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INITIAL STUDY

1. Project Title:

1950-1960 East Grand Avenue Project

2. Lead Agency Name/Address:

City of El Segundo
350 Main Street
El Segundo, CA 90245

3. Contact Person and Phone Number:

Paul Samaras, AlCP, Principal Planner
(310) 524-2340

4. Project Location:

The Project site is located at 1950 and 1960 East Grand Avenue, in the north-central portion
of the City of El Segundo, Los Angeles County, California. The rectangular site, which
consists of two parcels, is located on the south side of East Grand Avenue approximately
500 feet east of Pacific Coast Highway (California State Route 1) and approximately 500
feet west of Continental Boulevard, with East El Segundo Boulevard forming the southern
boundary of the block approximately 500 feet south of the site. The Project site is located
approximately 1.8 miles south of Los Angeles International Airport (LAX) and 2 miles east of
the Pacific Ocean. Regional access to the Project site is provided via Pacific Coast
Highway; Interstate 405 (San Diego Freeway), approximately 1.3 miles east of the Project
site; and Interstate 105 (Glen Anderson Freeway), approximately 0.8 miles to the north. The
site is approximately 0.3 miles and 0.4 miles west of the LA Metro C (Green) Line's
Nash/Grand station and El Segundo/Nash station, respectively.

Los Angeles County Assessor's Parcel Numbers (APN): The Project site comprises two
contiguous parcels located at 1950 and 1960 East Grand Avenue with APNs 4138-007-065
and 4138-007-066, respectively.

Lot Size: Two lots, comprising approximately 233,922 square feet (5.37 acres).

Figures: Figure 1 shows the location of the Project site in the region, and Figure 2 shows the
Project site and surrounding areas in its local context.

Site Description: The Project site is rectangular shaped and consist of two parcels (1950 and
1960 East Grand Avenue). The property is currently improved with a 12-story office building
with a height of 162 feet at 1960 East Grand Avenue, and an 11-level parking structure (with
2 subterranean levels and 9 above-grade levels) at a height of 110 feet with 819 parking
spaces, at 1950 East Grand Avenue. In addition to the parking structure, the site contains
98 surface parking spaces: 79 spaces in a parking lot on the north side of the 11-level
parking structure, 16 spaces across the frontage of both parcels adjacent to East Grand
Avenue, and 3 spaces on the east side of the 12-story office building. The remainder of the
site is improved with drive aisles, landscaped/amenity space, and a meandering walking
path.
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Figure 3 depicts the existing conditions on the Project site. Figure 4 shows the proposed new
5-story office building and new 4-level parking structure and site changes along with the
existing 12-story office building and 11-level parking structure that would remain. No
changes are proposed for the existing building and parking structure, with the exception of
minor, non-structural alterations to the existing parking structure to accommodate a
pedestrian bridge from the structure to the new building to be located at 1950 E Grand.

5. Project Applicant’s Name and Address:

Artisan Ventures LLC
3000 Olympic Boulevard, Suite 1255
Santa Monica, CA 90404

6. General Plan Designation:

Corporate Office

7. Zoning:
Corporate Office (CO)

8. Proposed Project Description:

Overview

The proposed Project includes the construction of a new 5-story commercial office building
(4-story with mezzanine) and a new 23-space surface parking lot at 1950 East Grand
Avenue, and a 4-level, 258-space parking structure at 1960 East Grand Avenue. The new
office building would be located at the front of the parcel and would replace the surface
parking spaces. The new building would be located in front of the existing 11-level parking
structure. The new 23-space parking lot would be located directly east of the existing
parking structure, at the rear of the parcel at 1950 East Grand Avenue. The proposed 4-
level parking structure would be constructed directly behind the existing 12-story, 233,799-
square-foot office building located at 1960 East Grand Avenue and would replace a
landscaped area with a few tables and benches. Refer to Figure 3 showing the location of
the existing and proposed structures. No modifications are proposed for the existing 12-story
office building at 1960 East Grand Avenue and the 11-level parking structure at 1950 East
Grand Avenue, with the exception of minor modifications fo accommodate a pedestrian
bridge connecting the third floor of the new office building to the 11-level parking structure.
The three surface parking spaces located on the eastern side of the existing office building
parallel fo the drive aisle would remain.

A new central plaza area would be developed between the new office and existing office
buildings. The plaza would include outdoor seatfing areas with trellis structures defining the
seating areas. Landscape materials would include a variety of drought-tolerant native and
climate-adapted species that would provide shade and seasonal color. The Project would
also include a Master Sign Program for the proposed site signage, which include exterior
building wall signs and two monument signs proposed along the Grand Avenue street
frontage (one sign per parcel) that are 16 feet in height. Refer to Figure 4 for the site layout
and Appendix A for the Preliminary Project Site Plan package.
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Parcel 1 (1950 East Grand Avenue)

The proposed office building would have a contemporary design constructed with arough
sawn board form of concrete and use of architectural glass (Viracon or equivalent quality
material) on all facades of the building, and accentuated with small patios and terraces.
A roof deck at the rear of the building (third floor) would have a perforated metal trellis
structure. The building would have a metal paneled standing seam roof. Building accents
include black-painted concrete sections, perforated metal panels, corrugated metal
panel roof screens, wood-look aluminum (Knotwood or equivalent quality material), and
the use of folding door systems (Nanawall or equivalent quality material). Refer to Figure 5
showing the conceptual perspective views of the proposed building.

The building would have a height of 96 feet, 5 inches, which is within the Corporate Office
(CO) zone maximum height limit of 200 feet. The building would be 105,469 gross square
feet and have 93,559 net square feet. Refer to Figures 6 and 7 showing the north, south,
east, and west exterior elevations. The CO zone allows a maximum floor area ratio (FAR) of
0.8:1, which equates to a maximum of 93,568 square feet of net floor areq; therefore, the
FAR for Parcel 1 would be 0.8:1, and within the allowable CO zone FAR.

The ground floor uses include a 1,962-square-foot ground floor lobby area, a 2,319-square-
foot gym (for tenant use only) with a 775-square-foot outdoor patio area, a 1,324-square-
foot café/deli (including kitchen and back of house area), and two tenant spaces. The
remainder of the building would be occupied with office uses. The proposed office building
would have a 34-foot setback from the frontage along Grand Avenue and 41-foot 10-inch
setback from the western property line, which would exceed the required 10-foot setback
distance.

The building design includes a private outdoor area for each tenant that is only accessible
from the tenant space. The first-floor tenants would have patio areas between 263 and 347
square feet in size, and the other floors would have terraces up to 1,315 square feet in size.
Additionally, a 4,081-square-foot rooftop terrace amenity would be accessible to the fifth-
floor tenant. The rooftop terrace would be used primarily as a passive open space area
with the flexibility to be used for occasional tenant events.

The proposed parking at 1950 East Grand Avenue would include a total of 842 parking
spaces. As mentioned, the existing parking structure contains 819 parking spaces and has
9 levels above grade with 2 subterranean levels. The 87 surface parking spaces at 1950 East
Grand Avenue would be demolished to construct the new office building. A new 23-space
surface parking lot would be added to the 1950 East Grand Avenue parcel directly east of
the existing 11-level parking structure; however, this ot is accessible through the proposed
parking structure at 1960 East Grand (discussed below). The site would also be developed
with new enhanced landscaping areas with a wide pedestrian-oriented terraced entry.

Two new small fruck loading spaces would be added on the west side of the new office

building toward the rear, screened from view of Grand Avenue, to provide the required
loading spaces for the new office building.

Parcel 2 (1960 East Grand Avenue)

The proposed development also includes the construction of a 4-level, 258-space parking
structure at 1960 East Grand Avenue, directly behind the existing 12-story, 233,799-square-
foot (gross floor area) office building. This proposed structure would have a partially open
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design constructed of painted concrete with the use of accent elements such as
perforated metal panels and black-painted stairwells. Infilled sections of the facades of the
new concrete parking structure would have a similar coloring as the concrete structure.
Refer to Figure 8 showing the conceptual perspective views of the proposed parking
structure.

The parking structure would have a height of 58.25 feet and the existing 12-story office
building is 162 feet in height, which are both within the allowable height limit (maximum
height of 200 feet) of the CO zone. There are 11 existing surface parking spaces. The eight
parking spaces located along the front of the office building will be demolished. The three
parking spaces that will remain are located on the eastern side of the office building. The
proposed parking structure would be designed with a required 10-foot setback from the
eastern and southern property boundaries.

Parcel 2 is allowed a maximum of 93,568 square feet of net floor area based upon the
current maximum FAR allowed in the CO zone. However, the existing 12-story building,
which was approved under Environmental Assessment EA-012 on July 12, 1984, was built in
1986-87 with a FAR of 1.99:1, under a different zoning district designation (“Special
Commercial (C-3) Zone”) which had a maximum FAR of 2.0:1. The City has since reduced
the FAR to 0.8:1, and the building is now legally nonconforming as to FAR. Since the
proposed new 5-level parking structure does not contribute floor area, as defined in the El
Segundo Municipal Code (ESMC §15-1-6, Definitions, and no alterations are proposed for
this structure, the Project would not expand the nonconforming status of “Floor Area [Net]”)
and the property.

QOutdoor Gathering Space and Landscaping

As mentioned, the new and existing office buildings would be complemented by a large
outdoor landscaped plaza with seatfing, associated trellis structures, and fireplaces in
several locations throughout the plaza. The plaza would have a drought-tolerant
Mediterranean plant palette with a diverse variety of species of shrubs, groundcovers,
grasses, and frees. Larger specimen trees are proposed to accentuate the central plaza
and front setback areas.

Site hardscape materials in the plaza area include enhanced paving with precast pavers
and wood decking in the outdoor seating areas. The outdoor seating areas would have
perforated metal frellis structures. The plaster walls would be made of cast-in-place
concrete. Vehicular circulation areas have been kept at the perimeter of the campus and
the fire lane has been integrated in the hardscape/landscape design for an uninterrupted
pedestrian flow within the plaza areas.

Additionally, stepped landscape planters and seating have been utilized to
accommodate grade differences along the site frontage and within the central plaza.
Seventy-four frees of varying species would be provided throughout the property with a
variety of sizes in compliance with ESMC requirements. Refer to Figure 9 showing the
landscaping and planting plan for the plaza area and overall site landscaping.

Access, Circulation, and Parking

No new curb cuts are proposed along Grand Avenue. There are two existing curb cuts on
Grand Avenue that would remain and provide driveway access to the existing 11-level
parking structure, the new 4-level parking structure, the new 23-space surface parking lot,
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and other on-site surface parking and loading spaces. One driveway is located on the west
side of the location for the new 4-story building and the other driveway is located on the
east side of the existing 12-story office building.

Both drive aisles/driveways allow two-way access. However, because there is a median
along Grand Avenue, the western driveway is limited to right turn in and right turn out
movements. The eastern driveway allows both right and left furn out movements as there is
a break in the median directly aligned with the eastern driveway.

The driveways and drive aisle also provide access for emergency vehicle purposes as it is
an existing fire lane. The existing fire lane currently is broken into two segments. One
segment connects the western driveway to the existing parking structure at the rear of the
parcel at 1950 East Grand Avenue. The other segment runs south from the eastern
driveway, parallel to the eastern side of the existing building at 1960 East Grand Avenue,
and wraps around the back of the building, connecting across the property line boundary
to the parking structure on the 1950 East Grand Avenue property. The design of the two fire
lane segments would be modified so that an additional segment connects the two
segments fogether between the office buildings and the parking structures.

The Project would provide a total of 1,103 parking spaces combined for both parcels. The
existing 12-story, 233,799-square-foot office building is required to provide 614 parking
spaces, and the proposed 4-story, 93,559-square-foot office building would be required to
provide 263 parking spaces, making a total combined requirement of 877 parking spaces.
There would be a net total of 226 parking spaces in excess of the zoning code requirements,
all of which would be provided at 1950 East Grand Avenue, where the new office building
is proposed.

Virtually all of the 614 parking spaces required for the existing office building at 1960 East
Grand Avenue (except for the existing 11 on-site parking spaces) have been provided off-
site at 1950 East Grand Avenue in the 11-level parking structure since the office building at
1960 East Grand Avenue was built in 1987. The number of off-site parking spaces needed
would be reduced as a result of the construction of the proposed new 4-level, 258-space
parking structure on the 1960 East Grand Avenue parcel. A parking covenant would be
provided for 353 off-site spaces that would still be needed (as 8 of the existing 11 on-site
parking spaces would be removed). The Project approval would include a condition to
allow reciprocal parking and ingress/egress and require an access easement across both
parcels.

Loading Space

The existing 12-story building at 1960 East Grand Avenue has one existing truck loading
space and 2 existing small fruck loading spaces. The new 5-story building at 1950 East Grand
Avenue will include two small truck loading spaces to comply with ESMC requirements for
the new 93,559-net-square-foot office building.

A minimum of 56 bicycle spaces fotal for both sites combined would be provided in
compliance with ESMC and California Green Building Standards Code (CalGreen)
requirements.
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Signs
The Project would include a Master Sign Program for the proposed site signage and exterior

building wall signs. As part of the Master Sign Program, two monument signs are proposed
along the Grand Avenue street frontage (one sign per parcel) that are 16 feet in height.

Construction and Grading Activities

The existing site is relatively flat with gentle sloping generally in a southeast direction. Modest
grade changes would be made fo the existing site so that the slope design has proper
drainage for the proposed Project, considering the potential effects of high rainfall, private
sewage systems, landscaping irrigation, and possible runoff from both on-site and adjacent
development, in compliance with the ESMC and all applicable laws.

Construction of the proposed Project is anticipated to occur in one phase over an
approximately 171/2-month period, beginning approximately 12 months following approval
of discretionary actions. The construction stages consist of approximately 4 weeks of site
preparation (removal of vegetation, hardscape, and surface parking lot); grading for 7
weeks; building construction for 60 weeks (14 months); and architectural coating for 2
weeks, which overlaps with building construction. In addition to earthwork and installation
of site improvements, construction activities would include connections to existing water,
sewer, storm drainage, natural gas, an emergency generator to power critical systems in
the new building and parking structure in the event of a power shortage, 2,500 kilovolt amps
(kva) transformer, and electrical distribution facilities located on-site. The Project would
require an estimated 9,720 cubic yards of cut and 1,600 cubic yards of fill, resulting in a net
8,120 cubic yards of export. Consistent with the City's Noise Ordinance, construction would
occur Monday through Saturday between the hours of 7:00 a.m. and 6:00 p.m.

9. Surrounding Land Uses and Setting:

The Project site is located on a large block comprising two different commercial zoning
districts (Corporate Office [CO] and the 199 North Continental Boulevard Specific Plan),
which generally include a mix of office, hotel, and restaurant uses. Specifically, the
surrounding area includes the following land uses:

North: The north side of Grand Avenue, bounded by Pacific Coast Highway to the west
and Conftinental Boulevard to the east, contains office, hotel, and restaurant
uses. Three multistory, multitenant buildings with office uses are located directly
across Grand Avenue to the north with two additional smaller buildings with
restaurant uses to the west of those buildings along the east side of Pacific Coast
Highway. The Mattel Design Center is located directly across Grand Avenue,
immediately east of the multitenant office buildings. The Doubletree by Hilton
LAX-El Segundo Hotel and the Mattel corporate headquarters are east of the
Mattel Design Center and northeast of the subject site. These land uses north of
the Project site are all zoned CO in the City's zoning code.

East: One three-story office building is located directly to the east and adjacent to
the subject property that has street frontage on both Grand Avenue and
Continental Boulevard. This office building is located in the CO zone.

South: Additional multistory office buildings are located on the same block to the east
and southeast. The property immediately south of the existing 12-story office
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West:

building at 1960 East Grand Avenue is the site of the Cambria Hotel and a 2-
story parking structure to the east of the hotel, both with access from
Continental Boulevard. A large surface parking lot serves the multistory,
multitenant office building at the northwest corner of El Segundo Boulevard and
Continental Boulevard. The Cambria Hotel is located within the 199 North
Continental Boulevard Specific Plan. All other properties on the same block are
located in the CO zone. Further south on the next block (south side of El Segundo
Boulevard) is the Raytheon corporate campus.

The Pacific Corporate Towers office development is located directly o the west
of the Project site. This development is composed of three office buildings and
two parking structures and encompasses the entire eastern side of Pacific Coast
Highway on the block bounded by Grand Avenue to the north and East El
Segundo Boulevard to the south. The Pacific Corporate Towers office
development is located in the CO zone.

10. Required Approvails:

The City of El Segundo is the lead agency for the Project and has sole discretionary land

use a

uthority over the Project proposal. To implement this Project, the following approvals

are required:

Environmental Assessment (EA 1291) for the new, approximately 93,559-net-square-
foot, 5-story (4-story with a mezzanine level), new 4-level parking structure, and new
23-space surface parking loft.

Site Plan Review (SPR 20-03) for a new commercial development that includes
structures which have a combined gross floor area of more than 50,000 square feet
(pursuant to ESMC Section 15-30-2).

Off-site parking covenant and agreement (MISC 20-01) for 353 parking spaces for the
existing 12-story office building at 1960 East Grand Avenue to be provided in the
existing 11-level, 819-space parking structure at 1950 East Grand Avenue (reduction
from existing 603 off-site parking spaces).

Reciprocal access agreement for drive aisles and fire lane.

Administrative Use Permit (AUP 20-03) to approve the Master Sign Program, which
includes two 16-foof-tall monument signs.

11. Other Public Agencies Whose Approval Is Required (e.g., permits, financing
approval, or particular agreement):

This Initial Study is infended to address all approvals necessary to construct and operate the
proposed Project. No discretionary public agency approvals are known to be required for
the Project, other than those required by the City of El Segundo.

12. Have California Native American tribes traditionally and culturally affiliated with the
project area requested consultation pursuant to Public Resources Code Section
21080.3.17? If so, has consultation begun?

One tribe has requested to be noftified of projects in the City of El Segundo, the Gabrieleno

Band

of Mission Indians — Kizh Nation. Initial consultation began on May 18, 2021. Please
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refer to the response to Checklist Item 18 for information regarding the consultation process
with the Gabrieleno Band of Mission Indians — Kizh Nafion.

13. References

The documents listed below are incorporated into this document by reference and are
available for review in the Development Services Department of the City of El Segundo,
which is located in City Hall at 350 Main Street, El Segundo, CA 90245, or as available as
shown below.
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