN]:

e 4139-025-075 (Surface Parking)

e 4139-025-073,074,076, 081 (Surface Parking and Aloft Hotel)

e 4139-025-091 (Fairfield Inn and Suites Hotel Food Beverage Building [formerly the Hacienda
Restaurant])

o 4139-024-057 (Surface Parking)

o 4139-024-058 (Surface Parking)

The eight parcels listed above include surface parking and two hotel uses. Specifically, the Project site is bound by
Palm Avenue on the north, PCH on the east, Holly Avenue on the south, and Indiana Street on the west. Mariposa
Avenue bisects Project site.

Table 2-1 identifies the current development on the Project site within the two hotel buildings and identifies the
portion of the Fairfield Inn and Suites Hotel Food Beverage Building that would be demolished as a part of the
proposed Project.
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Table 2-1. Existing Hotel Developments

Net Square Feet Gross Square Feet
Land Use Hotel Rooms Building Area Building Area
Aloft Hotel 246 98,741 106,747
Fairfield Inn and Suites Hotel 350 190,026 217,311
Subtotal | 596 288,767 324,058
Fairfield Inn and Suites: Food and Beverage Building | N/A -36,605 -41,660
Net Existing to Remain | 596 252,162 282,398

Source: Appendix B

The Aloft Hotel is 98,741 net square feet in size with an existing 0.992 FAR based on its current lot size and
configuration, where a maximum of 1.0 FAR is allowed. This hotel includes 246 rooms, lobby, lounge/bar, retail
(food self-serve), multi-purpose meeting room, fithess room, and outdoor pool. The Fairfield Inn and Suites Hotel
consists of three buildings that total 190,026 net square feet in size with an existing 1.94 FAR, where 1.0 FAR is
allowed. This hotel includes 350 guest rooms, lobby, restaurant/bar, meeting room/event space (banquet rooms),
office, storage, and an outdoor pool and patio.

As described in Chapter 3, Project Description, one of the three existing buildings associated with the Fairfield Inn
and Suites Hotel would be demolished to allow for development of the proposed Project. The total square footage
of both buildings that would remain includes 252,162 net square feet, which includes 596 hotel rooms. While
hotel uses are allowed in the existing General Commercial (C-3) Zone, and the Fairfield Inn and Suites and the
Aloft Hotels both have existing Conditional Use Permits, the two existing hotels do not comply with some of the
development standards of the General Commercial (C-3) Zone because they were built prior to the current
development standards. Thus, they are legal non-conforming as to building height, floor area ratio, and certain
setback requirements. Under the existing General Commercial (C-3) development standards no additional
development could occur as the existing hotels use the maximum FAR allowed.

The remainder of the Project site includes surface parking lots. The parking lot in the northern portion of the site
is currently zoned Automobile Parking (P), which only allows surface parking lots and parking structures.
Commercial development is not permitted in the Automobile Parking (P) Zone.

2.3.3 Public Transit and Bicycle Routes

Public transit that operates in the vicinity of the Project site includes the Metro C Line (formerly Green Line) and
multiple bus lines. The Metro C Line is a light rail line running between the cities of Redondo Beach and Norwalk.
The line runs north/south east of the Project site along Nash Street with the closest station at Nash Street and
Mariposa Avenue approximately 0.51-mile east of PCC-Fairfield Parking, measured from the corner of PCH and
Mariposa Avenue. There are two Metro bus lines, one Beach Cities bus line, and two Los Angeles Department of
Transportation (LADOT) Commuter Express lines that run in the vicinity of the Project site. Metro Line 232
provides local service between the City of El Segundo and downtown Long Beach and runs along PCH. Metro Line
625 provides local service between the City of El Segundo and LAX and it runs along Imperial Highway north of the
Project site. Beach Cities Line 109 provides local service between the City of Redondo Beach and LAX and runs
along PCH. LADOT Commuter Express 438 provides express service on weekdays from El Segundo to downtown
Los Angeles along Imperial Highway north of the Project site. LADOT Commuter Express 574 provides express
service on weekdays from Encino to the City of Hawthorne along PCH and then heads east along El Segundo
Boulevard south of the Project site.
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The City adopted the South Bay Bicycle Master Plan, and it has implemented some of the bicycle improvements in
the plan network, including 4.9 miles of Class Il Bike Routes (where vehicles and bicycles share travel lanes) on
several City streets. The bike routes closest to the Specific Plan area are on Grand Avenue from Loma Vista Street
to Duley Road and on Nash Street from Imperial Highway to EI Segundo Boulevard. The Bicycle Master Plan
includes Class | Bike Paths, Class Il Bike Lanes, Class lll Bike Routes, and Bike-Friendly streets. The nearest
proposed facilities are a Class Il Bike Lane running east/west on Mariposa Avenue and a Class | Bike Path on
Washington Street one block west of the Specific Plan boundary (Los Angeles County Bicycle Coalition and South
Bay Bicycle Coalition 2011). Existing transit routes and bicycle lanes are depicted in Figures 4.13-2 and 4.13-3,
respectively, in Section 4.13, Transportation of this Draft EIR.

2.4 Public Services and Utilities

2.4 Public Services

Fire protection services are provided by the El Segundo Fire Department, which has two stations. Fire Station 1 is
located at 314 Main Street, which is 1.1 miles from the Specific Plan area. Fire Station 2 is located at 2261 East
Mariposa Avenue (at Mariposa Avenue and Douglas Street), which is 0.8-mile from the Project site. The provision
of water for fire suppression is provided by on-site building sprinklers in the hotels and from several off-site fire
hydrants.

Police services are provided by the El Segundo Police Department which is located at 348 Main Street.

The EI Segundo Unified School District provides public educational services to the City, which includes the Project
site. The Project site is within the service area of Center Street Elementary and Richmond Street School (grades
K-5), El Segundo Middle School (grades 6-8), and El Segundo High School (grades 9-12).

The El Segundo Public Library provides library services to the City and is located at 111 West Mariposa Street. The
El Segundo Public Library also partners with El Segundo Unified School District to provide services at four school
libraries, including El Segundo High School, El Segundo Middle School, Center Street Elementary School, and
Richmond Street School.

The proposed Project’s public service providers and the potential for the Project to generate environmental
impacts associated with these public services, is discussed in Section 4.12, Public Services and Recreation, of
this Draft EIR.

2472 Utilities

The City is a retail water supplier to both residential and commercial customers. The City uses both potable and
recycled water. The City is entirely dependent on imported water purchased from West Basin Municipal Water
District, which is a wholesale water supplier, for its potable water supply and does not use groundwater as a
source of potable water. Potable water pipelines are located in Indiana Street, Palm Avenue, Holly Street,
Mariposa Avenue, and PCH.

Sewer/wastewater collection is provided by the City and the Los Angeles County Sanitation District. All existing
sanitary sewer lines in the streets surrounding the Project site are owned by the City. Sewer laterals are currently
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available within the developed portions of the site and sewer lines are in streets surrounding the Project site,
including Indiana Street, Palm Avenue, Mariposa Avenue, and PCH.

Natural gas is provided by Southern California Gas Company and is currently available within the developed
portions of the site and in streets surrounding the Project site, including PCH, Palm Avenue, Mariposa Avenue,
Indiana Street, and Holly Avenue.

Electric power is provided by Southern California Edison to the Specific Plan area through an underground utility
conduit system in the streets adjacent to the Project site including PCH and Mariposa Avenue.

Cable and telecommunication services are provided by Sonify, Velocity, Verizon, CenturyLink, and Charter
Communications in the vicinity of the Project site. Verizon and CenturyLink currently have underground facilities in
PCH. Charter Communications has a combination of aerial and underground facilities in Indian Street, Mariposa
Avenue, Palm Avenue and Holly Avenue. Velocity provides phone and internet service to the Aloft Hotel and the
Fairfield Inn and Suites Hotel. Currently, Sonify provides television service to the Aloft Hotel and Fairfield Inn and
Suites Hotel.

Solid waste disposal is provided to multiple-family and commercial users by a variety of private haulers.

The proposed Project’s utility providers and the potential for the Project to generate environmental impacts
associated with the utility infrastructure is discussed in Section 4.15, Utilities and Service Systems, of this Draft
EIR.

2.5 Cumulative Projects

The CEQA Guidelines Section 15130 requires that a project’s cumulative impacts be discussed when the
incremental effect is cumulatively considerable. According to CEQA Guidelines Section 15065(a)(3), the term
cumulatively considerable means “that the incremental effects of an individual project are significant when
viewed in connection with the effects of past projects, the effects of other current projects, and the effects of
probable future projects.” Specifically, CEQA Guidelines Section 15355 defines cumulative impacts as two or
more individual effects which, when considered together, are considerable or which compound or increase other
environmental impacts. When addressing cumulative impacts, CEQA Guidelines Section 15130(b) notes that the
elements necessary to provide an adequate discussion of significant cumulative impacts encompass either:

a) A list of past, present, and probable future projects producing related or cumulative impacts,
including, if necessary, those projects outside the control of the agency, or

b) A summary of projections contained in an adopted local, regional or statewide plan, or related
planning document, that describes or evaluates conditions contributing to the cumulative effect. Such
plans may include: a general plan, regional transportation plan, or plans for the reduction of greenhouse
gas emissions. A summary of projections may also be contained in an adopted or certified prior
environmental document for such a plan. Such projections may be supplemented with additional
information such as a regional modeling program. Any such planning document shall be referenced and
made available to the public at a location specified by the lead agency.

The cumulative impact analyses under each environmental issue in Chapter 4, Impact Analysis, of this Draft EIR
uses both methods.
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Section 15130(b)(3) of the State CEQA Guidelines states that “lead agencies shall define the geographic scope of
the area affected by the cumulative effect and provide a reasonable explanation for the geographic limitation
used.” Unless otherwise indicated in the analysis in Chapter 4 of this Draft EIR, the geographic scope used in the
cumulative analysis includes the City of El Segundo. However, there are environmental issues whose relevant
geographic scope for purposes of cumulative impact analysis may be larger or smaller than this area, and may be
defined by local, regional, or state agency jurisdiction or by other environmental factors. One example is the
geographic scope of cumulative air quality impacts, defined by the South Coast Air Quality Management District to
encompass the South Coast Air Basin. The basin includes all of Orange County and the non-desert portions of Los
Angeles, Riverside, and San Bernardino Counties. Conversely, the geographic scope of cumulative aesthetic
impacts is limited to anticipated growth and development in immediately adjacent areas that share a viewshed or
line-of-sight with the Project site. Therefore, consideration of proposed developments near the Project site would
provide a more relevant discussion of the cumulative aesthetic impacts of the proposed Project.

Table 2-2 describes the geographic scope of cumulative impact analysis for each environmental resource
category, as well as the method of evaluation for each category.

Table 2-2. Geographic Scope and Method of Evaluation for Cumulative Impacts

Environmental Resource Geographic Area Method of Evaluation

Aesthetics Immediate Vicinity List

Air Quality Toxic Air Contaminants; Odors Immediate Vicinity List and Projections
Construction/Mobile Sources South Coast Air Basin

Cultural Resources Regional and Local List and Projections

Energy State Projections

Geology and Soils Regjonal List and Projections

Greenhouse Gas Emissions South Coast Air Basin Projections

Hazards and Hazardous Materials Immediate vicinity List

Hydrology and Water Quality Sub-Watershed List and Projections

Groundwater Basin

Land Use and Planning Regional and Local Projections

Noise On-Site Construction Noise Immediate Vicinity List and Projections
Off-Site Truck Noise Immediate Vicinity

Population and Housing Regional Projections

Public Services and Recreation Local Projections

Transportation Regional List and Projections

Tribal Cultural Resources Regional List and Projections

Utilities and Service Systems Local Projections

The analysis in Sections 4.1 through 4.15 of this Draft EIR addresses whether, after adoption of Project-specific
mitigation, the residual impacts of the proposed Project would (1) contribute considerably to an
existing/anticipated (without the Project) cumulatively significant effect or (2) cause a new cumulatively
significant impact. A cumulative impact is not considered significant if the impact can be mitigated to below the
level of significance through mitigation. The Draft EIR examines “reasonable options for mitigating or avoiding any
significant cumulative effects of a proposed project” (14 CCR 15130([a][3] and 15130[b][5]).
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Figure 2-5, Cumulative Project Location Map, provides the locations of the list of cumulative projects considered
in this Draft EIR, and listed in Table 2-3.

Table 2-3. List of Cumulative Projects

ILl;) ALy Cumulative Project Location XY;TQ iy Land Use/Project Type Unit Size
1 2101 Pacific Coast Highway No Office 10.12 KSF
2 2205 N. Sepulveda Boulevard No General Office 4.70 KSF
Yes Existing Hair Salon 1.04 KSF
3 2100 E El Segundo Boulevard Yes Office 1751.92 | KSF
Warehouse 73.58 KSF
Industrial 168.00 KSF
Retail 148.96 KSF
4 305 S. Sepulveda Boulevard, 330 S. No Design Center 100.30 KSF
Sepulveda Executive Offices 19.21 KSF
Boulevard, Hermosa Beach Sites General Office 57.50 KSF
Existing Office 8.42 KSF
5 750 South Douglas Street Yes Industrial 4,99 KSF
6 1000 N Sepulveda Boulevard No Supermarket 27.50 KSF
Restaurant 52 Seats
Bank 7.00 KSF
Existing Auto Center 32.72 KSF
7 3200-3600 N. Sepulveda Boulevard No Shopping Center 110.00 KSF
8 3920 Highland Avenue No Condominium 2 DU
Studio 3.00 KSF
9 540 E Imperial Avenue Yes Residential 58 DU
10 400 Duley Road Yes Medical Office 63.54 KSF
11 123 Nevada Street Yes Office 15.00 KSF
12 2125 Campus Drive Yes Office 153.53 KSF
13 140 Sheldon Street Yes Office/warehouse 7.12 KSF
Existing Industrial 1.76 KSF
14 740 Pacific Coast Highway No Drive-thru Restaurant 5.00 KSF
Existing Bank 8.10 KSF
15 500 S Douglas & 2330 Utah Avenue Yes General Office 78.00 KSF
16 1700 East Imperial Avenue Yes Office 86.52 KSF
17 445 N. Douglas Street Yes Office 155.66 KSF
18 455 Continental Boulevard & 1995 E Yes Office 300.00 KSF
Grand Avenue
19 700-860 PCH; 2001-2015 E. Park Yes Shopping Center 18.85 KSF
Place; 700-740 Allied Way
20 1301 El Segundo Boulevard Yes Office 6.274 KSF
Warehouse 5.88 KSF
21 400 Pacific Coast Highway Yes Driving Range 65.00 KSF
Existing Golf Course 2.50 KSF
22 2021 E Rosecrans Avenue Yes Office 240.00 KSF
Studio and Production 66.00 KSF
Retail 7.00 KSF
23 140 Oregon Street Yes Office 70.00 KSF
24 401-615 Pacific Coast Highway (Project | Yes Residential 263 DU
Pacific Coast Commons Specific Plan EIR 12171
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Table 2-3. List of Cumulative Projects

ILl;) e Cumulative Project Location XY::Q i Land Use/Project Type Unit Size
Site) Yes Retail 11.00 KSF
25 212 Eucalyptus Drive Yes Office 13.49 KSF
Restaurant 0.63 KSF
Existing Waterhouse 5.35 KSF
26 2221 Park Place Yes Office 27.48 KSF
27 1225 Mariposa Avenue Yes Condominium 15 DU
Existing Residential 5 DU
28 14500 Aviation Boulevard No Credit Union 3.60 KSF
29 11416 Inglewood Avenue No Condominium 13 DU
30 5151 El Segundo Boulevard No Hotel 129 Rooms

Source: Appendix J-1
DU = dwelling unit; KSF = thousand square feet
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3 Project Description

Chapter 3 of this Draft Environmental Impact Report (EIR) provides a description of the Pacific Coast Commons
Specific Plan Project (Project). The purpose of this chapter is to describe the proposed Project in a manner that will
be meaningful for review by the public, reviewing agencies, and decision-makers in accordance with the California
Environmental Quality Act (CEQA), Public Resources Code Sections 21000 et seq., and the State CEQA Guidelines
(14 CCR 15000 et seq.). Per the requirements of Section 15124 of the State CEQA Guidelines, a complete project
description must contain the following information:

(a) the precise location and boundaries of the proposed project, shown on a detailed map, along with a
regional map of the project’s location (see Section 3.2);

(b) a statement of the objectives sought by the proposed project, which should include the underlying
purpose of the project (see Section 3.3);

(c) a general description of the project’s technical, economic, and environmental characteristics,
considering the principal engineering documentation and supporting public service facilities (see Section
3.4); and

(d) a statement briefly describing the intended uses of the EIR, including a list of the agencies that are
expected to use the EIR in their decision making, a list of permits or other approvals required to implement
the project, and a list of related environmental review and consultation requirements imposed by federal,
state, or local laws, regulations, or policies (see Section 3.5).

In accordance with Section 15124, the description of a project “should not supply extensive detail beyond that needed
for evaluation and review of environmental impacts.” This chapter of the Draft EIR includes the required information,
as listed above.

As stated in Section 15126.2 of the State CEQA Guidelines, an EIR must identify and focus on the significant effects of
a project on the environment. In assessing the impacts of a proposed project, the lead agency “should normally limit its
examination to changes in the existing physical conditions in the affected area as they exist at the time the notice of
preparation is published.” The approval and implementation of the proposed Pacific Coast Commons Specific Plan
(Specific Plan) would allow for physical changes in the environment, which are analyzed in this Draft EIR.

3.1 Project Summary

The Project site, which totals approximately 6.385 gross acres (6.23 acres post street dedications), is located in
the City of EI Segundo (City) within the County of Los Angeles, approximately 20 miles southwest from downtown
Los Angeles. The Los Angeles International Airport is located to the north of the City; the Los Angeles County
community of Del Aire and the City of Hawthorne are located to the east, the City of Manhattan Beach is located to
the south; and the Hyperion Water Reclamation Plant, Dockweiler Beach, and the Pacific Ocean are located to the
west of the City. Specifically, the Project site is bound by Palm Avenue on the north, Pacific Coast Highway (PCH) on
the east, Holly Avenue on the south, and Indiana Street on the west. Mariposa Avenue bisects the Project site.
Regional access is via Interstate (1) 105 (Imperial Highway) to PCH or via I-405 (San Diego Freeway) via El Segundo
Boulevard to PCH. Access to the Project site is currently provided by PCH on the east and Indiana Street to the west.
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Figure 2-1, Regional Location and Vicinity Map, included in Chapter 2, Environmental Setting, of this Draft EIR,
provides the Project boundaries in the context of the surrounding community and jurisdictions.

Figure 3-1, Conceptual Site Plan, identifies the three development areas of the Project site, as well as the two
existing hotel properties. As shown, the existing Aloft Hotel and two of the three buildings that comprise the existing
Fairfield Inn and Suites Hotel would remain in their current condition. The Project would redevelop the existing
surface parking lots of the Fairfield Inn and Suites Hotel and Aloft Hotel properties, as well as the Fairfield Inn and
Suites “Food and Beverage” building (formerly the Hacienda Restaurant). The adoption of a Specific Plan would
allow for the following: (1) the continued operation of the Fairfield Inn and Suites Hotel and the Aloft Hotel, which
contain 596 rooms within 288,767 square feet of development; (2) 327,021 square feet of residential
development for 263 new housing units, including 257 multi-family apartments and six condominiums/townhomes;
(3) 11,252 square feet of commercial/retail uses; and (4) three new parking structures that would contain 792
parking stalls.

The Fairfield Inn and Suites Hotel and the Aloft Hotel would not be redeveloped or expanded, but the zoning for the
existing properties would be changed to reflect the current land uses, buildings, and site improvements. While hotel
uses are allowed in the existing General Commercial (C-3) Zone, and the Fairfield Inn and Suites and the Aloft Hotels
both have existing Conditional Use Permits, the two existing hotels do not comply with some of the development
standards of the General Commercial (C-3) Zone because they were built prior to the current development
standards. Thus, they are legal non-conforming as to building height, floor area ratio, and certain setback
requirements. Through the implementation of the Specific Plan, these two hotels would be brought into full
conformity with the land use designation and zoning for the Project site. The Specific Plan’s three development
areas are Pacific Coast Commons - South (PCC-South), Pacific Coast Commons - Fairfield Parking (PCC-Fairfield
Parking), and Pacific Coast Commons - North (PCC-North).

In summary, the proposed Specific Plan would allow for the redevelopment of the PCC-South, PCC-Fairfield Parking,
and PCC-North and would allow for the existing Aloft Hotel and Fairfield Inn and Suites Hotel properties within the
Specific Plan boundaries, which are currently existing legal, non-conforming uses, to be in compliance with the
Specific Plan. The redevelopment of the PCC-South, PCC-Fairfield Parking, and PCC-North would result in physical
changes to the environment. However, the proposed development standards of the Specific Plan would not result
in physical changes to the currently existing legal, non-conforming hotel uses. As such, the environmental impact
assessments contained in Section 4.1 through Section 4.15 of this Draft EIR are focused on the environmental
impacts associated with redevelopment of the PCC-South, PCC-Fairfield Parking, and PCC-North and off-site
components required to implement the Project.

3.2 Specific Plan Requirements and Authority

California Government Code Section 65450 states that after a General Plan has been adopted, a Specific Plan may
be prepared for the systematic implementation of the General Plan for all or part of the area covered by the General
Plan. The Pacific Coast Commons Specific Plan was prepared in accordance with the requirements of the California
Government Code (Title 7, Division 1, Chapter 3, Article 8, Sections 65450-65457), which would allow jurisdictions
to adopt Specific Plans to implement their General Plans. Adoption of a Specific Plan is a legislative act that is
conducted in the same manner as a General Plan. The purpose of a Specific Plan is to provide for the orderly
development of a property through compliance with site-specific development standards that are consistent with
the intent and policies of the General Plan.
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Upon adoption of a Specific Plan, it becomes the zoning for the site. The proposed Specific Plan would set
regulations that govern the allowable land uses, development density, and development standards for future
development projects, in place of the City’s existing zoning regulations. However, regulations and standards in the
City’s zoning regulations that are not covered by the Specific Plan would continue to be applicable to future
development.

Under the existing General Commercial (C-3) development standards, no additional development could occur on
the Project site, as the existing hotels exceed the maximum floor area ratio (FAR) allowed. Additionally, the existing
parking lot in PCC-North is currently zoned Parking (P), which only would allow surface parking lots and parking
structures; however, no additional FAR is permitted. Therefore, BRE El Segundo Property Owner A LLC, BRE El
Segundo Property Owner B LLC, and BRE EL Segundo Parking LLC (collectively, “BRE EI Segundo”) filed for the
Specific Plan along with other applications to allow for the proposed mixed-use residential and commercial
development on the Project site.

The purpose of the proposed Specific Plan is to provide a foundation for the proposed land uses on the Project site
through the application of regulations, standards and design guidelines. The Specific Plan provides text and exhibits
that describe the proposed land uses and associated guidelines. The Specific Plan is provided as Appendix B, Pacific
Coast Commons Specific Plan, to this Draft EIR.

This Specific Plan would be adopted pursuant to Government Code Section 65450 through 65457. Pursuant to
Government Code Section 65451, a Specific Plan must include text and a diagram or diagrams which specify all of
the following in detail:

e The distribution, location, and extent of the uses of land, including open space within the area covered by
the plan.

e The proposed distribution, location, extent, and intensity of major components of public and private
transportation, sewage, water, drainage, solid waste disposal, energy and other essential facilities
proposed to be located within the land area covered by the plan and needed to support the land uses
described in the plan.

e Standards and criteria by which development will proceed, and standards for the conservation,
development, and utilization of natural resources, where applicable.

e A program of implementation measures including regulations, programs, public works projects and
financing measures necessary to carry out the above items.

e Adiscussion of the relationship of the Specific Plan to the General Plan.

As described in Section 4.9, Land Use and Planning, of this Draft EIR, a review of the El Segundo General Plan
shows that the proposed Pacific Coast Commons Specific Plan is compatible and consistent with the goals and
policies outlined in the General Plan. The proposed Specific Plan was prepared to provide the essential relationship
between the policies of the El Segundo General Plan and actual development of the Project site. By functioning as
a regulatory document, the Specific Plan would provide a means of implementing the City of El Segundo’s General
Plan. All future development plans and entitlements within the Specific Plan boundaries must be consistent with
the standards set forth in the Specific Plan (Appendix B).
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3.3 Pacific Coast Commons Specific Plan (SP No. 19-01)

The Specific Plan includes the following chapters: Introduction; Overview of the Specific Plan; Land Use Plan; Utilities
and Infrastructure; Design Guidelines; Development Standards; and Administration. The complete text of the Draft
Pacific Coast Commons Specific Plan is included in Appendix B of this Draft EIR.

3.3 Land Use Plan

This Specific Plan’s Land Use Plan presents the development concept, proposed land uses, construction phasing,
circulation plan, and grading concept of the Specific Plan area. The Specific Plan establishes the general type,
parameters, and character of the development to develop an integrated Project site that is also compatible with
and complements the surrounding area. The Specific Plan proposes five new land use districts within the Project
site. These land use districts and their respective proposed development capacities are listed in Table 3-1, Specific
Plan Land Use Summary. Figure 3-2, Proposed Land Use Districts, identifies the locations of the proposed districts
on the Project site.

Table 3-1. Specific Plan Land Use Summary

Existing (Gross
Square Feet Proposed (Gross Square Feet
Proposed 9 ) P ( 9 )
Land Use Hotel Dwelling
District Location Rooms | Hotel Units Residential | Commercial | Lobby | Total
PCC Mixed-Use — — 120 144,244 5,756 — 150,000
(PCC MU-1) PCC-South
PCC Commercial Aloft Hotel 246 106,747 — — — — 106,747
(PCC COM-1)
) Fairfield Inn 350 175,651a — — — — 175,651
PCC Commercial and Suites
(PCC COM-2) Hotel
PCC Commercial | PCC-Fairfield - — — — 3,273 1,727 5,000
(PCC COM-3) Parking
PCC Mixed-Use — — 143 182,777 2,223 — 185,000
(PCC MU-2) PCC-North
Totals 596 282,398 263 327,021 11,252 1,727 | 622,398

Source: Appendix B
a  Reflects sf after demolition of 41,660 sf of “Food and Beverage” building.

The maximum development potential within the 6.385 gross-acre Specific Plan is based on an average FAR of
2.15:1. A 2.15 FAR results in a maximum development intensity of 622,398 gross square feet for the Specific Plan.
The 622,398 gross square feet includes 282,398 gross square feet of existing development that would remain
(i.e., the Aloft Hotel and the Fairfield Inn and Suites Hotel) and 340,000 gross square feet of new residential and
commercial uses combined. The FAR varies in each of the proposed five land use districts as follows: PCC MU-1
FAR of 2.63; PCC COM-1 FAR of 2.51; PCC COM-2 FAR of 2.28; PCC COM-3 FAR of 0.14; and PCC MU-2 FAR of 2.24,
for an overall Project FAR, including existing hotels, of 2.15.

The proposed Project would allow for the development of 263 new residential units and 11,252 square feet of
commercial space. PCC-North would be developed with 143 residential units and 2,223 gross square feet of
commercial space. PCC-Fairfield Parking would be developed with approximately 3,273 gross square feet of ground-
floor commercial, and a parking structure for the Fairfield Inn and Suites Hotel. PCC-South would be redeveloped
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with 120 residential units and 5,756 gross square feet of commercial space. The proposed land uses districts and
a summary of the development standards required for each district are discussed below.

PCC Mixed-Use-1 (PCC MU-1)

The PCC MU-1 district would be located on the southernmost parcel (PCC-South) with frontage on PCH, Holly Avenue
and Indiana Street, totaling 1.242 net acres (54,072 square feet), which is the developable portion of the proposed
parcel after the proposed dedications of new right-of-way. It would be both a corner parcel and a through lot. The
PCC MU-1 area would allow for multiple-family residential uses (apartments) and commercial uses. The specific
residential and commercial uses would be limited in this land use category as specified in the Specific Plan’s
development regulations. The proposed district currently contains the parking lot for the Aloft Hotel that is located
on the adjacent parcel.

Buildings and structures within the PCC MU-1 land use district cannot exceed 90 feet in height, including
elevator/stairwell roof projections, measured from lowest finished grade to the highest point of measurement. Light
standards on roof level parking areas and roof level recreational facilities/open space areas would be permitted
and cannot exceed 14 feet in height. Exceptions to building height are permitted in accordance with the City of El
Segundo Municipal Code (ESMC) Section 15-2-3.

PCC Commercial-1 (PCC COM-1)

The PCC COM-1 land use district would be located on the parcel to the north of the PCC MU-1 district with frontage
on both PCH and Indiana Street. The PCC COM-1 district totals 0.905 net acres (39,425 square feet), which is the
developable portion of the proposed parcel after the proposed dedications of new right-of-way. This district would
allow hotels and several other commercial uses that are either accessory to hotel uses or complementary uses. The
specific commercial uses in this land use category are specified in the Specific Plan’s development regulations. The
proposed district currently contains the existing Aloft Hotel, which would remain with Project implementation.
Buildings and structures within the PCC COM-1 land use district cannot exceed 105 feet in height, as measured
from lowest finished grade to the highest point of measurement. Exceptions to building height are permitted in
accordance with the City of El Segundo Municipal Code (ESMC) Section 15-2-3.

PCC Commercial-2 (PCC COM-2)

The PCC COM-2 land use district would be located on the parcel to the north of the PCC COM-1 district with frontage
on both PCH and Indiana Street. The PCC COM-2 district totals 1.549 net acres (67,487 square feet), which is the
developable portion of the proposed parcel after the proposed dedications of new right-of-way. This district would
allow for hotels and several other commercial uses that are either accessory to hotel uses or complementary uses.
The permitted commercial uses in this land use category are specified in the Specific Plan’s development
regulations. The proposed district currently contains the existing Fairfield Inn and Suites Hotel (comprised of three
buildings), which would remain with Project implementation. One of the three existing buildings (the “Food and
Beverage” building to be demolished) is primarily located in the PCC COM-3 land use district with a small portion in
the PCC COM-2 land use district. Buildings and structures within the PCC COM-2 land use district cannot exceed
100 feet in height, as measured from finished grade to the highest point of measurement. Exceptions to building
height are permitted in accordance with the City of El Segundo Municipal Code (ESMC) Section 15-2-3.
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PCC Commercial-3 (PCC COM-3)

The PCC COM-3 district would be located on the parcel to the north of the PCC COM-2 district with frontage on
Mariposa Avenue, PCH and Indiana Street. The PCC COM-3 parcel also has frontage of Mariposa Avenue. The PCC
COM-3 land use category totals 0.728 net acres (31,693 square feet), which is the developable portion of the
proposed parcel after the proposed dedications of new right-of-way. This district would allow for hotels and several
other commercial uses that are either accessory to hotel uses or complementary uses. The specific commercial
uses in this land use category are specified in the Specific Plan’s development regulations. The parcel currently
contains the existing Fairfield Inn and Suites Hotel “Food and Beverage” building that would be demolished and
replaced with the proposed commercial uses and a parking structure.

Buildings and structures within the PCC COM-3 land use district cannot exceed 68 feet in height, including
elevator/stairwell roof projections, as measured from finished grade to the highest point of measurement. Light
standards on roof level parking areas would be permitted and cannot exceed 14 feet in height. Exceptions to
building height are permitted in accordance with ESMC Section 15-2-3.

PCC Mixed-Use-2 (PCC MU-2)

The PCC MU-2 district is located on the northernmost parcel with frontage on PCH, Mariposa Avenue and Palm
Avenue. This district would include two separate lots: one parcel totaling 1.513 net acres (65,915 square feet),
which would contain 137 multiple family residential units (apartments) and commercial uses, and one parcel
totaling 0.293 acres (12,771 square feet), which would contain six condominiums/townhomes. In total, PCC MU-2
would include 1.806 net acres (78,686 square feet), which is the developable portion of the proposed parcel after
the proposed dedications of new right-of-way. The PCC MU-2 district would allow for multiple-family residential
(apartments and condominiums) and commercial uses. The specific residential and commercial uses would be
limited as specified in the Specific Plan’s development regulations. The parcel currently contains a parking lot that
provides parking for the Fairfield Inn and Suites Hotel. The parking lot would be demolished for Project
implementation.

Buildings and structures within the PCC MU-2 land use district cannot exceed 85 feet in height, including
elevator/stairwell roof projections, measured from finished grade to the highest point of measurement. Light
standards on roof level parking areas and roof level recreational facilities/open space areas would be permitted
and cannot exceed 14 additional feet in height. Exceptions to building height are permitted in accordance with
ESMC Section 15-2-3.

The Land Use chapter of the Specific Plan also discusses the phasing for each of the land uses. All three phases of
development are anticipated to be completed within 5 years of Project approval. This chapter concludes with a brief
description of the grading concept for the Specific Plan site. Final grading plans would be approved by the City
Engineer before the City issues grading permits.

Non-Conforming Conditions and Buildings

The Specific Plan area encompasses the existing Aloft Hotel and Fairfield Inn and Suites Hotel properties. As
previously discussed, these existing hotel properties include existing legal, non-conforming buildings because they
were built prior to the current development standards of the C-3 Zone. Although the hotels do not conform to certain
development standards within the C-3 Zone, hotels are an allowable use within that zone. The proposed Specific
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Plan would allow for the existing Aloft Hotel and Fairfield Inn and Suites Hotel properties to be in compliance with
the Specific Plan as the hotels would be consistent with the newly established development standards in the PCC
COM-1 and PCC COM-2 land use districts, respectively. As previously described, PCC COM-1 and PCC COM-2 would
allow hotels and several other commercial uses that are either accessory to hotel uses or complementary uses.
Additionally, there would be no additional floor area added to the hotel properties.

Further, the non-conforming uses and buildings section of the Specific Plan states that any existing buildings,
structures, parking areas, landscaping and signage located in the PCC COM-1, PCC COM-2, and PCC COM-3 land
use districts that become non-conforming at the time of adoption of this Specific Plan would be permitted to remain.
Until such time as building permits are issued for development of the Specific Plan, the existing “Food and
Beverage” building may continue to be used for commercial, restaurant, and meeting spaces.

Circulation Plan

As described above, regional access to the Project site is provided by the eastbound/westbound I-105 to the north,
with the PCH access ramps located approximately 0.4-mile from PCC-North. I-105 connects to the northbound-
southbound 1-405, which is located approximately 1.5 miles east of the Project site. Major arterial corridors,
including PCH to the east and El Segundo Boulevard to the south provide direct access to the Project site from
these regional access corridors.

The development within the Specific Plan would provide infrastructure and facilitate access for various modes of
travel including automobiles, bicycles, and pedestrians. Vehicular circulation is provided by PCH, Mariposa Avenue,
Palm Avenue, Holly Avenue, and Indiana Street. Walkways would be provided connecting the buildings, uses (hotels,
residential, and commercial uses), parking structures and surfaces areas, and the public sidewalks on the
surrounding streets. Bicycle parking facilities in accordance with the ESMC, South Bay Bicycle Master Plan, and
California Green Building Code requirements would be provided in multiple locations in the parking structures and
sidewalk-adjacent areas in the Specific Plan.

Vehicular Circulation

The new developments would facilitate on-site circulation and parking in the Project area. Figure 3-1, Conceptual
Site Plan and Figure 4.13-5, Project Site Access (see Section 4.13, Transportation), depicts the proposed
ingress/egress locations for the proposed Project. The proposed parking garage at PCC-South would be accessible
via L-1 entry/exit on PCH and B-2 entry/exit on Indiana Street and would include 336 parking spaces. The proposed
parking garage at PCC-Fairfield Parking would be accessible via a driveway entrance from PCH adjacent to the
Fairfield Inn and Suites Hotel and would include 215 spaces. The residential and commercial parking at PCC-North
would be accessible via L-1 entry/exit via the fire access driveway/fire lane and includes 241 spaces within the
proposed parking garage. An additional 12 parking spaces would be provided in two-car garages on the first level
of the six townhomes.

Emergency access would be provided for emergency vehicles to PCC-North via two vehicle access points to the
driveway/fire lane from Mariposa and Palm Avenues. The driveway/fire lane access would be gated to allow
regulated entrance/exit for residents and emergency vehicles only.

Development within the Specific Plan site would also provide infrastructure and facilitate access for various modes
of travel including automobiles, bicycles, and pedestrians. Pedestrian and handicap access would be provided
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between buildings and to public sidewalks on the five street frontages along the site. Proposed improvements
associated with the adjacent roadways are summarized below.

o Pacific Coast Highway. PCH is a California Department of Transportation (Caltrans) facility and an existing
public major arterial street that abuts the property on its eastern edge. No other right-of-way improvements
are proposed as part of the development allowed in the Specific Plan. No additional curb cuts besides the
three existing curb cuts that provide access to the two existing hotels may be allowed along PCH in the
Specific Plan area. The two existing driveways that access the north parking lot at 629 North PCH would be
removed.

e Mariposa Avenue. Mariposa Avenue is an existing public two-lane collector street that abuts the property
between the northern and southern blocks of the Specific Plan area. Some additional right-of-way
improvements are required as a result of the development allowed in the Specific Plan. A waiver is
requested for a portion of the street dedication requirements on the south side of Mariposa Avenue. No
additional curb cuts besides the one existing curb cut on the north side of the street (which also serves as
a fire lane) may be allowed along the north side of Mariposa Avenue in the Specific Plan area. No curb cuts
may be allowed along the south side of Mariposa Avenue within the Specific Plan area.

o Palm Avenue. Palm Avenue is an existing public local commercial street that abuts the property on its
northern edge. Palm Avenue has been classified as a local commercial street for the frontage of the Specific
Plan area. Some additional right-of-way improvements are required as a result of the development allowed
in the Specific Plan. No additional curb cuts besides the one existing curb cut that accesses the on-site
driveway (which also serves as a fire lane) may be allowed along Palm Avenue within the Specific Plan area.
Street dedication to expand the width of the public right-of-way will be provided. .

e Holly Avenue. Holly Avenue is an existing public local commercial/residential street that abuts the property
on its southern edge. Holly Avenue is classified as a local commercial street for the block fronting the
Specific Plan area. Some additional right-of-way improvements are required as a result of the development
allowed in the Specific Plan. There are no existing curb cuts along this block of Holly Avenue. No curb cuts
may be allowed along Holly Avenue in the Specific Plan area. Street dedication to expand the width of the
public right-of-way will be provided.

o Indiana Street. Indiana Street is an existing local commercial/residential street that abuts the property on
its western edge. Currently, the roadway and sidewalk are privately owned, and the City of El Segundo only
has easement rights. Some additional right-of-way improvements are required as a result of the
development allowed in the Specific Plan. The proposed Project includes dedication of 25 feet of existing
roadway and sidewalk (to the centerline of the street) to the City of El Segundo. This would allow the
conversion of the east half of Indiana Street from a privately owned street to a publicly owned street (and
sidewalk). A waiver request has been granted for additional street dedication requirements to expand the
right-of-way an additional 7 feet for the portion of the block along the frontage of the existing hotel
properties because the existing hotel buildings are located at the property line. An additional dedication of
4 feet will be provided on the east side of the street along the frontage where the new development is
proposed (along proposed Lots 1 and 4 only). A waiver request was granted for a 3-foot portion of the street
dedication requirements to expand the right-of-way on the east side of the street for the portions of the
block where new development is proposed in the PCC COM-3 and the PCC MU-1 land use districts (along
the frontage of proposed Lots 1 and 4). Additionally, a waiver request was granted for a 7-foot portion of
the street dedication requirements to expand the right-of-way on the east side of the street for the portion
of the block where existing development is located in the PCC COM-1 and PCC COM-2 land use districts
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(along the frontage of proposed Lots 2 and 3). No additional curb cuts besides the three existing curb cuts
may be allowed along Indiana Street.

Public streets must be designed and constructed in accordance with the General Plan and in the overall right-of-
way size identified in the Street Classification and Standards (Exhibit C-8) in the Circulation Element of the General
Plan or as exempted by a waiver granted subject to the regulations in ESMC Chapter 15-24A Right of Way
Dedications and Improvements. No private streets would be located within the Specific Plan area. A portion of one
public street, Mariposa Avenue (a commercial collector), bisects the northern and southern portions of the Specific
Plan area. Streets that adjoin the boundaries of the Specific Plan area include PCH (a major arterial street that is a
Caltrans owned State Highway Facility), Holly Avenue, Indiana Street, and Palm Avenue. Holly Avenue, Indiana
Street, and Palm Avenue are classified as local streets. A portion of Mariposa Avenue between Indiana Street and
Pacific Coast Highway is proposed to be expanded on the south side of the street to include a dedicated right turn
lane (eastbound on Mariposa Avenue to southbound PCH).

Non-Vehicular Circulation

Walkways would be provided connecting the buildings, uses (hotels, residential, and commercial uses), parking
structures and surfaces areas, and the public sidewalks on the five surrounding streets (PCH, Mariposa Avenue,
Palm Avenue, Holly Avenue, and Indiana Street). Marked crosswalks are provided at all major arterial intersections.
Bicycle parking facilities in accordance with ESMC and California Green Building Code requirements would be
provided in multiple locations in the parking structures and surface parking areas in the Specific Plan.

Landscaping

The proposed Project would result in the removal of 17 to 20 trees (approximately 8,500 square feet of vegetation).
As required by the Specific Plan, for each Site Plan Review application, a landscaping plan prepared by a licensed
landscape architect must be submitted. All areas of the Project site that are not covered by buildings or paving must
be landscaped with drought-tolerant planting in accordance with the City’s requirements. Landscaped areas must
be provided, and permanent irrigation systems installed in the landscaped areas around the perimeter of the
buildings, within the required setbacks along the property perimeter and in the Vehicular Use Areas as defined in
ESMC Chapter 15-1-6.

Landscaping must conform to the City’s Water Conservation in Landscaping requirements as set forth in ESMC
Chapter 15-15A. One shade tree must be provided for every 25 feet along interior property lines where landscaping
is provided in the PCC Mixed-Use 2 (PCC MU-2) land use district. In accordance with ESMC Chapter 9-3-6, all
removed trees would be replaced in accordance with the requirements of a tree permit. The Specific Plan requires
tree plantings to include 20% using 36-inch box size trees, 30% using 24-inch box size trees, and 50% 15-gallon
size, or larger.

Common Recreational Facilities/Open Space and Private Open Space

The Specific Plan requires common recreation facilities/open space and private open space for multi-family
residential uses in the PCC MU-1 and PCC MU-2 districts. Common recreation facilities/open space are not required
for the townhomes. Common recreation facilities/open space are facilities that are accessible to all multi-family
residential unit occupants. Common recreation facilities may include indoor and/or outdoor areas. Indoor areas
may include gyms or fitness areas, indoor pools, indoor spas and saunas, multi-purpose recreation and community
rooms, and similar facilities. Private open space includes decks, patios, and balconies that are accessible from the
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multi-family residential unit or townhome unit and exclusively devoted to that unit. There is no requirement to
provide private outdoor space for each multiple-family residential unit; however, any private outdoor space that is
provided must meet minimum dimensions. In order to count towards these requirements, the minimum dimensions
for any private open space shall be 5 feet in width by 5 feet in length. Multi-family residential units must provide an
average of 100 square feet per unit in combined common recreation facilities/open space and private open space.
Townhomes must provide a minimum of 100 square feet of total private outdoor space. To count toward these
requirements, the minimum dimensions of private outdoor space for townhome units must be 5 feet in width by 5
feet in length.

3.3.2 Vesting Tentative Tract Map No. 82806

The proposed Project includes a Vesting Tentative Tract Map (VITM) No. 82806 for the merger, subdivision and
reconfiguring of the Project site into the following: (1) three parcels (composed of 12 existing lots) for
residential/commercial condominium purposes on the block bounded by PCH, Mariposa Avenue, Indiana Street, and
Holly Avenue; and (2) three parcels (composed of portions of four existing lots) on the block north of Mariposa Avenue
and south of Palm Avenue in the Specific Plan Area. Thus, the proposed Project would result in six new individual lots.
Lot 1 would correspond to PCC MU-1 (PCC South). Lot 2 would correspond to PCC COM-1 (Aloft Hotel). Lot 3 would
correspond to PCC COM-2 (Fairfield Inn and Suites Hotel). Lot 4 would correspond to PCC-COM-3 (PCC Fairfield Parking).
Lot 5 would correspond to the portion of PCC MU-2 (PCC North) that would contain the commercial, multi-family
residential, and parking garage. Lot 6 would correspond to the portion of PCC MU-2 (PCC North) that would contain the
six townhomes. Figure 3-3, Vesting Tentative Tract Map includes the proposed Tract Map.

VTTM No. 82806 would allow the following:

o One residential ground and airspace parcel for 120 apartments and a maximum of 10 airspace parcels for
commercial condominiums on Lot 1, which would be PCC MU-1

e Aloft Hotel on Lot 2, which would be PCC COM-1
e Fairfield Inn and Suites Hotel on Lot 3, which would be PCC COM-2

e One ground and airspace parcel for the parking structure and up to a maximum of 10 airspace parcels for
commercial condominiums on Lot 4, which would be PCC COM-3

e One residential ground and airspace parcel for 137 apartments and up to a maximum of 20 airspace
parcels for commercial condominiums on Lot 5, which would be PCC MU-2

e Six residential condominiums (townhomes) on Lot 6, which would be PCC MU-2

3.3.3 Conceptual Site Plan

Each of the proposed five land use districts, as shown in Figure 3-2, are proposed for development with the
Conceptual Site Plan. The Conceptual Site Plan proposes development that does not exceed the maximum
allowable development capacity for each land use district as permitted by the Specific Plan. The proposed new
development associated with each of the five land use districts, as well as the FAR, is provided in Table 3-2,
Conceptual Site Plan and Specific Plan Buildout Summary.
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Table 3-2. Conceptual Site Plan and Specific Plan Buildout Summary

Specific Plan Maximum

Units, . .
Rooms, Conceptual Site Plan Buildout
and/or | Net Gross Net Gross
Numbe | Building Building | Building Building
r of Areal Area? Areal Area?
Parking | (square (square (square (square Parcel Square Dwelling Unit
Use Spaces | feet) feet) feet) feet) Footage FAR3 per Acre
New Development
PCC Mixed Use-1 (PCC- South)
Multi-Family 1201 436571 | 140,794 | 139,917 | 144,244 - - —
Residential units
Commercial — 5,583 5,756 5,583 5,756 — — —
Parking 336 _ _ _ _ _ _ _
structure spaces
PCC MU-1 Total 142,154 | 146,550 145,500 150,000 54,072 2.63 96.67
PCC Commercial-3 (PCC - Fairfield Parking)
Commercial - 3,175 3,273 3,175 3,273 - — -
Parking 215 _ _ _ _ _ _ _
structure spaces
Lobby — 1,170 1,206 1,675 1,727 — — —
PCC COM-3 Total 4,345 4,479 4,850 5,000 31,693 0.14 —
PCC Mixed-Use-2 (PCC - North)
Multi-Family 1371 450062 | 163,472 | 167,754 | 172,433 - 90.54
Residential units
Commercial 2,156 2,223 2,156 2,223 65,915 — -
Parking 241 _ _ _ _ _ _
structure spaces
Townhomes 6 units 9,540 10,344 9,540 10,344 12,771 20.47
PCC MU-2 Total 170,758 | 176,039 179,450 185,000 78,686 2.24 79.17
Total Development Areas | 317,257 | 327,068 329,800 340,000 — —
Existing Development
Commercial-1 (PCC - South)
Aloft Hotel roc2):1§ 98,741 | 106,747 98,741 106,747 39,425 2.51 -
Commercial-2 (PCC - Fairfield Parking)
Fairfield Inn
and Suites 3501 190,026 | 217,311 - - - - -
Hotel rooms
Commercial
Fairfield Inn and Suites
Hotel - Food and -36,605 | -41,660 - - - — -
Beverage Building
PCC - Fairfield Pa;gpa% 153,421 | 175,651 | 153,421 | 175,651 67,487 2.28 —
Total Existing Areas | - 55 165 | g2 3098 | 252,162 | 282,398 - -
(Minus Demolition)
Total Development | 569,419 | 609,466 581,962 622,398 271,363 2.15 —
Source: Withee Malcom Architects 2020; Appendix B
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— =not applicable

1 Net area consists of the area of all floors, stories or levels, as measured to the interior of a building’s perimeter walls.

2Gross area consists of the area included within the surrounding exterior walls of a building or portion thereof, exclusive of garages,
vent shafts, and courts.

3 Floor area ratio (FAR) is calculated by dividing the net maximum Specific Plan buildout development capacity by the developable
parcel square footage.

As summarized above and outlined in Table 3-2, implementation of the Specific Plan would allow for new
construction within three development areas: (1) PCC - South, (2) PCC - Fairfield Parking, and (3) PCC - North. The
following sections describe the proposed Conceptual Site Plan areas, which include a proposed development
scenario that would fit within the maximum development envelope allowed by the Specific Plan. The Conceptual
Site Plan constitutes a proposal for new land uses within the three development areas of the Specific Plan, in
conformance with requirements set forth in the Specific Plan.

Pacific Coast Commons — South

PCC-South would be developed under the PCC MU-1 district. This district would include the construction of a six-
story, 120-unit mixed-use residential and commercial building with 5,756 gross square feet of commercial/retail
on the ground floor fronting PCH. The proposed 120 residential units include 44 studio apartments ranging from
479 to 588 square feet, 52 one-bedroom units ranging from 668 to 809 square feet, and 24 two-bedroom units
ranging from 920 to 1,058 square feet. Figure 3-4A, Conceptual PCC-South Elevations (South and East), depicts
the proposed residential and commercial uses fronting PCH on the east elevation view, and the view from Holly
Avenue on the south elevation view. Figure 3-4B, Conceptual PCC-South Elevations (North and West), depicts the
proposed Project from Indiana Street.

Figure 3-4C, Conceptual PCC-South Section, show a cross-section depiction of the site through the parking garage.
The residential building would be 85 feet in height from lowest finished grade to the highest point of measurement.
The proposed eight levels of parking garage (i.e., approximately two levels of subterranean and six levels above
ground from PCH, depending on elevation grade) would be located behind the commercial/retail uses and adjacent
to the existing Aloft Hotel. Due to the existing grade on the Project site, the parking garage would have only one
subterranean parking level from Indiana Street. Ingress/egress into the parking structure would be via driveways
on PCH and Indiana Street. The parking garage would provide 165 parking spaces exclusively for residential tenant
use, and 171 spaces would be shared between residential guest parking, commercial use, and for overflow if
needed from other sites, resulting in a total of 336 parking spaces within the multi-level parking structure.

Level (L) 1 (ground floor) includes 5,756 square feet of commercial/retail uses, a leasing office, residential units,
and parking stalls. Additional parking spaces would be provided in subterranean Basement, Parking P-2 and Parking
P-1. Figure 3-4D, Conceptual PCC-South Level L-1, shows the proposed layout of the various land uses on the ground
floor. As shown on Figure 3-4D, the parking garage would be accessible via L-1 driveway on PCH and P-2 entry/exit
on Indiana Street. Figure 3-4E, Conceptual PCC-South Levels L-2 to L-4, shows the proposed layout of the various
land uses on the Levels L-2 to L-4, which includes residential units and parking spaces. Figure 3-4F, Conceptual
PCC-South Level L-5, shows the proposed layout of the various land uses on Level L-5, which includes residential
units and parking spaces. Figure 3-4G, Conceptual PCC-South Level L-6, shows the proposed layout of the swimming
pool and roof-deck area. Figure 3-4H, Conceptual PCC-South Roof Plan, shows the proposed solar panel area.

The PCC-South includes a total of 17,512 square feet of open space. This includes 11,852 square feet of common
open space area, including courtyards, community amenities on the 6th floor, and the roof-deck swimming pool
amenity, and a total of 5,660 square feet of private open space (balconies) in the residential units.
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Pacific Coast Commmons — Fairfield Parking

PCC-Fairfield Parking would be developed under the PCC COM-3 district. This district would include a five-level
parking garage (65 feet in height from lowest finished grade to the highest point of measurement) with 3,273 gross
square feet of commercial/retail on a portion of the ground floor fronting PCH. The proposed parking garage would
provide 215 replacement parking spaces for the Fairfield Inn and Suites Hotel, which would be shared between the
hotel and the commercial/retail uses. Figure 3-5A, Conceptual PCC-Fairfield Parking Elevations (East), depicts the
commercial uses fronting PCH. Figure 3-5B, Conceptual PCC-Fairfield Parking Elevations (North and West), depicts
the proposed commercial uses fronting Mariposa Avenue on the north elevation view, and the view from Indiana
Avenue on the west elevation view. Figure 3-5C, Conceptual PCC-Fairfield Parking Section, shows a cross-section
depiction of the site through the parking garage. The parking garage would be 60 feet in height from finished grade
to the highest point of measurement. The proposed five-story parking garage would be located behind and above
the proposed commercial/retail uses fronting PCH. Ingress/egress to the parking structure would be provided via
a driveway on PCH adjacent to the Fairfield Inn and Suites Hotel. Figure 3-5D, Conceptual PCC-Fairfield Level L-1,
shows the proposed layout of the commercial/retail and parking garage structure on the ground floor. Figure 3-5E,
Conceptual PCC-Fairfield Level L-2, shows the layout for the parking garage Level L-2. Figure 3-5F, Conceptual PCC-
Fairfield, shows the layout for the parking garage Levels L-3 to L-5, which provides a representative layout for
parking garage levels above the ground-floor, including pedestrian paths of travel..

Pacific Coast Commons — North

PCC-North would be developed under the PCC MU-2 district. The PCC-North area is situated between an existing
restaurant with surface parking and an existing gas station, both fronting PCH. The PCC-North also extends along
the western property line from Palm Avenue to Mariposa Avenue. This district would include construction of a six-
story residential building with 2,223 gross square feet of commercial on the ground floor that faces PCH, a six-story
parking garage in the central portion of property, a new fire/access road, and apartment/townhome units facing
the existing single-family residential to the west of the property. Figure 3-6A, Conceptual PCC-North Elevations
(South and East), depicts the proposed residential and commercial uses fronting PCH on the east elevation view,
and the development from Mariposa Avenue on the south elevation view. Figure 3-6B Conceptual PCC-North
Elevations (North and West) depicts the proposed residential and commercial uses fronting the fire access lane on
the west elevation view, and the development from the property to the north of PCC-North along Palm Avenue.

The proposed building would be 83 feet in height from finished grade to the highest point of measurement. The
proposed 143 residential units would include 47 studio apartments ranging from 499 to 582 square feet, 67 one-
bedroom units ranging from 668 to 809 square feet, and 23 two-bedroom units ranging from 982 to 1,058 square
feet. Additionally, a row of six townhomes would be constructed along the fire lane/access road which would be
approximately 1,724 square feet per unit.

Figure 3-6C, Conceptual PCC-North Section, shows a cross-section depiction of the site through the parking garage.
The proposed six levels of parking garage would be 78 feet in height from finished grade to the highest point of
measurement and located in between the residential uses. Ingress/egress into the parking structure would be via
one driveway that fronts the 26-foot-wide driveway/fire lane that would be constructed along the western boundary
of the property and would connect with Palm Avenue to the north and Mariposa Avenue to the south. An open
courtyard area would be included in the central portion of the site, located between the commercial/retail to the
east and the parking structure to the west.
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The parking garage would provide 189 spaces for the residential units, and 52 spaces would be shared between
residential guest parking, commercial use, and for overflow if needed from other sites, resulting in a total of 241
spaces within the multi-level parking structure. The 194 designated residential spaces would share parking with
the proposed commercial uses. The residential units would be developed within five levels above the ground-floor
commercial/retail fronting PCH, and with five stories of residential fronting the fire lane/access road. The six
townhomes would be located between the driveway/fire lane and the existing commercial business at the corner
of Palm Avenue and PCH and each townhome has a private two-car parking garage.

Figure 3-6D, Conceptual PCC-North Level L-1, shows the proposed layout of the various land uses on the ground
floor. Level L-1 (ground floor) would consist of 2,223 gross square feet of commercial/retail, a leasing office, a
community room, residential units, townhomes, and parking stalls. No subterranean parking would be included.
Figure 3-6E, Conceptual PCC-North Levels L-2 to L-5, shows the proposed layout of the various land uses on the
Levels L-2 to L-5, which includes residential units, townhomes on L-2, and parking spaces. Figure 3-6F, Conceptual
PCC-North Level L-6, shows the proposed layout of the swimming pool and roof-deck area as well as parking spaces
on L-6. Figure 3-6G, Conceptual PCC-North Roof Plan, shows the proposed solar panel area.

The PCC-North includes a total of 17,932 square feet of open space. This includes 11,357 square feet of common
open space area, including courtyards, community amenities on the 6th floor, and the roof-deck swimming pool
amenity, and a total of 6,575 square feet of private open space (balconies) in the multiple-family residential
(apartment) units.

Landscaping and Pedestrian Improvements

In accordance with the Specific Plan requirements, one shade tree must be provided for every 25 feet along interior
property lines where landscaping is provided in the PCC MU-2 land use district.

334 Utilities and Infrastructure

The proposed Project would require upgrades to utility infrastructure. All infrastructure would be constructed in
accordance with the standards of the applicable governing agency.

Water Service

Water utility service is provided by the City and is currently available within the Project site. The water service
connection for domestic water and fire protection would be made to one or more of the existing City water lines.
The specific location of these connections and pipe sizing would be based upon the City’s approval. The system
would provide adequate water supply for operation of the building’s domestic requirements, automatic sprinkler
systems and on-site fire hydrants (if required by the state or City Fire Marshal). Fire flows for the proposed
development would be based on the requirements listed in that version of the California Fire Code that is in effect
at the time of plan submission, as amended by the City. Based on the requirements outlined by the El Segundo Fire
Department in Regulation H-2-a for Fire Hydrant and Private Fire Main System Installation, two additional fire
hydrants may need to be installed in order to provide coverage for portions of the proposed buildings that are in
excess of 150-feet from a public fire hydrant. Coordination with the El Segundo Fire Department Fire Prevention
Division is required to determine whether the additional fire hydrants would be located in the public street and/or
within the development.
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Future reclaimed water service is anticipated to be provided through the existing point of connection on Washington
Avenue. Should the West Basin Municipal Water District extend the reclaimed water lines adjacent to the Specific
Plan area in the future, the points of connection would be based on West Basin Municipal Water District and the
City of El Segundo’s input. Reclaimed water service may not be available at the time of Project completion.

Sanitary Sewer

All existing sanitary sewer lines in the streets surrounding the Project site are owned by the City. Sewer utility service
is provided by the City and the Los Angeles County Sanitation District and is currently available within the site. New
sewer laterals are proposed for all the new buildings. It is anticipated that the new sewer laterals would connect to
several of the existing gravity lines surrounding the Project. The proposed Project would not impact the existing
pressure lines. Points of connection would be based on the City’s input and would require a Sewer Connection
Permit from the City.

Storm Drainage

There are two existing storm drains near the Project site that are owned by Caltrans and the City. Proposed drainage
would include stormwater treatment features on multiple sites within the Specific Plan area, in accordance with the
City of EI Segundo low-impact development requirements. The stormwater quality design volume required by low-
impact development standards would be stored in the system and infiltrate into the soil beneath the underground
system within 48 hours. The Project includes one drywell at each of the three new development sites within the
Specific Plan area to capture the required volume. The drywells would include overflow piping that would be sized
based on the 25-year storm event and would convey water to Indiana Street or Mariposa Avenue and into the City
of El Segundo catch basin on Indiana Street. Thus, stormwater in the proposed condition would flow only to the City
of El Segundo storm drain.

Natural Gas

Natural gas is provided to the Project area by the Southern California Gas Company (SoCal Gas). The existing gas
service would be maintained, and future gas service would be provided through private gas service line connections
to the SoCal Gas utilities (public main line(s) in the surrounding streets include PCH, Palm Avenue, Mariposa
Avenue, Indiana Street, and Holly Avenue). The private gas service lines would be secured by easements with SoCal
Gas.

Electricity

Electrical power is provided to the Project area by Southern California Edison. New underground utility conduit
systems would be needed to intercept the existing underground electric system and provide electrical power to the
proposed improvements. An easement would be granted to Southern California Edison for access and maintenance.
Final locations and points of connection for the electrical system would be based on a final approved Southern
California Edison design.

Telecommunications

Telecommunication utilities are owned by Frontier Communications and AT&T. It is anticipated that Velocity and
Sonify would continue to provide service to the Aloft Hotel and the Fairfield Inn and Suites Hotel. New underground
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utility conduit systems would intercept the existing underground telecommunications system and provide services
to the proposed buildings. An easement would be granted to the telecommunication companies for access and
maintenance. Final locations and points of connection for the telecommunications system would be based on a
final approved design by the telecommunications providers.

3.3.5 Design Guidelines and Development Standards

The Specific Plan’s Design Guidelines chapter is intended as guidelines instead of development regulations, and
strict adherence is not required. The Guidelines only apply to new construction within the Specific Plan area, and
do not apply to the existing hotels. The design guidelines are provided in the Specific Plan to promote the quality of
design planned for the Project. The design guidelines described in the Specific Plan establish criteria that enhance
the coordination, organization, function and identity of the Project site, while maintaining a compatible relationship
with the surrounding development. The objectives of the guidelines are as follows:

e Provide for high-quality residential and commercial development within the Specific Plan area.
e Promote orderly and predictable development.

e Encourage individual creativity and innovative solutions by allowing flexibility in how a particular guideline
is met as long as the intent of the guideline is achieved.

e Ensure functional pedestrian, bicycle, and motor vehicle circulation within the Project site, and convenient
pedestrian and bicycle linkages to and from adjacent residential and commercial areas and schools.

The Specific Plan establishes guidelines related to site planning, access and parking, architecture orientation and
massing, color and materials, screening and mechanical equipment, parking structures, landscaping, walls and
fences, lighting design, and signage. The full text for the Specific Plan is provided in Appendix B, of this Draft EIR.

The Specific Plan Development Standards chapter is intended to supplement the existing General Plan and ESMC.
Where this Specific Plan is inconsistent with the ESMC, the Specific Plan would prevail. Where this Specific Plan
does not specifically regulate, development must comply with the standards and requirements set forth in the
ESMC. Uses allowed within the Specific Plan are described in Table VI-1, Allowable Uses (see Appendix B). The
Specific Plan lists specific uses and whether they require an administrative use permit, or are permitted accessory
use, conditional uses, permitted uses, or not permitted uses by land use district. Pursuant to the ESMC, uses of a
similar nature which are not listed in the Specific Plan may be considered by the Director of Development Services,
subject to appeal to the Planning Commission. This chapter describes the development standards for lot area,
height, setbacks, lot frontage, building area, floor area, walls and fences, and accessory structures. This chapter
also describes the circulation for the Specific Plan area, parking and loading, landscaping, public safety, signhage,
sustainability, enclosed uses, and non-conforming uses and buildings.

3.3.6 Off-Site Improvements
The proposed Project would require the following off-site construction activities:

e Dedication of right-of-way to the City and construction of a right turn-lane on eastbound Mariposa Avenue
to southbound PCH

e Curb/gutter, landscaping, and sidewalk/pedestrian improvements along Holly Avenue, Indiana Street,
Mariposa Avenue, Palm Avenue, and PCH
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e Utility connections to existing utilities, which may include but may not be limited to: new fire hydrants,
potable water line connections, sewer line connections, storm drain system connections, natural gas,
electric, and telecommunication connections

3.3.7 Conditions of Approval

If the proposed Project is approved, the City would implement the following requirements as conditions of Project
approval. As such, the following actions would be considered a part of the proposed Project, and are not considered
to be mitigation for any specific environmental impact pursuant to CEQA.

o [f the timing of the proposed construction of PCC-South and PCC-North (i.e. Phase 2 and Phase 3) would
overlap and the total parking demand would exceed the total parking supply, the Project
applicant/developer would be required to accommodate the excess parking demand at an off-site location
and provide shuttle service to and from the Project site accordingly to ensure that that parking is adequately
provided during short-term construction activities.

e Up to 3,700 square feet of the commercial space across all three sites could be fast casual restaurant
space, with the remainder would be general commercial/retail.

3.3.8 Development Agreement

As part of the proposed Project, the City and Applicant propose to enter into a Development Agreement, which would
ensure that the Project can be developed as proposed for a set number of years. In return, the Project would provide
benefits to the City including some provision for affordable housing. The full benefits will be negotiated between
the parties but will not create any environmental impacts.

3.4 Project Construction

Development of the Specific Plan would require demolition and grading at PCC-South, PCC-Fairfield Parking, and
PCC-North to remove structures and surface parking. No grading would be required for the areas where the existing
hotel buildings would remain.

Site grading would require a combination of “cut and fill” earthwork to create a building/parking structure pad and
to accommodate one level of subterranean parking (note: only one level is subterranean from Indiana Street) and
retaining walls on PCC-South as a result of the existing sloped topography. The property slopes down from PCH
toward Indiana Street and toward Holly Avenue, with the lowest point at the intersection of Indiana Street and Holly
Avenue. PCC-South is estimated to require 27,700 cubic yards of cut and fill that would result in 17,700 cubic yards
of export. Grading for the PCC Fairfield Parking site is estimated to result in approximately 6,000 cubic yards of cut
and fill for site rebalancing resulting in no cubic yards of soil export. PCC-North site is estimated to require 15,000
cubic yards of cut and fill for site rebalancing that will result in O cubic yards for export. Final grading plans would
be approved by the City Engineer before the City issues grading permits.

It is currently anticipated that these phases will occur sequentially and if so, are anticipated to be completed within
4 1/2 years of EIR certification and Project approval. However, this Draft EIR assumes an overlap of construction
phases, which is possible depending on market conditions and would provide a more conservative analysis of short-
term air quality, greenhouse gas, noise, and transportation impacts.
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The first phase of development would occur at the PCC-Fairfield Parking. The second and third phases would consist
of overlapping construction schedules and would include PPC-South and PCC-North. Construction of the proposed
Project is anticipated to begin as early as October 2021 (Q4) and would end in July 2024 (Q3), for construction
activities spanning over approximately 34 months. Construction activities would include demolition, site
preparation, grading/earthwork and trenching, building construction, paving, and architectural coating (see Table
3-3).

Table 3-3. Estimated Construction Schedule

2021 2022 2023 2024

Construction Phases Q1 Q2 |Q3 |Q4 Q1 |Q2 Q3 [Q4 ([Q1 |1Q2 |Q3 Q4 Q1 Q2 Q3 |Q4

PCC-Fairfield Parking (Phase 1)

Site Prep and Demolition ¢

Grading and Excavations

Building Construction ¢ . ¢ ¢
Paving/Architectural Coating .

PCC-South and PCC-North (Overlapping Phases 2 and 3)

Site Prep and Demolition ¢

Grading and Excavations *

Building Construction ¢ ¢ ¢ * *
Paving/Architectural Coating ¢

3.5 Project Objectives

CEQA Guidelines Section 15124 requires an EIR to include a statement of objectives sought by the Project. The
objectives assist the City in developing a reasonable range of alternatives to be evaluated in the EIR. The Project
objectives also aid decision makers in preparing Findings of Fact and a Statement of Overriding Considerations, if
necessary. The statement of objectives also is to include the underlying purpose of a project, and may discuss a
project’s benefits. The Project’s specific objectives are as follows:

1. Provide for comprehensive site planning that maintains the existing hotel uses while providing for a mixed-
use multiple-family and commercial neighborhood that is compatible with the surrounding land uses.

2. Provide for additional housing opportunities in a variety of housing sizes, types, and densities that support
the goals of the Housing Element of the City’'s General Plan.

3. Improve the jobs/housing balance in the City of El Segundo, help address the regional housing shortage,
and support and retain existing businesses by providing needed housing for employees.

4. Enhance bicycle and vehicular circulation through roadway intersection improvements that facilitate a safe
and walkable community along Pacific Coast Highway.

5. Increase the efficient use of land by eliminating surface parking lots and providing parking garages that
allow for sharing among hotel, commercial, and residential land uses.
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6. Reduce single-occupancy vehicle use by providing a mix of land uses in walkable proximity to the Metro C
Line and the City’s downtown.

3.6 Intended Uses of this EIR

In compliance with CEQA, this Draft EIR has been prepared to analyze the potential environmental impacts that may
result from implementation of the Project. This Draft EIR also identifies feasible mitigation measures and/or
alternatives that would minimize or eliminate the potential significant impacts associated with the Project. Lead
agencies, such as the City, are charged with the duty to substantially lessen or avoid significant environmental
effects where feasible (State CEQA Guidelines Sections 15002[a][3] and 15021[a][2]). Where a lead agency
identifies unavoidable adverse environmental effects of a Project, State CEQA Guidelines Section 15093 authorizes
the agency to balance, as applicable, the economic, legal, social, technological, or other benefits of a proposed
project against its unavoidable adverse environmental effects when determining whether to approve a project. If
the specific economic, legal, social, technological, or other benefits outweigh the unavoidable adverse
environmental effects, these effects may be deemed acceptable by the agency as substantiated in a statement of
overriding considerations.

This Draft EIR evaluates potential environmental impacts associated with implementation of the Project and
provides information regarding short-term, long-term, direct, indirect, and cumulative environmental effects of the
Project. The Draft EIR must allow the City, responsible agencies, and other interested parties, to evaluate the
environmental impacts of Project implementation and the environmental consequences of Project implementation,
thereby enabling them to make informed decisions regarding the requested entitlements, as described below.

3.7 Discretionary Actions

3.7.1 City of El Segundo

The City of El Segundo, as lead agency for the Project, has the responsibility for reviewing, processing, and approving the
proposed Project. This Draft EIR is intended to allow for all future discretionary actions related to activities within the
Pacific Coast Commons Specific Plan area. If development is proposed that results in environmental impacts not
assumed within this Draft EIR or covered under the impact analyses and mitigation measures set forth in this Draft EIR,
or if substantial changes to the circumstances under which the Project is undertaken and/or new information of
substantial importance becomes available after the certification of this Draft EIR, the City will evaluate the need for
supplemental environmental documentation per Sections 15162 to 15164 of the State CEQA Guidelines.

The following is a summary of discretionary actions the City of El Segundo will consider:

e Adoption of the Pacific Coast Commons Specific Plan (SP No. 19-01).

e Environmental Assessment (No. EA-1248) for the proposed mixed-use development that will add 263
housing units, approximately 11,252 square feet of commercial uses (composed of retail, restaurant, and
hotel support based office uses), and 1,727 square feet of lobby area, and three parking structures to
provide parking for the uses in the Specific Plan area.

o Approval of a General Plan Amendment (No. GPA 19-01) to change the Land Use Designation from “General
Commercial” and “Parking” to “Pacific Coast Commons Specific Plan (PCCSP)” with an accompanying Land
Use Map change.
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Zone Text Amendment (No. ZTA 19-08) to add a new El Segundo Municipal Code (ESMC) Section 15-3-
2(A)(11) “Pacific Coast Commons Specific Plan (PCCSP).”

Zone Change (No. ZC 19-01) to rezone the property from “General Commercial (C-3)” and “Parking (P)” to
“Pacific Coast Commons Specific Plan (PCCSP)” and an accompanying Zoning map change.

Approval of a Vesting Tentative Tract Map (VITM 82806) SUB 19-03 for merger, subdivision and
residential/commercial condominium purposes reconfiguring three parcels (composed of 12 existing lots)
on the block bounded by Pacific Coast Highway, Mariposa Avenue, Indiana Street and Holly Avenue and
three parcels (composed of portions of four existing lots) on the block north of Mariposa Avenue and south
of Palm Avenue in the Specific Plan Area into six new individual lots. Additionally, VTTM 82806 will allow
(a) one residential ground and airspace parcel for 120 apartments and a maximum of 10 airspace parcels
for commercial condominiums on Lot 1; (b) a ground and airspace parcel for the parking structure and up
to a maximum of 10 airspace parcels for commercial condominiums on Lot 4; and (c) one residential ground
and airspace parcel for 137 apartments and up to a maximum of 20 airspace parcels for commercial
condominiums on Lot 5; and (d) six residential condominiums (townhomes) on Lot 6.

Approval of a Site Plan Review (No. 19-01) to allow the site plan and architectural design to construct the
mixed-use commercial and residential development for the 263 residential units, 11,252 square feet of
new commercial development, 1,727 square feet of lobby area, and three parking structures.

Approval of a Development Agreement (No. DA 19-02) between the City of El Segundo and BRE EI Segundo
Property Owner A LLC, BRE EI Segundo Property Owner B LLC, and BRE EI Segundo Parking LLC.

Modification of Resolution Nos. 2759 and 2760 to rescind the previous approvals SUB No. 14-05, Lot-Tie
Covenant No. 14-03, Off-site Parking Covenant Nos. MISC 14-03 and 14-06, leaving in place CUP No. 14-
01 for the Fairfield Inn and Suites Hotel and CUP No. 14-02 for the Aloft Hotel, along with alcohol service
at both hotels with modifications to the conditions of approval accordingly.

Parking Demand Study and Shared Parking Analysis to establish the parking requirements for the proposed
commercial and residential development combined with the existing hotel development.

Shared Parking Agreement in conjunction with the Parking Demand Study and Shared Parking Analysis, to
replace the previous approval of Off-Site Parking Covenant Nos. MISC 14-03 and MISC 14-06.

Reciprocal Access Agreements for driveways and drive aisles accessing multiple parcels.

Street dedication waiver requests for a portion of the dedication requirements for the south side of
Mariposa Avenue and the east side of Indiana Street.

Responsible Agencies

A public agency, other than the lead agency, that has discretionary approval over a project is known as a
“responsible agency,” as defined by State CEQA Guidelines (14 CCR 15000 et seq.). The following is a list of other
responsible agencies and their discretionary/ministerial authority over the proposed Project:

California Department of Transportation

0 Encroachment Permit to accommodate Project’s street improvement at the intersection of Mariposa
Avenue and PCH, and for potential subterranean utility connections beneath PCH

Approval of Traffic Control Plan compliant with the California Manual Uniform Traffic-Control Devices
Transportation Permit for oversized/overweight loads
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3.7.3 Other Permits and Approvals

Other permits and approvals are required for Project implementation that are not subject to discretionary review, but
nevertheless require actions by the applicant and/or the City to obtain the necessary approvals to implement the
proposed Project. Other permits and approvals required, and their respective agency administrators, are listed below:

o (City of El Segundo
0 Sewer Connection Permit
0 Right of Way Encroachment Permit
0 Building Permit
0 Tree Removal Permit
o California Water Resources Control Board

0 Coverage under National Pollutant Discharge Elimination System Permit No. CASO00002, General
Construction Activity Storm Water Permit and Stormwater Pollution Prevention Plan

3.8 Reference

Withee Malcom Architects. 2021. “Pacific Coast Commons Design Package.” January 2021.
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4.0

Introduction to Environmental Analysis

The following sections contain an analysis, by issue area, of the potentially significant environmental effects of the
proposed Pacific Coast Commons Specific Plan (Specific Plan or Project). The environmental issue areas analyzed
in this section are as follows:

Aesthetics (Section 4.1)

Air Quality (Section 4.2)

Cultural Resources (Section 4.3)

Energy (Section 4.4)

Geology and Soils (Section 4.5)

Greenhouse Gas Emissions (Section 4.6)
Hazards and Hazardous Materials (Section 4.7)
Hydrology and Water Quality (Section 4.8)
Land Use and Planning (Section 4.9)

Noise (Section 4.10)

Population and Housing (Section 4.11)

Public Services and Recreation (Section 4.12)
Transportation (Section 4.13)

Tribal Cultural Resources (Section 4.14)

Utilities and Service Systems (Section 4.15)

The discussions of each environmental issue area include the following subsections:

Existing Conditions

Relevant Plans, Policies, and Ordinances
Thresholds of Significance

Impacts Analysis

Cumulative Impact Analysis

Mitigation Measures

Level of Significance after Mitigation
References

As stated in the Notice of Preparation (see Appendix A-1), it was found that the proposed Project would have either

no new

impacts/no impacts or a less than significant impact without new mitigation relative to the following

environmental issue areas. As such, these issue areas are not included as stand-alone sections in this Draft EIR,
but are discussed in Section 5.5, Effects Found Not to be Significant.

Agriculture and Forestry Resources
Biological Resources

Mineral Resources

Wildfire

Pacific Coast Commons Specific Plan EIR 12171
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4.1 - Aesthetics

41 Aesthetics

This section describes the existing visual and aesthetic conditions of the Pacific Coast Commons Specific Plan
(Specific Plan or Project) site and vicinity, identifies associated regulatory requirements, thresholds of
significance, impact analysis, cumulative impacts, and references. Information contained in this section is based
on Project site reconnaissance, satellite imagery from the Google Earth computer program, the City of EI Segundo
General Plan, the California Department of Transportation (Caltrans) Scenic Highway System, and conceptual site
plans prepared by the Project applicant. Other sources consulted are listed in Section 4.1.8, References.

Comments received in response to the Notice of Preparation (NOP) are summarized in Table 1, Notice of
Preparation and Comment Letters Summary, included in Chapter 1, Introduction, of this Draft Environmental
Impact Report (EIR). A copy of the NOP is included in Appendix A-1 and the comment letters received in response
to the NOP are included in Appendix A-2 of this Draft EIR.

411 Existing Conditions

This section describes the existing conditions in the Project area and also identifies the resources that could be
affected by the proposed Project.

Regional Conditions and Land Uses

Figure 2-2, Surrounding and Nearby Land Uses, in Chapter 2, Environmental Setting, of this Draft EIR, provides an
overview of nearby land uses. The Project site is located in the Airport/South Bay subregion of Los Angeles County
in the City of EI Segundo (City) and is located at the southwestern edge of the Los Angeles coastal basin. Los
Angeles International Airport in the City of Los Angeles is located immediately north of the City. The Los Angeles
residential areas of Playa del Rey and Westchester are located just north of Los Angeles International Airport. To
the east is the Los Angeles County community of Del Aire, as well as the City of Hawthorne. Both areas are
predominantly residential. Commercial uses in the City of Hawthorne line Aviation Boulevard. The City of
Manhattan Beach is located directly south of the City. The Chevron Refinery is located in the southern portion of
El Segundo, between the City's residential areas and the City of Manhattan Beach. To the west of the City is the
Pacific Ocean. A majority of the coastline is owned by the City of Los Angeles, which operates two facilities within
this area: the Hyperion Sewage Treatment Plant, currently undergoing an expansion, and the Los Angeles
Department of Water and Power Scattergood Generating Station. A small portion of the coastline, 0.8 miles, is
within the EI Segundo city limits. The Los Angeles Department of Water and Power Scattergood Generating Station
and a coastal portion of the Chevron Refinery are located along this portion of the shoreline. The Chevron Refinery
occupies approximately one-third of the City and is adjacent to the beach, along with other industrial land uses
(City of El Segundo 1992a).

The City is almost entirely built out and contains vegetation that is ornamental. Despite dense urbanization, there
are a number of scenic resources in the broader Los Angeles County, including mountains, foothills, ridgelines,
forests, deserts, beaches, and coastlines. Scenic resources visible from the Project site include the elevated
terrain of the Santa Monica Mountains to the north, San Gabriel Mountains to the north/northeast, the Lakes at
El Segundo Golf Course to the southeast, and the beaches and coastline to the west. Additionally, Pacific Coast
Highway (PCH) bisects the City in a north/south direction. PCH is a Caltrans facility, also known as State Route 1,
which connects the coastal cities of Los Angeles County to other coastal communities in northern and southern
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California and provides opportunities to view the coastline south of the Project site in City of Manhattan Beach or
north of the Project site in the City of Los Angeles.

Surrounding Land Uses
The Project site is surrounded by a variety of land uses, including residential, recreational, and commercial retail uses.

e Land Uses to the North: North of the Project site across Palm Avenue are commercial uses to the east
and west sides of PCH. West of PCH, multi-family residential uses are located between commercial uses
lining PCH and recreational uses (Washington Park). Farther north is Interstate 105 and Los Angeles
International Airport in the City of Los Angeles. Multi-Family Residential (R-3) Zone and the General
Commercial (C-3) Zone are located adjacent to the Project site. Open Space (0-S) Zone is designated to
the northwest Project site and Corporate Office (CO) Zone is designated to the northeast.

e Land Uses to the East: The Project site is bordered by PCH to the east. Retail, restaurant, grocery,
banking, and office land uses, accompanied by surface parking lots within strip-mall shopping centers,
are located across PCH to the east. Farther east are numerous corporate offices and associated surface
parking lots. The northernmost parcels within the Project site are adjacent to two developed parcels that
include a gas station and a fast food restaurant. Properties to the east of the Project site are zoned C-3
and CO.

e Land Uses to the South: Retail and restaurant uses are located immediately south of the Project site
across Holly Avenue. Farther south and southeast is the Raytheon Space Systems campus, the Lakes at
El Segundo golf course, and the West Basin Municipal Water District campus. The Smoky Hollow Specific
Plan industrial area is located southwest of the Project site. Land uses within the C-3 Zone are located
adjacent to the Project site to the south. Properties located to the southeast and southwest of the Project
site are zoned CO and Smoky Hollow Specific Plan (SH), respectively.

e Land Uses to the West: Multi-family residential uses border the Project site across Indiana Avenue. The
linear Washington Park (including the Southern California Edison transmission line easement) is located
farther west of these residential uses, followed by a large single-family residential community with various
schools, community parks, and churches. The Chevron Refinery is approximately 0.4-mile southwest of
the Project site. The Hyperion Water Reclamation Plant and Scattergood Generating Station, and the
Pacific Ocean, are approximately 2 miles west of the Project site. Properties located adjacent to the
Project site to the west are zoned R-3.

Project Site

The Project site consists of two existing hotel properties, which would not be altered or redeveloped with the
proposed Project, and three development areas: (1) Pacific Coast Commons - South (PCC-South), (2) Pacific
Coast Commons - Fairfield Parking (PCC-Fairfield Parking), and (3) Pacific Coast Commons - North (PCC-North).
The existing conditions within the three proposed development areas of the Project site, as well as the two
existing hotel properties, are described as follows:

Pacific Coast Commons — South

Figure 4.1-1, PCC-South Existing Photos, provides pedestrian-level view of this portion of the Project site. The PCC-
South portion of the Project site currently contains parking for the Aloft Hotel and the W XYZ lounge. The parking lot is
screened from PCH by trees and shrubs, along with a chain-link fence. The W XYZ lounge fronts PCH and is red-brown
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in color with small native plants in front of the signage. Seven mature trees are located adjacent to the sidewalk along
PCH, four mature trees are located along the frontage of Indiana Avenue, and three mature trees are located within the
parking lot area. It is anticipated that all trees would be removed for development of PCC-South.

Aloft Hotel

Figure 4.1-2, Aloft Hotel Existing Photos, provides pedestrian-level view of this portion of the Project site. The Aloft
Hotel was originally the nine-story “South Tower” of the Hacienda Hotel (currently Fairfield Inn and Suites Hotel)
and was built in 1979. This tower was sold and became an independent hotel, and eventually became the Aloft
Hotel. In 1987, the entire exterior of the hotel was remodeled, which resulted in the loss of the original decorative
colored curtain wall paneling and pierced, Mid-century Modern-style screens on the building side that faces PCH.
For more information on the history and architecture of the hotel, see Section 4.3, Cultural Resources.

The Aloft Hotel portion of the Project site fronts both PCH and Indiana Street. The 9-story tower is white on the
south-facing side and red-brown on the east-facing side with palm trees, native plants, and trees lining the
building along PCH. The Aloft Hotel is approximately 85 feet in height and has 246 rooms. The Aloft Hotel
operates 24 hours a day. The lounge, which serves the hotel, is open daily from 4 p.m. to midnight.

Fairfield Inn and Suites Hotel

Figure 4.1-3, Fairfield Inn and Suites Hotel Existing Photos, provides pedestrian-level view of this portion of the
Project site. The Fairfield Inn and Suites Hotel began construction in 1958 and included adjacent retails shops.
Subsequent to a zone change within six months of the hotel’s opening, a new seven-story 180-room hotel wing on
the west side of the property was completed in 1961 and was called the Thunderbird Hotel. Minor changes to the
property occurred in the 1960s. In 1965, the hotel was sold, and the hotel was renamed to Hacienda Hotel. For
more information on the history and architecture of the hotel, see Section 4.3, Cultural Resources.

The Fairfield Inn and Suites Hotel building consists of three connected buildings, but comprises one hotel with
multiple wings and additions. The Fairfield Inn and Suites Hotel (525 Sepulveda Boulevard) presents as three
wings: (1) a main four-story hotel (approximately 39 feet high) that contains the hotel lobby and hotel rooms
around an open-air courtyard and pool area; (2) a nine-story wing (approximately 100 feet high) along Indiana
Street, added circa 1960-1962; and (3) one- to two-story conference room and restaurant wing extending the
property to Mariposa Avenue, north of the main hotel. The buildings are connected by hallways, and suspended
pedestrian walkways, and open-wall building connections.

The south-facing portion of the main tower is visible from PCH and has small outdoor balconies. The north-facing
portion of the main hotel is white. Moving from the four-story, white-colored portion of the main building north, the
main building becomes two stories in height along PCH. The landscaping along PCH consists of small shrubs and
palm trees. The entrance of the Fairfield Inn and Suites Hotel is north-facing and contains similar white and red-
brown coloring. The west tower may be visible to vehicles or pedestrians on the northbound side of PCH and is
similarly white and red-brown.

Pacific Coast Commons — Fairfield Parking

Figure 4.1-4, PCC-Fairfield Parking Existing Photos, provides pedestrian-level view of this portion of the Project
site. The PCC-Fairfield Parking portion of the Project site is currently developed with the one- to two-story
conference room and restaurant wing extending the property to Mariposa Avenue, just north of the main hotel.

Pacific Coast Commons Specific Plan EIR 12171

February 2021 4.1-3



4.1 - Aesthetics

The Food and Beverage Building (formerly the Hacienda Restaurant), which is no longer in operation, and
ballroom, meeting, and other space for the Fairfield Inn and Suites Hotel, which is periodically used, are the
spaces that would be demolished and redeveloped with the implementation of the proposed Project. The existing
building is two stories and 36 feet tall and is 41,660 square feet in size. It is attached to the nine-story west tower
building (to remain as-is). This portion faces east toward PCH and is beige. The landscaping is limited to shrubs
adjacent to the sidewalk on PCH and eight tall palm trees within the Project site at the intersection of PCH and
Mariposa Avenue. Views from Mariposa Avenue are limited to the two-story beige wall from the Food and
Beverage Building with limited architectural elements.

Pacific Coast Commons — North

Figure 4.1-5, PCC-North Existing Photos, provides pedestrian-level view of this portion of the Project site. The PCC-
North portion of the Project site is the surface parking area for the Fairfield Inn and Suites Hotel north of Mariposa
Avenue. There are currently 232 parking spaces on this site, which are accessed from Mariposa Avenue, and
there are exit-only driveways on PCH and Palm Avenue. There are no landscaping features or trees within the
surface parking area, and there is an existing iron fence along Mariposa Avenue.

Scenic Vistas

Landforms and varied topography such as mountain ranges, coastlines, and hills within Los Angeles County allow
for a variety of long-range views that define the aesthetically diverse communities in Los Angeles County. These
landforms not only create scenic backdrops against developed communities, but also provide environmental and
public benefits to residents. While existing scenic resources in Los Angeles County are recognized for their
importance as they contrast against developed urban areas, the County of Los Angeles General Plan does not
identify any officially designated scenic vistas (County of Los Angeles 2014). Likewise, the City’'s General Plan
does not identify any officially designated scenic vistas within City boundaries (City of EI Segundo 1992a). The
western boundary of the City includes 0.8-mile of Pacific Ocean shoreline; however, this area is not visible from
the Project site. The view from the Project site are limited to surrounding urban development.

Scenic Highways

According to Caltrans, the County of Los Angeles has two officially designated state scenic highways and 11 eligible
scenic highways (Caltrans 2019). Route 2 and Route 27, the County of Los Angeles’s two designated scenic highways,
are located 22.9 miles northeast and 13.3 miles northwest of the Project site, respectively. Route 1, an eligible scenic
highway, is the closest to the Project site, located approximately 6 miles northwest and 20.4 miles southeast of the
Project site as the road extends north and south along the coast. None of Los Angeles County’s officially designated or
eligible scenic highways are visible from the Project site, nor is the Project site visible from the highways. Further, there
are no state designated scenic highways within City boundaries (Caltrans 2019).

Light and Glare

The Project site is located in a highly developed area along PCH and contains commercial businesses that
produce light sources from interior lighting and glare from signage and glass windows. The City is urbanized, with
many existing sources of light and glare, such as street lights, signs, security lighting in parking lots and along
walkways, lighted recreation facilities, and light emitted from the interiors of buildings. Buildings and structures
with glass, metal, and polished exterior or roofing materials contribute to localized sources of glare. For example,
surrounding buildings in the Project area, including the commercial uses to the south; retail, restaurant, and office
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uses along PCH; and residential uses to the north and east, contribute to sources of light and glare in the form of
interior and exterior lighting signage. Exterior lighting sources such as lighted walkways and outdoor areas (e.g.,
pools and terraces), and landscape accent lighting are typically common on hotel and higher volume commercial
properties in the area. Furthermore, there are light posts illuminating PCH in the existing median.

Shade or Shadow

The Project site is currently developed with the Aloft Hotel and the Fairfield Inn and Suites Hotel, both of which are
nine stories in height. These uses regularly cast shadows on the adjacent residential land uses. Single-story
commercial buildings line the eastern portion of PCH. Due to their relatively low vertical profile, these buildings do
not create substantial shadows on PCH or adjacent land uses.

412 Relevant Plans, Policies, and Ordinances

Federal

There are no federal regulations pertaining to aesthetics and scenic resources that would apply to the proposed Project.

State
California Scenic Highway System

Created by the California State Legislature in 1963, the California Scenic Highway Program includes highways
designated by Caltrans as scenic. The purpose of the program is to protect the scenic beauty of California
highways and adjacent corridors through conservation and land use regulation.

California Code of Regulations

Title 24 - California Building Standards Code

Title 24, California Building Standards Code, consists of regulations to control building standards throughout the
state. The following components of Title 24 include standards related to lighting:

Title 24, Part 1 - California Building Code / Title 24, Part 3 - California Electrical Code

The California Building Code (Title 24, Part 1) and the California Electrical Code (Title 24, Part 3) stipulate
minimum light intensities for pedestrian pathways, circulation ways, parking lots, and paths of egress.

Title 24, Part 6 - California Energy Code

The California Energy Code (Title 24, Part 6) stipulates allowances for lighting power and provides lighting control
requirements for various lighting systems, with the aim of reducing energy consumption through efficient and
effective use of lighting equipment. Section 130.2 sets forth requirements for outdoor lighting controls and
luminaire cutoff requirements. All outdoor luminaires rated above 150 watts shall comply with the backlight, up
light, and glare (BUG) ratings in accordance with IES TM-15-11, Addendum A, and shall be provided with a
minimum of 40% dimming capability activated to full on by motion sensor or other automatic control. This
requirement does not apply to streetlights for the public right of way, signs, or building facade lighting,.
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Section 140.7 establishes outdoor lighting power density allowances in terms of watts per area for lighting
sources other than signage. The lighting allowances are provided by the Lighting Zone, as defined in Section 10-
114 of the California Energy Code. Under Section 10-114, all urban areas within California are designated as
Lighting Zone 3. Additional allowances are provided for Building Entrances or Exits, Outdoor Sales Frontage,
Hardscape Ornamental Lighting, Building Facade Lighting, Canopies, Outdoor Dining, and Special Security
Lighting for Retail Parking and Pedestrian Hardscape.

Section 130.3 stipulates sign lighting controls with any outdoor sign that is on during both day and nighttime
hours must include a minimum 65% dimming at night. Section 140.8 of the California Energy Code sets forth
lighting power density restrictions for signs.

California Vehicle Code

Chapter 2, Article 3 of the California Vehicle Code stipulates limits to the location of light sources that may cause
glare and impair the vision of drivers.

Article 3, Offenses Relating to Traffic Devices (21450-21468) (Article 3 enacted by Stats. 1959, Ch. 3.), Section
21466.5. No person shall place or maintain or display, upon or in view of any highway, any light of any color of
such brilliance as to impair the vision of drivers upon the highway.

Regional and Local
City of El Segundo General Plan

The City of El Segundo adopted its General Plan on December 1, 1992. A General Plan is intended to provide
direction for future development of the City. It represents a formal expression of community goals and desires,
provides guidelines for decision making about the City’s development, and fulfills the requirements of California
Government Code Section 65302 requiring local preparation and adoption of General Plans. The General Plan
includes the following mandated and optional elements: Economic Development Element, Land Use Element,
Circulation Element, Housing Element, Open Space and Recreation Element, Conservation Element, Air Quality
Element, Noise Element, Public Safety Element, and Hazardous Materials and Waste Management Element.
According to the Land Use Element, buildout projections for the 1992 General Plan analyzed existing trends until
2010. Goals and policies related to aesthetics and scenic resources in the City’s General Plan that may be
applicable to the Project are identified below (City of EI Segundo 1992a, 1992hb, 1992c).

Land Use Element

Goal LU1: Maintenance of El Segundo’s “Small Town”
Maintain El Segundo’s “small town” atmosphere, and provide an attractive place to live and work.

Policy LU1-1
Preserve and maintain the City’s low-medium density residential nature, with low building height profile
and character, and minimum development standards.

Policy LU4-2.1

Revitalize and upgrade commercial areas, making them a part of a viable, attractive, and people-oriented
commercial district. Consideration should be given to aesthetic architectural improvements, zoning, and
shopper amenities.
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Conservation Element

Goal CN5: Urban Landscape
Develop programs to protect, enhance, and increase the amount and quality of the urban landscape to
maximize aesthetic and environmental benefits.

Policy CN5-1
Preserve the character and quality of existing neighborhood and civic landscapes.

Open Space Element

Goal 0S1: Provision and Maintenance of Open Space and Recreation Facilities
Provide and maintain high quality open space and recreational facilities that meet the needs of the
existing and future residents and employees within the City of El Segundo.

City of El Segundo Municipal Code

The California Building Code, 2016 edition, published at Title 24, Part 2, of the California Code of Regulations,
including Appendices F, H, and |, and is adopted by reference pursuant to Chapter 13-1-1 of the City of El
Segundo Municipal Code (ESMC).

Chapter 18, Signs

Section 15-18-5 of the ESMC governs signage and sets forth the requirements for the Master Sign Program,
application, and permit. The purpose of this chapter is to encourage the effective use of signs, to help maintain
the aesthetic environment and the City’s ability to attract businesses, to encourage harmonious integration of
signs with their surroundings, to ensure pedestrian and traffic safety, and to minimize possible adverse effects.

Chapter 3, Street Trees

Section 9-3-6 addresses tree removal by individuals. All tree removals from a public street must obtain a tree
permit from the City. Permits may be granted if the proposed tree removal would occur under the direction of a
certified arborist and completed by a licensed contractor, and tree removal or maintenance must adhere to
standards issued by the International Society of Arboriculture. Additionally, the permittee is required to mail notice
to homeowners within 50 feet of the tree proposed for removal informing them of the intent and reason for the
removal. The persons have 14 days to protest the removal to the recreation and parks commission. Sections 9-3-
10 and 9-3-11 address the permit requirements for a tree removal. The City may require that the permittee plant
another tree in the place of the one removed or destroyed and that a particular species of tree, as determined by
the city's approved street tree list, be used as a replacement (and the director will select the species of tree that
may be planted).

Chapter 30, Site Plan Review

A site plan review is a discretionary land use permit that is required for any proposed project that meets the
criteria set forth in Section 15-30-2, including multi-family developments of more than 10 units. The purpose of
the site plan review process is to ensure that the project is functionally compatible with the area in which it is
located, and to allow all City departments the opportunity to review development proposals and place reasonable
conditions to ensure that the public health, safety and welfare are maintained. An application for a site plan
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review must be accompanied by a site plan showing the location of all structures, landscape and hardscape
areas, parking areas, walks, internal circulation, access, adjacent streets, signs, and fence or wall type and
placement. Additionally, dimensioned and scaled building elevations for each proposed structure must be
provided. The building elevations must show all sides of the building and call out exterior building materials,
window and door types, and roof materials.

Proposed PCC Specific Plan

Requirements set forth in the Specific Plan’s Development Standards that are relevant for the topic of aesthetics
include the following:

B.2 Height:

a. Buildings and structures within the PCC Mixed-Use 1 (PCC MU-1) land use district in the Specific
Plan cannot exceed 90 feet in height including elevator/stairwell roof projections, measured from
the lowest finished grade to the highest point of measurement. Light standards on roof level
parking areas and roof level recreational facilities/open space areas are permitted and they
cannot exceed 14 feet in height. Exceptions to building height are permitted in accordance with
ESMC §15-2-3.

b. Buildings and structures within the PCC Commercial-1 (PCC COM-1) land use district in the
Specific Plan cannot exceed 105 feet in height, measured from lowest finished grade to the
highest point of measurement. Exceptions to building height are permitted in accordance with
ESMC §15-2-3.

c. Buildings and structures within the PCC Commercial-2 (PCC COM-2) land use district in the
Specific Plan cannot exceed 100 feet in height, measured from lowest finished grade to the
highest point of measurement. Exceptions to building height are permitted in accordance with
ESMC §15-2-3.

d. Buildings and structures within the PCC Commercial-3 (PCC COM-3) land use district in the
Specific Plan cannot exceed 68 feet in height including elevator/stairwell roof projections,
measured from lowest finished grade to the highest point of measurement. Light standards on
roof level parking areas are permitted and they cannot exceed 14 feet in height. Exceptions to
building height are permitted in accordance with ESMC §15-2-3.

e. Buildings and structures within the PCC Mixed-Use 2 (PCC MU-2) land use district in the Specific
Plan cannot exceed 85 feet in height including elevator/stairwell roof projections, measured from
lowest finished grade to the highest point of measurement. Light standards on roof level parking
areas and roof level recreational facilities/open space areas are permitted and they cannot
exceed 14 additional feet in height. Exceptions to building height are permitted in accordance
with ESMC §15-2-3.

E. Landscaping: Landscaped areas must be provided and permanent irrigation systems installed in the
landscaped areas at: 1) around the perimeter of the buildings in the setbacks, 2) within the required
setbacks along the property perimeter and, 3) in the Vehicular Use Areas (VUAs) as defined in ESMC §15-
1-6. A Landscape Master Plan must be prepared for each sub-district of the Specific Plan area to ensure
a unified appearance implementing the intent of the Design Guidelines and objectives of this Specific
Plan. The Landscape Master Plan must be prepared by a licensed landscape architect and it must be
submitted to the City prior to approval of the first site plan review within the Specific Plan area.
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4.1.3

E.1 Landscaping must be provided in all property perimeter areas except where buildings, driveways,
pedestrian walkways, driveway visibility and corner clearance areas are located. One shade tree must be
provided for every 25 feet of street frontage where landscaping is provided. One shade tree must be
provided for every 25 feet along interior property lines where landscaping is provided in the PCC Mixed-
Use 2 (PCC MU-2) land use district. Trees are not required to be evenly spaced.

G.1 Lighting must be adequate throughout the Specific Plan area and shielded to minimize off-site
illumination. Submittal of photometric studies is required as part of any site plan review submittal which
includes parking lots and parking structures in the Specific Plan area.

G.3. Street lighting must be provided in accordance with ESMC requirements.

H.1. Signage within the Specific Plan area must conform to the signage regulations of ESMC Chapter 15-
18 except as established and approved in a Master Sign Program for each land use district in the Specific
Plan. The existing Master Sign Program for the existing buildings in the Specific Plan area (for the Aloft
and the Fairfield Inn and Suites hotels) remains in effect and is excluded from the Master Sign Program
requirements for the new development.

H.3. An Electronic Message Center sign as defined in ESMC Chapter 15-18 that is a wall sign is permitted
up to 150 square feet in size. Such sign must be located within 100 feet of Pacific Coast Highway.

H.4. Neon signage is not permitted on any building facades facing west in the PCC Mixed-Use 1 land use
district or any building facades facing west in the PCC Commercial-3 land use district. Neon signage is not
permitted on the Palm Avenue street frontage or on any building facades facing west in the PCC Mixed-
Use 2 land use district between Mariposa and Palm Avenues or along the Palm Avenue.

H.6. A Master Sign Program for each land use district in the Specific Plan area must be developed and
submitted for review and approval by the Director of Development Services concurrent with the first site
plan review in that land use district within the Specific Plan. The Master Sign Program must include the
following elements: Master signage (entryways, common sign design throughout the Specific Plan area);
Sign standards developed for the mixed-use multiple-family residential and commercial development;
Provisions for wayfinding and decorative elements such as banners; General features that all signs are
required to comply with; and Regulations for temporary signs (including construction signs).

[.4. Exterior lighting must be energy efficient and designed to minimize light pollution.

Thresholds of Significance

The significance criteria used to evaluate the Project impacts to aesthetics are based on Appendix G of the
California Environmental Quality Act (CEQA) Guidelines. According to Appendix G of the CEQA Guidelines, a
significant impact related to aesthetics would occur if the Project would:

a) Have a substantial adverse effect on a scenic vista.

b) Substantially damage scenic resources including, but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway.

¢) In non-urbanized areas, substantially degrade the existing visual character or quality of public views
of the site and its surroundings. (Public views are those that are experienced from publicly accessible
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vantage point). If the project is in an urbanized area, conflict with applicable zoning and other
regulations governing scenic quality.

d) Create a new source of substantial light or glare which would adversely affect day or nighttime views
in the area.

414 Impacts Analysis

Threshold 4.1a Would the project have a substantial adverse effect on a scenic vista?

The Project site is currently developed and located within a highly urbanized, relatively flat portion of the City. As
such, views from the Project site and in the vicinity of the Project site are not particularly scenic. The City’'s
General Plan does not identify any officially designated scenic vistas within City boundaries (City of EI Segundo
1992). Further, the County of Los Angeles’s General Plan does not identify any officially designated scenic vistas
for conservation purposes (County of Los Angeles 2014). The western boundary of the City includes 0.8 miles of
Pacific Ocean shoreline; however, this area is not visible from the Project site. The views from the Project site are
limited to existing urban development. Scenic resources visible from the regional Project area include the
elevated terrain of the Santa Monica Mountains to the north, San Gabriel Mountains to the north/northeast, the
Lakes at El Segundo Golf Course to the southeast, and the coastline and beaches to the west. However, these
scenic resources are not visible from the Project site due to the distance and intervening development. Although
open space at Washington Park and Freedom Park provide some valued viewshed within the proximity of the
Project, the intervening residential uses prevent extensive views of the Project site from these parks. As such,
although the Project would result in visual changes on the Project site due to increased intensity of use, these
changes would not adversely affect a scenic vista. In summary, due to the urban, developed character of the
existing viewshed, the presence and proximity of existing nine- to 20-story developments along PCH, as well as
existing topography in the area, the proposed Project would not have a substantial adverse effect to existing
scenic views of the Santa Monica Mountains, San Gabriel Mountains, the coastline, or beaches, and no mitigation
is required.

Threshold 4.1b Would the project substantially damage scenic resources, including, but not limited to
trees, rock outcroppings, and historic buildings within a state scenic highway?

There are currently no designated state scenic highways or eligible state scenic highways in the City of El
Segundo. The nearest eligible scenic highway, Route 1, runs from Route 187 near the City of Santa Monica
(approximately 6 miles northwest of the Project site), to Route 101 near El Rio in Ventura County. The nearest
officially designated state scenic highway, Route 27 near the Topanga State Park, is located approximately 13.3
miles northwest of the Project site (Caltrans 2019). Due to distance, intervening terrain, and intervening
development, the proposed Project would not be visible from the eligible state scenic segment of Route 1 nor the
officially designated state scenic highway segment of Route 27. As such, the proposed Project would not damage
scenic resources within a state scenic highway, and no mitigation is required.
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Threshold 4.1¢ In non-urbanized areas, would the project substantially degrade the existing visual
character or quality of public views of the site and its surroundings? (Public views are
those that are experienced from publicly accessible vantage point). If the project is in an
urbanized area, would the project conflict with applicable zoning and other regulations
governing scenic quality?

California Public Resources Code Section 21071 defines an “urbanized area” as “(a) an incorporated city that
meets either of the following criteria: (1) Has a population of at least 100,000 persons, or (2) Has a population of
less than 100,000 persons if the population of that city and not more than two contiguous incorporated cities
combined equals at least 100,000 persons.” As further discussed in Section 4.11, Population and Housing, the
Southern California Association of Governments estimated 16,033 residents in the City in 2010; the City’s
General Plan estimated 17,269 residents in the City by 2010; and the Southern California Association of
Governments estimated 17,200 residents in the City by 2045. However, the City is adjacent to the City of Los
Angeles to the north, the City of Hawthorne to the east, and City of Manhattan Beach to the south. The combined
population of the City of El Segundo and any combination of not more than two of these adjacent cities is well
over 100,000 persons. Therefore, the following analysis considers whether the proposed Project would conflict
with applicable zoning or other regulations governing scenic quality.

The policy documents and other regulations applicable to the Project site, as they relate to scenic quality, are
listed above in Section 4.1.2, Relevant Plans, Policies and Ordinances. With regards to local plans and policies,
under existing conditions, the Project site is subject to the El Segundo General Plan and the ESMC. The Project
would involve adoption of the proposed Specific Plan, which would establish a new regulatory framework within
the Specific Plan area. As discussed in Section 4.9, Land Use and Planning, approval of the Specific Plan and
implementation of the Project would require approval of a General Plan Amendment (No. GPA 19-01) to change
the Land Use Designation from “General Commercial” and “Parking” to “Pacific Coast Commons Specific Plan
(PCCSP)” with an accompanying General Plan Amendment Land Use map change (No. GPA 19-01), a Zone Text
Amendment (No. ZTA 19-08) to add a new ESMC §15-3-2(A)(12) “Pacific Coast Commons Specific Plan (PCCSP)”,
and Zone Change (No. ZC-19-01).

As noted in Chapter 2, Environmental Setting, the Aloft Hotel is 98,741 net square feet with an existing 0.992
floor area ratio (FAR) based on its current lot size and configuration where a maximum of 1.0 FAR is allowed. The
three buildings that comprise the Fairfield Inn and Suites Hotel total 190,026 net square feet in size with an
existing 1.94 FAR where 1.0 FAR is allowed (existing legal, non-conforming condition). Both properties have non-
conforming conditions in regard to many development standards as they were built prior to the current
development standards of the General Commercial (C-3) Zone (hotels are an allowable use within that zone). The
proposed Specific Plan would allow for the existing Aloft Hotel and Fairfield Inn and Suites Hotel properties to be
in compliance with the Specific Plan as the hotels would be consistent with the newly established development
standards in the Commercial-1 (COM-1) and Commercial-2 (COM-2), respectively. The COM-1 and COM-2
designations would allow hotels and several other commercial uses that are either accessory to hotel uses or
complementary uses. Additionally, there would be no additional floor area added to the hotel properties.

Figure 4.1-6, Conceptual Site Plan Building Heights, shows the proposed massing and height of the three proposed
development areas in the context of the existing hotel buildings. The Specific Plan would allow for heights up to 105
feet and 100 feet in PCC COM-1 and PCC COM-2, respectively at the hotel properties, which are generally consistent
with the current building heights of approximately 100 feet and 85 feet when viewed from PCH, respectively. The
Specific Plan does not include any additional floor area to the hotel properties as a result of the proposed Project;
therefore, no additional development capacity is included within PCC COM-1 or PCC COM-2.
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For PCC-South (PCC-MU-1) the Conceptual Site Plan proposes a building height of 85 feet, and the Specific Plan
would allow for a maximum of 90 feet measured from lowest finished grade to the highest point of measurement.
For PCC-Fairfield Parking (PCC-COM-3) the Master Site Plan proposes a building height of 65 feet, and the Specific
Plan would allow for a maximum of 68 feet measured from lowest finished grade to the highest point of
measurement. For PCC-North (PCC-MU-2) the Master Site Plan proposes a building height of 83 feet, and the
Specific Plan would allow for a maximum of 85 feet measured from lowest finished grade to the highest point of
measurement. Upon Project approval, the Specific Plan would constitute the zoning for the Project site, and the
land use and development standards identified in the Specific Plan document would supersede all zoning
regulations to the extent that they would be in conflict with the sections of this Specific Plan.

It is anticipated that Project implementation would eliminate all landscaped areas, including all trees, within the
development areas that contain landscaping (PCC-South and PCC-Fairfield Parking), and no changes to
landscaping are anticipated at the two hotel properties. As required by ESMC Section 9-3-6 all tree removals
located on public property must obtain a tree permit from the City. Permits may be granted if the proposed tree
removal would occur under the direction of a certified arborist and completed by a licensed contractor, and tree
removal or maintenance must adhere to standards issued by the International Society of Arboriculture. The City
may require that the permittee plant another tree in the place of the one removed or destroyed and that a
particular species of tree, as determined by the city's approved street tree list, be used as a replacement (and the
director will select the species of tree that may be planted).

Additionally, the Specific Plan requires preparation of a Landscape Master Plan for each sub-district of the
Specific Plan area to ensure a unified appearance implementing the intent of the Design Guidelines and
objectives of this Specific Plan. The Landscape Master Plan must be prepared by a licensed landscape architect
and it must be submitted to the City prior to approval of the first site plan review within the Specific Plan area.
Development on the Project site must include landscaping at all property perimeter areas except where buildings,
driveways, pedestrian walkways, driveway visibility and corner clearance areas are located. One shade tree must
be provided for every 25 feet of street frontage where landscaping is provided. One shade tree must be provided
for every 25 feet along interior property lines where landscaping is provided in the PCC Mixed-Use 2 (PCC MU-2)
land use district. Therefore, the removal of any trees on the Project site would be addressed through compliance
with the ESMC and the Specific Plan development standards.

As described in Section 3.7, Discretionary Actions, in Chapter 3, Project Description, of this Draft EIR, the
proposed Project requires Site Plan Review to allow the proposed site plan and architectural design for the
implementation of the proposed Project. Figure 4.1-7, Conceptual Architectural Rendering for PCC-South, and
Figure 4.1-8, Conceptual Architectural Rendering for PCC-Fairfield Parking and PCC-North, provide conceptual
artistic renderings of views of the proposed Project from PCH. These renderings depict the proposed architectural
elements and materials proposed in the Master Site Plan proposal. The City’s Site Plan Review requirement would
ensure that the Master Site Plan conform to the requirements and preferences of City staff as it relates to all
structures, landscape and hardscape areas, parking areas, walks, internal circulation, access, adjacent streets,
signs, and fence or wall type and placement.

Although the Project would require a General Plan Amendment to allow for greater density on the Project site, as
well as changes to the allowable land use mix and land use recommendations for the site, the Project would
comply with all other applicable goals and policies related to aesthetics and scenic resources of the City’s General
Plan. Environmental impacts that could be caused by aspects of the Project that diverge from the existing General
Plan requirements (i.e., increased density) are evaluated throughout this Draft EIR. Table 4.1-1, Aesthetics
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Consistency Table, indicates that the Project would comply with all design guidelines outlined by the City,
including applicable policies in the City’s General Plan.

The Project site would be brought into consistency with the ESMC upon approval of the Specific Plan and would
comply with other applicable provisions of the ESMC. Additionally, the proposed Project is subject to the City’s Site
Plan Review, which would evaluate the proposal for architectural design. Section 3.3.5, Design Guidelines and
Development Standards, in Chapter 3, Project Description, of this Draft EIR provides further details regarding the
Specific Plan’s consistency with the ESMC with regards to permitted uses, development standards, landscaping,
signage and sustainability features. Therefore, the proposed Project would be consistent with applicable
regulations governing scenic quality. Impacts would be less than significant, and no mitigation is required.

Table 4.1-1. Aesthetics Consistency Table

Policy Text

Consistency Analysis

Land Use Element

Goal LU1: Maintenance of El
Segundo’s “Small Town”

Maintain El Segundo’s “small town”
atmosphere, and provide an
attractive place to live and work.

The Specific Plan includes design guidelines and development standards for
the purpose of providing high-quality residential and commercial development
within the Specific Plan area; and thus, providing an attractive place to live and
work. The Specific Plan would allow increased density and intensification of use
of the Project site; however, the proposed Project would increase development
density in a location that is along a major corridor (Pacific Coast Highway
[PCH]), in proximity to the City’s employment opportunities, and would bring the
hotels (which do not conform to certain development standards within the C-3
zone) into conformance with the newly established COM-1 and COM-2 land use
districts of the proposed Specific Plan. The proposed Project would not
encroach into existing single-family neighborhoods, alter any residential land
uses, or otherwise disrupt the existing community’s atmosphere. The proposed
Project seeks to create new housing opportunities within the City through a
mixed-use development with 263 new housing units and 11,252 square feet of
commercial/retail uses. Permitted uses within the Specific Plan area would
create both housing and job opportunities for the residential and business
community. The new commercial uses (restaurant, retail and office) allowed by
the Specific Plan would create a synergy with the existing hotels, the new multi-
family residential uses, and other existing commercial and industrial uses in the
surrounding area. The commercial uses would provide needed amenities for the
residents of the multi-family residential uses and the multi-family residential
uses would support the growth of the surrounding commercial businesses.
Thus, the Project would be designed to enhance the City and provide an
attractive place to work and live.

Policy LU1-1: Preserve and maintain
the City's low-medium density
residential nature, with low building
height profile and character, and
minimum development standards.

As previously addressed under Goal LU1, the proposed Project would increase
the height and density; however, the proposed Project does not encroach into
existing residential areas and thus, would preserve and maintain the City’s low
medium-density nature in residentially zoned areas. The Specific Plan describes
the development standards for lot area, height, setbacks, lot frontage, building
area, floor area, walls and fences, and accessory structures.

Policy LU4-2.1: Revitalize and
upgrade commercial areas, making
them a part of a viable, attractive,
and people-oriented commercial
district. Consideration should be
given to aesthetic architectural
improvements, zoning, and shopper
amenities.

The Project would redevelop the existing surface parking lots of the Fairfield Inn
and Suites Hotel and Aloft Hotel properties, as well as the old Hacienda
Restaurant, through the adoption of a Specific Plan that allows for the
development of 263 new housing units and approximately 11,252 square feet
of commercial/retail uses. As previously mentioned, the commercial uses would
provide needed amenities for the residents of the multi-family residential uses
and the multi-family residential uses would support the growth of the
surrounding commercial businesses. The proposed Project would add
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Table 4.1-1. Aesthetics Consistency Table

Policy Text

Consistency Analysis

decorative pavement treatments at the apron of driveways to improve visual
interest to pedestrians or those interacting with the Project site at the street
level. The design guidelines are provided in the Specific Plan to promote the
quality of design planned for this Project. The design guidelines described in the
Specific Plan establish criteria that enhance the coordination, organization,
function and identity of the Project site, while maintaining a compatible
relationship with the surrounding development. Thus, aesthetics, zoning, and
amenities are considered in the proposed Project.

Conservation Element

Goal CN5: Urban Landscape
Develop programs to protect,
enhance, and increase the amount
and quality of the urban landscape
to maximize aesthetic and
environmental benefits.

The Project seeks to improve the jobs/housing balance in the City to improve air
quality by providing housing for those who work in the City of El Segundo so that
they may reduce their vehicle miles traveled to the extent possible. By
redeveloping existing surface parking lots with a new mixed-use commercial
and residential development, the Project would enhance the urban landscape
in the City. Additionally, as stated in the Specific development standards, the
Specific Plan would require landscaped areas around the perimeter of the
buildings.

Policy CN5-1.: Preserve the character
and quality of existing neighborhood
and civic landscapes.

The proposed development would not exceed the heights of the existing nine-
story hotels located within the Project site. Therefore, the Project would
maintain the character and quality of the land uses within the Project site and
would not intrude upon existing surrounding neighborhoods. Further, the
Project would develop a mix of commercial and residential uses along PCH,
which would provide for an appropriate transition of uses between the
commercial uses and the nine- to 20-story office buildings to the east and the
single-family residential neighborhoods to the west.

Open Space and Recreation Element

Goal 0S1.: Provision and
Maintenance of Open Space and
Recreation Facilities. Provide and
maintain high quality open space
and recreational facilities that meet
the needs of the existing and future
residents and employees within the
City of El Segundo.

The proposed Project would be subject to the City’'s Development Impact Fee,
which requires new development projects to pay impact fees to support park
improvements as well as fund capital costs for other new and existing
infrastructures. The proposed Project would also provide on-site open space
areas to satisfy the demands of the future resident population. PCC-South
includes a total of 17,512 square feet of open space. This includes 11,852
square feet of common open space area, including courtyards, community
amenities on the 6th floor, and the roof-deck swimming pool amenity, and a
total of 5,660 square feet of private open space (balconies) in the residential
units. The PCC-North includes a total of 17,932 square feet of open space. This
includes 11,357 square feet of common open space area, including courtyards,
community amenities on the 6th floor, and the roof-deck swimming pool
amenity, and a total of 6,575 square feet of private open space (balconies) in
the residential units.

Shade/Shadow Effects

The Conceptual Site Plan proposes development that does not exceed the maximum allowable development
capacity for each land use district as required by the Specific Plan. As such, the maximum allowable height as
defined by the Specific Plan is more conservative for its potential shade/shadow impacts, and thus, has been

analyzed herein.
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The maximum allowable height for each of the Specific Plan land use districts are listed in Section 4.1.2, Relevant
Plans, Policies, and Ordinances. No development changes are proposed to PCC-COM-1 and PCC-COM-2. The
development standards in the Specific Plan identify the maximum height for PCC-MU-1 (PCC-South) as 90 feet,
PCC-COM-3 (PCC-Fairfield Parking) as 68 feet, and PCC-MU-2 (PCC-North) as 85 feet. For comparison, the
Conceptual Site Plan proposed the development as follows: PCC-South includes a residential building that would
84 feet in height from lowest finished grade to the highest point of measurement,; PCC-Fairfield Parking proposes
the construction of a 5-level parking garage (63 feet in height from lowest finished grade to the highest point of
measurement); and PCC-North includes a residential building that would be 78 feet in height from lowest finished
grade to the highest point of measurement.

A shade/shadow analysis was prepared for the proposed Project to consider the potential for shadow-sensitive
uses to be placed in shadow by the Project. The existing residential across Indiana Street to the west, are
considered shadow-sensitive uses. To approximate shade and shadow conditions in the surrounding area created
by implementation of the proposed Project, shadows cast by the proposed Project were simulated for the winter
solstice (December 21), spring equinox (March 20), summer solstice (June 21), and fall equinox (September 23)
Shadow projections from the proposed Project during spring, summer, winter, and fall are shown in Figure 4.1-9A,
Proposed Shadows - Winter Solstice; Figure 4.1-9B, Proposed Shadows - Spring Equinox; Figure 4.1-9C,
Proposed Shadows - Summer Solstice; and Figure 4.1-9D, Proposed Shadows - Fall Equinox.

This City does not have existing zoning or other regulations governing the effects of shade/shadow. Nonetheless,
the City has utilized the City of Los Angeles thresholds of significance to determine whether the proposed Project
would result in a significant to shade/shadow impacts onto adjacent residential uses. Based on the City of Los
Angeles’ thresholds, the proposed Project would have a shade/shadow impact if shadow-sensitive uses would be
shaded by Project-related structures for more than three hours between the hours of 9:00 a.m. and 3:00 p.m.
(Winter Solstice and Spring Equinox), or for more than four hours between the hours of 9:00 a.m. and 5:00 p.m.
(Summer Solstice and Fall Equinox).

Winter Solstice

Due to the low angle of the sun, shadows cast on December 21 would be the longest in length, and therefore,
represent the worst-case scenario. As shown in Figures 4.1-9A, Proposed Shadows - Winter Solstice, shadows
generated by the proposed Project at 9:00 a.m. and 10:00 a.m. would be cast to the northwest onto residential
uses. As the morning progresses, shadows cast to the northwest would reduce in length and would be reoriented
toward the north. For example, by 12:00 p.m. the shadows cast by the proposed Project would no longer be cast on
residential uses across Indiana Street. At this time, the proposed Project would not shade any other structure
outside of the Project site. At 2:00 p.m. and 3:00 p.m., shadows cast by the proposed Project would extend north
onto one single-family property and would continue to move and elongate to the east onto PCH. Project-generated
shadows would extend across PCH to the sidewalk near the restaurant and retail uses across PCH. After 3:00 p.m.,
Project-generated shadows may continue to elongate as the sun sets but would not produce shadows on nearby
residential uses. Further, Project shadows would function in this manner for a limited duration (i.e., during the winter
season). As such, the proposed Project would not produce shadows for more than three hours between 9:00 a.m.
and 3:00 p.m. affecting adjacent uses or property during the winter and impacts would be less than significant.

Spring Equinox

Shadow projections during spring equinox from the proposed Project are shown in Figure 4.1-9B, Proposed
Shadows - Spring Equinox. The depictions of Project-generated shadows represent the median shade/shadow
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that would result from implementation of the proposed Project. At 9:00 a.m. and 10:00 a.m. would be cast to the
northwest onto residential uses. As the morning progresses, shadows cast to the northwest would reduce in
length and would be reoriented toward the north. For example, by 11:00 a.m. the shadows cast by the proposed
Project would no longer be cast on residential uses across Indiana Street. At 2:00 p.m. shadows would be cast
onto one of the single-family driveways to the north. At 3:00 p.m. and 4:00 p.m., the shadow would no longer be
cast on the same single-family property and would cast a shadow onto the driveway of another single-family
resident. The Project would produce shadows that extend onto PCH beginning at 3:00 p.m. and extend west at
4:00 p.m. and slightly farther west at 5:00 p.m., no longer casting shadows on residential uses to the north and
west Due to the limited duration of these shadows, the Project would not produce shadows for more than three
hours between 9:00 a.m. and 3:00 p.m. affecting adjacent uses or property during the spring and impacts would
be less than significant.

Summer Solstice

Shadow lengths and projections on the summer solstice are depicted in Figure 4.1-9C, Proposed Shadows -
Summer Solstice. As shown, shadows cast by the proposed Project during the summer would be shorter than
those in the winter and would generally only cast slightly onto the residential uses to the west at 9:00 a.m. and
10:00 a.m. In the afternoon, shadows would be cast onto the sidewalk immediately adjacent to the Project site at
2:00 p.m. and onto PCH toward the existing median at 4:00 p.m. However, the adjacent residential uses to the
west would only be shaded at 9:00 a.m. and 10:00 a.m. Due to the limited duration of these shadows, the Project
would not produce shadows for more than four hours between 9:00 a.m. and 5:00 p.m. affecting adjacent uses or
property during the summer and impacts would be less than significant.

Fall Equinox

Shadow projections during fall equinox from the proposed Project are shown in Figure 4.1-9D, Proposed Shadows
- Fall Equinox. During the fall equinox, shadows would be projected to the west at the greatest extent at 9:00
a.m. and to the east at the greatest extent at 5:00 p.m. The Project would produce a shadow at the existing
residential uses across Indiana at 9:00 a.m. and 10:00 a.m. The Project would not produce shadows onto
residential uses during the rest of the day. The Project would produce shadows that extend onto PCH beginning at
2:00 p.m. However, the adjacent residential uses to the west would only be shaded at 9:00 a.m. and 10:00 a.m.
Due to the limited duration of these shadows, the Project would not produce shadows for more than four hours
between 9:00 a.m. and 5:00 p.m. affecting adjacent uses or property during the fall and impacts would be less
than significant.

Threshold 4.1d Would the project create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area?

Nighttime Lighting

The implementation of the Specific Plan would redevelop the existing surface parking lot of the Fairfield Inn and
Suites Hotel and Aloft Hotel properties and demolish the Fairfield Inn and Suites Hotel Food and Beverage
Building for the construction of 263 new housing units and approximately 11,252 square feet of
commercial/retail uses. The Specific Plan would allow for a maximum building height of 90 feet for PCC-South, 68
feet for PCC-Fairfield Parking, and 85 feet for PCC-North. Because the proposed Project represents an
intensification of use compared to the existing uses, the Project would result in additional lighting sources and
potential sources of glare on the Project site and light trespass on adjacent residential neighborhoods.
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Regarding lighting, lighting sources on the Project site may include surface-mounted floodlights for landscaping,
linear landscape luminaries, in-ground up-lights, and pathway lights for safety and wayfinding. Outdoor lighting
would be used on the exterior of the building’s street level, sighage, pedestrian ways, plaza courtyards, the roof-
deck swimming pool at PCC-South and PCC-North, and the parking structures. Interior lights would shine through
the Project’s glass windows at night, causing additional illumination.

An Electronic Message Center sign as defined in ESMC Chapter 15-18 that is a wall sign is permitted by the
Specific Plan up to 150 square feet, as long as the sign is within 100 feet of PCH. The Specific Plan sets forth
specific requirements for neon signage. Neon signage is not permitted on any building fagades facing west in the
PCC Mixed-Use 1 land use district. Neon Signage is not permitted on any building facade facing west in the PCC
Commercial-3 land use district. Neon signage is not permitted on the Palm Avenue street frontage or on any
building facades facing west in the PCC Mixed-Use 2 land use district between Mariposa and Palm Avenues or
along the Palm Avenue.

Electronic signage for the proposed Project must be in conformance with the signage regulations of ESMC
Chapter 15-18 except as established and approved in a Master Sign Program for each land use district in the
Specific Plan. A Master Sign Program for each land use district in the Specific Plan area must be developed and
submitted for review and approval by the Director of Development Services and must include the following
elements: Master signage (entryways, common sign design throughout the Specific Plan area); Sign standards
developed for the mixed-use multiple-family residential and commercial development; Provisions for wayfinding
and decorative elements such as banners; General features that all signs are required to comply with; and
Regulations for temporary signs (including construction signs). The existing Master Sign Program for the existing
buildings in the Specific Plan area (for the Aloft Hotel and the Fairfield Inn and Suites Hotel) would remain in
effect and is excluded from the Master Sign Program requirements for the new Specific Plan development.

As previously discussed in Section 4.1.2, Relevant Plans, Policies, and Regulations, the California Building Code
has several development standards to control lighting. In accordance with the California Building Code, the
Project would be required minimum light intensities for pedestrian pathways, circulation ways, parking lots, and
paths of egress for safety and wayfinding. Section 130.3 stipulates sign lighting controls with any outdoor sign
that is on during both day and nighttime hours must include a minimum 65% dimming at night. All exterior lighting
would be in compliance with the California Building Code.

While the new structures on the Project site would result in greater general illumination on the Project site over
the existing uses, PCH is a developed urban corridor with retail, restaurant, and office development. In addition,
several multi-story hotels buildings of comparable scale and massing as the proposed Project operate nearby.
These uses feature similar lighting sources and sources of potential glare as proposed for the Project. As with the
existing uses in the Project vicinity, the Project would be required to comply with existing California Building Code
regulations pertaining to lighting, as adopted by reference pursuant to Chapter 13-1-1 of the ESMC. The
development standards in the California Building Code provide requirements to limit light and glare to the extent
feasible while providing sufficient light for safety and practicality.

Further, the Specific Plan would implement design guidelines to promote and enforce the City's lighting
regulations. Specifically, development standard G1 requires lighting in the Specific Plan area to be shielded to
minimize off-site illumination. The Specific Plan would require that the parking structure “light sources should be
shielded so that the sources of the illumination is not seen from outside the structure” to ensure the Project does
not result in light trespass. The Specific Plan requires the submittal of photometric studies as part of any site plan
review submittal, which includes parking lots, and parking structures in the Specific Plan area. The Project
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represents an intensification of use over existing development on the Project site and would create a new source
of substantial light on the Project site. Nonetheless, the Project and Project lighting elements would comply with
ESMC and Specific Plan requirements, as well as the Site Plan Review. In addition, due to the presence of
comparable multi-story office development along PCH, and the general urban character of the corridor and
surrounding area, the proposed Project would not adversely affect existing nighttime views in the area due to new
sources of nighttime lighting or glare. No mitigation is required.

Daytime Glare

The new mixed-use buildings and parking structures would be designed to be complimentary in design to the
existing Aloft Hotel and Fairfield Inn and Suites Hotel. The architecture would have a modern feel, with neutral
colors, natural, and composite material accents. Specifically, as it relates to potential sources of glare, portions of
the proposed residential and commercial portions would contain glass windows. Consistent with the California
Vehicle Code, “no person shall place or maintain or display, upon or in view of any highway, any light of any color
of such brilliance as to impair the vision of drivers upon the highway” and “limits to the location of light sources
that may cause glare and impair the vision of drivers.” Additionally, the Specific Plan would require that “the type
and location of parking structure, parking area and building lighting must prevent direct glare on to adjacent
residential properties” (Appendix B, Specific Plan). Furthermore, the Project is subject to Site Plan Review to
ensure materials that could create adverse light or glare effects are not included in the design. Per the Specific
Plan, lighting must be adequate throughout the Specific Plan area and shielded to minimize off-site illumination,
and the submittal of photometric studies is required as part of any Site Plan Review submittal, which includes
parking lots and parking structures in the Specific Plan area. Therefore, the proposed Project would not create a
new source of substantial daytime glare. No mitigation is required.

415 Cumulative Impact Analysis
Scenic Vistas/Scenic Quality

The City is entirely almost entirely built out and contains vegetation that is ornamental. Despite dense
urbanization, there are a number of scenic resources in the broader Los Angeles County, including mountains,
foothills, ridgelines, forests, deserts, beaches, and coastlines. Distant scenic resources visible from the Project
area include the elevated terrain of the Santa Monica Mountains to the north, San Gabriel Mountains to the
north/northeast, the Lakes at El Segundo Golf Course to the southeast, and the beaches and coastline to the
west. Additionally, PCH connects the coastal cities of Los Angeles County to other coastal communities in northern
and southern California, and provides opportunities to view the coastline south of the Project site in the City of
Manhattan Beach and north of the Project site in the City of Los Angeles. However, due to the urban, developed
character of the City and surrounding area, cumulative projects would not have a substantial adverse effect to
existing scenic views of the Santa Monica Mountains, San Gabriel Mountains, the coastline, or beaches.

The Project site, along with cumulative projects, are located in a highly developed urban environment. In general,
visual resource impacts of the cumulative projects would be site-specific and would not be expected to combine
with other projects in separate viewsheds to create a cumulative impact. However, other projects in close
proximity to the Project site could cumulatively change the scenic character of the area in combination with the
proposed Project. As shown on Figure 2-5 Cumulative Project Location Map located in Chapter 2, Environmental
Setting of this Draft EIR, no identified cumulative projects are within close proximity to the Project site or within
the PCH view corridor. Due to the built-out nature of the City, cumulative projects within the City would be
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considered infill development. As these projects are implemented, a more dense and urban character would
occur within the City. Land use intensification at these sites would not substantially degrade the scenic quality of
the viewshed. Further, these projects would be required to comply with the development standards of the ESMC
that include setbacks and height limits, and may similarly be subject to Site Plan Review.

As detailed in Table 4.1-1, the proposed Project would be consistent with applicable City goals and policies
concerning scenic quality, and similar to the Project, future projects in the cumulative study area would be
required to demonstrate compliance with applicable scenic quality regulations. If non-compliance with a particular
regulation would result in a significant impact, mitigation would be required to reduce impacts to the extent
feasible. Therefore, impacts would be less than significant and the Project would not result in a cumulatively
considerable impact related to scenic vistas or conflicts with scenic quality regulations. No mitigation is required.

Shade/Shadow Effects

The extent to which a project could produce significant shade/shadow impacts is site-specific. Thus, the
geographic area of potential shade/shadow impacts would be within the immediate vicinity of the Project site. As
previously shown in Figure 2-5, there are no cumulative projects in the immediate vicinity of the Project, the closet
cumulative project is the office proposed at 455 Continental Boulevard & 1995 E Grand Avenue, over 0.3-mile
southwest of the Project site. Due to the distance and intervening development, this cumulative project would not
combine with the proposed Project to produce shadows on nearby sensitive uses. Therefore, impacts would be
less than significant and the Project would not result in a cumulatively considerable impact related to
shade/shadow.

Light or Glare

The urbanized Project setting supports numerous nighttime lighting sources and contains buildings and facilities
constructed of potentially reflective materials, including metal paneling and glass. The Project would have the
potential to result in an incremental increase in light and glare associated with the new development. However,
the California Vehicle Code requires new development to avoid glare impacts. In addition, all lighting installed on
the Project site would comply with applicable guidelines included in the Specific Plan that would be comparable to
ESMC regulations concerning lighting and glare. Lastly, the surrounding area is largely developed in nature and
located in an urban environment. Thus, the area currently includes sources of interior and exterior lighting.
Therefore, impacts would be less than significant and the Project would not result in a cumulatively considerable
impact related to light and glare. No mitigation is required.

416 Mitigation Measures

No mitigation measures are required.

417 Level of Significance After Mitigation

Impacts would be less than significant.
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Photo A: Northeast facing view of PCC-South from Holly and Indiana Street

Photo B: Northwest facing view of PCC-South from Holly Street and Pacific Coast

Highway

Photo C: West facing view of PCC-South from Pacific Coast Highway

Photo D: Southeast facing view of PCC-South from Indiana Street

DUDEK

FIGURE 4.1-1
PCC- South Existing Site Photos
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Photo A: Northwest facing view of the Aloft Hotel from Pacific Coast Highway

Photo B: West facing view of the Aloft Hotel from Pacific Coast Highway

Photo C: West facing view of the Aloft Hotel (left) and the Fairfield Inn and Suites
Hotel (right) from Pacific Coast Highway

Photo D: East facing view of the Aloft Hotel (right) and the Fairfield Inn and Suites

Hotel (left) from Indiana Street
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FIGURE 4.1-2
Aloft Hotel Existing Site Photos
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Photo A: Northwest facing view of the Fairfield Inn and Suites Hotel from Pacific Photo B: West facing view of the Fairfield Inn and Suites Hotel from Pacific Coast

Coast Highway Highway
Photo C: Southwest facing view of the Fairfield Inn and Suites Hotel from Pacific Photo D: Southeast facing view of the Fairfield Inn and Suites Hotel from Indiana
Coast Highway Street

FIGURE 4.1-3
Fairfield Inn and Suites Hotel Existing Site Photos
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Photo A: West facing view of the Fairfield Inn and Suites Hotel (left) and PCC-
Fairfield Parking (right) from Pacific Coast Highway

Photo B: Southwest facing view of PCC-Fairfield Parking from Pacific Coast Highway

Photo C: Southeast facing view of PCC-Fairfield Parking from Indiana Street

Photo D: Southeast facing view of PCC-Fairfield Parking (left) and the Fairfield Inn
and Suites Hotel (right)from Indiana Street
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FIGURE 4.1-4
PCC-Fairfield Parking Existing Site Photos
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Photo A: West facing view of existing gas station (left) and PCC-North (right) from
Pacific Coast Highway

Photo B: West facing view of PCC-North and off-site fast food restaurant from Pacific
Coast Highway

Photo C: South facing view of PCC-North from Palm Avenue

Photo D: Northeast facing view of PCC-North from Mariposa Avenue

DUDEK

FIGURE 4.1-5
PCC-North Existing Site Photos
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SOURCE: Withee Malcolm Architects 2020 FIGURE 4.1-6

Conceptual Site Plan Building Heights from Elevation of PCH
D U D E I( Pacific Coast Commons Specific Plan EIR Project
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SOURCE: Withee Malcolm Architects 2020 FIGURE 4.1-7

Conceptual Architectural Rendering for PCC-South
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SOURCE: Withee Malcolm Architects 2020 FIGURE 4.1-8

Conceptual Architectural Rendering for PCC-Fairfield Parking and PCC-North
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SOURCE: Withee Malcolm Architects 2020
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FIGURE 4.1-9A

Proposed Shadows — Winter Solstice
Pacific Coast Commons Specific Plan EIR Project
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SOURCE: Withee Malcolm Architects 2020 FIGURE 4.1-9B

Proposed Shadows — Spring Equinox
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Proposed Shadows — Summer Solstice
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SOURCE: Withee Malcolm Architects 2020 FIGURE 4.1-9D

Proposed Shadows — Fall Equinox
DUDEK

Pacific Coast Commons Specific Plan EIR Project




4.1 - Aesthetics

INTENTIONALLY LEFT BLANK

Pacific Coast Commons Specific Plan EIR 12171

February 2021 4.1-44



4.2 — Air Quality

4.2 Air Quality

This section describes the existing air quality conditions of the Pacific Coast Commons Specific Plan Project (Specific
Plan or Project) site and vicinity, and identifies associated regulatory requirements, thresholds of significance,
impact analysis, cumulative impacts, mitigation measures, level of significance after mitigation, and references.
Information contained in this section is based on the latest version of California Emissions Estimator Model
(CalEEMod), Version 2016.3.2, to estimate the proposed Project’s criteria air pollutant emissions from both
construction and operations. In addition, a Health Risk Assessment (HRA) was performed to determine the potential
cancer risk and non-cancer health impacts to existing sensitive residential receptors in proximity to the proposed
Project due to toxic air contaminant (TAC) emissions from construction activities using the American Meteorological
Society/Environmental Protection Agency Regulatory Model (AERMOD) Version 19191 and the Hotspots Analysis
and Reporting Program Version 2 (HARP2). For the relevant data, refer to the following appendix:

Appendix C-1  CalEEMod Outputs, prepared by Dudek
Appendix C-2 Health Risk Assessment Report for the Pacific Coast Commons Project, prepared by Dudek

Other documentation used in this analysis includes the Transportation Impact Analysis, included as Appendix I,
SCAQMD CEQA Handbook, the SCAQMD 20417 Final Air Quality Management Plan, and the SCAQMD Final
Localized Significance Threshold Methodology. Other sources consulted are listed in Section 4.2.8, References.

Comments received in response to the Notice of Preparation (NOP) are summarized in Table 1, Notice of
Preparation and Comment Letters Summary, included in Chapter 1, Introduction, of this Draft Environmental
Impact Report (EIR). A copy of the NOP is included in Appendix A-1 and the comment letters received in response
to the NOP are included in Appendix A-2 of this Draft EIR.

Methodology

The Project site currently is occupied by the Fairfield Inn and Suites Hotel and the Aloft Hotel and adjacent surface
parking lots. These two hotel facilities contain a total of 596 hotel rooms as well as associated amenity areas,
including two swimming pools, dining areas, and other hotel facilities. These existing hotels would remain in their
current condition with implementation of the proposed Specific Plan. As described in Chapter 3, Project
Description, of this Draft Environmental Impact Report (EIR), approximately 41,660 square feet of accessory
building space associated with the Fairfield Inn and Suites Hotel would be demolished to allow for development of
the proposed Project. This Draft EIR does not consider the elimination of this 41,660 square feet in the
calculation of projected Project-related operational emissions (i.e. the Project’s operational emissions are not
reduced to account for the elimination of these occupiable buildings); therefore, this Draft EIR provides a
conservative assessment of operational impacts.

421 Existing Conditions

The Project site is located within the South Coast Air Basin (SCAB). The SCAB is a 6,745-square-mile area bounded
by the Pacific Ocean to the west and the San Gabriel, San Bernardino, and San Jacinto Mountains to the north and
east. The SCAB’s air pollution problems are a consequence of the combination of emissions from the nation’s
second-largest urban area, meteorological conditions that hinder dispersion of those emissions, and mountainous
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terrain surrounding the SCAB that traps pollutants as they are pushed inland with the sea breeze (SCAQMD 2017).
Meteorological and topographical factors that affect air quality in the SCAB are described below.1

Climate and Meteorology

The SCAB generally lies in the semi-permanent, high-pressure zone of the eastern Pacific. As a result, the climate
is mild and tempered by cool sea breezes. The usually mild climatological pattern is interrupted infrequently by
periods of extremely hot weather, winter storms, or Santa Ana winds. The extent and severity of the air pollution
problem in the SCAB is a function of the area’s natural physical characteristics (e.g., weather and topography) as
well as of human influences (e.g., development patterns and lifestyle). Factors such as wind, sunlight,
temperature, humidity, rainfall, and topography all affect the accumulation and/or dispersion of pollutants
throughout the SCAB.

Moderate temperatures, comfortable humidity, and limited precipitation characterize the climate in the SCAB. The
average annual temperature varies little throughout the basin, averaging 75 degrees Fahrenheit (°F). However,
with a less pronounced oceanic influence, the eastern inland portions of the basin show greater variability in
annual minimum and maximum temperatures. All portions of the SCAB have recorded temperatures over 100°F
in recent years. Although the SCAB has a semiarid climate, the air near the surface is moist because of the
presence of a shallow marine layer. Except for infrequent periods when dry air is brought into the basin by
offshore winds, the ocean effect is dominant. Periods with heavy fog are frequent, and low stratus clouds,
occasionally referred to as “high fog,” are a characteristic climate feature. Annual average relative humidity is
70% at the coast and 57% in the eastern part of the basin. Precipitation in the SCAB is typically 9 to 14 inches
annually and is rarely in the form of snow or hail, due to typically warm weather. The frequency and amount of
rainfall is greater in the coastal areas of the basin.

The City of El Segundo’s (City) climate is characterized by relatively low rainfall, with warm summers and mild
winters. Average temperatures range from a high of 76°F in August to a low of 65°F in January. Precipitation
averages about 1.40 to 2.67 inches, falling mostly from November through March (WRCC 2016).2

Sunlight

The presence and intensity of sunlight are necessary prerequisites for the formation of photochemical smog.
Under the influence of the ultraviolet radiation of sunlight, certain “primary” pollutants (mainly reactive
hydrocarbons and oxides of nitrogen [NOx]3) react to form “secondary” pollutants (primarily oxidants). Since this
process is time dependent, secondary pollutants can be formed many miles downwind of the emission sources.
Southern California also has abundant sunshine, which drives the photochemical reactions that form pollutants
such as ozone (03) and a substantial portion of fine particulate matter (PM2s, particles less than 2.5 microns in
diameter). In the SCAB, high concentrations of O3 are normally recorded during the late spring, summer, and early
autumn months, when more intense sunlight drives enhanced photochemical reactions. Because of the prevailing
daytime winds and time-delayed nature of photochemical smog, oxidant concentrations are highest in the inland
areas of Southern California.

1 The discussion of meteorolog