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LOCATION:

17236 South Hoover Street; legally described as R1-1 Lot 5 of Tract 25307 and [Q]PF-1Lot 
PT2 Part of San Pedro Rancho Tract

The proposed project involves the subdivision of approximately 122,295 square feet of vacant 
land on two separate lots into fifteen (15) lots ranging in lot area from 5,177 square feet to 12,370 
square feet (average lot size is approximately 8,126 square feet); each of the fifteen (15) lots 
will be improved with a two-story single-family dwelling with an average floor area of 
approximately 2,423 square feet and a maximum height of 24 feet. The proposed project 
includes a Zone Change from [QjPF-1 and R1-1 to (T)(Q)R1-1. A Vesting Tentative Tract for a 
maximum of 15 units was approved under VTT-73816 on September 23, 2016 and appealed on 
September 30, 2016.

PROPOSED
PROJECT:

REQUESTED
ACTIONS:

1. Consider the adoption of Mitigated Negative Declaration (ENV-2015-3749-MND) and 
Mitigation Monitoring Program (MMP) for the project pursuant to CEQA Guidelines 
Section 15074(b), and adoption of related Mitigation Monitoring Program pursuant to 
CEQA Guidelines Section 15074(d);

2. Pursuant to Los Angeles Municipal Code Section 12.32-Q, a Zone Change from [Q]PF- 
1 to (T)(Q)R1-1 for the property located at 17236 South Hoover Street.

RECOMMENDED
ACTIONS:

FIND, pursuant to CEQA Guidelines Section 15074(b), after consideration of the 
whole of the administrative record, including the Mitigated Negative Declaration, 
No. ENV- ENV-2015-3749-MND (“Mitigated Negative Declaration”), and all 
comments received, with the imposition of mitigation measures, there is no 
substantial evidence that the project will have a significant effect on the 
environment; FIND the Mitigated Negative Declaration reflects the independent 
judgment and analysis of the City; FIND the mitigation measures have been made 
enforceable conditions on the project; and ADOPT the 
Declaration and the Mitigation Monitoring Program prepared for the Mitigated 
Negative Declaration.
Approve and Recommend that the City Council Adopt the Zone Change to 
change the zone from [Q]PF-1 and R1-1 to (T)(Q)R1-1 for the property located at 
17236 South Hoover Street.
Adopt the attached Findings.

1.

Mitigated Negative

2.

3.
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PROJECT ANALYSIS

Case Continued from December 20, 2016

Background

On December 20, 2016, the project was continued because the Harbor Area Planning 
Commissioners wanted time to review additional information. During the meeting, the 
Representative testified that an updated rendering was submitted to the Harbor Gateway North 
Neighborhood Council, but was not given to Planning staff and Harbor Area Planning 
Commissioners. Since the hearing, the applicant submitted an updated rendering.

On August 27, 2015, the Applicant submitted an application proposing to develop two vacant lots 
totaling 122,295 square feet into fifteen (15) single-family homes at 17236 South Hoover Street, 
The single-family homes will be two stories, with a maximum height of 24 feet, and range in size 
from 2,221 square feet to 2,600 square feet (average floor area of approximately 2,423 square 
feet). The average lot size is approximately 8,126 square feet. There will be thirty (30) parking 
spaces (two per dwelling unit). Vehicular access to the project site would be via a private street 
connecting to Hoover Street. The site is composed of two vacant lots; one lot is zoned [Q]PF-1 
and designated for Public Facilities, Public Facilities - Freeway and the other lot is zoned R1-1, 
and designated for Low Residential land uses in the Harbor Gateway Community Plan.

The Harbor Gateway Community Plan General Plan Land Use Map Foot Note 11 states:

“The Public Facility (PF) planning land use designation is premised on the ownership and 
use of the property by a government agency. The designation of the PF Zone as a 
corresponding zone is based on the same premise. The Plan also intends that when a board 
or governing body of a government agency officially determines that a property zone PF is 
surplus, and no other public agency has indicated an intent to acquire, and the City is notified 
that the agency intends to offer the property for sale to a private purchaser, then the property 
may be rezoned to the zone(s) most consistent within 500 feet of the property boundary and 
still be considered consistent with the adopted Plan.”

The zone that is most consistent within 500 feet of the subject site is the R1-1 Zone. The applicant 
has requested a Zone Change from PF to R1 because the PF Zone does not permit the 
construction of any dwelling units. The requested Zone Change is necessary for the zone to be 
changed to (T)(Q)R1 -1.

On July 13, 2016, the Deputy Advisory Agency and Hearing Officer conducted a joint-public 
hearing to receive public comment on the proposed project regarding the Vesting Tentative Tract 
Map and Zone Change. During the public hearing, the applicant requested for a continuance of 
the public hearing for the Vesting Tentative Tract Map, which was granted and the Hearing Officer 
conducted a hearing regarding the Zone Change. On September 22, 2016, the Deputy Advisory 
Agency conducted a public hearing regarding the Vesting Tentative Tract Map. On September 
23, 2016, the Deputy Advisory Agency approved Vesting Tentative Tract Map 73816 and adopted 
the Mitigated Negative Declaration (ENV-2015-3749-MND) and the Mitigation Monitoring 
Program for the project. However, the decision was appealed on September 30, 2016. The 
approvals of the MND, MMP, and the Vesting Tentative Tract Map are contingent upon the 
approval of the Zone Change.



A-2APCH-2015-3175-ZC

Project Setting

The project site consists of two relatively flat, separate lots totaling 122,295 square feet of lot 
area, which are currently vacant. An existing 22-foot-wide easement, which currently runs north 
to south across the subject site, is reserved for the State of California Department of 
Transportation. The project site is composed of one lot zoned [Q]PF-1 with land use designations 
of Public Facilities and Public Facilities - Freeway (formerly owned by the State of California 
Department of Transportation), and one lot zoned R1-1 with a land use designation of Low 
Residential, within the Harbor Gateway Community Plan Area and South Los Angeles Alcohol 
Sales Specific Plan Area. The site is within the boundaries of the Baseline Mansionization 
Ordinance, Freeway Adjacent Advisory Notice for Sensitive Uses, and Transit Priority Area (TPA). 
The State of California defines a TPA as an area within one-half mile of a major transit stop, or a 
rail station, in this case the Harbor Gateway Transit Center. The property is located within 2.2 
kilometers of the Newport-lnglewood Fault Zone.

Surrounding Uses

The project site is located approximately 100 feet west of the Harbor Freeway and 150 feet north 
of the Gardena Freeway. An existing freeway off-ramp is located along the eastern boundary of 
the project site. The Harbor Freeway Bus Transit Viaduct is located approximately 60 feet above 
the project site, descends in a southwesterly direction, and serves as the southern and eastern 
boundaries of the project site. The surrounding properties to the north and west are composed of 
single-family residences on relatively similar sized lots zoned R1-1. Hoover Street is a Local 
Street with a right-of-way width of 60 feet and a roadway width of 36 feet.

Previous Cases

VTT-73816 - On September 23, 2016, the Advisory Agency approved Vesting Tentative Tract 
No. 73816 for a maximum of 15 units at 17236 South Hoover Street. Conditions of approval were 
provided by city agencies including requiring a minimum 40-foot wide private street easement 
starting at the intersection of Hoover Street extending southeasterly and a minimum 36-foot wide 
private street easement along the northwesterly tract boundary.

Council File 12-1739 - On December 11, 2012, The Planning and Land Use Management 
Committee (PLUM) disapproved: 1. a General Plan Amendment to the Harbor Gateway 
Community Plan from the Public Facilities Land Use Designation to the Low Residential Density 
Land Use, 2. a Zone Change from [Q]PF-1 (Public Facilities Zone) and R1-1 (Single Family 
Residential Zone) to RD6-1 (Restricted Density Multiple Dwelling Zone), 3. a Zone Change from 
[Q]PF-1 (Public Facilities Zone) and R1-1 (Single Family Residential Zone) to the [T][Q]R1-1 
(Single Family Residential Zone); and did not adopt the Mitigated Negative Declaration for the 
development of 24 two-story single family residences at 17236 Hoover Street. The City Council 
adopted PLUM’S recommendations on January 8, 2013.

CPC-2009-3580-GPA-ZC - On June 14, 2012, the City Planning Commission disapproved the 
requested Zone Change from [Q]PF-1 (Public Facilities Zone) and R-1 (Single Family Residential 
Zone) to RD6-1 (Restricted Density Multiple Dwelling Zone). The City Planning Commission 
approved a Zone Change from [Q]PF-1 (Public Facilities Zone) and R1-1 (Single Family 
Residential Zone) to [T][Q]R1-1 (Single Family Residential Zone) and approved a General Plan 
Amendment to the Harbor Gateway Community Plan from Public Facilities Land Use to Low 
Residential Density Land Use at 17236 South Hoover Street.

Ordinance 170,793 - On January 21, 1996, Ordinance No. 170,793 became effective, in 
conjunction with Case No. CPC-1994-0215-CPU changing the zones and zone boundaries.
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Requested Entitlements

Zone Change

The site is composed of one lot zoned [Q]PF-1 and one lot zoned R1 -1. Pursuant to LAMC Section 
12.32, the project requests a Zone Change from [Q]PF-1 to (T)(Q)R1-1. This zone change 
corresponds to Low Residential land use designation for 17236 Hoover Street.

Mitigated Negative Declaration

Pursuant to Section 21082.1(c)(3) of the California Public Resources Code, a Mitigated Negative 
Declaration No. ENV-2015-3749-MND and Mitigation Monitoring Program (MMP) for the above 
referenced project were prepared. The MND was circulated for public review on May 26, 2016. 
The comment period ended on June 15, 2016. The MND found that the proposed project would 
result in potential impacts to Aesthetics (landscape plan), Aesthetics (surface parking), Aesthetics 
(light), Aesthetics (glare), Habitat Modification (nesting native birds), Tree Removal (non
protected trees), Reduction in Global Cumulative Impact, Green House Gas Emissions, 
Construction Waste Disposal, Land Use/Planning, Increased Noise Levels (demolition, grading, 
and construction activities), Severe Noise Levels (residential fronting on major or secondary 
highway, or adjacent to a freeway), Increased Noise Levels (residential within 500 feet of 
freeway), Public Services (fire), Public Services (police-demolition/construction sites), Public 
Services (police), Safety Hazards, Inadequate Emergency Access, and Cumulative Impacts. The 
potential environmental impacts can be mitigated to a less than significant level with standard 
mitigation measures and through compliance with regulatory control measures. Although the 
Deputy Advisory Agency approved ENV-2015-3749-MND, the Mitigation Monitoring Program, 
and VTT No. 73816 on September 23, 2016, the decision was appealed on September 30, 2016.

Issues

Easement

Members of the public were concerned about the accessibility of the 22-foot wide easement for 
the California Department of Transportation. As conditioned by the Bureau of Engineering, the 
proposed subdivision and private street within the existing Caltrans easement shall be reviewed 
and approved by Caltrans prior to recordation of the final map.

Noise and Air Quality

Planning staff received multiple comments about noise and air quality concerns due to the 
project’s close proximity to the Harbor and Gardena Freeways. An Air Quality Impact Analysis 
was prepared for potential air quality impacts. For residents living at the proposed project, the 
study recommended installation of high efficiency filters to reduce the potential impacts to a level 
that is less than significant. The Mitigated Negative Declaration reviewed potential environmental 
impacts under ENV-2015-3749-MND. In regard to noise from the freeway, mitigation measures 
were implemented to provide adequate buffering between the freeway and project. Mitigation 
measures were also applied to address air pollution from the freeway.

Neighborhood Character

The surrounding properties to the north and west are composed of one to two stories California 
Ranch style single-family residences with attached two-car garages in the R1-1 Zone. The 
proposed project is architecturally consistent with the surrounding area by offering two-story 
California Ranch style, single-family residences with attached two-car garages.
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Conclusion

The Zone Change will ensure consistency with the Low Residential land use designation in the 
surrounding area and the policies of the Harbor Gateway Community Plan. The proposed 
changes implement the land use policies of the General Plan Framework Element, Mobility 
Element, and Housing Element, while providing development for single family residences. The 
Director of Planning recommends that the Area Planning Commission approve the Zone Change 
requested herein. As discussed in further detail in the Findings section, these requested changes 
are in conformance with both General Plan and Harbor Gateway Community Plan policies and 
consistent with public necessity, convenience, general welfare and good zoning practice.
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(Q) QUALIFIED CONDITIONS OF APPROVAL

Pursuant to Section 12.32 G of the Municipal Code, the following limitations are hereby imposed 
upon the use of the subject property, subject to the “Q” Qualified classification. Upon the 
recordation of a final tract map, pursuant to VTT-73816 involving the final map of the project site, 
all conditions enumerated below shall apply to the entirety of the project. All conditions shall be 
in addition to conditions of approval pursuant to VTT-73816.

1. Environmental Conditions

Aesthetics
MM-1 All landscaped areas shall be maintained in accordance with a landscape plan, 

including an automatic irrigation plan, prepared by a licensed landscape 
architect in accordance with LAMC Sections 12.40 and 12.41. The final 
landscape plan shall be reviewed and approved by the City of Los Angeles 
Department of City Planning during the building permit process.

MM-2 A minimum of one 24-inch box tree (minimum trunk diameter of 2 inches and a 
height of 8 feet at the time of planting) shall be planted for every four new 
surface parking spaces.

MM-3 The trees shall be dispersed within the parking area so as to shade the surface 
parking area and shall be protected by a minimum 6-inch high curb, and 
landscape. An automatic irrigation plan shall be approved by the Department 
of City Planning.

MM-4 Palm trees shall not be considered in meeting this requirement.

MM-5 The genus or genera of the tree(s) shall provide a minimum crown of 30'- 50'. 
Please refer to City of Los Angeles Landscape Ordinance (Ord. No. 170,978), 
Guidelines K - Vehicular Use Areas.

MM-6 Outdoor lighting shall be designed and installed with shielding, such that the 
light source cannot be seen from adjacent residential properties, the public 
right-of-way, nor from above.

MM-7 The exterior of the proposed structure shall be constructed of materials such 
as, but not limited to, high-performance and/or non-reflective tinted glass (no 
mirror-like tints or films) and pre-cast concrete or fabricated wall surfaces to 
minimize glare and reflected heat.

Biology
MM-8 The project will result in the removal of vegetation and disturbances to the 

ground and therefore may result in take of nesting native bird species. 
Migratory nongame native bird species are protected by international treaty 
under the Federal Migratory Bird Treaty Act (MBTA) of 1918 (50 C.F.R Section 
10.13). Sections 3503, 3503.5 and 3513 of the California Fish and Game Code 
prohibit take of all birds and their active nests including raptors and other 
migratory nongame birds (as listed under the Federal MBTA).

MM-9 Proposed project activities (including disturbances to native and non-native 
vegetation, structures and substrates) should take place outside of the
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breeding bird season which generally runs from March 1- August 31 (as early 
as February 1 for raptors) to avoid take (including disturbances which would 
cause abandonment of active nests containing eggs and/or young). Take 
means to hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, 
capture of kill (Fish and Game Code Section 86).

MM-10 If project activities cannot feasibly avoid the breeding bird season, beginning 
thirty days prior to the disturbance of suitable nesting habitat, the applicant 
shall:

Arrange for weekly bird surveys to detect any protected native birds in the 
habitat to be removed and any other such habitat within properties adjacent 
to the project site, as access to adjacent areas allows. The surveys shall 
be conducted by a qualified biologist with experience in conducting 
breeding bird surveys. The surveys shall continue on a weekly basis with 
the last survey being conducted no more than 3 days prior to the initiation 
of clearance/construction work.
If a protected native bird is found, the applicant shall delay all 
clearance/construction disturbance activities within 300 feet of suitable 
nesting habitat for the observed protected bird species until August 31. 
Alternatively, the Qualified Biologist could continue the surveys in order to 
locate any nests. If an active nest is located, clearing and construction 
within 300 feet of the nest or as determined by a qualified biological 
monitor, shall be postponed until the nest is vacated and juveniles have 
fledged and when there is no evidence of a second attempt at nesting. The 
buffer zone from the nest shall be established in the field with flagging and 
stakes. Construction personnel shall be instructed on the sensitivity of the 
area.

a.

b.

c.

MM-11 The applicant shall record the results of the recommended protective measures 
described above to document compliance with applicable State and Federal 
laws pertaining to the protection of native birds. Such record shall be submitted 
and received into the case file for the associated discretionary action permitting 
the project.

MM-12 Prior to the issuance of any permit, a plot plan shall be prepared indicating the 
location, size, type, and general condition of all existing trees on the site and 
within the adjacent public right(s)-of-way.

MM-13 All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if 
multi-trunked, as measured 54 inches above the ground) non-protected trees 
on the site proposed for removal shall be replaced at a 1:1 ratio with a minimum 
24-inch box tree. Net, new trees, located within the parkway of the adjacent 
public right(s)-of-way, may be counted toward replacement tree requirements.

Construction of new residential buildings shall meet California Title 24 energy 
efficient requirements. All new appliances and equipment shall meet Energy 
Star certification. The Project shall participate in green waste collection and 
recycling programs for landscape maintenance. Landscaping shall use low 
water requirements and composed of fast-growing plant material. Trees and 
vegetation shall be planted to shade buildings and surface parking areas, to 
reduce heating/cooling demand, and to sequester carbon.

MM-14
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Low- and non-VOC containing paints, sealants, adhesives, solvents, asphalt 
primer, and architectural coatings (where used), or pre-fabricated architectural 
panels shall be used in the construction of the Project to reduce VOC emissions 
to the maximum extent practicable.

MM-15

Any new construction shall include 20 percent of parking spaces set aside for 
EV ready parking.

MM-16

Hazards and Hazardous Materials
All construction waste shall be disposed of in accordance with manufacturer’s 
specifications, as well as applicable federal, State and local health and safety 
regulations. Appropriately-labeled recycling bins shall be used to recycle 
construction materials including, but not limited to: solvents, water-based 
paints, vehicle fluids, broken asphalt and concrete, wood and vegetation. Non- 
recyclable materials/waste must be taken to an appropriate landfill. Toxic 
wastes shall be discarded at a licensed, regulated disposal site. Leaks, drips 
and spills shall be immediately cleaned up to prevent contaminated soil on 
paved surfaces that can be washed away into the storm drains. Pavement at 
material spills shall not be hosed down. Dry cleanup methods shall be used' 
whenever possible. Dumpsters shall be covered and maintained. Uncovered 
dumpsters shall be placed under a roof or shall be covered with tarps or plastic 
sheeting. Gravel approaches where truck traffic is frequent shall be used to 
reduce soil compaction and limit the tracking of sediment into streets. All 
vehicle/equipment maintenance, repair, and washing shall be conducted away 
from storm drains. All major repairs shall be conducted off-site. Drip pans or 
drop cloths shall be used to catch drips and spills.

MM-17

Land Use
MM-18 An air filtration system shall be installed and maintained with filters meeting or 

exceeding the ASHRAE Standard 52.2 Minimum Efficiency Reporting Value 
(MERV) of 13, to the satisfaction of the Department of Building and Safety. 
Replacement filters shall be made available through the homeowner 
association (HOA).

A buffer zone measuring a minimum width of 50 feet and a minimum length of 
300 feet shall be maintained between the project site and the Harbor Freeway 
bus transit viaduct as shown on the Plot Plan in Exhibit A of Case No. APCH- 
2015-3175-ZC. The buffer shall be landscaped with trees, shrubs, and 
groundcover to act as a filter from freeway dust and noise.

MM-19

MM-20 The Project shall restrict operable windows, window openings and exhaust 
vents on any freeway-facing building facades.

Noise
MM-21 Construction and demolition shall be restricted to the hours of 7:00 a.m. to 6:00 

p.m. Monday through Friday, and 8:00 am to 6:00 pm on Saturday.

MM-22 Demolition and construction activities shall be scheduled so as to avoid 
operating several pieces of equipment simultaneously, which causes high noise 
levels.

MM-23 The project contractor shall use power construction equipment with state-of- 
the-art noise shielding and muffling devices.
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A temporary noise control barrier shall be installed on the property line of the 
construction site abutting residential uses. The noise control barrier shall be 
engineered to reduce construction-related noise levels at the adjacent 
residential structures with a goal of a reduction of 10dBA. The supporting 
structure shall be engineered and erected according to applicable codes. The 
temporary barrier shall remain in place until all windows have been installed 
and all activities on the project site are complete.

MM-24

All exterior windows having a line of sight of a Major or Secondary Highway 
shall be constructed with double-pane glass and use exterior wall construction 
which provides a Sound Transmission Coefficient (STC) value of 50, as 
determined in accordance with ASTM E90 and ASTM E413, or any amendment 
thereto.

MM-25

MM-26 The applicant, as an alternative, may retain an acoustical engineer to submit 
evidence, along with the application for a building permit, any alternative means 
of sound insulation sufficient to mitigate interior noise levels below a CNEL of 
45 dBA in any habitable room.

Ventilation openings in exterior walls or within roofs/ceilings shall require 
approved acoustical baffles.

MM-27

All freeway-facing windows and glass doors shall be glazed with STC 32 
glazing to minimize noise emanating from trucks on the freeways and the off
ramp. The glazing supplier shall submit test reports documenting the minimum 
STC rating for the complete glazing assembly. The test report shall be 
conducted in an independent, accredited testing laboratory in accordance with 
ASTM E90.

MM-28

A minimum 6-foot tall masonry block shall be located along all property lines as 
shown on the Plot Plan in Exhibit A of Case No. APCH-2015-3175-ZC. The 
masonry block wall shall act as a sound barrier to reduce ambient air impacts 
from the adjacent freeways.

MM-29

Wall and roof-ceiling assemblies making up the building envelope shall have 
an STC of at least 50, and exterior windows shall have a minimum STC of 30, 
as determined in accordance with ASTM E90 and ASTM E413, or any 
amendment thereto.

MM-30

Public Services
MM-31 The following recommendations of the Fire Department relative to fire safety 

shall be incorporated into the building plans, which includes the submittal of a 
plot plan for approval by the Fire Department either prior to the recordation of 
a final map or the approval of a building permit. The plot plan shall include the 
following minimum design features: fire lanes, where required, shall be a 
minimum of 20 feet in width; all structures must be within 300 feet of an 
approved fire hydrant, and entrances to any dwelling unit or guest room shall 
not be more than 150 feet in distance in horizontal travel from the edge of the 
roadway of an improved street or approved fire lane.

Temporary construction fencing shall be placed along the periphery of the 
active construction areas to screen as much of the construction activity from

MM-32
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view at the local street level and to keep unpermitted persons from entering the 
construction area.

MM-33 The plans shall incorporate the design guidelines relative to security, semi
public and private spaces, which may include but not be limited to access 
control to building, secured parking facilities, walls/fences with key systems, 
well-illuminated public and semi-public space designed with a minimum of dead 
space to eliminate areas of concealment, location of toilet facilities or building 
entrances in high-foot traffic areas, and provision of security guard patrol 
throughout the project site if needed. Please refer to "Design Out Crime 
Guidelines: Crime Prevention Through Environmental Design", published by 
the Los Angeles Police Department. Contact the Community Relations 
Division, located at 100 W. 1st Street, #250, Los Angeles, CA 90012; (213) 486
6000. These measures shall be approved by the Police Department prior to 
the issuance of building permits.

Transportation and Traffic
MM-34 The developer shall install appropriate traffic signs around the site to ensure 

pedestrian, bicycles, and vehicle safety.

MM-35 The applicant shall submit a parking and driveway plan that incorporates design 
features that reduce accidents, to the Bureau of Engineering and the Department 
of Transportation for approval.

MM-36 The applicant shall submit a parking and driveway plan to the Bureau of 
Engineering and the Department of Transportation for approval that provides 
code-required emergency access.
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CONDITIONS FOR EFFECTUATING (T) 
TENTATIVE CLASSIFICATION REMOVAL

Pursuant to Section 12.32 G of the Municipal Code, the (T) Tentative Classification shall be 
removed by the recordation of a final tract map (VTT-73816). Vesting Tract Map VTT-73816 has 
been filed over this site. All of Bureau of Engineering’s requirements in and adjacent to this site 
will be addressed under said Vesting Tract Map. Therefore, I recommend that recordation of the 
final map of VTT-73816 or the requirement of providing the necessary dedications of public 
improvements be made as a condition of this Zone Change approval.

1. Dedication(s) and Improvement(s). Prior to the issuance of any building permits, public 
improvements and dedications for streets and other rights of way adjoining the subject 
property shall be guaranteed to the satisfaction of the Bureau of Engineering, Department 
of Transportation, Fire Department (and other responsible City, regional and federal 
government agencies, as may be necessary), the following:
a. Responsibilities/Guarantees.

1) As part of early consultation, plan review, and/or project permit review, the 
applicant/developer shall contact the responsible agencies to ensure that any 
necessary dedications and improvements are specifically acknowledged by the 
applicant/developer.

2) Prior to issuance of sign-offs for final site plan approval and/or project permits by 
the Department of City Planning, the applicant/developer shall provide written 
verification to the Department of City Planning from the responsible agency 
acknowledging the agency's consultation with the applicant/developer. The 
required dedications and improvements may necessitate redesign of the project. 
Any changes to the project design required by a public agency shall be 
documented in writing and submitted for review by the Planning Department.

3) Notice: Prior to issuance of a clearance letter by the Bureau of Engineering, all 
engineering fees pertaining to Ordinance No. 184,054 adopted by the City Council, 
must be paid in full at the Department Services Division office.

2. Sewers. Construction of necessary sewer facilities shall be provided to the satisfaction of 
the Bureau of Engineering. All Sewerage Facilities Charges and Bonded Sewer Fees are 
to be paid prior to obtaining a building permit.

3. Drainage. Construction of necessary drainage facilities to the satisfaction of the Bureau 
of Engineering.

4. Driveway/Parking Area Plan. Preparation of a parking area and driveway plan to the 
satisfaction of the Bureau of Engineering and the Department of Transportation.

5. Fire. Incorporate into the building plans the recommendations of the Fire Department 
relative to fire safety, which includes the submittal of a plot plan for approval by the Fire 
Department prior to the approval of a building permit.

6. Police Department. Preparation of a plot plan in conformance with the Design Out Crime 
Guideline Booklet and guidelines defined in the Crime Prevention Through Environmental 
Design (CPTED) handbook to mitigate impacts on police services. Police 
recommendations may include but are not limited to secured parking, security fencing, 
security lighting, information signs, building design and landscaping to reduce places of 
potential concealment. The plans shall be to the satisfaction of LAPD Crime Prevention 
Section Personnel.

7. Recreation and Parks Dedication. Per Section 12.33 of the Los Angeles Municipal 
Code, the applicant shall dedicate land for park or recreational purposes or pay the 
applicable Quimby fees for the construction of condominiums, or Recreation and Park fees 
for construction of apartment buildings.
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8. Street Lighting. Street lighting facilities shall be provided to the satisfaction of the Bureau 
of Street Lighting.

9. Street Trees. All trees in the public right-of-way shall be fjrovided per the Street Tree 
Division standards.

10. Notice: Certificates of Occupancy for the subject property will not be issued by the City 
until the construction of all the public improvements (streets, sewers, storm drains, etc.), 
as required herein, are completed to the satisfaction.
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CONDITIONS OF APPROVAL

Administrative Conditions

Final Plans. Prior to the issuance of any building permits for the project by the Department of 
Building and Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building and Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a building 
permit by the Department of Building and Safety shall be stamped by Department of City 
Planning staff “Final Plans”. A copy of the Final Plans, supplied by the applicant, shall be 
retained in the subject case file.

1.

2. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 
purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or notations 
required herein.

Approval, Verification and Submittals. Copies of any approvals, guarantees or verification 
of consultations, review of approval, plans, etc., as may be required by the subject conditions, 
shall be provided to the Department of City Planning prior to clearance of any building permits, 
for placement in the subject file.

3.

Code Compliance. Use, area, height, and yard regulations of the zone classification of the 
subject property shall be complied with, except where granted conditions differ herein.

4.

Department of Building and Safety. The granting of this determination by the Director of 
Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to 
plans made subsequent to this determination by a Department of Building and Safety Plan 
Check Engineer that affect any part of the exterior design or appearance of the project as 
approved by the Director,- and which are deemed necessary by the Department of Building 
and Safety for Building Code compliance, shall require a referral of the revised plans back to 
the Department of City Planning for additional review and sign-off prior to the issuance of any 
permit in connection with those plans.

5.

Conditions Compliance. Compliance with these conditions and the intent of these conditions 
shall be to the satisfaction of the Department of City Planning.

6.

7. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.

Applicant shall do all of the following:

(i) Defend, indemnify and hold harmless the City from any and all actions against the City 
relating to or arising out of, in whole or in part, the City’s processing and approval of this 
entitlement, including but not limited to, an action to attack, challenge, set aside, void, 
or otherwise modify or annul the approval of the entitlement, the environmental review 
of the entitlement, or the approval of subsequent permit decisions, or to claim personal 
property damage, including from inverse condemnation or any other constitutional claim. 
Reimburse the City for any and all costs incurred in defense of an action related to or 
arising out of, in whole or in part, the City’s processing and approval of the entitlement, 
including but not limited to payment of all court costs and attorney’s fees, costs of any

(ii)
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judgments or awards against the City (including an award of attorney’s fees), damages, 
and/or settlement costs.
Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice of 
the City tendering defense to the Applicant and requesting a deposit. The initial deposit 
shall be in an amount set by the City Attorney’s Office, in its sole discretion, based on 
the nature and scope of action, but in no event shall the initial deposit be less than 
$25,000. The City’s failure to notice or collect the deposit does not relieve the Applicant 
from responsibility to reimburse the City pursuant to the requirement in paragraph (ii). 
Submit supplemental deposits upon notice by the City. Supplemental deposits may be 
required in an increased amount from the initial deposit if found necessary by the City 
to protect the City’s interests. The City’s failure to notice or collect the deposit does not 
relieve the Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (ii).
If the City determines it necessary to protect the City’s interest, execute an indemnity 
and reimbursement agreement with the City under terms consistent with the 
requirements of this condition.

("■)

(iv)

(v)

The City shall notify the Applicant within a reasonable period of time of its receipt of any 
action and the City shall cooperate in the defense. If the City fails to notify the Applicant 
of any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
cooperate in the defense, the Applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office 
or outside counsel. At its sole discretion, the City may participate at its own expense in 
the defense of any action, but such participation shall not relieve the Applicant of any 
obligation imposed by this condition. In the event the Applicant fails to comply with this 
condition, in whole or in part, the City may withdraw its defense of the action, void its 
approval of the entitlement, or take any other action. The City retains the 
right to make all decisions with respect to its representations in any legal proceeding, 
including its inherent right to abandon or settle litigation.

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes 
actions, as defined herein, alleging failure to comply with any federal, state or local
law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the Applicant otherwise created by this condition.
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FINDINGS

A. General Plan/Charter Findings

City Charter Section 556 requires that when approving a zone change, the Planning Commission 
and the Council shall make findings showing that the action is in substantial conformance with 
the purposes, intent and provisions of the General Plan.

The General Plan defines the foundation for all land use decisions. The City of Los Angeles’ 
General Plan consists of the Framework Element, seven required Elements that are mandated 
by State law including Land Use, Mobility, Housing, Conservation, Noise, Safety, and Open 
Space, and optional Elements including Air Quality, Health, and Service Systems. Thirty-five 
individual community plans comprise the Land Use Element for the City of Los Angeles. This 
section provides relevant goals, objectives, policies, and programs that are established in the 
General Plan, which form the basis of the Staff’s recommendation that the project meets the 
finding requirements in Charter Section 556 and is in substantial conformance with the purposes, 
intent and provisions of the General Plan.

1. General Plan Land Use Designation

The subject site is located within the area covered by the Harbor Gateway Community Plan 
updated and adopted by the City Council on December 6, 1995. The Plan map designates the 
subject property as Public Facilities, Public Facilities - Freeway and Low Residential land uses 
with a zoning of [Q]PF-1 and R1-1.

2. General Plan Text

General Plan Framework Element

The Citywide General Plan Framework is a guide for communities to implement growth and 
development policies by providing a comprehensive long-range view of the City as a whole. The 
General Plan Framework establishes categories of land use, including Single-Family and 
Multifamily Residential that are broadly described by ranges of intensity/density, heights, and lists 
of typical uses. The definitions reflect a range of land use possibilities found in the City’s already 
diverse urban, suburban, and rural land use patterns.

The Citywide General Plan Framework defines policies related to growth and includes policies for 
land use, housing, urban form/neighborhood design, open space/conservation, economic 
development, transportation, and infrastructure/public services. The proposed project would be in 
conformance with several goals of the General Plan Framework as described below.

Objective 4.3 Conserve scale and character of residential neighborhoods

The project is within the Harbor Gateway Community Plan area, which designates the site for 
Public Facilities, Public Facilities - Freeway and Low Residential land uses, with corresponding 
zones [Q]PF-1 and R1-1. The recommended Zone Change from [QjPF-1 to (T)(Q)R1-1 
corresponds with an existing land use designation of Single Family Residential. Typically, R1-1 
zoned property would be allowed a minimum lot area of 5,000 square feet. Lot sizes would range 
from 5,177 to 12,370 square feet, which is in compliance with the LAMC minimum lot area. 
Therefore, the proposed project will maintain the existing Low Residential land use of the 
neighborhood. As measured from the edge of the private street, each lot would meet the minimum 
legal lot frontage of 20 feet.
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Two parking spaces per lot would be provided for a total of 30 parking spaces, resulting in meeting 
the minimum parking requirements. Each lot would be accessed through a 36-foot wide private 
street easement and a 40-foot wide private street easement off of Hoover Street.

Harbor Gateway Community Plan

The Harbor Gateway Community Plan encourages development of single-family dwelling units, 
stating: “The Plan proposes that the predominant low-density residential character of the Harbor 
Gateway Community be preserved and that single-family residential neighborhoods be protected 
from encroachment by other types of use.” The proposed project is consistent with the Harbor 
Gateway Community Plan by offering two-story single-family residences.

The Harbor Gateway Community Plan identifies areas in the Community Plan appropriate for Low 
Residential densities. According to the Community Plan, “Low Medium Density (9 to 18 dwelling 
units per net acre) housing is proposed for appropriately located older single-family areas in order 
to provide new housing with many of the amenities of single-family living.” In this case, the 
applicant is proposing 5 units per acre. The proposed project and proposed Zone Change are 
also consistent with the surrounding land use development pattern. Adjacent properties to the 
north and west are composed of established single-family residences, ranging in one to two 
stories built in the 1950s and 1960s. There are also many public services and commercial 
amenities located nearby the site, as well as employment opportunities. The proposed project 
further promotes another General Plan policy, in that the project will help to reduce vehicle trips, 
traffic congestion, and air pollution due to the close proximity of the Los Angeles Metropolitan 
Harbor Gateway Transit Center.

B. Zone Change Findings

LAMC Section 12.32C.2. provides that after holding a public hearing, the Planning Commission 
shall make a report and recommendation to the Council regarding whether the adoption of the 
proposed ordinance will be in conformity with the public necessity, convenience, general welfare 
and good zoning practice. Based on the following, staff recommends the Area Planning 
Commission may recommend that Council may adopt findings that the proposed zone change is 
consistent with public necessity, convenience, general welfare and good zoning practice.

Public Necessity

The site consists of two separate lots comprising of 122,295 square feet of lot area that are 
currently vacant. The project site is composed of one lot zoned [Q]PF-1 and one lot zoned R1-1 
within the Harbor Gateway Community Plan Area. The applicant is seeking a zone change from 
[Q]PF-1 to (T)(Q)R1-1 in conjunction with the construction of fifteen (15) single-family dwelling 
units with a maximum building height of 24 feet, and that range in size from 2,221 square feet to 
2,600 square feet (average floor area of approximately 2,423 square feet). The proposed project 
will provide much needed new home ownership opportunities in the Harbor Gateway Community.

Convenience

The Harbor Gateway Community Plan explains that one of the issues is: “The need to preserve 
and rehabilitate single family housing in established neighborhoods.” Changing the existing zones 
to (T)(Q)R1 -1 will allow for the development of single-family homes that complement the adjoining 
residential development. An increase in the number of dwelling units in this residential area will 
encourage the economic viability of the adjacent Vermont Avenue corridor. The Pubic 
Convenience is also served by locating residential opportunities in a Transit Priority Area, within
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one-half mile of the Harbor Gateway Transit Center. The proposed project is within 15 miles from 
the Ports of Los Angeles and Long Beach, major employment centers.

General Welfare

The development of single-family residences is proper at the subject location, since the 
surrounding area is improved with single-family dwelling units. In addition to preserving the 
character of the surrounding residential neighborhood, the proposed project will maintain 
appropriate spatial separations between dwelling units. The project’s careful consideration of the 
placement of landscaping to buffer the noise from the Harbor and Gardena Freeways, the varying 
placement of buildings, and defined paths of travel to individual entries will be in substantial 
conformance with general welfare.

Good Zoning Practice

The Zone Change of the property from [Q]PF-1 and R1-1 to (T)(Q)R1-1 will allow the project to 
be compatible with the massing of other currently R1-1 zoned properties on Hoover Street. Many 
of the R1-1 zoned properties on Hoover have a maximum building height of approximately 24 
feet. It would permit a development that is consistent with the General Plan Land Use, meets the 
objectives of the existing Community Plan, and is consistent with the residential densities of the 
surrounding lots with R1-1 zoning.

As stated previously, the Harbor Gateway Community Plan General Plan Land Use Map Footnote 
11 states:

“The Public Facility (PF) planning land use designation is premised on the ownership and 
use of the property by a government agency. The designation of the PF Zone as a 
corresponding zone is based on the same premise. The Plan also intends that when a board 
or governing body of a government agency officially determines that a property zone PF is 
surplus, and no other public agency has indicated an intent to acquire, and the City is notified 
that the agency intends to offer the property for sale to a private purchaser, then the property 
may be rezoned to the zone(s) most consistent within 500 feet of the property boundary and 
still be considered consistent with the adopted Plan.”

The zone that is most consistent within 500 feet of the subject site is the R1-1 Zone. The action, 
as recommended, has been made contingent upon compliance with the “T” and “Q” conditions 
imposed herein.

C. CEQA Findings

A Mitigated Negative Declaration (ENV-2015-3749-MND) was issued on May 26, 2016. The MND 
was published for a period of 20 days. The MND includes mitigation measures that address the 
impacts of the project on Aesthetics, Habitat Modification, Tree Removal, Reduction in Global 
Cumulative Impact, Green House Gas Emissions, Construction Waste Disposal, Land 
Use/Planning, Increased Noise Levels, Severe Noise Levels, Increased Noise Levels, Public 
Services, Safety Hazards, Inadequate Emergency Access, and Cumulative Impacts. Under Case 
No. VTT-73816, the Deputy Advisory Agency approved ENV-2015-3749-MND and the associated 
Mitigation Monitoring Program on September 23, 2016.

On the basis of the whole of the record before the lead agency including any comments received, 
the lead agency finds that, with imposition of the mitigation measures described in the MND, there 
is no substantial evidence that the proposed project will have a significant effect on the 
environment. The attached Mitigated Negative Declaration reflects the lead agency’s independent 
judgment and analysis. The records upon which this decision is based are with the Environmental
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Review Section of the Planning Department in Room 750, 200 North Spring Street, Los Angeles, 
CA 90012.
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PUBLIC HEARING AND COMMUNICATIONS

July 13, 2016 Public Hearing

Summary of Public Hearing Testimony and Communications

On July 13, 2016, the Deputy Advisory Agency and Hearing Officer conducted a joint-public 
hearing to receive public comment on the proposed project regarding the Vesting Tentative Tract 
Map and Zone Change. During the public hearing, the applicant requested and was granted a 
continuance of the Vesting Tentative Tract Map hearing. The Hearing Officer conducted the Zone 
Change hearing. The hearing was held at Los Angeles City Hall, 200 North Spring Street, 10th 
Floor, Room 1020, Los Angeles, CA 90012 at 10:00 a.m., and attended by members of the 
community, concerned parties, and the applicant’s representative.

Applicant’s Representative presentation. The applicant’s representative briefly described the 
proposed project and stated that the layout will be revised based on feedback from Bureau of 
Engineering and California Department of Transportation.

Attendees. Approximately 7 people attended the July 13, 2016 public hearing.

Speakers. Three people provided formal public testimony: one speaker was in support of the 
proposed project and two opposed. One of the neighbors read a submitted letter to Planning Staff 
reiterating that a similar 2009 project on the site was denied by the Advisory Agency, the City 
Planning Commission and City Council. Furthermore, the speaker explained that the easement 
on the project site would prohibit development of two proposed lots. The Harbor-Gateway North 
Neighborhood Council representative was concerned with the easement, noise, and air pollution.

Communication Received

The Department of City Planning received four letters in regards to the proposed project. There 
were three letters in opposition (including the letter read at the hearing) and one letter in support 
of the project. On July 25, 2016 and October 27, 2016, the Harbor-Gateway North Neighborhood 
Council submitted two opposition letters to the Planning Department raising concerns about the 
following: accessibility of the easement; noise and air quality due to the close proximity to the 
Harbor and Gardena Freeways; incompatibility with neighborhood character; and proposed 
vehicular gate to the project acts as a barrier to the surrounding homes.
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December 20. 2016 Public Hearing

Summary of Public Hearing Testimony and Communications

On December 20, 2016, the Harbor Area Planning Commission conducted a public hearing to 
receive public comment regarding the proposed Zone Change and an appeal of the Deputy 
Advisory Agency’s approval of the Mitigated Negative Declaration, Case No. 2015-3749-MND 
and Vesting Tentative Tract No. VTT-73816. The hearing was held at the Harbor Commission 
Board Room, 425 South Palos Verdes Street, San Pedro, CA 90731 at 4:45 p.m., and attended 
by members of the community, concerned parties, and the applicant’s representative. Planning 
staff presented the Vesting Tentative Tract and Zone Change. The appellant, raised the following 
concerns: from Hoover Street, the private street accessing the project will have a substandard 
width; the private street does not show rounded corners that allow for vehicular visibility; and the 
private street does not account for street improvements such as sidewalks.

Applicant’s Representative presentation. The applicant provided a brief overview of the project 
and explained that he worked with Bureau of Engineering and California Department of 
Transportation. The representative has met with the neighborhood council and has provided them 
with an updated rendering. The project has been revised several times based on community 
feedback. In regards to density, based on the size of the land, there can be up to 24 single family 
homes.

Attendees. Approximately 15 people attended the December 20, 2016 public hearing.

Speakers. Six people provided formal public testimony and were opposed to the proposed 
project. The speakers raised concerns about the following: noise and air quality due to the 
proximity to the Harbor and Gardena Freeways; increase in vehicular traffic through the 
neighborhood; incompatibility with the neighborhood character and visual compatibility; potential 
debris falling from the adjacent freeways; and from Hoover Street, the entrance is misaligned that 
results in poor vehicular visibility. A Harbor City Neighborhood Council representative 
recommended installing solar panels instead of constructing the proposed project.

Communication Received.

The Department of City Planning did not receive any letters.
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EXHIBIT C
ENVIRONMENTAL CLEARANCE
ENV-2015-3749-MND
APCH-2015-3175-ZCCITY OF LOS ANGELES 

OFFICE OF THE CITY CLERK 
ROOM 395, CITY HALL 

LOS ANGELES, CALIFORNIA 90012 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 

PROPOSED MITIGATED NEGATIVE DECLARATION
LEAD CITY AGENCY
City of Los Angeles

COUNCIL DISTRICT
CD 15-JOE BUSCAINO

PROJECT TITLE
ENV-2015-3749-MND

i CASE NO.
i APCH-2015-3175-ZC and VTT-73816

PROJECT LOCATION
17236 S. HOOVER STREET

PROJECT DESCRIPTION
The Project proposes the development of approximately 122,295 square feet of existing, vacant land on two separate lots into fifteen 
(15) lots ranging in lot area from 5,200 square feet to 7,445 square feet (average lot size is approximately 5,540 square feet) and 
surface parking areas for fourteen (14) guest parking spaces; each of the fifteen (15) lots will be improved with a two-story 
single-family home with an average floor area of approximately 2,410 square feet and a maximum height of 24 feet (the Project Site). 
The Project Site is composed of one lot zoned [Q]PF-1 and one lot zoned R1-1 and designated for Public Facilities, Public Facilities - 
Freeway and Low Residential land uses, respectively. Due to the Project Site’s proximity to the Gardena Freeway, Harbor Freeway 
and the elevated Harbor Freeway High-Occupancy Vehicle (HOV) bus transit viaduct, the Project shall incorporate the following 
project design features and strategies: installing/maintaining an air filtration system with MERV 13 filters; screening the freeway 
frontage with large trees and other landscaping features within a buffer zone to remove particulate matter (this buffer zone will be 
inaccessible to residents and to the public); minimizing the amount of operable windows along the freeway-facing frontages; and 
providing a masonry block wall around the Project Site for privacy protection and noise reduction. The single-family homes will also be 
set back a minimum distance of 50 feet from the edge of the elevated bus viaduct. Vehicular circulation is proposed via an internal 
26-foot wide private street that terminates in a hammerhead configuration to accommodate fire truck turnarounds at both ends, with 
its primary point of access from Hoover Street on the R1-zoned lot. The Project is currently requesting the following entitlements: a 
Zone Change from [Q]PF-1 and R1-1 to [Q]R1-1, a Vesting Tentative Tract Map VTT-73816 to permit the subdivision of two lots into 
fifteen lots, and a new private street and fire lane.

NAME AND ADDRESS OF APPLICANT IF OTHER THAN CITY AGENCY
Ali Awad, S. Hoover Street & W. 173rd Street, LLC 
11916 Prairie 
Hawthorne, CA 90250

FINDING:
The City Planning Department of the City of Los Angeles has Proposed that a mitigated negative declaration be adopted for 
this project because the mitigation measure(s) outlined on the attached page(s) will reduce any potential significant adverse 
effects to a level of insignificance

(CONTINUED ON PAGE 2)

SEE ATTACHED SHEET(S) FOR ANY MITIGATION MEASURES IMPOSED.

Any written comments received during the public review period are attached together with the response of the Lead City 
Agency. The project decision-make may adopt the mitigated negative declariation, amend it, or require preparation of an EIR. 
Any changes made should be supported by substantial evidence in the record and appropriate findings made.

THE INITIAL STUDY PREPARED FOR THIS PROJECT IS ATTACHED.

.NAME OF PERSON PREPARING THIS FORM TITLE TELEPHONE NUMBER

f\V\v\ dr\oi
(213) 978-3094Planning Assistant

ADDRESS iSIGNATURE (Official) DATE
1

June 15, 2.01 L200 N. SPRING STREET, 7th FLOOR 
LOS ANGELES, CA. 90012

(
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MITIGATED NEGATIVE DECLARATION
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Aesthetics (Landscape Plan)
• Environmental impacts to the character and aesthetics of the neighborhood may result from project 

implementation. However, the potential impacts will be mitigated to a less than significant level by the following 
measure:

• All landscaped areas shall be maintained in accordance with a landscape plan, including an automatic irrigation 
plan, prepared by a licensed landscape architect in accordance with LAMC Sections 12.40 and 12.41. The final 
landscape plan shall be reviewed and approved by the City of Los Angeles Department of City Planning during 
the building permit process.

Aesthetics (Surface Parking)
• Environmental impacts may result from project implementation due to excessive ambient heat gain resulting from 

the new open-spaced parking lot. However, these impacts will be mitigated to a less than significant level by the 
following measures:

• A minimum of one 24-inch box tree (minimum trunk diameter of two inches and a height of eight feet at the time of 
planting) shall be planted for every four new surface parking spaces.

• The trees shall be dispersed within the parking area so as to shade the surface parking area and shall be 
protected by a minimum 6-inch high curb, and landscape. An automatic irrigation plan shall be approved by the 
Department of City Planning.

• Palm trees shall not be considered in meeting this requirement.
• The genus or genera of the tree(s) shall provide a minimum crown of 30'- 50'. Please refer to City of Los Angeles 

Landscape Ordinance (Ord. No. 170,978), Guidelines K - Vehicular Use Areas.

Aesthetics (Light)
• Environmental impacts to the adjacent residential properties may result due to excessive illumination on the 

project site. However, the potential impacts will be mitigated to a less than significant level by the following 
measure:

• Outdoor lighting shall be designed and installed with shielding, such that the light source cannot be seen from 
adjacent residential properties, the public right-of-way, nor from above.

Aesthetics (Glare)
• Environmental impacts to adjacent residential properties may result from glare from the proposed project. 

However, the potential impacts will be mitigated to a less than significant level by the following measure:
• The exterior of the proposed structure shall be constructed of materials such as, but not limited to, 

high-performance and/or non-reflective tinted glass (no mirror-like tints or films) and pre-cast concrete or 
fabricated wall surfaces to minimize glare and reflected heat.

Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas)
• The project will result in the removal of vegetation and disturbances to the ground and therefore may result in take 

of nesting native bird species. Migratory nongame native bird species are protected by international treaty under 
the Federal Migratory Bird Treaty Act (MBTA) of 1918 (50 C.F.R Section 10.13). Sections 3503, 3503.5 and 3513 
of the California Fish and Game Code prohibit take of all birds and their active nests including raptors and other 
migratory nongame birds (as listed under the Federal MBTA).

• Proposed project activities (including disturbances to native and non-native vegetation, structures and substrates) 
should take place outside of the breeding bird season which generally runs from March 1- August 31 (as early as 
February 1 for raptors) to avoid take (including disturbances which would cause abandonment of active nests 
containing eggs and/or young). Take means to hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, 
catch, capture or kill (Fish and Game Code Section 86).

• If project activities cannot feasibly avoid the breeding bird season, beginning thirty days prior to the disturbance of 
suitable nesting habitat, the applicant shall:

• Arrange for weekly bird surveys to detect any protected native birds in the habitat to be removed and any other 
such habitat within properties adjacent to the project site, as access to adjacent areas allows. The surveys shall 
be conducted by a qualified biologist with experience in conducting breeding bird surveys. The surveys shall 
continue on a weekly basis with the last survey being conducted no more than 3 days prior to the initiation of 
clearance/construction work.

• If a protected native bird is found, the applicant shall delay all clearance/construction disturbance activities within 
300 feet of suitable nesting habitat for the observed protected bird species until August 31.

1-10.

I-50.

1-120.

1-130.

IV-20.
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MITIGATED NEGATIVE DECLARATION
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• Alternatively, the Qualified Biologist could continue the surveys in order to locate any nests. If an active nest is 
located, clearing and construction within 300 feet of the nest or as determined by a qualified biological monitor, 
shall be postponed until the nest is vacated and juveniles have fledged and when there is no evidence of a 
second attempt at nesting. The buffer zone from the nest shall be established in the field with flagging and stakes. 
Construction personnel shall be instructed on the sensitivity of the area.

• The applicant shall record the results of the recommended protective measures described above to document 
compliance with applicable State and Federal laws pertaining to the protection of native birds. Such record shall 
be submitted and received into the case file for the associated discretionary action permitting the project.

Tree Removal (Non-Protected Trees)
• Environmental impacts from project implementation may result due to the loss of significant trees on the site. 

However, the potential impacts will be mitigated to a less than significant level by the following measures:

• Prior to the issuance of any permit, a plot plan shall be prepared indicating the location, size, type, and general 
condition of all existing trees on the site and within the adjacent public right(s)-of-way.

• All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if multi-trunked, as measured 54 
inches above the ground) non-protected trees on the site proposed for removal shall be replaced at a 1:1 ratio with 
a minimum 24-inch box tree. Net, new trees, located within the parkway of the adjacent public right(s)-of-way, 
may be counted toward replacement tree requirements.

• Removal or planting of any tree in the public right-of-way requires approval of the Board of Public Works. Contact 
Urban Forestry Division at: 213-847-3077. All trees in the public right-of-way shall be provided per the current 
standards of the Urban Forestry Division, Bureau of Street Services, Department of Public Works.

Project specific mitigation recommendations to reduce the global cumulative impact from project
implementation include the following:

IV-70.

VII 0.

• Construction of new residential buildings shall meet California Title 24 energy efficiency requirements. • All new 
appliances and equipment shall meet Energy Star certification. • The Project shall participate in green waste 
collection and recycling programs for landscape maintenance. • Landscaping shall use low water requirements and 
be composed of fast-growing plant material. • Trees and vegetation shall be planted to shade buildings and 
surface parking areas, to reduce heating/cooling demand and to sequester carbon.

Green House Gas Emissions
• The project will result in impacts resulting in increased green house gas emissions. However, the impact can be 

reduced to a less than significant level though compliance with the following measure(s):
• Low- and non-VOC containing paints, sealants, adhesives, solvents, asphalt primer, and architectural coatings 

(where used), or pre-fabricated architectural panels shall be used in the construction of the Project to reduce VOC 
emissions to the maximum extent practicable.

Additional (Non-Standard) Mitigation

VII-10.

VIII 0.

• • All construction waste shall be disposed of in accordance with manufacturer’s specifications, as well as 
applicable federal, State and local health and safety regulations. • Appropriately-labeled recycling bins shall be 
used to recycle construction materials including, but not limited to: solvents, water-based paints, vehicle fluids, 
broken asphalt and concrete, wood and vegetation. • Non-recyclable materials/waste must be taken to an 
appropriate landfill. • Toxic wastes shall be discarded at a licensed, regulated disposal site. • Leaks, drips and 
spills shall be immediately cleaned up to prevent contaminated soil on paved surfaces that can be washed away 
into the storm drains. • Pavement at material spills shall not be hosed down. Dry cleanup methods shall be used 
whenever possible. • Dumpsters shall be covered and maintained. Uncovered dumpsters shall be placed under a 
roof or shall be covered with tarps or plastic sheeting. • Gravel approaches where truck traffic is frequent shall be 
used to reduce soil compaction and limit the tracking of sediment into streets. • All vehicle/equipment 
maintenance, repair, and washing shall be conducted away from storm drains. • All major repairs shall be 
conducted off-site. • Drip pans or drop cloths shall be used to catch drips and spills.

Land Use/Planning
• The project will result in land use and/or planning impact(s). However, the impact(s) can be reduced to a less 

than significant level through compliance with the following measure(s):

• An air filtration system shall be installed and maintained with filters meeting or exceeding the ASHRAE Standard 
52.2 Minimum Efficiency Reporting Value (MERV) of 13, to the satisfaction of the Department of Building and 
Safety.

X-60.
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• A buffer zone measuring a minimum width of 50 feet and a minimum length of 300 feet shall be maintained 
between the Project Site and the elevated Harbor Freeway bus transit viaduct as shown on the Plot Plan in 
Exhibit A. The buffer shall be landscaped with trees, shrubs and groundcover to act as a filter from freeway dust 
and noise.

• The Project shall restrict operable windows, window openings and exhaust vents on any freeway-facing building 
facades.

Increased Noise Levels (Demolition, Grading, and Construction Activities)XII-20.

• Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm Monday through Friday, and 
8:00 am to 6:00 pm on Saturday.

• Demolition and construction activities shall be scheduled so as to avoid operating several pieces of equipment 
simultaneously, which causes high noise levels.

• The project contractor shall use power construction equipment with state-of-the-art noise shielding and muffling 
devices.

• A temporary noise control barrier shall be installed on the property line of the construction site abutting residential 
uses. The noise control barrier shall be engineered to reduce construction-related noise levels at the adjacent 
residential structures with a goal of a reduction of 10dBA. The supporting structure shall be engineered and 
erected according to applicable codes. The temporary barrier shall remain in place until all windows have been 
installed and all activities on the project site are complete.

Severe Noise Levels (Residential Fronting on Major or Secondary Highway, or adjacent to a Freeway)
• Environmental impacts to future occupants may result from this project's implementation due to mobile noise. 

However, these impacts will be mitigated to a less than significant level by the following measures:
• All exterior windows having a line of sight of a Major or Secondary Highway shall be constructed with double-pane 

glass and use exterior wall construction which provides a Sound Transmission Class (STC) value of 50, as 
determined in accordance with ASTM E90 and ASTM E413, or any amendment thereto.

• The applicant, as an alternative, may retain an acoustical engineer to submit evidence, along with the application 
for a building permit, any alternative means of sound insulation sufficient to mitigate interior noise levels below a 
CNEL of 45 dBA in any habitable room.

• Ventilation openings in exterior walls or within roofs/ceilings shall require approved acoustical baffles.
• All freeway-facing windows and glass doors shall be glazed with STC 32 glazing to minimize noise emanating 

from trucks on the freeways and the off-ramp. The glazing supplier shall submit test reports documenting the 
minimum STC rating for the complete glazing assembly. The test report shall be conducted in an independent, 
accredited testing laboratory in accordance with ASTM E90.

• A minimum 6-foot tall masonry block wall shall be located along all property lines as shown on the Plot Plan in 
Exhibit A. The masonry block wall shall act as a sound barrier to reduce ambient air impacts from the adjacent 
freeways.

Increased Noise Levels (Residential within 500 feet of Freeway)
• Environmental impacts to proposed residential uses from higher ambient noise levels due to being located in close 

proximity to a freeway. However, this impact can be reduced to a less than significant level by the following 
measures:

• Wall and roof-ceiling assemblies making up the building envelope shall have a Sound Transmission Class (STC) 
of at least 50, and exterior windows shall have a minimum STC of 30, as determined in accordance with ASTM 
E90 and ASTM E413, or any amendment thereto.

Public Services (Fire)
• Environmental impacts may result from project implementation due to the location of the project in an area having 

marginal fire protection facilities. However, this potential impact will be mitigated to a less than significant level by 
the following measure:

• The following recommendations of the Fire Department relative to fire safety shall be incorporated into the building 
plans, which includes the submittal of a plot plan for approval by the Fire Department either prior to the 
recordation of a final map or the approval of a building permit. The plot plan shall include the following minimum 
design features: fire lanes, where required, shall be a minimum of 20 feet in width; all structures must be within 
300 feet of an approved fire hydrant, and entrances to any dwelling unit or guest room shall not be more than 150 
feet in distance in horizontal travel from the edge of the roadway of an improved street or approved fire lane.

Public Services (Police - Demolition/Construction Sites)

XII-170.

XII-180.

XIV-10.

XIV-20.
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Temporary construction fencing shall be placed along the periphery of the active construction areas to screen as 
much of the construction activity from view at the local street level and to keep unpermitted persons from entering 
the construction area.

XIV-30. Public Services (Police)
• Environmental impacts may result from project implementation due to the location of the project in an area having 

marginal police services. However, this potential impact will be mitigated to a less than significant level by the 
following measure:

• The plans shall incorporate the design guidelines relative to security, semi-public and private spaces, which may 
include but not be limited to access control to building, secured parking facilities, walls/fences with key systems, 
well-illuminated public and semi-public space designed with a minimum of dead space to eliminate areas of 
concealment, location of toilet facilities or building entrances in high-foot traffic areas, and provision of security 
guard patrol throughout the project site if needed. Please refer to "Design Out Crime Guidelines: Crime Prevention 
Through Environmental Design", published by the Los Angeles Police Department. Contact the Community 
Relations Division, located at 100 W. 1st Street, #250, Los Angeles, CA 90012; (213) 486-6000. These measures 
shall be approved by the Police Department prior to the issuance of building permits.

Safety Hazards
• Environmental impacts may result from project implementation due to hazards to safety from design features 

(e.g., sharp curves or dangerous intersections) or incompatible uses. However, the potential impacts can be 
mitigated to a less than significant level by the following measure:

• The developer shall install appropriate traffic signs around the site to ensure pedestrian, bicycle, and vehicle 
safety.

• The applicant shall submit a parking and driveway plan that incorporates design features that reduce accidents, to 
the Bureau of Engineering and the Department of Transportation for approval.

Inadequate Emergency Access
• Environmental impacts may result from project implementation due to inadequate emergency access. However, 

these impacts can be mitigated to a less than significant level by the following measure:

• The applicant shall submit a parking and driveway plan to the Bureau of Engineering and the Department of 
Transportation for approval that provides code-required emergency access.

XVI-40.

XVI-50.

XVIII-10. Cumulative Impacts
There may be environmental impacts which are individually limited, but significant when viewed in connection with 
the effects of past projects, other current projects, and probable future projects. However, these cumulative 
impacts will be mitigated to a less than significant level though compliance with the above mitigation measures.
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CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK 

ROOM 395, CITY HALL 
LOS ANGELES, CALIFORNIA 90012

CALIFORNIA ENVIRONMENTAL QUALITY ACT
INITIAL STUDY 

and CHECKLIST
(CEQA Guidelines Section 15063)

LEAD CITY AGENCY:
City of Los Angeles

COUNCIL DISTRICT:
CD 15-JOE BUSCAINO

DATE:

RESPONSIBLE AGENCIES: Department of City Planning
jasfrar*- r^.iafcs.ifc

ENVIRONMENTAL CASE:
ENV-2015-3749-MND

RELATED CASES:
APCH-2015-3175-ZC and VTT-73816

Does have significant changes from previous actions. 
f~~l Does NOT have significant changes from previous actions

PREVIOUS ACTIONS CASE NO.:
CPC-2009-3580-GPA-ZC; ENV-2009-2649-MND

PROJECT DESCRIPTION:
EAF FOR A TENTATIVE TRACT MAP AND ZONE CHANGE TO DEVELOP 15 SFD

ENV PROJECT DESCRIPTION:
The Project proposes the development of approximately 122,295 square feet of existing, vacant land on two separate lots into fifteen 
(15) lots ranging in lot area from 5,200 square feet to 7,445 square feet (average lot size is approximately 5,540 square feet) and 
surface parking areas for fourteen (14) guest parking spaces; each of the fifteen (15) lots will be improved with a two-story 
single-family home with an average floor area of approximately 2,410 square feet and a maximum height of 24 feet (the Project Site). 
The Project Site is composed of one lot zoned [Q]PF-1 and one lot zoned R1-1 and designated for Public Facilities, Public Facilities - 
Freeway and Low Residential land uses, respectively. Due to the Project Site’s proximity to the Gardena Freeway, Harbor Freeway 
and the elevated Harbor Freeway High-Occupancy Vehicle (HOV) bus transit viaduct, the Project shall incorporate the following 
project design features and strategies: installing/maintaining an air filtration system with MERV 13 filters; screening the freeway 
frontage with large trees and other landscaping features within a buffer zone to remove particulate matter (this buffer zone will be 
inaccessible to residents and to the public); minimizing the amount of operable windows along the freeway-facing frontages; and 
providing a masonry block wall around the Project Site for privacy protection and noise reduction. The single-family homes will also be 
set back a minimum distance of 50 feet from the edge of the elevated bus viaduct. Vehicular circulation is proposed via an internal 
26-foot wide private street that terminates in a hammerhead configuration to accommodate fire truck turnarounds at both ends, with 
its primary point of access from Hoover Street on the R1-zoned lot. The Project is currently requesting the following entitlements: a 
Zone Change from [QjPF-1 and R1-1 to [QJR1-1, a Vesting Tentative Tract Map VTT-73816 to permit the subdivision of two lots into 
fifteen lots, and a new private street and fire lane.

ENVIRONMENTAL SETTINGS:
The Project Site consists of two relatively flat, separate lots comprising approximately 122,295 square feet of lot area that are currently 
vacant. The Project Site is composed of one lot zoned [Q]PF-1 with land use designations of Public Facilities and Public Facilities - 
Freeway (formerly owned by the State of California Department of Transportation), and one lot zoned R1-1 with a land use 
designation of Low Residential, within the Harbor Gateway Community Plan area. The Project Site is located approximately 100 feet 
west of the Harbor Freeway and 150 feet north of the Gardena Freeway. An existing freeway off-ramp is located along the eastern 
boundary of the Project Site. The Harbor Freeway Bus Transit Viaduct is located approximately 50 to 60 feet above the Project Site, 
descends in a southwesterly direction, and serves as the southern and eastern boundaries of the Project Site. An existing

I
 22-foot-wide easement and right-of-way that currently runs across both lots is reserved for the State of California for maintenance 
purposes. In general, the surrounding properties to the north and west are composed of single-family dwellings on relatively similar 
sized lots zoned R1-1. Hoover Street is designated a Local Street with a right-of-way width of 60 feet and a roadway width of 36 feet.

:

'The property is located within 2.2 km of the Newport-lnglewood Fault Zone. One hundred percent of the Project Site is located on a 
slope of less than 10 percent. The Project would remove three non-protected trees. As proposed, the Project requires the grading of

;464 cubic yards but the soil would be balanced throughout the site and does not require any export of soil.

'PROJECT LOCATION:
j 17236 S. HOOVER STREET
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COMMUNITY PLAN AREA:
HARBOR GATEWAY
STATUS:

AREA PLANNING COMMISSION:
HARBOR

CERTIFIED NEIGHBORHOOD 
COUNCIL:
HARBOR GATEWAY NORTH

/
Does Conform to Plan

[H Does NOT Conform to Plan j
MAX. DENSITY/INTENSITY 
ALLOWED BY ZONING:
1 DU/5,000 SQ.FT.

EXISTING ZONING:
[Q]PF-1 AND R1-1

GENERAL PLAN LAND USE:
PUBLIC FACILITIES|PUBLIC FACILITIES-FREEWAY 
AND LOW RESIDENTIAL

MAX. DENSITY/INTENSITY 
ALLOWED BY PLAN 
DESIGNATION:

LA River Adjacent:

PROPOSED PROJECT DENSITY:
15 DU

Page 7 of 41ENV-2015-3749-MND



Determination (To Be Completed By Lead Agency)
On the basis of this initial evaluation:

I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment, there will not be a 
significant effect in this case because revisions on the project have been made by or agreed to by the project 
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

I find the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL IMPACT 
REPORT is required.

I find the proposed project MAY have a "potentially significant impact" or "potentially significant unless mitigated" 
impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier document 
pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on earlier 
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must 
analyze only the effects that remain to be addressed.

I find that although the proposed project could have a significant effect on the environment, because all potentially 
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to 
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE 
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing 
further is required.

□

□
□

□

Planning Assistant (213) 978-3094
I--------- I---------

Signature Title Phone
rrr.

Evaluation Of Environmental Impacts:
1. A brief explanation is required for all answers except "No Impact" answers that are adequately supported by the information 

sources a lead agency cites in the parentheses following each question. A "No Impact" answer is adequately supported if the 
referenced information sources show that the impact simply does not apply to projects like the one involved (e.g., the project 
falls outside a fault rupture zone). A "No Impact" answer should be explained where it is based on project-specific factors as 
well as general standards (e.g., the project will not expose sensitive receptors to pollutants based on a project-specific 
screening analysis).

2. All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well as 
project-level, indirect as well as direct, and construction as well as operational impacts.

3. Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must indicate 
whether the impact is potentially significant, less that significant with mitigation, or less than significant. "Potentially Significant 
Impact" is appropriate if there is substantial evidence that an effect may be significant. If there are one or more "Potentially 
Significant Impact" entries when the determination is made, an EIR is required.

4. "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of a mitigation 
measure has reduced an effect from "Potentially Significant Impact" to "Less Than Significant Impact." The lead agency must 
describe the mitigation measures, and briefly explain how they reduce the effect to a less than significant level (mitigation 
measures from "Earlier Analyses," as described in (5) below, may be cross-referenced).

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has been 
adequately analyzed in an earlier EIR, or negative declaration. Section 15063 (c)(3)(D). In this case, a brief discussion should 
identify the following:

a. Earlier Analysis Used. Identify and state where they are available for review.

b. Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of and adequately 
analyzed in an earlier document pursuant to applicable legal standards, and state whether such effects were addressed by 
mitigation measures based on the earlier analysis.

c. Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated," describe the 
mitigation measures which were incorporated or refined from the earlier document and the extent to which they address 
site-specific conditions for the project.
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Lead agencies are encouraged to incorporate into the checklist references to information sources for potential impacts (e.g., 
general plans, zoning ordinances). Reference to a previously prepared or outside document should, where appropriate, 
include a reference to the page or pages where the statement is substantiated.
Supporting Information Sources: A sources list should be attached, and other sources used or individuals contacted should be 
cited in the discussion.
This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should normally 
address the questions from this checklist that are relevant to a project's environmental effects in whatever format is selected. 

The explanation of each issue should identify:
a. The significance criteria or threshold, if any, used to evaluate each question; and

b. The mitigation measure identified, if any, to reduce the impact to less than significance.

6.

7.

8.

9.
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Environmental Factors Potentially Affected:
The environmental factors checked below would be potentially affected by this project, involving at least one impact that is a 
"Potentially Significant Impact" as indicated by the checklist on the following pages.

sf AESTHETICS
□ AGRICULTURE AND FOREST 

RESOURCES
sf AIR QUALITY 
sf BIOLOGICAL RESOURCES
□ CULTURAL RESOURCES
□ GEOLOGY AND SOILS

sf GREEN HOUSE GAS EMISSIONS 
sf HAZARDS AND HAZARDOUS 

MATERIALS
□ HYDROLOGY AND WATER 

QUALITY
sf LAND USE AND PLANNING
□ MINERAL RESOURCES 
sf NOISE

□ POPULATION AND HOUSING 
sf PUBLIC SERVICES
□ RECREATION
sf TRANSPORTATION/TRAFFIC
□ UTILITIES AND SERVICE SYSTEMS 
sf MANDATORY FINDINGS OF

SIGNIFICANCE

INITIAL STUDY CHECKLIST (To be completed by the Lead City Agency) 
Background 

PROPONENT NAME:
Ali Awad, S. Hoover Street & W. 173rd Street, LLC 

APPLICANT ADDRESS:
11916 Prairie
Hawthorne, CA 90250
AGENCY REQUIRING CHECKLIST:
Department of City Planning 

PROPOSAL NAME (if Applicable):

PHONE NUMBER:
(310) 722-2707

DATE SUBMITTED:
10/16/2015
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Less than
significant

with
mitigation

incorporated

Less than
significant

impact

Potentially
significant

impact No impact j

I. AESTHETICS

sfHave a substantial adverse effect on a scenic vista?a.

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

b.

sfSubstantially degrade the existing visual character or quality of the site and its 
surroundings?

c.

/Create a new source of substantial light or glare which would adversely affect 
day or nighttime views in the area?

d.

II. AGRICULTURE AND FOREST RESOURCES

sfa. I Convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
S Importance (Farmland), as shown on the maps prepared pursuant to the 
; Farmland Mapping and Monitoring Program of the California Resources 
! Agency, to nonagricultural use?

sfConflict with existing zoning for agricultural use, or a Williamson Act contract?b.

sfConflict with existing zoning for, or cause rezoning of, forest land (as defined 
in Public Resources Code section 12220(g)), timberland (as defined by Public 
Resources Code section 4526), or timberland zoned Timberland Production 
(as defined by Government Code section 51104(g))?

c.

sfResult in the loss of forest land or conversion of forest land to non-forest use?d.

sfInvolve other changes in the existing environment which, due to their location 
or nature, could result in conversion of Farmland, to non-agricultural use or 
conversion of forest land to non-forest use?

e.

Ml. AIR QUALITY

sfConflict with or obstruct implementation of the applicable air quality plan?a.

sfViolate any air quality standard or contribute substantially to an existing or 
projected air quality violation?

b.

sfResult in a cumulatively considerable net increase of any criteria pollutant for 
which the project region is non-attainment under an applicable federal or state 
ambient air quality standard (including releasing emissions which exceed 
quantitative thresholds for ozone precursors)?

c.

sfExpose sensitive receptors to substantial pollutant concentrations?d.

sfCreate objectionable odors affecting a substantial number of people?e.

IV. BIOLOGICAL RESOURCES

sfHave a substantial adverse effect, either directly or through habitat 
modifications, on any species identified as a candidate, sensitive, or special 
status species in local or regional plans, policies, or regulations, or by the 
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

a.

sfb. Have a substantial adverse effect on any riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, regulations or 
by the California Department of Fish and Wildlife or U.S. Fish and Wldlife 
Service?! 5Have a substantial adverse effect on federally protected wetlands as defined 
by Section 404 of the Clean Water Act (including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means?

; d. I Interfere substantially with the movement of any native resident or migratory 
fish or wildlife species or with established native resident or migratory wildlife

c.
i

sf
!corridors, or impede the use of native wildlife nursery sites? ■"!_

;e. j Conflict with any local policies or ordinances protecting biological resources,
| ;such as a tree preservation policy or ordinance?
j f. ■ Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
j Community Conservation Plan, or other approved local, regional, or state 
j | habitat conservation plan?
jV. CULTURAL RESOURCES

f

sf !
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sfCause a substantial adverse change in the significance of a historical 
resource as defined in § 15064,5?

a.

/b. Cause a substantial adverse change in the significance of an archaeological 
resource pursuant to § 15064.5?

sfc. Directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature?
-

sfDisturb any human remains, including those interred outside of formal 
cemeteries?

d.

VI. GEOLOGY AND SOILS

/Expose people or structures to 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 42.

a.

sfExpose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Strong seismic ground shaking?

b.

/Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Seismic-related ground failure, 
including liquefaction?

c.

/Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving: Landslides?

d.

sfResult in substantial soil erosion or the loss of topsoil?e.

sff. Be located on a geologic unit or soil that is unstable, or that would become 
unstable as a result of the project, and potentially result in on- or off-site 
landslide, lateral spreading, subsidence, liquefaction or collapse?

sfBe located on expansive soil, as defined in Table 18-1-B of the Uniform 
Building Code (1994), creating substantial risks to life or property?

sfHave soils incapable of adequately supporting the use of septic tanks or 
alternative waste water disposal systems where sewers are not available for 
the disposal of waste water?

h.

VII. GREEN HOUSE GAS EMISSIONS

f~TGenerate greenhouse gas emissions, either directly or indirectly, that may 
have a significant impact on the environment?

a.

sfb. Conflict with an applicable plan, policy or regulation adopted for the purpose 
of reducing the emissions of greenhouse gases?

VIII. HAZARDS AND HAZARDOUS MATERIALS

sfCreate a significant hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous materials?

a.

sfCreate a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the release of | 
hazardous materials into the environment?

b.

sfEmit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or 
proposed school?

c.

sfBe located on a site which is included on a list of hazardous materials sites 
compiled pursuant to Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or the environment?

d.

sfFor a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, would the project result in a safety hazard for people residing or 
working in the project area?

e.

■ i

sff. For a project within the vicinity of a private airstrip, would the project result in 
a safety hazard for people residing or working in the project area?
Impair implementation of or physically interfere with an adopted emergency 
response plan or emergency evacuation plan?

sfg-
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sfh. Expose people or structures to a significant risk of loss, injury or death 
involving wildland fires, including where wildlands are adjacent to urbanized 

i areas or where residences are intermixed with wildlands? I
IX. HYDROLOGY AND WATER QUALITY 2

sfViolate any water quality standards or waste discharge requirements?a.

sfSubstantially deplete groundwater supplies or interfere substantially with 
groundwater recharge such that there would be a net deficit in aquifer volume 
or a lowering of the local groundwater table level (e.g., the production rate of 
preexisting nearby wells would drop to a level which would not support 
existing land uses or planned uses for which permits have been granted)?

b.

sfSubstantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, in a manner which 
would result in substantial erosion or siltation on- or off-site?

c.

sfd. Substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a manner which would result 
in flooding on- or off-site?

>fCreate or contribute runoff water which would exceed the capacity of existing 
or planned stormwater drainage systems or provide substantial additional 
sources of polluted runoff?

e.

sfOtherwise substantially degrade water quality?f.

sfPlace housing within a 100-year flood hazard area as mapped on a federal 
Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard 
delineation map?

g-

sfPlace within a 100-year flood hazard area structures which would impede or 
redirect flood flows?

h.

sfExpose people or structures to a significant risk of loss, injury or death 
involving flooding, including flooding as a result of the failure of a levee or 
dam?

i.

sfj- Inundation by seiche, tsunami, or mudflow?

X. LAND USE AND PLANNING

sfPhysically divide an established community?a.

sfConflict with any applicable land use plan, policy, or regulation of an agency 
with jurisdiction over the project (including, but not limited to the general plan, 
specific plan, local coastal program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an environmental effect?

b.

a
sfConflict with any applicable habitat conservation plan or natural community 

conservation plan?
c.

XI. MINERAL RESOURCES

sfa. (Result in the loss of availability of a known mineral resource that would be of
value to the region and the residents of the state?

sfb. (Result in the loss of availability of a locally important mineral resource 
(recovery site delineated on a local general plan, specific plan or other land 
(use plan?

IXII. NOISE
a. (Exposure of persons to or generation of noise levels in excess of standards 

established in the local general plan or noise ordinance, or applicable 
‘ standards of other agencies?

sf 1
i

I
sfb. Exposure of persons to or generation of excessive groundborne vibration or 

| groundborne noise levels?
c. iA substantial permanent increase in ambient noise levels in the project

j j vicinity above levels existing without the project?
■d. A substantial temporary or periodic increase in ambient noise levels in the 
1 | project vicinity above levels existing without the project?

i
'

sf
if

sf
j
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sfFor a project located within an airport land use plan or, where such 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?

e.

sff. For a project within the vicinity of a private airstrip, would the project expose 
people residing or working in the project area to excessive noise levels?

XIII. POPULATION AND HOUSING

sfInduce substantial 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)?

a.

Displace substantial numbers of existing housing, necessitating the 
construction of replacement housing elsewhere?

sfb.

sfDisplace substantial numbers of people, necessitating the construction of 
replacement housing elsewhere?

c.

XIV. PUBLIC SERVICES

sfWould 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: Fire protection?

a.

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: Police protection?

/b.

sfWould 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: Schools?

c.

sfWould 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: Parks?

d.

sfWould 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: Other public facilites?

e.

XV. RECREATION
a. ’Would the project increase the use of existing neighborhood and regional 

parks or other recreational facilities such that substantial physical 
deterioration of the facility would occur or be accelerated?

b. | Does the project include recreational facilities or require the construction or 
1 iexpansion of recreational facilities which might have an adverse physical

(effect on the environment?

T
sf

sf
1
'

XVI. TRANSPORTATION/TRAFFIC
■

■a. !Conflict with an applicable plan, ordinance or policy establishing measures of : 
(effectiveness for the performance of the circulation system, taking into account j 

] jail modes of transportation including mass transit and non-motorized travel j 
: |and relevant components of the circulation system, including but not limited to
] (intersections, streets, highways and freeways, pedestrian and bicycle paths,
] I and mass transit?

sfi

1
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Conflict with an applicable congestion management program, including, but 
not limited to level of service standards and travel demand measures, or other 
standards established by the county congestion management agency for 
designated roads or highways?

b.

*Result in a change in air traffic patterns, including either an increase in traffic 
levels or a change in location that results in substantial safety risks?

c.

sfSubstantially increase hazards due to a design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment)?

d.

sfResult in inadequate emergency access?e.

sff. Conflict with adopted policies, plans, or programs regarding public transit, 
bicycle, or pedestrian facilities, or otherwise decrease the performance or 
safety of such facilities supporting alternative transportation (e.g., bus 
turnouts, bicycle racks)?

i

XVII. UTILITIES AND SERVICE SYSTEMS

/Exceed wastewater treatment requirements of the applicable Regional Water 
Quality Control Board?

a.

sfRequire or result in the construction of new water or wastewater treatment 
facilities or expansion of existing facilities, the construction of which could 
cause significant environmental effects?

b.

sfRequire or result in the construction of new storm water drainage facilities or 
expansion of existing facilities, the construction of which could cause 
significant environmental effects?

c.

/Have sufficient water supplies available to serve the project from existing 
entitlements and resources, or are new or expanded entitlements needed?

d.

sfResult in a determination by the wastewater treatment provider which serves 
or may serve the project that it has adequate capacity to serve the project’s 
projected demand in addition to the provider's existing commitments?

e.

sff. Be served by a landfill with sufficient permitted capacity to accommodate the 
project's solid waste disposal needs?

sfComply with federal, state, and local statutes and regulations related to solid 
waste?

g-

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE

sfDoes the project have the potential to degrade the quality of the environment, 
substantially reduce the habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number or restrict the range of a rare 
or endangered plant or animal or eliminate important examples of the major 
periods of California history or prehistory?

a.

--
sfb. : Does the project have impacts that are individually limited, but cumulatively

considerable? ("Cumulatively considerable" means that the incremental 
effects of a project are considerable when viewed in connection with the 
effects of past projects, the effects of other current projects, and the effects of 
probable future projects)?

c. , Does the project have environmental effects which will cause substantial - 
adverse effects on human beings, either directly or indirectly?

'

« *
\

sf
i

Note: Authority cited: Sections 21083, 21083.05, Public Resources Code. Reference: Section 65088.4, Gov. Code; Sections 21080, 
21083.05, 21095, Pub. Resources Code; Eureka Citizens for Responsible Govt. v. City of Eureka (2007) 147 Cal.App.4th 357; Protect 
the Historic Amador Waterways v. Amador Water Agency (2004) 116 Cal.App.4th at 1109; San Franciscans Upholding the Downtown 
Plan v. City and County of San Francisco (2002) 102 Cal.App.4th 656.
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DISCUSSION OF THE ENVIRONMENTAL EVALUATION (Attach additional sheets if necessary)

The Environmental Impact Assessment includes the use of official City of Los Angeles and other government source reference 
materials related to various environmental impact categories (e.g., Hydrology, Air Quality, Biology, Cultural Resources, etc.). The State 
of California, Department of Conservation, Division of Mines and Geology - Seismic Hazard Maps and reports, are used to identify 
potential future significant seismic events; including probable magnitudes, liquefaction, and landslide hazards. Based on applicant 
information provided in the Master Land Use Application and Environmental Assessment Form, impact evaluations were based on 
stated facts contained therein, including but not limited to, reference materials indicated above, field investigation of the project site, 
and any other reliable reference materials known at the time.

Project specific impacts were evaluated based on all relevant facts indicated in the Environmental Assessment Form and expressed 
through the applicant's project description and supportive materials. Both the Initial Study Checklist and Checklist Explanations, in 
conjunction with the City of Los Angeles's Adopted Thresholds Guide and CEQA Guidelines, were used to reach reasonable 
conclusions on environmental impacts as mandated under the California Environmental Quality Act (CEQA).

The project as identified in the project description may cause potentially significant impacts on the environment without mitigation. 
Therefore, this environmental analysis concludes that a Mitigated Negative Declaration shall be issued to avoid and mitigate all 
potential adverse impacts on the environment by the imposition of mitigation measures and/or conditions contained and expressed in 
this document; the environmental case file known as ENV-2015-3749-MND and the associated case(s), APCH-2015-3175-ZC and 
VTT-73816 . Finally, based on the fact that these impacts can be feasibly mitigated to less than significant, and based on the findings 
and thresholds for Mandatory Findings of Significance as described in the California Environmental Quality Act, section 15065, the 
overall project impact(s) on the environment (after mitigation) will not:

• Substantially degrade environmental quality.
• Substantially reduce fish or wildlife habitat.
• Cause a fish or wildlife habitat to drop below self sustaining levels.
• Threaten to eliminate a plant or animal community.
• Reduce number, or restrict range of a rare, threatened, or endangered species.
• Eliminate important examples of major periods of California history or prehistory.
• Achieve short-term goals to the disadvantage of long-term goals.
• Result in environmental effects that are individually limited but cumulatively considerable.
• Result in environmental effects that will cause substantial adverse effects on human beings.

ADDITIONAL INFORMATION:

All supporting documents and references are contained in the Environmental Case File referenced above and may be viewed in the 
EIR Unit, Room 763, City Hall.

For City information, addresses and phone numbers: visit the City's website at http;//www.lacity.org ; City Planning - and Zoning 
Information Mapping Automated System (ZIMAS) cityplanning.lacity.org/ or EIR Unit, City Hall, 200 N Spring Street, Room 763. 
Seismic Hazard Maps - http://gmw.consrv.ca.gov/shmp/
Engineering/Infrastructure/Topographic Maps/Parcel Information - http://boemaps.eng.ci.la.ca.us/index01.htm or 
City's main website under the heading "Navigate LA".

TITLE: TELEPHONE NO.: DATE:
PREPARED BY: .

fom chcn Planning Assistant 05/16/2016(213) 978-3094
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APPENDIX A: ENVIRONMENTAL IMPACTS EXPLANATION TABLE

I. AESTHETICS
LESS THAN SIGNIFICANT IMPACT The Project is located within the urbanized Harbor Gateway 

Community Plan area of the City of Los Angeles, directly 
adjacent (west) to the Harbor Freeway and north of the 
Gardena Freeway. In general, views within the Project vicinity 
are short in range and are limited to the roadway corridors due 
to the surrounding development. These views are common 
within urban areas and are not considered unique scenic vistas. 
The Project, composed of fifteen single-family homes with a 
maximum of two stories and located within a heavily developed 
region with minimal slope, will have a less than significant 
impact on vistas. _________

a.

b. NO IMPACT As vacant lots, the Project Site does not contain any unique or 
locally recognized, natural, urban or historic features. The 
Project is located adjacent to the Harbor and Gardena 
Freeways, which are not State-designated scenic highways. 
The proposed land use is similar and compatible with other 
uses in the immediate vicinity. Therefore, the Project will not 
damage any scenic resources.________________________________

LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

1-10,1-50A significant impact would occur if the Project would 
substantially degrade the existing visual character or 
quality of the Project Site and its surroundings. Significant 
impacts to the visual character of a site and its 
surroundings are generally based on the removal of 
features with aesthetic value, the introduction of 
contrasting urban features into a local area, and the 
degree to which the elements of the Project detract from 
the visual character of an area. The Project area is 
developed with a mix of land uses, including residential, 
industrial and public facilities. Immediately north and west 
of the site are low-rise single-family homes. Pockets of 
industrial lots are interspersed to the south, west and east 
of the Project Site. The Project is a large, undeveloped site 
that is currently covered by plant material which includes 
grasses and three trees. It is important to note that this 
area is not designated as open space as it was formerly 
part of a California Department of Transportation 
(CalTrans) owned freeway right-of-way and is not 
accessible as any form of open space. The development of 
the Project would result in a loss of existing vegetation. 
The Project would also introduce large areas of surface 
parking to accommodate guest parking that may increase 
heat island effects as well as degrade the visual quality of 
the Project Site. Although impacts related to the visual 
character were found to result in less than significant 
impacts, the following mitigation measures are prescribed 
to ensure that the Project would not degrade the existing 
visual character and quality of the Project Site and its 
surroundings, as well as to mitigate the impacts from any 
heat island effect. Therefore, with the incorporation of the 
following mitigation measures, the Project would enhance 
rather than detract from the visual character and quality of

c.
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the area, and the Project would reduce aesthetic impacts 
on existing residences to a less than significant level.
A significant impact would occur if light and glare 
substantially altered the character of off-site areas 
surrounding the site or interfered with the performance of 
an off-site activity. Light impacts are typically associated 
with the use of artificial light during the evening and 
night-time hours. Glare may be a daytime occurrence 
caused by the reflection of sunlight or artificial light from 
highly polished surfaces, such as window glass and 
reflective cladding materials, and may interfere with the 
safe operation of a motor vehicle on adjacent streets. The 
Project proposes the construction of fifteen single-family 
homes on a site that is currently vacant. As such, sources 
of light and glare on the upper levels of the structures may 
have an impact of nearby residential uses north of the 
Project Site. The Project is not likely to contain light 
sources beyond the lighting typical of low-density 
residential development. However, there are no regulations 
currently in place that address the issue of nighttime 
illumination levels, and if left unchecked, a significant 
impact may occur if new development introduces new 
sources of substantial light or glare which would be 
incompatible with the existing levels.___________________

LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

1-120,1-130d.

II. AGRICULTURE AND FOREST RESOURCES
NO IMPACT A significant impact would occur if the Project would convert 

valued farmland to non-agricultural uses. The Project Site is 
currently vacant. No Farmland, agricultural uses, or related 
operations are present within the Project Site or surrounding 
area. Due to its urban setting, the Project Site and surrounding 
area are not included in the Farmland Mapping and Monitoring 
Program of the California Resources Agency. Therefore, the 
Project would not convert any Prime Farmland, Unique 
Farmland, or Farmland of Statewide Importance to 
non-agricultural use, and no impact would occur.______________

a.

NO IMPACT A significant impact would occur if the Project conflicted with 
existing agricultural zoning or agricultural parcels enrolled 
under the Williamson Act. The Project Site is not zoned for 
agricultural use or under a Williamson Contract. The Project 
Site is currently zoned [Q]PF-1 and R1-1. As the Project Site 
and surrounding area do not contain farmland of any type, the 
Project would not conflict with a Williamson Contract. 
Therefore, no impacts would occur.___________________________

b.

NO IMPACT A significant impact would occur if the Project conflicted with 
existing zoning or caused rezoning of forest land ortimberland, 
or result in the loss of forest land or in the conversion of forest 
land or timberland. As identified above, the Project Site is 
currently zoned [Q]PF-1 and R1-1. Accordingly, the Project 
would not conflict with forest land or timberland zoning or result 
in the loss of forest land or conversion of forest land to 
non-forest use. Therefore, no impact would occur._________

c.

NO IMPACT Refer to Response to Checklist Question No. II (c) above.d.
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NO IMPACT A significant impact would occur if the Project caused the 
conversion of farmland to non-agricultural use. The Project Site 
does not contain farmland, forestland or timberland. Therefore, 
no impacts would occur.

e.

III. AIR QUALITY
LESS THAN SIGNIFICANT IMPACT The overall control strategy for the South Coast Air Quality 

Management District (SCAQMD) is the 2012 Air Quality 
Management Plan (AQMP), which is designed to meet 
applicable federal and State requirements, including attainment 
of ambient air quality standards. The 2012 AQMP provides 
base year emissions and future baseline emission projections 
for the South Coast Air Basin. The baseline emission 
projections provide a snapshot of the future air quality 
conditions, including the effects from already adopted rules and 
regulations. A project would not conflict with the AQMP if it is 
consistent with the population, housing and employment 
assumptions which were used in the development of the 
AQMP. The 2012 AQMP incorporates, in part, the Southern 
California Association of Government’s (SCAG) forecast growth 
assumptions based on the 2012-2035 Regional Transportation 
Plan/Sustainable Communities Strategy (RTP/SCS) 
socio-economic forecast projections of regional population and 
employment growth. The Project involves the construction of 15 
single-family dwelling units with a combined residential floor 
area of 26,425 square feet. The Project would not result in a 
substantial increase in population. Therefore, the Project would 
not conflict with the AQMP, and impacts would be less than 
significant.______________________________________________________

a.

LESS THAN SIGNIFICANT IMPACTb. A significant impact would occur if the Project would violate any 
air quality standard or contribute substantially to an existing or 
projected air quality violation. According to the Air Quality 
Impact Analysis (AQA) prepared by Giroux & Associates 
Environmental Consultants, dated March 16, 2010, the Project 
is below the thresholds for CO, PM10, PM2.5 and NOX as a 
result of overall construction. The Project, including both 
Maximum Unmitigated and Maximum Mitigated scenarios (AQA 
page 17), are estimated to generate less than the SCAQMD 
thresholds for the following criteria pollutants: 664 Ibs/day for 
Carbon Monoxide (CO), 91 Ibs/day for Nitrogen Oxides (NOX),
5 Ibs/day for Respirable Particulate Matter (PM10) and 3 Ibs/day 
for Respirable Particulate Matter (PM2.5). Motor vehicles that 
access the Project Site would be the predominant source of 
long-term project emissions. Additional emissions would be 
generated by area sources, such as energy use and landscape 
maintenance activities. Operational emissions for 
Project-related traffic were calculated using the default I.T.E. 
trip generation factors for a 24-unit residential development (a 
larger development than the Project) to calculate area source 
emissions and the resulting vehicular operation emissions for 
an assumed project build-out year of 2011. The calculations 
revealed that the Project would not cause the SCAQMD’s 
recommended threshold levels to be exceeded. Therefore, 
construction and operation of the Project would result in a less 
than significant impact for both regional and localized 
construction and operational air pollution emissions._____________
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LESS THAN SIGNIFICANT IMPACT The Project will produce fugitive dust and mobile source 
emissions as a result of construction activity. The Project and 
the entire Los Angeles metropolitan area are located within the 
Basin, which is characterized by relatively poor air quality. The 
Basin is currently classified as a federal and State 
non-attainment area for Ozone (03), Respirable Particulate 
Matter (PM10 and PM2.5), and lead (Pb) and a federal 
attainment/maintenance area for Carbon Monoxide (CO). It is 
classified as a State attainment area for CO, and it currently 
meets the federal and State standards for Nitrogen Dioxide 
(N02), Sulfur Oxides (SOX), and lead (Pb). Because the Basin 
is designated as a State and/or federal non-attainment air basin 
for 03, PM10, PM2.5 and N02, there is an on-going regional 
cumulative impact associated with these pollutants. However, 
an individual project can emit these pollutants without 
significantly contributing to this cumulative impact depending on 
the magnitude of these emissions. As discussed in Response to 
Checklist Question No. Ill (b) and reflected in Table 5 and page 
20 of the AQA, peak daily emissions of operation-related 
pollutants would not exceed SCAQMD regional or localized 
significance thresholds. By applying SCAQMD’s cumulative air 
quality impact methodology, implementation of the Project 
would not result in an addition of criteria pollutants such that 
cumulative impacts, in conjunction with related projects in the 
region, would occur. Therefore, the emissions of non-attainment 
pollutants and precursors generated by Project operation would 
be less than significant and no mitigation measures are 
required________________________________________________________

c.

d. LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

As discussed above in Response to Checklist Question 
No. Ill (b), construction and operation of the Project would 
result in a less than significant impact for both regional 
and localized air pollution emissions. Therefore, the 
Project would not expose sensitive receptors to 
substantial pollutant concentrations. In addition, Project 
construction activities would comply with SCAQMD Rule 
403 regarding the control of fugitive dust and other 
specified dust control measures. Thus, impacts to off-site 
sensitive receptors would be less than significant. When 
considering air quality impacts under CEQA, consideration 
is given to the location of sensitive receptors within close 
proximity of land uses that emit toxic air contaminants 
(TACs). The CARB has published and adopted the “Air 
Quality and Land Use Handbook: A Community Health 
Perspective (2005)’’, which provides recommendations 
regarding the siting of new sensitive land uses near 
potential sources of air toxic emissions (e.g., freeways, 
distribution centers, rail yards, ports, refineries, chrome 
plating facilities, dry cleaners, and gasoline dispensing 
facilities). The SCAQMD adopted similar recommendations 
in their “Guidance Document for Addressing Air Quality 
Issues in General Plans and Local Planning (2005)”. 
Together the CARB and SCAQMD guidelines recommend 
siting distances for both the development of sensitive land 
uses in proximity to TAC sources, and the addition of new 
TAC sources in proximity to existing sensitive land uses. 
The Project is considered composed of sensitive receptors 
and the proximity of the Project Site to the Harbor and

Implementation 
of the 
proposed 
mitigation 
measures 
under 
Mitigation 
Measure X-60 
in Section X.b 
of this
document will 
ensure that 
impacts which 
are likely to 
expose 
sensitive 
receptors to 
substantial 
pollutant 
concentrations 
are reduced to 
a less than 
significant 
level.
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Gardena Freeways may create elevated exposure to mobile 
source toxic air pollutants. Incorporation of Mitigation 
Measure X-60 is expected to reduce exposure of 
substantial pollutant concentration to sensitive receptors.

LESS THAN SIGNIFICANT IMPACT Potential sources that emit odors during construction activities 
include equipment exhaust and architectural coatings. Odors 
from these sources would be localized and generally confined 
to the immediate area surrounding the Project Site. The Project 
would utilize typical construction techniques, and the odors 
would be typical of most construction sites and temporary in 
nature. Construction of the Project would not cause an odor 
nuisance. According to the SCAQMD CEQA Air Quality 
Handbook, land uses and industrial operations that are 
associated with odor complaints include agricultural uses, 
wastewater treatment plants, food processing plants, chemical 
plants, composting refineries, landfills, dairies and fiberglass 
molding. The proposed land use would not result in activities 
that create objectionable odors. Therefore, the Project would 
result in a less than significant impact related to objectionable 
odors.

e.

IV. BIOLOGICAL RESOURCES
LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

A project would have a significant biological impact 
through the loss or destruction of individuals of a species 
or through the degradation of sensitive habitat. The 
Project Site is located in a highly urbanized area of Los 
Angeles, immediately adjacent to two freeways. Vegetation 
on the Project Site is limited to three trees and four large 
shrubs that may provide habitat for nesting birds or bats. 
According to the Tree Memo prepared by LA-X Land Arch 
dated April 29, 2011, there were no native, protected plant 
species identified on the Project Site. All existing, on-site 
trees and shrubs will likely be removed during 
construction. Nesting birds are protected under the Federal 
Migratory Bird Treaty Act (MBTA) (Title 33, United States 
Code, Section 703 et seq., see also Title 50, Code of 
Federal Regulation, Part 10) and Section 3503 of the 
California Department of Fish and Wildlife Code. The 
Project will result in the removal of vegetation and 
disturbances to the ground and therefore may result in the 
“take” of nesting native bird species. “Take” means to 
hunt, pursue, catch, capture or kill, or attempt to hunt, 
pursue, catch, capture or kill (Fish and Game Code 
Section 86). Thus, the Project Applicant shall comply with 
Mitigation Measures IV-20 and IV-70 to ensure that no 
significant impacts to nesting birds or sensitive biological 
species or habitat would occur. Therefore, with mitigation, 
the impacts would be reduced to less than significant.

IV-20, IV-70a.

A significant impact would occur if any riparian habitat or natural 
community would be lost or destroyed as a result of urban 
development. The Project Site does not contain any riparian 
habitat and does not contain any streams or water courses 
necessary to support riparian habitat. Therefore, the Project 
would not have any effect on riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, 
regulations or by the California Department of Fish and Wildlife 
(CDFW) or the United States Fish and Wildlife Services

NO IMPACTb.
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(USFWS), and no impacts would occur.

NO IMPACT A significant impact would occur if federally protected wetlands 
would be modified or removed by a project. The Project Site 
does not contain any federally protected wetlands, wetland 
resources, or other waters of the United States as defined by 
Section 404 of the Clean Water Act. The Project Site is located 
in an urbanized area would not have any effect on federally 
protected wetlands as defined by Section 404 of the Clean 
Water Act (including, but not limited to, marsh, vernal pool, 
coastal, etc.) through direct removal, filling, hydrological 
interruption or other means, and no impacts would occur.

c.

d. NO IMPACT A significant impact would occur if the Project would interfere 
with, or remove access to, a migratory wildlife corridor or 
impede use of native wildlife nursery sites. Due to the highly 
urbanized nature of the Project Site and surrounding area, the 
lack of a major water body and the limited number of trees, the 
Project Site does not support habitat for native resident or 
migratory species or contain native nurseries. Therefore, the 
Project would not interfere with wildlife movement or impede 
the use of native wildlife nursery sites, and no impact would 
occur.

NO IMPACT A significant impact would occur if the Project would be 
inconsistent with local regulations pertaining to biological 
resources. The Project would not conflict with any policies or 
ordinances protecting biological resources, such as the City of 
Los Angeles Protected Tree Ordinance (No. 177,404). The 
Project Site does not contain locally-protected biological 
resources, such as oak trees, southern California black walnut, 
western sycamore, and California bay trees. According to the 
Tree Memo prepared by LA-X Land Arch dated April 29, 2011, 
no native, protected plant species were identified on the Project 
Site. The Project would be required to comply with the 
provisions of the Migratory Bird Treaty Act (MBTA) and the 
California Fish and Game Code (CFGC). Both the MBTA and 
CFGC protects migratory birds that may use trees on or 
adjacent to the Project Site for nesting, and may be disturbed 
during construction of the Project. Therefore, the Project would 
not conflict with any local policies or ordinances protecting 
biological resources, such as tree preservation policy or 
ordinance (e.g., oak trees or California walnut woodlands), and 
no impacts would occur.

e.

f. NO IMPACT According to the California Department of Fish and Wildlife 
California Regional Conservation Plans Map 
(www.wildlife.ca.gov/Conservation/Planning/NCCP/Plans, 
accessed on December 3, 2015), no Habitat Conservation 
Plans have been developed for any areas within or surrounding 
the Project Site. Thus, the Project would not conflict with the 
provisions of an adopted habitat conservation plan, natural 
community conservation plan or other related plans. No impacts 
would occur, and no mitigation measures are required.

V. CULTURAL RESOURCES
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NO IMPACT A significant impact would occur if the Project would 
substantially alter the environmental context of, or remove 
identified historical resources. The Project Site is vacant and 
has not been determined to be eligible for listing in the National 
Register of Historic Places, California Register of Historical 
Resources, and the Los Angeles Historic-Cultural Monuments 
Register. In addition, the Project Site has not been found to be 
a potential historic resource based on the City’s 
HistoricPIacesLA website, the City’s new online information and 
management system created to inventory Los Angeles' 
significant historic resources. It includes detailed information on 
many of the City’s designated resources as well as surveyed 
properties recorded and published to date as part of SurveyLA, 
the citywide survey of Los Angeles. Therefore, there would be 
no impact related to historical resources.

a.

LESS THAN SIGNIFICANT IMPACTb. A significant impact would occur if a known or unknown 
archaeological resource would be removed, altered or 
destroyed as a result of the Project. Section 15064.5 of the 
State CEQA Guidelines defines significant archaeological 
resources as resources that meet the criteria for historical 
resources or resources that constitute unique archaeological 
resources. A project-related significant impact could occur if the 
Project would significantly affect archaeological resources that 
fall under either of these categories. The Project Site is in the 
vicinity of an Archaeological Survey Area and an Archaeological 
Site (City of Los Angeles, Environmental and Public Facilities 
Maps 1996, Prehistoric & Historic Archaeological Sites and 
Survey Area Maps). However, if archaeological resources are 
discovered during excavation, grading or construction activities, 
work shall cease in the area of the find until a qualified 
archaeologist has evaluated the find in accordance with federal, 
State and local guidelines, including those set forth in California 
Public Resources Code Section 21083.2. Personnel of the 
proposed Modified Project shall not collect or move any 
archaeological materials and associated materials. Construction 
activity may continue unimpeded on other portions of the 
Project Site. The found deposits would be treated in 
accordance with federal, State and local guidelines, including 
those set forth in California Public Resources Code Section 
21083.2. Therefore, the impact would be less than significant.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if excavation or construction 
activities associated with the proposed activities associated 
with the Project would disturb paleontological or unique 
geological features. The Project Site is not identified as being 
located in a Vertebrate Paleontological Area (City of Los 
Angeles, Environmental and Public Facilities Maps 1996, 
Vertebrate Paleontological Resources Map). However, if 
paleontological resources are discovered during excavation, 
grading, or construction, the City of Los Angeles Department of 
Building and Safety shall be notified immediately, and all work 
shall cease in the area of the land until a qualified 
paleontologist evaluates the find. Construction activity may 
continue unimpeded on other portions of the Project Site. The 
paleontologist shall determine the location, the time frame, and 
the extent to which any monitoring of earth moving activities 
shall be required. The found deposits would be treated in

c.

ENV-2015-3749-MND Page 23 of 41



Mitigation
MeasuresImpact? Explanation

accordance with federal, State and local guidelines, including 
those set forth in California Public Resources Code Section 
21083.2. Therefore, the impact would be less than significant.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if previously interred human 
remains would be disturbed during excavation of the Project 
Site. Human remains could be encountered during excavation 
and grading activities associated with the Project. While no 
formal cemeteries, other places of human interment or burial 
grounds or sites are known to occur within the Project area, 
there is always a possibility that human remains can be 
encountered during construction. The Project Site is in the 
vicinity of an Archaeological Survey Area and an Archaeological 
Site (City of Los Angeles, Environmental and Public Facilities 
Maps 1996, Prehistoric & Historic Archaeological Sites and 
Survey Areas Map). If human remains are encountered 
unexpectedly during construction, demolition and/or grading 
activities, State Health and Safety Code Section 7050.5 
requires that no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and 
disposition pursuant to California Public Resources Code 
(PRC) Section 5097.98. If human remains of Native American 
origin are discovered during Project construction, compliance 
with State laws, which falls within the jurisdiction of the Native 
American Heritage Commission (NAHC) (PRC Section 5097), 
relating to the disposition of Native American burials will be 
adhered to. Therefore, the impact would be less than 
significant.______________________________________________________

d.

VI. GEOLOGY AND SOILS
LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project would cause 

personal injury or death or result in property damage as a result 
of a fault rupture occurring on the Project Site and if the Project 
Site is located within a State-designated Alquist-Priolo Zone or 
other designated fault zone. The Project Site is located within 
the Newport-lnglewood Fault Zone. According to the California 
Department of Conservation Special Studies Zone Map, the 
Project Site is not located within an Alquist-Priolo Special 
Studies Zone or Fault Rupture Study Area. The Project would 
not expose people or structures to potential adverse effects 
resulting from the rupture of known earthquake faults. The 
Alquist-Priolo Earthquake Fault Zoning Act is intended to 
mitigate the hazard of surface fault rupture on structures for 
human occupancy. Therefore, impacts would be less than 
significant.

a.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project would cause 
personal injury or death or resulted in property damage as a 
result of seismic ground shaking. The entire Southern California 
region is susceptible to strong ground shaking from severe 
earthquakes. Seismic activities associated with a number of 
nearby faults (e.g., Hollywood, Raymond, Verdugo, Santa 
Monica, Sierra Madre and San Andreas Faults), as well as blind 
thrust faults (e.g., Elysian Park, Puente Hills and Compton). 
Consequently, development of the Project could expose people 
and structures to strong seismic ground shaking. However, the 
Project would be designed and constructed in accordance with 
State and local building codes to reduce the potential for 
exposure of people or structures to seismic risks to the

b.
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maximum extent possible. The Project would be required to 
comply with the California Department of Conservation, Division 
of Mines and Geology (CDMG) Special Publications 117, 
Guidelines for Evaluating and Mitigating Seismic Hazards in 
California (1997), which provides guidance for the evaluation 
and mitigation of earthquake-related hazards, and with the 
seismic safety requirements in the Uniform Building Code 
(UBC) and the LAMC. Compliance with such requirements 
would reduce seismic ground shaking impacts to the maximum 
extent practicable with current engineering practices.
Therefore, impacts related to strong seismic ground shaking 
would be less than significant.__________________________________

LESS THAN SIGNIFICANT IMPACT Based upon the criteria established in the City of Los Angeles 
CEQA Thresholds Guide, a significant impact may occur if the 
Project Site is located within a liquefaction zone. Liquefaction is 
the loss of soil strength or stiffness due to a buildup of 
pore-water pressure during severe ground shaking. This site is 
not located in the California Department of Conservation 
Seismic Hazard Zones Map, and although the Project Site is 
located within 750 feet from a known liquefaction zone 
(NavigateLA), it is not located within a liquefaction zone. 
Therefore, impacts related to seismic-related ground failure, 
including liquefaction, would be less than significant.___________

c.

d. NO IMPACT A significant impact would occur if the Project would be 
implemented on a site that would be located in a hillside area 
with unstable geological conditions or soil types that would be 
susceptible to failure when saturated. According to the 
California Department of Conservation, Division of Mines and 
Geology, the Seismic Hazard Zones Map for this area shows 
the Project Site is not located within a landslide hazard zone. 
The Project Site and surrounding area are relatively flat. 
Therefore, the Project would not expose people or structures to 
potential effects resulting from landslides, and no impacts 
would occur.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if construction activities or 
future uses would result in substantial soil erosion or loss of 
topsoil. Construction of the Project would result in ground 
surface disturbance during site clearance, excavation and 
grading, which could create the potential for soil erosion to 
occur. In addition, excavation activities would be necessary to 
accommodate the Project, which would include the buildings’ 
foundations. Construction activities would be performed in 
accordance with the requirements of the Los Angeles Building 
Code and the Los Angeles Regional Water Quality Control 
Board (LARWQCB) through the City’s Stormwater Management 
Division. In addition, the Project would be required to develop a 
Storm Water Pollution Prevention Plan (SWPPP). The SWPPP 
would require implementation of an erosion control plan to 
reduce the potential for wind or waterborne erosion during the 
construction process. In addition, all on-site grading and site 
preparation would comply with applicable provisions of Chapter 
IX, Division 70 of the LAMC. Therefore, a less than significant 
impact would occur with respect to erosion or loss of topsoil.

e.
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A significant impact would occur if any unstable geological 
conditions would result in any type of geological failure, 
including lateral spreading, off-site landslides, liquefaction or 
collapse. Development of the Project would not have the 
potential to expose people and structures to seismic-related 
ground failure, including liquefaction and landslide. Subsidence 
and ground collapse generally occur in areas with active 
groundwater withdrawal or petroleum production. The extraction 
of groundwater or petroleum from sedimentary source rocks 
can cause the permanent collapse of the pore space previously 
occupied by the removed fluid. The Project Site is not identified 
as being located in an oil field or within an oil drilling area. The 
Project would be required to implement standard construction 
practices that would ensure that the integrity of the Project Site 
and the proposed structures is maintained. Construction will be 
required by the Department of Building and Safety to comply 
with the City of Los Angeles Uniform Building Code (UBC) 
which is designed to assure safe construction and includes 
building foundation requirements appropriate to site conditions. 
With the implementation of the Building Code requirements and 
the Department of Building and Safety's Soils Report Approval 
Letter when issued, the potential for landslide lateral spreading, 
subsidence, liquefaction or collapse would be less than 
significant.______________________________________________________

f. LESS THAN SIGNIFICANT IMPACT

A significant impact would occur if the Project would be built on 
expansive soils without proper site preparation or design 
features to provide adequate foundations for project buildings, 
thus, posing a hazard to life and property. Expansive soils have 
relatively high clay mineral and expand with the addition of 
water and shrink when dried, which can cause damage to 
overlying structures. According to the Geologic Map of the Long 
Beach 30’ x 60’ Quadrangle (California Department of 
Conservation, California Geological Survey, 2003), the soil in 
this part of the city generally consists of old alluvial valley 
deposits primarily composed of slightly to moderately dissected 
clay, silt, sand and gravel along stream valleys and alluvial flats 
of larger rivers. Soils on the Project Site may have the potential 
to shrink and swell resulting from changes in the moisture 
content. However, the Project would be required to comply with 
the requirements of the UBC, LAMC and other applicable 
building codes. Compliance with such requirements would 
reduce impacts related to expansive soils, and impacts would 
be less than significant._________________________________________

LESS THAN SIGNIFICANT IMPACT9-

A significant impact would occur if adequate wastewater 
disposal would be unavailable. The Project Site is located in a 
highly urbanized area, where wastewater infrastructure is 
currently in place. The Project would connect to existing sewer 
lines that serve the Project Site and would not use septic tanks 
or alternative wastewater disposal systems. Therefore, no 
impact would occur. __________________________________________

NO IMPACTh.

VII. GREEN HOUSE GAS EMISSIONS
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VII 0, VII-10LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

Greenhouse gases (GHG) are those gaseous constituents 
of the atmosphere, both natural and human generated, that 
absorb and emit radiation at specific wavelengths within 
the spectrum of terrestrial radiation emitted by the earth’s 
surface, the atmosphere itself, and by clouds. GHGs, such 
as carbon dioxide (C02), methane (CH4), and nitrous oxide 
(N20), keep the average surface temperature of the Earth 
close to 60 degrees Fahrenheit. Without the greenhouse 
effect, the Earth would be a frozen globe with an average 
surface temperature of about 5 degrees Fahrenheit. The 
City has adopted the LA Green Plan to provide a citywide 
plan for achieving the City’s GHG emissions targets, for 
both existing and future generation of GHG emissions. In 
order to implement the goal of improving energy 
conservation and efficiency, the Los Angeles City Council 
has adopted multiple ordinances and updates to establish 
the current Los Angeles Green Building Code (LAGBC) 
(Ordinance No. 179,890). The LAGBC requires projects to 
achieve a 20 percent reduction in potable water use and 
wastewater generation. As the LAGBC includes applicable 
provisions of the State’s CALGreen Code, a new 
development project that can demonstrate it complies with 
the LAGBC is considered consistent with statewide GHG 
reduction goals and policies including AB32 (California 
Global Warming Solutions Act of 2006). Through required 
implementation of the LAGBC, the Project would be 
consistent with local and statewide goals and policies 
aimed at reducing the generation of GHGs. The Project 
would result in direct and indirect GHG emissions 
generated by different types of emissions sources 
including, but not limited to, the following: Construction: 
emissions associated with site preparation, excavation, 
grading and construction-related equipment and vehicular 
activity; Mobile: emissions associated with vehicular 
exhaust from trips to and from the Project Site; Area 
Sources: emissions associated with consumer products 
and landscape equipment; Building Operations: emissions 
associated with space heating and cooling, water heating, 
and lighting; Water: emissions associated with energy 
used to pump, convey, deliver and treat water; and Solid 
Waste: emissions associated with waste streams 
(embodied energy of materials). The Project’s generation 
of GHG emissions has the possibility of making a 
cumulatively considerable contribution to emissions but 
impacts would be reduced to a less than significant level 
with adherence to the LAGBC and the incorporation of the 
following mitigation measures.________________________

a.

The California legislature passed Senate Bill (SB) 375 to 
connect regional transportation planning to land use decisions 
made at a local level. SB 375 requires the metropolitan 
planning organizations to prepare a Sustainable Communities 
Strategy (SCS) in their regional transportation plans to achieve 
the per capita GHG reduction targets. For the SCAG region, the 
SCS is contained in the 2012-2035 Regional Transportation 
Plan/Sustainable Communities Strategy (RTP/SCS). The 
2012-2035 RTP/SCS focuses the majority of new housing and 
job growth in high-quality transit areas and other opportunity

LESS THAN SIGNIFICANT IMPACTb.
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areas on existing main streets, in downtowns, and commercial 
corridors, resulting in an improved jobs-housing balance and 
more opportunity for transit-oriented development. In addition, 
SB 743, adopted September 27, 2013, encourages land use 
and transportation planning decisions and investments that 
reduce vehicle miles traveled that contribute to GHG emissions, 
as required by AB 32. The Project would provide residential 
development located approximately 0.25-mile east of Vermont 
Avenue and would not interfere with SCAG’s ability to 
implement the regional strategies outlined in the 2012-2035 
RTP/SCS. The Project would provide a total of 15 residential 
units to meet demand for housing in proximity to urban uses, 
including transportation/transit and would provide a healthy 
environment by reducing vehicle trips and corresponding GHG 
emissions. The Project, therefore, would be consistent with 
statewide, regional and local goals and policies aimed at 
reducing GHG emissions and would result in a less than 
significant impact related to plans that target the reduction of 
GHG emissions.

VIII. HAZARDS AND HAZARDOUS MATERIALS
A significant impact would occur if the Project would create a 
significant hazard through the routine, transport, use or disposal 
of hazardous materials. Construction of the Project would 
involve the temporary use of potentially hazardous materials, 
including vehicle fuels, paints, oils and transmission fluids. In 
addition, the types and amounts of potentially hazardous 
materials to be used during operation of the Project would be 
typical of those used for single-family residential uses, including 
cleaning products. Specifically, maintenance activities 
associated with the Project would involve the limited use of 
lubricants, paints, custodial products, vehicle fuels, oils, 
transmission fluids, household cleaning solvents such as 
pesticides for landscaping. However, all potentially hazardous 
materials to be used during construction and operation would 
be used and stored in accordance with manufacturer’s 
instructions and handled in compliance with applicable federal, 
State and local regulations. Any associated risk would be 
adequately reduced to a less than significant impact through 
compliance with these standards and regulations. Impacts 
would be less than significant, and no mitigation measures are 
required. ______________________________________________________

LESS THAN SIGNIFICANT IMPACTa.

A significant impact would occur if the Project created a 
significant hazard to the public or environment due to a 
reasonably foreseeable release of hazardous materials. 
The Project Site is currently vacant and does not require 
the demolition of any existing structures that may be 
composed of asbestos-containing materials (ACMs). 
However, the development of the fifteen single-family 
homes may result in short-term construction impacts. 
Sediment resulting from construction activities carries 
with it work-site pollutants such as pesticides, cleaning 
solvents, cement wash, asphalt, and car fluids that are 
toxic to sea life. With the implementation of Mitigation 
Measure VIII 0, all potentially hazardous materials used 
during construction and operation of the Project would be 
used, stored and disposed of in accordance with

LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

VINOb.
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manufacturer’s specifications, as well as applicable 
federal, State and local health and safety regulations.

LESS THAN SIGNIFICANT IMPACT Construction sites have the potential to result in the release, 
emission, handling, and disposal of hazardous materials within 
one-quarter mile of an existing school. No schools are located 
within one-quarter mile of the Project Site. Therefore, impacts 
related to the emissions of hazardous materials within 
one-quarter mile of an existing or proposed school would be 
less than significant and no mitigation measures are required.

c.

NO IMPACTd. A significant impact would occur if the Project Site is included 
on a list of hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and would create a 
significant hazard to the public or to the environment. The 
California Department of Toxic Substances Control (DTSC) 
maintains a database (EnviroStor) that provides access to 
detailed information on hazardous waste permitted sites and 
corrective action facilities, as well as existing site cleanup 
information. EnviroStor also provides information on 
investigation, cleanup, permitting, and/or corrective actions that 
are planned, being conducted, or have been completed under 
DTSC’s oversight. A review of EnviroStor did not identify any 
records of hazardous waste facilities on the Project Site. 
Therefore, the Project would not be located on a site that is 
included on a list of hazardous materials sites or create a 
significant hazard to the public or the environment, and no 
impact would occur.____________________________________________

NO IMPACT The Project Site is not located within two miles of an airport or 
within an area subject to an airport land use plan. The closest 
airport to the Project Site, the Compton-Woodley Airport, is 
located approximately 2.75 miles northeast from the Project 
Site. No impacts would occur, and no mitigation measures are 
required.

e.

f. NO IMPACT Refer to Response to Checklist Question No. VIII (e) above.

LESS THAN SIGNIFICANT IMPACT The City of Los Angeles’ General Plan Safety Element 
addresses public protection from unreasonable risks associated 
with natural disasters (e.g., fires, floods, earthquakes) and sets 
forth guidance for emergency response. Specifically, the Safety 
Element includes Exhibit H, Critical Facilities and Lifeline 
Systems, which identifies emergency evacuation routes, along 
with the location of selected emergency facilities. According to 
the Safety Element of the City of Los Angeles General Plan, the 
nearest emergency routes are the Gardena Freeway, located 
approximately 150 feet south of the Project Site, and the Harbor 
Freeway, located approximately 100 feet east of the Project 
Site. The Project would not require the closure of any public 
streets and would not impede emergency vehicle access to the 
Project Site or surrounding area. However, the Project 
proposes an internal, gated private street which may impact 
emergency response patterns. Emergency access to and from 
the Project Site would be provided in accordance with 
requirements of the Los Angeles Fire Department (LAFD). 
However, with implementation of Mitigation Measure XVI-50 set 
forth below in Response to Checklist Question No. XVI (e), the 
Project would not impair implementation or physically interfere 
with an adopted emergency response plan or evacuation plan,

9-
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and impacts will be less than significant.

A significant impact would occur if the Project exposed people 
and structures to high risk of wildfire. The Project Site is not 
located within a Very High Fire Hazard Severity Zone, Fire 
District No.1 or Fire District No. 2 (ZIMAS) and is located in a 
highly urbanized area of the City. The area surrounding the 
Project Site is completely developed. Accordingly, the Project 
Site and the surrounding area are not subject to wildland fires. 
Therefore, the Project would not expose people or structures to 
a risk of loss, injury or death involving wildland fires, and no 
impact would occur.____________________________________________

NO IMPACTh.

IX. HYDROLOGY AND WATER QUALITY
A significant impact would occur if the Project discharges water 
that does not meet the quality standards of agencies which 
regulate surface water quality and water discharge into storm 
water drainage systems, or does not comply with all applicable 
regulations as governed by the Los Angeles Regional Water 
Quality Control Board (LARWQCB). The Project is a subdivision 
development with 15 residential dwelling units. As is typical of 
most non-industrial urban development, stormwater runoff from 
the Project has the potential to introduce small amounts of 
pollutants into the stormwater system. Pollutants would be 
associated with run-off from landscaped areas (pesticides and 
fertilizers) and paved surfaces (ordinary household cleaners). 
Thus, the Project would be required to comply with the National 
Pollutant Discharge Elimination System (NPDES) standards 
and the City's Stormwater and Urban Runoff Pollution Control 
regulations (Ordinance No. 172,176 and No. 173,494) to ensure 
pollutant loads from the Project Site are minimized for 
downstream receiving waters. The Stormwater and Urban 
Runoff Pollution Control Ordinances contain requirements for 
construction activities and operation of development and 
redevelopment projects to integrate low impact development 
practices and standards for stormwater pollution mitigation, and 
maximize open, green and pervious space on all developments 
and redevelopments consistent with the City’s Development 
Best Management Practices (BMPs) Handbook. Conformance 
would be ensured during the City’s building plan review and 
approval process. Therefore, the Project would result in less 
than significant impacts and would not violate water quality 
standards, waste discharge requirements, or stormwater 
NPDES permits or otherwise substantially degrade water 
quality.________________________ _____________

LESS THAN SIGNIFICANT IMPACTa.

A significant impact would occur if the Project would 
substantially deplete groundwater or interferes with 
groundwater recharge. The Project would not require the use of 
groundwater at the Project Site. Potable water would be 
supplied by the Los Angeles Department of Water and Power 
(LADWP), which draws its water supplies from distant sources 
for which it conducts its own assessment and mitigation of 
potential environmental impacts. Therefore, the Project would 
not require direct additions or withdrawals of groundwater. 
Furthermore, excavation is not proposed at a depth that would 
result in the interception of existing aquifers or penetration of 
the existing water table. The Project Site is currently 
vacant/undeveloped and is made up almost entirely of

b. LESS THAN SIGNIFICANT IMPACT
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permeable surface (i.e. soil and vegetation). The Project 
proposes impermeable areas totaling approximately 87,935 
square feet or 72% of the total surface area of the Project Site. 
The Project will reduce permeable areas which currently allow 
for groundwater recharge. However, adherence to regulatory 
compliance measures, specifically those related to impervious 
surfaces, low impact development and best management 
practices, will ensure that impacts associated with groundwater 
supplies or groundwater recharge would be less than significant 
and no mitigation measures are required._______________________

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project would 
substantially alter the drainage pattern of an existing stream or 
river so that erosion or siltation would result. There are no 
streams or rivers located in the Project vicinity. Project 
construction would temporarily expose on-site soils to surface 
water run-off. However, compliance with construction-related 
BMPs and/or the Storm Water Pollution Prevention Plan 
(SWPPP) would control and minimize erosion and siltation. 
During Project operation, stormwater or any run-off irrigation 
waters would be directed into existing storm drains that are 
currently receiving surface water run-off under existing 
conditions. Impermeable surfaces resulting from the 
development of the Project may change the volume or direction 
of storm water run-off. However, adherence to regulatory 
compliance measures, specifically those related to impervious 
surfaces, low impact development and best management 
practices, would ensure that impacts related to the alteration of 
drainage patterns and on- or off-site erosion or siltation would 
be less than significant.______

c.

d. LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project would 
substantially alter the drainage pattern of an existing stream or 
river such that flooding would result. There are no streams or 
rivers located in the Project vicinity. During Project operation, 
stormwater or any run-off irrigation waters would be directed 
into existing storm drains that are currently receiving surface 
water run-off under existing conditions. Impermeable surfaces 
resulting from the development of the Project may change the 
volume of storm water run-off in a manner that would result in 
flooding on- or off-site. However, adherence to regulatory 
compliance measures would ensure that significant alterations 
to existing drainage patterns within the Project Site and 
surrounding area would not occur. Therefore, the Project would 
result in less than significant impacts related to the alteration of 
drainage patterns on- or off-site flooding.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if run-off water would exceed 
the capacity of existing or planned storm drain systems serving 
the Project Site, or if the Project would substantially increase 
the probability that polluted run-off would reach the storm drain 
system. The project Site is currently vacant/undeveloped and is 
made up of almost entirely of permeable surface (i.e. soil and 
vegetation). Impermeable surfaces resulting from the 
development of the Project may change the volume of storm 
water run-off. The volume of run-off from the Project Site may 
increase over existing conditions, but is not expected to exceed 
the capacity of existing or planned drainage systems. The 
Project is required to adhere to any applicable regulatory

e.
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compliance measures required by law such as Regulatory 
Compliance Measures RC-WQ-3: Low Impact Development 
Plan and RC-WQ-4: Development Best management Practices. 
RC-WQ-3 requires the Applicant to submit a Low Impact 
Development Plan and/or Standard Urban Stormwater 
Mitigation Plan to the City of Los Angeles Bureau of Sanitation 
Watershed Protection Division for review and approval prior to 
the issuance of grading permits. RC-WQ-4 requires that the 
Best Management Practices shall be designed to retain or treat 
the runoff from a storm event producing 0.75 inch of rainfall in a 
24-hour period, in accordance with the Development Best 
Management Practices Handbook Part B Planning Activities. 
With adherence to these regulatory compliance measures, the 
Project would result in less than significant impacts related to 
existing storm drain capacities or water quality._________________

f. NO IMPACT A significant impact may occur if a Project includes potential 
sources of water pollutants that would have the potential to 
substantially degrade water quality. The Project does not 
include potential sources of contaminants, which could 
potentially degrade water quality and would comply with all 
federal, State and local regulations governing storm water 
discharge. Therefore, no impact would occur._______________

NO IMPACT A significant impact would occur if the Project would be located 
within a 100-year or 500-year floodplain or would impede or 
redirect flood flows. According to NavigateLA, the Project Site is 
located within Zone X which is defined as areas determined to 
be outside the 500-year floodplain and determined to be 
outside the 1% and 0.2% annual chance floodplains. Therefore, 
the Project would not be located in such areas, and no impact 
related to flood zones would occur.

9-

h. NO IMPACT Refer to Response to Checklist Question No. IX (g) above.

NO IMPACT A significant impact would occur if the Project would be located 
within an area susceptible to flooding as a result of the failure of 
a levee or dam. The Project Site and the surrounding areas are 
not located within a flood hazard area. Accordingly, the Project 
would not expose people or structures to a significant risk of 
loss, injury or death involving flooding. Therefore, the Project 
would have no impact related to flooding._______________________

i.

NO IMPACT A significant impact would occur if the Project would be located 
within an area susceptible to inundation by. seiche, tsunami or 
mudflow. A seiche is an oscillation of a body of water in an 
enclosed or semi-enclosed basin, such as a reservoir, harbor or 
lake. A tsunami is a great sea wave produced by a significant 
undersea disturbance. Mudflows result from the downslope 
movement of soil and/or rock under the influence of gravity. The 
Project Site and the surrounding areas are not located near a 
water body to be inundated by seiche. Similarly, the Project Site 
and the surrounding areas are located approximately 6.6 miles 
east of the Pacific Ocean. Therefore, the Project would have no 
impact related to inundation by seiche, tsunami or mudflow.

J-

X. LAND USE AND PLANNING
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NO IMPACT A significant impact would occur if the Project would be 
sufficiently large or configured in such a way so as to create a 
physical barrier within an established community. A physical 
division of an established community is caused by an 
impediment to through travel or a physical barrier, such as a 
new freeway with limited access between neighborhoods on 
either side of the freeway, or major street closures. The Project 
would not involve any street vacation or closure or result in 
development of new public thoroughfares or highways. The 
Project is the development of a new residential development in 
an urbanized area in Los Angeles and would not divide an 
established community. Therefore, no impact would occur.

a.

b. LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

A significant impact may occur if a Project is inconsistent 
with the General Plan or zoning designations currently 
applicable to the Project Site and would cause adverse 
environmental effects, which the General Plan and zoning 
ordinances are designed to avoid or mitigate. The City 
Planning Commission has issued a Freeway Adjacent 
Advisory Notice (Zl No. 2427) for new projects and 
expansions of existing development involving sensitive 
uses that are within 1,000 feet of freeways. The advisory 
notice is applicable to specific discretionary applications 
including Zone Change requests and recommends project 
design alternatives to reduce or address impacts and 
public health risks. Existing adopted policies within the 
City’s General Plan address the placement of sensitive 
uses near freeways and include the following: the Air 
Quality Element Policy 4.3.1 that revises the City’s General 
Plan/Community Plans to ensure that new or related 
sensitive receptors are located to minimize significant 
health risks posed by air pollution sources, and the 
Housing Element Policy 2.1.2 that establishes standards to 
enhance health outcomes. The Project Site is located 
within the Harbor - Gateway Community Plan area, directly 
adjacent to the Harbor and Gardena Freeways. The Project 
Site is zoned [Q]PF-1 and R1-1, with General Plan land use 
designations of Public Facilities and Low Residential, 
respectively. The Project would be composed of 15 
residential dwelling units and requests a Zone Change 
from [Q]PF-1 and R1-1 to [Q]R1-1. Footnote No. 7 of the 
Harbor - Gateway Community Plan allows PF-zoned lots to 
be qualified by [Q] Conditions to render it compatible with 
the surrounding land uses. Footnote No.11 allows the 
re-zoning of surplus property zoned PF to the zone(s) most 
consistent within 500 feet of the property boundary. The 
zones that are most consistent within 500 feet of the 
property are R1-1. Therefore, the Project’s re-zoning from 
[Q]PF-1 and R1-1 to [QJR1-1 will be considered consistent 
with the adopted Community Plan. With a Zone Change 
approval from the Area Planning Commission and other 
decision-makers, and with the incorporation of Mitigation 
Measure X-60 to lessen the effects of ambient air pollution 
exposure, potential impacts will be reduced to a less than 
significant level.

X-60
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A significant impact would occur if the Project were located 
within an area governed by a habitat conservation or natural 
community conservation plan. The project Site is a vacant, 
unimproved property that is generally made up of remnant 
grassland and is located in a developed and urbanized region 
directly adjacent to two freeways. According to the California 
Department of Fish and Wildlife California Regional 
Conservation Plans Map
(https://www.wildlife.ca.gov/Conservation/Planning/NCCP/Plans 
), no Habitat Conservation Plans have been developed for any 
areas within or surrounding the Project Site. Thus, the Project 
would not conflict with the provisions of an adopted habitat 
conservation plan or natural community conservation plan. No 
impacts would occur, and no mitigation measures are required.

NO IMPACTc.

XI. MINERAL RESOURCES
No mineral extraction operations currently occur on the Project 
Site. The Project Site is located within an urbanized area. As 
such, the potential for mineral resources to occur on-site is low. 
Furthermore, the Project Site is not located within a 
City-designated Mineral Resource Zone where significant 
mineral deposits are known to be present, or within a mineral 
producing area as classified by the State of California 
Department of Conservation, California Geologic Survey, 
Aggregate Sustainability in California, 2012. According to the 
Los Angeles General Plan Safety Element, Exhibit E, Oil Field & 
Oil Drilling Areas, the Project Site is also not located within a 
City-designated oil field or oil drilling area. The Project Site is 
currently designated for Public Facilities and Low Residential 
land uses and not as a mineral extraction land use. Therefore, 
the Project would not result in the loss of availability of a 
mineral resource or a mineral resource recovery site. No 
impacts would occur and no mitigation measures are required.

NO IMPACTa.

Refer to Response to Checklist Question XI (a) above.NO IMPACTb.

XII. NOISE
The City of Los Angeles has established policies and 
regulations concerning the generation and control of noise 
that could adversely affect its citizens and noise-sensitive 
land uses. Construction activity would result in temporary 
increases in ambient noise levels in the Project vicinity on 
an intermittent basis. Noise levels would fluctuate 
depending on the construction phase, equipment type and 
duration of use, distance between the noise source and 
receptor, and presence or absence of noise attenuation 
barriers. Construction noise for the Project will cause a 
temporary increase in the ambient noise levels, but will be 
subject to the LAMC Sections 112.05 (Maximum Noise 
Level of Powered Equipment or Powered Hand Tools) and 
41.40 (Noise Due to Construction, Excavation Work - When 
Prohibited) regarding construction hours and construction 
equipment noise thresholds. The Project shall comply with 
the City of Los Angeles General Plan Noise Element and 
Ordinance No. 161,574, which prohibits the emission of 
creation of noise beyond certain levels at adjacent uses 
unless technically infeasible. Impacts related to the 
excessive generation of noise resulting from Project

XII-20, XII-170LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

a.

Page 34 of 41ENV-2015-3749-MND

https://www.wildlife.ca.gov/Conservation/Planning/NCCP/Plans


Mitigation
MeasuresImpact? Explanation

development will be further reduced with the incorporation 
of Mitigation Measure XII-20. In addition, the Project Site’s 
proximity to the Harbor Freeway may expose the Project’s 
future residents to excessive noise levels from 
transportation sources. An Acoustical Analysis (AA) 
prepared by Davy & Associates, dated July 31, 2011, 
contains results of measurements and calculations of the 
future exterior noise environment at the Project Site to 
determine compliance with California Administrative Code 
(Title 24) which specifies maximum allowable interior noise 
levels of CNEL 45 for all habitable spaces in residential 
buildings where exterior noise from transportation sources 
exceeds CNEL 60. The AA determined that exterior noise 
levels would reach a CNEL of 61.6, but with the use of 
standard construction materials (such as 2x4 studs with 
R-11 insulation, exterior stucco, interior gypboard and 
standard glazing), interior noise levels were not expected 
to exceed CNEL 45. Mitigation Measure XII-170 is 
prescribed to ensure that the Project will reduce the 
ambient noise generated from the freeways. Therefore, 
with the incorporation of the following mitigation 
measures, the Project would reduce construction-related 
and mobile noise emanating from the adjacent freeways to 
a less than significant level.___________________________

b. LESS THAN SIGNIFICANT IMPACT Construction activities can generate varying degrees of 
vibration, depending on the construction procedures and the 
type of construction equipment used. High levels of vibration 
may cause physical personal injury or damage to buildings. 
However, vibrations rarely affect human health. The operation 
of construction equipment generates vibrations that spread 
through the ground and diminish with distance from the source. 
Unless heavy construction activities are conducted extremely 
close (within a few feet) to the neighboring structures, vibrations 
from construction activities rarely reach the levels that damage 
structures. By complying with regulations, the Project would 
result in a less than significant impact related to construction 
vibration.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project caused a 
substantial permanent increase in noise levels above existing 
ambient levels. New stationary sources of noise, such as 
rooftop mechanical HVAC equipment, would be installed on the 
proposed development. The design of the equipment will be 
required to comply with LAMC Section 112.02, which prohibits 
noise from air conditioning, refrigeration, heating, pumping and 
filtering equipment from exceeding the ambient noise level on 
the premises of other occupied properties by more than 5 dBA. 
With implementation of the regulations that address rooftop 
mechanical equipment, a substantial permanent increase for 
nearby sensitive receptors would be reduced to a less than 
significant level.________________________________________________

c.

d. LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

A significant impact would occur if the Project resulted in 
substantial temporary or periodic increase in ambient 
noise levels. As discussed in Response to Checklist 
Question No. XII (a), potentially significant impacts will be 
reduced to less than significant levels for 
construction-related and ambient noise generated from the

XII-20, XII-170, 
XII-180
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adjacent freeways with the following mitigation measures. 
As discussed in Response To Checklist Questions Nos. XII 
(b) and (c), impacts to operational noise and vibration are 
less than significant._______________

NO IMPACT A significant impact would occur if the Project would expose 
people residing or working in the Project vicinity to excessive 
noise levels from a public airport or public use airport. The 
Project is not located within two miles of a public airport or 
public use airport. The nearest major airport, the Los Angeles 
International Airport, is located approximately 8 miles northwest 
of the Project Site. The Project Site is outside of the Los 
Angeles International Airport Land Use Plan. Accordingly, the 
Project would not expose people working or residing in the 
Project vicinity to excessive noise levels from a public airport or 
public use airport. Therefore, no impact would occur.___________

e.

f. NO IMPACT A significant impact would occur if the Project would expose 
people residing or working in the Project vicinity to excessive 
noise levels from a private airstrip. The Project is not within the 
vicinity of a private airstrip. Accordingly, the Project would not 
expose people working or residing in the Project vicinity to 
excessive noise levels from a private airstrip. Therefore, no 
impact would occur.____________________________________________

XIII. POPULATION AND HOUSING
LESS THAN SIGNIFICANT IMPACT A potentially significant impact would occur if the Project would 

induce substantial population growth that would not have 
otherwise occurred as rapidly or in as great a magnitude. The 
Project would result in the development of 15 residential 
dwelling units. The increase in residential population resulting 
from the Project would not be considered substantial in 
consideration of anticipated growth for the Harbor - Gateway 
Community Plan, and is within the Southern California 
Association of Governments’ (SCAG) 2020 population 
projections for the City in their 2012-2035 Regional 
Transportation Plan. The Project would meet a growing a 
demand for housing near jobs and transportation centers, 
consistent with State, regional and local regulations designed to 
reduce trips and greenhouse gas emissions. Operation of the 
Project would not induce substantial population growth in the 
Project vicinity, either directly or indirectly. Therefore, impacts 
would be less than significant.

a.

NO IMPACT A potentially significant impact would occur if the Project would 
displace a substantial quantity of existing residences or a 
substantial number of people. The Project Site is currently 
vacant and does not propose any demolition of any residential 
dwelling units. Therefore, the Project would not displace any 
existing residential dwelling units. No impacts related to 
displacement would occur and no mitigation measures are 
required.______________________________________________________

b.

NO IMPACT Refer to Response to Checklist Question No. XIII (b) above.c.

XIV. PUBLIC SERVICES
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LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

A significant impact would occur if the Los Angeles Fire 
Department (LAFD) could not adequately serve the Project, 
necessitating a new or physically altered station. The area 
in which the Project is proposed is currently being served 
by Fire Station No. 79, located at 18030 S. Vermont Avenue 
(approximately 1.2 miles southwest of the Project Site).
The Project would result in a net increase of 15 residential 
dwelling units, which could increase the number of 
emergency calls and demand for LAFD fire and emergency 
services. The implementation of Mitigation Measure XIV-10 
will ensure that the Project will be mitigated to less than 
significant impact.___________________________________

XIV-10a.

A significant impact would occur if the Los Angeles Police 
Department (LAPD) could not adequately serve the Project, 
necessitating a new or physically altered station. The 
Project would result in a net increase of 15 residential 
dwelling units and could increase demand for police 
service. The Project Site and the surrounding area are 
currently served by LAPD’s Southeast Community Police 
Station located at 145 W. 108th Street (approximately 5.1 
miles northeast of the Project Site). Prior to the issuance of 
a building permit, the LAPD would review the project plans 
to ensure that the design of the Project follows the LAPD’s 
Design Out Crime Program, an initiative that introduces the 
techniques of Crime Prevention Through Environmental 
Design (CPTED) to all City departments beyond the LAPD. 
The Project would neither create capacity/service level 
problems nor result in substantial adverse physical 
impacts associated with the provision of new or physically 
altered governmental facilities in order to maintain 
acceptable service ratios, response times or other 
performance objectives for police protection through the 
incorporation of these techniques into the Project’s 
design, in combination with the safety features already 
incorporated into the Project. The following mitigation 
measures would reduce the possibility for trespassing, 
vandalism, unattractive nuisances during the construction 
phase. Therefore, potentially significant impacts related to 
police protection services would be reduced to a less than 
significant level._____________________________________

XIV-20, XIV-30LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

b.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project would include 
substantial employment or population growth, which could 
generate a demand for school facilities that would exceed the 
capacity of the school district. The Project would add 15 
residential dwelling units, which could increase enrollment at 
schools that service the area. However, development of the 
Project would be subject to California Government Code 
Section 65995, which would allow LAUSD to collect impact fees 
from developers of new residential space. Conformance to 
California Government Code Section 65995 is deemed to 
provide full and complete mitigation of impacts to school 
facilities. Therefore, the Project would result in a less than 
significant impact to public schools._____________________________

c.
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d. LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project would exceed the 
capacity or capability of the local park system to serve the 
Project. The City of Los Angeles Department of Recreation and 
Parks (RAP) is responsible for the provision, maintenance, and 
operation of public recreational and park facilities and services 
in the City. The Project would result in a net increase of 15 
residential dwelling units, which could result in an increased 
demand for parks and recreation facilities. The Project would 
include approximately 28,800 square feet of private open space 
(private yards) and an approximately 3,800-square-foot 
landscaped amenity accessible to the residents of the Project. 
These project features would reduce the demand for park 
space created by the Project. Pursuant to Section 17.12-A, 
17.58 and 12.33 of the LAMC, the applicant shall pay the 
applicable Quimby fees for the construction of dwelling units. 
Therefore, the Project would not create capacity or service level 
problems, or result in substantial physical impacts associated 
with the provision or new or altered parks facilities. Accordingly, 
the Project would result in a less than significant impact on park 
facilities.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur it the Project would result in 
substantial employment or population growth that could 
generate a demand for other public facilities, including libraries, 
which exceed the capacity available to serve the Project Site, 
necessitating new or physically altered public facilities, the 
construction of which could cause significant environmental 
impacts. The Project would result in a net increase of 15 
residential units, which could result in an increased demand for 
library services and resources of the Los Angeles Public Library 
System. However, the Project would not create substantial 
capacity or service level problems that would require the 
provision of new or physically public facilities in order to 
maintain an acceptable level of service for libraries and other 
public facilities. Therefore, the Project would result in a less 
than significant impact on other public facilities._________________

e.

XV. RECREATION
LESS THAN SIGNIFICANT IMPACT Refer to Response to Checklist Question No. XIV (d) above.a.

b. LESS THAN SIGNIFICANT IMPACT Refer to Response to Checklist Question No. XIV (d) above.

XVI. TRANSPORTATION/TRAFFIC
LESS THAN SIGNIFICANT IMPACT The Project would develop 15 residential dwelling units on 

vacant land. Although the Project will result in an increase in 
trips, the increase does not exceed the LADOT threshold of 25 
units to require a traffic analysis. Therefore, the traffic is 
expected to have a less than significant impact on the existing 
load and capacity of the street system.

a.

b. NO IMPACT Metro administers the Congestion Management Program 
(CMP), a State-mandated program designed to address the 
impacts urban congestion has on local communities and the 
region as a whole. The CMP for Los Angeles County requires 
an analysis of any project that could add 50 or more trips to any 
CMP intersection or more than 150 trips to a CMP mainline 
freeway location in either direction during the A.M. or P.M. 
weekday peak hours. Based on the 2010 Congestion 
Management Program, there are no CMP intersections or
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segments in the vicinity of the Project Site. As a result, no 
further CMP arterial monitoring intersection analysis is required. 
Therefore, no significant impacts to an applicable congestion 
management program would occur and no mitigation measures 
are required.

NO IMPACT The Project Site is not located within the vicinity of any private 
or public airport or planning boundary of any airport land use 
plan. The closest airports are the Compton-Woodley Municipal 
Airport (approximately 2.5 miles northeast of the Project Site), 
the Hawthorne Municipal Airport (approximately 4 miles 
northwest of the Project Site), Torrance Municipal Airport 
(approximately 5.5 miles southwest of the Project Site) and the 
Los Angeles International Airport (approximately 8 miles 
northwest of the Project Site). Given the location and height of 
the proposed single-family dwelling units, the Project would not 
increase or change air traffic patterns or increase levels of risk 
with respect to air traffic. Therefore, no impact would occur, and 
no mitigation measures are required.

c.

LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

d. The proposed residential use would be consistent with the 
surrounding uses in the Project vicinity. Ingress and 
egress access to the Project Site would be provided from 
Hoover Street via a gated, internal private street 
(T-intersection). The proposed private street has the 
potential to pose a hazard to pedestrians and passing 
vehicles if it is not designed properly to allow for 
unobstructed views for all stakeholders. No permits will be 
issued unless the Project meets the safety requirements of 
the Department of Transportation, the Bureau of 
Engineering and the Department of Building and Safety. 
With the implementation of Mitigation Measure XVI-40, 
impacts regarding hazards from a design feature or 
incompatible use will be reduced to a less than significant 
level.

XVI-40

LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

Ingress and egress access to the Project Site would be 
provided from Hoover Street via a gated, internal private 
street which may impact emergency response patterns. 
Compliance with Mitigation Measure XVI-50 will reduce the 
potential for inadequate emergency access._____________

XVI-50e.

f. NO IMPACT The Project Site is not within any area that has any adopted 
policies, plans or programs regarding public transit, bicycle or 
pedestrian facilities, and will therefore not have an impact on 
any existing alternative transportation policies, plans and 
programs.

XVII. UTILITIES AND SERVICE SYSTEMS
LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project would exceed 

wastewater treatment requirements of the Los Angeles 
Regional Water Quality Control Board (LARWQCB). A 
significant impact would also occur if the Project would increase 
water consumption or wastewater generation to such a degree 
that the capacity of facilities currently serving the Project Site 
would be exceeded. It is important to consider the existing and 
anticipated wastewater generation of the Project in relation to 
current average daily flows experienced at the Hyperion 
Treatment Plant (HTP), as well as in proportion to remaining 
capacity of the system. The HTP experiences an average daily

a.
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flow of 362 million gallons per day (mgd), below a capacity of 
450 mgd. As a proportion of total average daily flow experience 
at the HTP, the wastewater generation of the Project would 
account for a small percentage of average daily wastewater 
flow. This increase in wastewater flow would not jeopardize the 
HTP to operate within its established wastewater treatment 
requirements. Furthermore, all wastewater from the Project 
would be treated according to the requirements of the NPDES 
permit authorized by the LARWQCB. Therefore, the Project 
would result in a less than significant impact related to 
wastewater treatment requirements.____________________________

b. LESS THAN SIGNIFICANT IMPACT The Los Angeles Department of Water and Power (LADWP) 
conducts water planning based on forecast population growth. 
Accordingly, the increase in residential population resulting 
from the Project would not be considered substantial in 
consideration of anticipated growth. The addition of 15 
residential dwelling units as a result of the Project would be 
consistent with Citywide growth, and therefore the Project 
demand for water is not anticipated to require new water supply 
entitlements and/or require the expansion of existing or 
construction of new water treatment facilities beyond those 
already considered in the LADWP 2010 Urban Water 
Management Plan. Thus, it is anticipated that the Project would 
not create any water system capacity issues, and there would 
be sufficient reliable water supplies available to meet Project 
demands. Prior to any construction activities, the Project 
Applicant would be required to coordinate with the City of Los 
Angeles Bureau of Sanitation (BOS) to determine the exact 
wastewater conveyance requirements of the Project, and any 
upgrades to the wastewater lines in the vicinity of the Project 
Site that are needed to adequately serve the Project would be 
undertaken as part of the Project. Therefore, the Project would 
have a less than significant impact related to water or 
wastewater infrastructure.

LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project would increase 
surface water run-off, resulting in the need for expanded off-site 
stormwater drainage facilities. Development of the Project 
would maintain existing drainage patterns; site-generated 
surface water run-off would continue to flow to the City’s storm 
drain system. The Project Site is currently vacant/undeveloped 
and is made up almost entirely of permeable surface (i.e. soil 
and vegetation). The Project involves the construction of 15 
new single-family dwelling units, including a total of 33,000 
square feet of landscaped areas. Based on this information, the 
Project proposes impermeable surfaces totaling approximately 
87,935 square feet or 72% of the total surface area which 
includes paved walkways and driveways, Fire Department 
turnarounds, and guest parking areas. The Project will reduce 
permeable areas and is expected to result in increased demand 
on the City’s stormwater drainage facilities but due to its limited 
size and density, the impact is expected to be less than 
significant and should not require the construction of additional 
drainage facilities or the expansion of existing facilities._________

c.

Refer to Response to Checklist Question Nos, XVII (a) and (b).LESS THAN SIGNIFICANT IMPACTd.

Refer to Response to Checklist Question Nos. XVII (a) and (b).LESS THAN SIGNIFICANT IMPACTe.
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Mitigation
MeasuresImpact? Explanation

f. LESS THAN SIGNIFICANT IMPACT A significant impact would occur if the Project’s solid waste 
generation exceeded the capacity of permitted landfills. The Los 
Angeles Bureau of Sanitation (BOS) and private waste 
management companies are responsible for the collection, 
disposal and recycling of solid waste within the City, including 
the Project Site. Solid waste during the operation of the Project 
is anticipated to be collected by the BOS and private waste 
haulers, respectively. Solid waste collected from the Project is 
anticipated to be hauled to the Sunshine Canyon Landfill. In 
compliance with Assembly Bill (AB) 939, the Project Applicant 
would be required to implement a Solid Waste Diversion 
Program and divert at least 50 percent of the solid waste 
generated by the Project from the Sunshine Canyon Landfill.
The Project would also comply with all federal, State and local 
regulations related to solid waste. Therefore, the Project would 
have a less than significant impact related to solid waste 
disposal.________________________________________________________

LESS THAN SIGNIFICANT IMPACT Refer to Response to Checklist Question No. XVII (f).9-

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE
LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

Based on the analysis in this Initial Study, the Project 
would have the potential to degrade the quality of the 
environment, substantially reduce the habitat of fish or 
wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threated to eliminate a plant or 
animal community, or reduce the number or restrict the 
range of a rare or endangered plant or animal. Mitigation 
measures herein will reduce impacts to less than 
significant. During Project construction, the Project may 
encounter unknown cultural resources, including 
archaeological and paleontological resources. However, 
compliance with existing regulations would reduce 
impacts to a less than significant level. ___________

a.

XVIII-10b. LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

A significant impact may occur if the Project, in 
conjunction with the related projects, would result in 
impacts that are less than significant when viewed 
separately, but significant when viewed together. Although 
projects may be constructed in the Project vicinity, the 
cumulative impacts to which the Project would contribute 
would be less than significant. Nonetheless, 
implementation of the mitigation measures identified will 
ensure that no cumulative impacts will occur as a result of 
the Project._________________________________________

LESS THAN SIGNIFICANT IMPACT A significant impact may occur if the Project has the potential to 
result in significant impacts, as discussed in the preceding 
sections. All potential impacts of the Project have been 
identified, and mitigation measures have been prescribed, 
where applicable, to reduce all potential impacts to less than 
significant levels. Upon implementation of mitigation measures 
identified and compliance with existing regulations, the Project 
would not have the potential to result in substantial adverse 
impacts on human beings either directly or indirectly.

c.
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CLIMATE AND METEOROLOGY

Regional Climate

The North Pacific high-pressure cell is the dominant climatic influence over the eastern North 
Pacific Ocean, particularly during the summer months. This high-pressure cell produces a 
predominantly northwesterly flow of maritime air over the California coastal waters. During the 
winter, the Pacific High weakens and moves south, resulting in weaker and less persistent 
northwesterly winds along the California coast than in the warmer half of the year.

As the air mass approaches the coast of California, this large-scale circulation pattern is modified 
by local influences. The differential heating between the desert and the adjacent Pacific Ocean 
modifies the prevailing winds, enhancing them during the warmer half of the year and 
weakening the winds during the colder portion. On a local and sub-regional basis, the airflow in 
California is channeled by its mountain ranges and valleys. The coastal mountain ranges limit 
the flow of maritime air into the interior of California. This transition from a cool and damp 
marine environment to a dry and warm continental climate therefore occurs over a fairly short 
distance.

South Coast Air Basin

The South Coast Air Basin (SCAB) is a 6,600 square mile coastal plain 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 includes all of Orange County and the non-desert portions of Los Angeles, 
Riverside, and San Bernardino Counties. Basin-wide conditions are characterized by warm 
summers, mild winters, infrequent rainfall, moderate onshore daytime breezes, and moderate 
humidity levels.

All seasons generally exhibit onshore flows during the day and offshore flows at night, after the 
land cools below the temperature of the ocean. The likelihood of strong offshore flows, 
including Santa Ana winds, is greater during winter than during summer (California Air 
Resources Board [ARB] 1984).

The topography and climate of Southern California combine to produce unhealthful air quality in 
the SCAB. Low temperature inversions, light winds, shallow vertical mixing, and extensive 
sunlight, in conjunction with topographical features such as adjacent mountain ranges that hinder 
dispersion of air pollutants, combine to create degraded quality, especially in inland valleys of 
the basin.
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AIR QUALITY SETTING

Ambient Air Quality Standards (AAQS)

In order to gauge the significance of the air quality impacts of the proposed 173rd and Hoover 
project, those impacts, together with existing background air quality levels, must be compared to 
the applicable ambient air quality standards. These standards are the levels of air quality 
considered safe, with an adequate margin of safety, to protect the public health and welfare. 
They are designed to protect those people most susceptible to further respiratory distress such as 
asthmatics, the elderly, very young children, people already weakened by other disease or illness, 
and persons engaged in strenuous work or exercise, called "sensitive receptors." Healthy adults 
can tolerate occasional exposure to air pollutant concentrations considerably above these 
minimum standards before adverse effects are observed. Recent research has shown, however, 
that chronic exposure to ozone (the primary ingredient in photochemical smog) may lead to 
adverse respiratory health even at concentrations close to the ambient standard.

National AAQS were established in 1971 for six pollution species with states retaining the option 
to add other pollutants, require more stringent compliance, or to include different exposure 
periods. The initial attainment deadline of 1977 was extended several times in air quality 
problem areas like Southern California. In 2003, the Environmental Protection Agency (EPA) 
adopted a rule which extended and established a new attainment deadline for ozone for the 
year 2021. Because the State of California had established AAQS several years before the 
federal action and because of unique air quality problems introduced by the restrictive dispersion 
meteorology, there is considerable difference between state and national clean air standards. 
Those standards currently in effect in California are shown in Table 1. Sources and health 
effects of various pollutants are shown in Table 2.

The Federal Clean Air Act Amendments (CAAA) of 1990 required that the U.S. Environmental 
Protection Agency (EPA) review all national AAQS in light of currently known health effects. 
EPA was charged with modifying existing standards or promulgating new ones where 
appropriate. EPA subsequently developed standards for chronic ozone exposure (8+ hours per 
day) and for very small diameter particulate matter (called "PM-2.5"). New national AAQS 
were adopted in 1997 for these pollutants.

Planning and enforcement of the federal standards for PM-2.5 and for ozone (8-hour) were 
challenged by trucking and manufacturing organizations. In a unanimous decision, the U.S. 
Supreme Court ruled that EPA did not require specific congressional authorization to adopt 
national clean air standards. The Court also ruled that health-based standards did not require 
preparation of a cost-benefit analysis. The Court did find, however, that there was some 
inconsistency between existing and "new" standards in their required attainment schedules. Such 
attainment-planning schedule inconsistencies centered mainly on the 8-hour ozone standard. 
EPA subsequently agreed to downgrade the attainment designation for a large number of 
communities to “non-attainment” for the 8-hour ozone standard.
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Table 1
Ambient Air Quality Standards
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Table 2
Health Effects of Criteria Pollutants
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Evaluation of the most current data on the health effects of inhalation of fme particulate matter 
prompted the California Air Resources Board (ARB) to recommend adoption of the statewide 
PM-2.5 standard that is more stringent than the federal standard. This standard was adopted in 
2002. The State PM-2.5 standard is more of a goal in that it does not have specific attainment 
planning requirements like a federal clean air standard, but only requires continued progress 
towards attainment.

Similarly, the ARB extensively evaluated health effects of ozone exposure. A new state standard 
for an 8-hour ozone exposure was adopted in 2005, which mirrors the federal standard. The 
California 8-hour ozone standard of 0.07 ppm is more stringent than the federal 8-hour standard 
of 0.075 ppm. The state standard, however, does not have a specific attainment deadline. 
California air quality jurisdictions are required to make steady progress towards attaining state 
standards, but there are no hard deadlines or any consequences of non-attainment. During the 
same re-evaluation process, the ARB adopted an annual state standard for nitrogen dioxide (NO2) 
that is more stringent than the corresponding federal standard, and strengthened the state one- 
hour NO2 standard.

As part of EPA’s 2002 consent decree on clean air standards, a further review of airborne 
particulate matter (PM) and human health was initiated. A substantial modification of federal 
clean air standards for PM was promulgated in 2006. Standards for PM-2.5 were strengthened, a 
new class of PM in the 2.5 to 10 micron size was created, some PM-10 standards were revoked, 
and a distinction between rural and urban air quality was adopted.

In response to continuing evidence that ozone exposure at levels just meeting federal clean air 
standards is demonstrably unhealthful, EPA has proposed a further strengthening of the 8-hour 
standard. Draft standards have been published. The likely future 8-hour standard will be 0.065 
ppm. Environmental organizations generally praise this proposal. Most manufacturing, 
transportation or power generation groups oppose the new standard as economically unwise in an 
uncertain fiscal climate.

A new federal one-hour standard for nitrogen dioxide (NO2) has also recently been adopted. 
This standard is more stringent than the existing state standard. Based upon air quality 
monitoring data in the South Coast Air Basin, the basin will likely be designated as “non
attainment”. That designation will require the inclusion of NO2 in the basin air quality 
management plan.
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Baseline Air Quality

Existing levels of ambient air quality and historical trends and projections in the project area are 
well documented from measurements made by the South Coast Air Quality Management District 
(SCAQMD). The North Long Beach air monitoring station (Station 072) is closest to the 
project site, and is therefore the most representative of the project area air quality. Table 3 is a 
6-year summary of monitoring data for the major air pollutants compiled from the air monitoring 
stations.

Ozone and particulates are seen to be the two most significant air quality concerns. Ozone, the 
primary ingredient in photochemical smog, is obviously an important pollution problem in the 
Los Angeles basin. However, near the project site, there have been no violations in the past six 
years of the national hourly ozone standard (this standard was rescinded in 2006 and replaced 
with the federal 8-hour standard). Only two days in the last six years exceeded the California 
one-hour standard. The federal 8-hour standard has not been exceeded since 2003. The hourly 
ozone maximum has not exceeded 0.10 ppm in the last six years. The project area ozone air 
quality problem is much less severe than in inland valleys of the basin.

The project area also experiences occasional violations of standards for 10-micron diameter 
respirable particulate matter (PM-10). High dust levels occur during Santa Ana wind conditions, 
as well as from the trapped accumulation of soot, roadway dust and byproducts of atmospheric 
chemical reactions during warm season days with poor visibility. Table 3 shows that just under 
seven percent of all days in the last six years in the project vicinity experienced a violation of the 
State PM-10 standard; however the three-times less stringent federal PM-10 standard has not 
been exceeded. The maximum 24-hour concentration appears to be holding steadily, with only 
minor year-to-year variation.

The former federal 24-hour AAQS for ultra-fine particulate matter (PM-2.5) has been exceeded 
only two times per year since 2002. When the federal 24-hour standard was lowered from 65 to 
35 pg/m3 in 2006, the number of violations of the PM-2.5 standard increased to almost 3 percent 
of all days per year.

With the continued improvement in vehicular emissions over the last 50 years, levels of carbon 
monoxide (CO) as a primary (unreacted) pollutant have dropped dramatically. Whereas hourly 
CO levels in downtown Los Angeles once exceeded clean air standards every second winter day, 
peak levels are now at 15 percent of the most stringent one-hour standard. Even with the 
proximity of the nearby freeway to the project site, CO concentrations are likely well within 
acceptable levels at 173rd and Hoover.

Nitrogen dioxide (NO2) levels near the project site have met current state and federal standards 
for more than a decade. However, the revision of the federal standards to create a one-hour 
standard of 0.10 ppm will alter the attainment conclusion. Table 3 shows that peak one-hour 
NO2 levels have ranged from 0.10 to 0.16 ppm in North Long Beach which equals or exceeds the 
new federal standards. Because of project proximity to freeway traffic on-site NO2 levels may 
be higher than at the SCAQMD monitoring station.
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Table 3

Air Quality Monitoring Summary
(Days Standards Were Exceeded and Maximum Observed Concentrations)

Pollutant/Standard 2004 20062003 2005 2007 2008

Ozone

1-Hour > 0.09 ppm (S) 0 01 0 1 0

1-Hour >0.12 ppm (F)* 00 0 0 0 0

8-Hour > 0.07 ppm (S) 0 0 00 1 1

8- Hour > 0.075 ppm (F) 0 0 0 0 0 0

Max. 1-Hour Cone, (ppm) 0.080.10 0.09 0.09 0.10 0.09

Carbon Monoxide
1-hour > 20. ppm (S) 00 0 0 0 0

8- Hour > 9. ppm (S,F) 00 0 0 0 0

Max 1-hour Cone, (ppm) 6. 4. 4. 3. 3. 3.

Max 8-hour Cone, (ppm) 4.7 3.4 3.5 2.3 2.6 2.6

Nitrogen Dioxide

l-hour> 0.18 ppm (S) 00 0 0 0 0

Max 1-hour Cone, (ppm) 0.14 0.12 0.14 0.10 0.11 0.13

Respirable Particulates (PM-10)

24-Hour > 50 pg/m3 (S) 6/614/61 4/60 5/59 5/58 1/57

24-Hour > 150 pg/m3 (F) 0/60 0/610/61 0/59 0/58 0/57

Max. 24-Hr. Cone, (pg/m3) 72. 66. 78. 75. 62.63.

Ultra-Fine Particulates (PM-2.5)

24-Hour > 65 pg/m3 (F) 1/323 0/324 0/290 1/332 0/3463/324

24-Hour > 35 pg/m3 (F) 5/290 12/332 8/346

Max. 24-Hr. Cone, (pg/m3) 66.6 53.9 58.5 82.9 57.2115.2

** reduced to 35 pg/m3 in 2006* standard revoked in 2006

(S) - State ambient standard; (F) - Federal ambient standard; Source: SCAQMD Station #072 (North Long Beach)
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However, N02 is the end-product of the oxidation of NO which is the principal NOx pollutant in 
vehicular exhaust. By the time freeway NO has converted to N02, it may have blown well away 
from the immediate freeway area. The amount of “excess” N02 at the project site due to freeway 
proximity is therefore not known with any certainty.
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AIR QUALITY PLANNING

The Federal Clean Air Act (1977 Amendments) required that designated agencies in any area of 
the nation not meeting national clean air standards must prepare a plan demonstrating the steps 
that would bring the area into compliance with all national standards. The SCAB could not meet 
the deadlines for ozone, nitrogen dioxide, carbon monoxide, or PM-10. In the SCAB, the 
agencies designated by the governor to develop regional air quality plans are the SCAQMD and 
the Southern California Association of Governments (SCAG). The two agencies first adopted an 
Air Quality Management Plan (AQMP) in 1979 and revised it several times as earlier attainment 
forecasts were shown to be overly optimistic.

The 1990 Federal Clean Air Act Amendment (CAAA) required that all states with air-sheds with 
“serious” or worse ozone problems submit a revision to the State Implementation Plan (SIP). 
Amendments to the SIP have been proposed, revised and approved over the past decade. The 
most current regional attainment emissions forecast for ozone precursors (ROG and NOx) and 
for carbon monoxide (CO) and for particulate matter are shown in Table 4. Substantial 
reductions in emissions of ROG, NOx and CO are forecast to continue throughout the next 
several decades. Unless new particulate control programs are implemented, PM-10 and PM-2.5 
are forecast to slightly increase.

The Air Quality Management District (AQMD) adopted an updated clean air “blueprint” in 
August 2003. The 2003 AQMP was approved by the EPA in 2004. The Air Quality 
Management Plan (AQMP) outlined the air pollution measures needed to meet federal health- 
based standards for ozone by 2010 and for particulates (PM-10) by 2006. The 2003 AQMP was 
based upon the federal one-hour ozone standard which was revoked late in 2005 and replaced by 
an 8-hour federal standard. Because of the revocation of the hourly standard, a new air quality 
planning cycle was initiated.

With re-designation of the air basin as non-attainment for the 8-hour ozone standard, a new 
attainment plan was developed and adopted in 2007. This plan shifted most of the one-hour 
ozone standard attainment strategies to the 8-hour standard. As previously noted, the planned 
attainment date for the existing 8-hour ozone standard is 2021. The 2007 attainment plan also 
includes strategies for ultimately meeting the federal PM-2.5 standard.

Because projected attainment by 2021 requires control technologies that do not exist yet, the 
SCAQMD has requested a voluntary “bump-up” from a “severe non-attainment” area to an 
“extreme non-attainment” designation for ozone. An extreme designation would allow a longer 
time period for these technologies to develop. If attainment cannot be demonstrated within the 
specified deadline without relying on “black-box” measures, EPA would be required to impose 
sanctions on the region. With an anticipated further strengthening of the federal eight-hour 
ozone standard, action on the bump-up request may be delayed until possible new standards are 
finalized. If/when that happens, new planning deadlines will be adopted and the 2007 AQMP 
will ultimately be modified to demonstrate compliance with the probable new federal ozone 
standard.
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Table 4

South Coast Air Basin Emissions Forecasts 
(Emissions in tons/day)

Pollutant 2015b2010b 2020b2005a

NOx 985 742 580 468

ROG 526735 576 505

CO 4124 2950 2476 2203

PM-10 286 297 307281

102103 102 103PM-2.5

a2005 Base Year.
bWith current emissions reduction programs and adopted growth forecasts.

Source: California Air Resources Board, The 2009 California Almanac of Emission & Air Quality.
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The current (2007) AQMP recognizes the interaction between photochemical processes that 
create both ozone and the smallest airborne particulates (PM-2.5). The 2007 AQMP is therefore 
a coordinated plan for both pollutants. Key emissions reductions strategies in the updated air 
quality plan include:

o Ultra-low emissions standards for both new and existing sources (including on- 
and-off-road heavy trucks, industrial and service equipment, locomotives, ships 
and aircraft).

o Accelerated fleet turnover to achieve benefits of cleaner engines, 

o Reformulation of consumer products.

o Modernization and technology advancements from stationary sources (refineries, 
power plants, etc.)

Projects such as the proposed residential project at Hoover and 173rd Street do not directly relate 
to the AQMP in that there are no specific air quality programs or regulations governing 
“general” development. Conformity with adopted plans, forecasts and programs relative to 
population, housing, employment and land use is the primary yardstick by which impact 
significance of master planned growth is determined. If a given project incorporates any 
available transportation control measures that can be implemented on a project-specific basis, 
and if the scope and phasing of a project are consistent with adopted forecasts as shown in the 
Regional Comprehensive Plan (RCP), then the regional air quality impact of project growth 
would not be significant because of planning inconsistency. The SCAQMD, however, while 
acknowledging that the AQMP is a growth-accommodating document, does not favor 
designating regional impacts as less-than-significant just because the proposed development is 
consistent with regional growth projections. Air quality impact significance for the proposed 
project has therefore been analyzed on a project-specific basis.
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AIR QUALITY IMPACT

Standards of Significance

Air quality impacts are considered “significant” if they cause clean air standards to be violated 
where they are currently met, or if they “substantially” contribute to an existing violation of 
standards. Any substantial emissions of air contaminants for which there is no safe exposure, or 
nuisance emissions such as dust or odors, would also be considered a significant impact.

Appendix G of the California CEQA Guidelines offers the following five tests of air quality 
impact significance. A project would have a potentially significant impact if it:

a. Conflicts with or obstructs implementation of the applicable air quality plan.

b. Violates any air quality standard or contributes substantially to an existing or projected air 
quality violation.

c. Results in a cumulatively considerable net increase of any criteria pollutants for which the 
project region is non-attainment under an applicable federal or state ambient air quality 
standard (including releasing emissions which exceed quantitative thresholds for ozone 
precursors).

d. Exposes sensitive receptors to substantial pollutant concentrations.

e. Creates objectionable odors affecting a substantial number of people.

Primary Pollutants

Air quality impacts generally occur on two scales of motion. Near an individual source of 
emissions or a collection of sources such as a crowded intersection or parking lot, levels of those 
pollutants that are emitted in their already unhealthful form will be highest. Carbon monoxide 
(CO) is an example of such a pollutant. Primary pollutant impacts can generally be evaluated 
directly in comparison to appropriate clean air standards. Violations of these standards where 
they are currently met, or a measurable worsening of an existing or future violation, would be 
considered a significant impact. Many particulates, especially fugitive dust emissions, are also 
primary pollutants. Because of the non-attainment status of the South Coast Air Basin (SCAB) 
for PM-10, an aggressive dust control program is required to control fugitive dust.

Secondary Pollutants

Many pollutants, however, require time to transform from a more benign form to a more 
unhealthful contaminant. Their impact occurs regionally far from the source. Their incremental 
regional impact is minute on an individual basis and cannot be quantified except through 
complex photochemical computer models. Analysis of significance of such emissions is based 
upon a specified amount of emissions (pounds, tons, etc.) even though there is no way to 
translate those emissions directly into a corresponding ambient air quality impact.

Air Quality Report Hoover and l 73rd
-12-



Because of the chemical complexity of primary versus secondary pollutants, the South Coast Air 
Quality Management District (SCAQMD) has designated significant emissions levels as 
surrogates for evaluating regional air quality impact significance independent of chemical 
transformation processes. Projects with daily emissions that exceed any of the following 
emission thresholds are recommended by the SCAQMD to be considered significant under 
CEQA guidelines:

SCAQMD Emissions Significance Thresholds 
(pounds/day)

Pollutant Emissions
(Construction)

Emissions
(Operational)

ROG 75 55

NOx 100 55

CO 550 550

PM-10 150 150

PM-2.5 55 55

SOx 150 150

Lead 3 3

Source: SCAQMD CEQA Air Quality Handbook, November, 1993 Rev.

Additional Indicators

In its CEQA Handbook, the SCAQMD also states that additional indicators should be used as 
screening criteria to determine the need for further analysis with respect to air quality. The 
additional indicators are as follows:

• Project could interfere with the attainment of the federal or state ambient air quality 
standards by either violating or contributing to an existing or projected air quality 
violation

• Project could result in population increases within the regional statistical area which 
would be in excess of that projected in the AQMP and in other than planned locations for 
the project’s build-out year.

• Project could generate vehicle trips that cause a CO hot spot.

The SCAQMD CEQA Handbook also identifies various secondary significance criteria related to 
toxic, hazardous or odorous air contaminants. Hazardous air contaminants are also contained 
within the small diameter particulate matter (“PM-2.5”) fraction of diesel exhaust. Such exhaust
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will be generated by diesel trucks on the adjacent freeway for decades to come. The proposed 
project will generate negligible levels of diesel exhaust, but project residents may be exposed to 
carcinogenic diesel particulate matter (DPM). To be sure, there are elevated levels of DPM all 
over the air basin, but freeways represent DPM “hot spots” that exacerbate individual cancer risk 
from breathing DPM-polluted air.

Sensitive Receptors

Air quality impacts are analyzed relative to those persons with the greatest sensitivity to air 
pollution exposure. Such persons are called “sensitive receptors”. Sensitive population groups 
include young children, the elderly and the acutely and chronically ill (especially those with 
cardio-respiratory disease).

The proposed residential site is considered comprised of sensitive receptors because the location 
is adjacent to the Harbor Freeway (SR.-110) and the termination of the Riverside Freeway (SR- 
91). As noted above, this location may experience elevated air pollution levels from vehicle 
exhaust (especially DPM). A greater level of exposure analysis must therefore be conducted by 
virtue of residential sensitive receptor conditions. Enhanced mitigation must be incorporated 
into the project to off-set the effects of freeway proximity.

CONSTRUCTION ACTIVITY IMPACTS

Dust is typically the primary concern during construction of new buildings and infrastructure. 
Because such emissions are not amenable to collection and discharge through a controlled 
source, they are called "fugitive emissions.” Emission rates vary as a function of many 
parameters (soil silt, soil moisture, wind speed, area disturbed, number of vehicles, depth of 
disturbance or excavation, etc.). These parameters are not known with any reasonable certainty 
prior to project development and may change from day to day. Any assignment of specific 
parameters to an unknown future date is speculative and conjectural.

Because of the inherent uncertainty in the predictive factors for estimating fugitive dust 
generation, regulatory agencies typically use one universal "default" factor based on the area 
disturbed assuming that all other input parameters into emission rate prediction fall into 
midrange average values. This assumption may or may not be totally applicable to site-specific 
conditions on the proposed project site. As noted previously, emissions estimation for project- 
specific fugitive dust sources is therefore characterized by a considerable degree of imprecision.

Average daily PM-10 emissions during site grading and other disturbance are stated in the 
SCAQMD Handbook to be 26.4 pounds/acre. This estimate is based upon required dust control 
measures in effect in 1993 when the AQMD CEQA Air Quality Handbook was prepared. 
Rule 403 was subsequently strengthened to require use of a greater array of fugitive dust control 
on construction projects. All construction projects in the SCAQMD are required to use strongly 
enhanced control procedures. Use of enhanced dust control procedures such as continual soil 
wetting, use of supplemental binders, early paving, etc. can achieve a substantially higher PM-10
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control efficiency. Daily emissions with use of reasonably available control measures (RACMs) 
for PM-10 can reduce emission levels to around ten (10) pounds per acre per day. With the use 
of best available control measures (BACMs) the California Air Resources Board URBEMIS2007 
computer model predicts that emissions can be reduced to 1 -2 pounds per acre per day. Because 
of the PM-10 non-attainment status of the air basin, construction activity dust emissions are 
considered to have a cumulatively significant impact. Use of BACMs is thus required even if 
SCAQMD individual CEQA thresholds are not exceeded by use of RACMs.

Current research in particulate-exposure health suggests that the most adverse effects derive from 
ultra-small diameter particulate matter comprised of chemically reactive pollutants such as 
sulfates, nitrates or organic material. A national clean air standard for particulate matter of 
2.5 microns or smaller in diameter (called "PM-2.5") was adopted in 1997. A limited amount of 
construction activity particulate matter is in the PM-2.5 range. PM-2.5 emissions are estimated 
by the SCAQMD to comprise 20.8 percent of PM-10. Other studies have shown that the fugitive 
dust fraction of PM-2.5 is closer to 10 percent. Daily PM-2.5 emissions during construction with 
the use of BACMs will be less than 1 -2 pounds per day compared to the SCAQMD CEQA 
significance threshold of 55 pounds per day.

In addition to fine particles that remain suspended in the atmosphere semi-indefinitely, 
construction activities generate many larger particles with shorter atmospheric residence times. 
This dust is comprised mainly of large diameter inert silicates that are chemically non-reactive 
and are further readily filtered out by human breathing passages. These fugitive dust particles 
are therefore more of a potential soiling nuisance as they settle out on parked cars, outdoor 
furniture or landscape foliage rather than any adverse health hazard. The deposition distance of 
most soiling nuisance particulates is less than 100 feet from the source (EPA, 1995). There are 
few sensitive receptors within 100 feet from the primary construction site.

Exhaust emissions will result from on and off-site heavy equipment. The types and numbers of 
equipment will vary among contractors such that such emissions cannot be quantified with 
certainty. Initial clearing and will gradually shift toward building construction and then for 
finish construction, paving, landscaping, etc. The URBEMIS2007 computer model was used to 
calculate emissions from the following prototype construction equipment fleet:
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11 Grader
Grading 1 Dozer

1 Tractor/Loader/Backhoe
1 Water Truck
4 Cement Mixers
1 PaverPaving 1 Roller
1 Tractor/Loader/Backhoe
1 Crane
1 WeldersConstruction 2 Forklifts
1 Tractor/Loader/Backhoe

Utilizing the above equipment fleet and provided grading quantities the following emissions are 
calculated by URBEMIS2007:

Construction Activity Emissions 
_________ (pounds/day)_________

Activity ROG NOx CO so2 PM-10 PM-2.5 co2

Grading
No Mitigation 3.0 0.0 2.325.0 13.5 1.4 2,371.7

With Mitigation 3.0 21.3 13.5 0.0 0.3 0.2 2,371.7
Construction

No Mitigation 1.5 9.3 7.3 0.0 0.6 0.6 1,230.6
With Mitigation 1.5 7.9 7.3 0.0 0.1 0.1 1,230.6

Painting and Coating and Paving
No Mitigation 3.6 8.7 0.0 1.011.4 0.9 1,208.5

With Mitigation 3.6 9.7 8.7 0.0 0.2 0.1 1,208.5
SCAQMD Threshold 10075 550 150 150 55

Source: URBEMIS2007 Mode , Output in Appendix

With or without the use of mitigation, peak daily construction activity emissions will be below 
SCAQMD CEQA thresholds and will be further reduced by recommended mitigation. The 
recommended emissions mitigation measures are detailed in the “Mitigation” section of this 
report.

As previously noted, construction equipment exhaust contains carcinogenic compounds within 
the diesel exhaust particulates. The toxicity of diesel exhaust is evaluated relative to a 24-hour 
per day, 365 days per year, 70-year lifetime exposure. Public exposure to heavy equipment 
emissions will be an extremely small fraction of the above dosage assumption. Diesel equipment 
is also becoming progressively "cleaner" in response to air quality rules on new off-road
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equipment. Any public health risk associated with project-related heavy equipment operations 
exhaust is therefore not quantifiable, but small.

Construction activity air quality impacts occur mainly in close proximity to the surface 
disturbance area. There may, however, be some "spill-over" into the surrounding community. 
That spill-over may be physical as vehicles drop or carry out dirt or silt is washed into public 
streets. Passing non-project vehicles then pulverize the dirt to create off-site dust impacts. 
“Spillover” may also occur via congestion effects. Construction may entail roadway 
encroachment, detours, lane closures and competition between construction vehicles (trucks and 
contractor employee commuting) and ambient traffic for available roadway capacity. Emissions 
controls require good housekeeping procedures and a construction traffic management plan that 
will maintain such "spill-over" effects at a less-than-significant level.

LOCAL SIGNIFICANCE THRESHOLDS

The SCAQMD has developed analysis parameters to evaluate ambient air quality on a local level 
in addition to the more regional emissions-based thresholds of significance. These analysis 
elements are called Local Significance Thresholds (LSTs). LSTs were developed in response to 
Governing Board’s Environmental Justice Enhancement Initiative 1-4 and the LST methodology 
was provisionally adopted in October 2003 and formally approved by SCAQMD’s Mobile 
Source Committee in February 2005.

Use of an LST analysis for a project is optional. For residential developments, the only source of 
LST impact would be during construction. LSTs are only applicable to the following criteria 
pollutants: oxides of nitrogen (NOx), carbon monoxide (CO), and particulate matter (PM-10 and 
PM-2.5). LSTs represent the maximum emissions from a project that are not expected to cause 
or measurably worsen an exceedance of the most stringent applicable federal or state ambient air 
quality standard, and are developed based on the ambient concentrations of that pollutant for 
each source receptor area and distance to the nearest sensitive receptor.

LST pollutant concentration data is currently published for 1, 2 and 5 acre sites. 
URBEMIS2007 model predicts that less than 1 acre per day could be disturbed by construction 
activities for the proposed project. Utilizing data for a 1 acre site and a source receptor distance 
of 25 meters, the following LST thresholds are determined (pounds per day):

The

SW Los Angeles 
County NOx PM-2.5CO PM-10

91664 5 3LST Threshold

Proposed Project

14 25 2 1Max Unmitigated

21 1 <1Max Mitigated 7

All mitigated and unmitigated emissions are below LST thresholds for construction.
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Operational Impacts

Possible project-related air quality concern will derive from the mobile source emissions that 
will be generated from the residential uses for the project site. Operational emissions for project- 
related traffic were calculated using a computerized procedure developed by the California Air 
Resources Board (CARB) for urban growth mobile source emissions. The URBEMIS2007 
model was run using the default I.T.E trip generation factors for a 24 unit residential 
development. The model was used to calculate area source emissions and the resulting vehicular 
operational emissions for an assumed project build-out year of 2011. The results are shown in 
Table 5.

In addition to mobile sources from vehicles, general development causes smaller amounts of 
“area source”, air pollution to be generated from on-site energy consumption (natural gas 
combustion) and from off-site electrical generation. These sources represent a small percentage 
of the total project NOx and CO burdens, and a few percent other pollutants. The inclusion of 
such emissions adds negligibly to the total significant project-related emissions burden as shown 
in Table 5.

The project will not cause the SCAQMD’s recommended threshold levels to be exceeded. 
Operational emissions impacts will be at a less-than-significant level.
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Table 5
Project-Related Emissions Burden

Emissions (lbs/day)

Year 2011 ROG S02NOx CO PM-10 PM-2.5 C02

Area Sources 1.4 0.3 1.7 0.0 <0.1 <0.1 3.3.2

Mobile Sources 1.1 1.4 12.5 0.0 2.2 0.4 1,323.9

14.1 0.0 2.2 0.4 1,627.1Total 2.5 1.6

SCAQMD Threshold 150 &5555 150550 55

Source: URBEMIS2007 Computer Model, 24 town-houses x 5.27 trips/DU/day
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Freeway Proximity Air Quality Issues

The California Air Resources Board (CARB) has developed land use guidelines for pollution- 
sensitive land uses in close proximity to high volume roadways. These guidelines are based 
upon known cancer risk from exposure to diesel particulate matter and diesel exhaust organic 
gases. Other mobile source air toxics (MSAT) found in high concentrations near freeways 
include benzene, acrolein, formaldehyde, acetaldehyde and 1,3-butadiene, 
recommends that where possible, new residential uses be setback 500 feet from freeways 
carrying 100,000 average daily traffic or more if such uses include exterior recreational space. 
EPA has similarly developed guidelines for diesel exhaust exposure near freeways. The EPA 
and the Federal Highway Administration have identified any roadway carrying more than 10,000 
diesel-powered vehicles as Projects of Air Quality Concern (POAQC).

The ARB

The Harbor Freeway adjacent to the project site currently carries 237,000 ADT. The truck 
volumes observed in 2008 were 8,651 2-axle vehicles, and 8,361 with 3 or more axles. If ten 
percent of 2-axle vehicles and all 3 or more axle vehicles are assumed to be diesel-powered, 
existing diesel traffic is 9,227 trucks per day. The termination of the Riverside Freeway adjacent 
to the project site currently carries 70,000 ADT. The truck volumes observed in 2008 were 
1,396 2-axle vehicles, and 1,859 with 3 or more axles. If ten percent of 2-axle vehicles and all 3- 
or more axle vehicles are assumed to be diesel-powered, existing diesel traffic is 2,000 vehicles 
per day. With only a minimal annual growth rate, future diesel volumes on SR-110 and SR-91 
at the project site will be around 11,000 per day. The project is a POAQC according to federal 
guidelines and would be located in an area where ARB land use guidelines could be exceeded.

State guidelines are based upon computer modeling that makes numerous over-predictive 
assumptions. Cancer risk assessment includes an assumption that a receptor will remain outside 
for 24 hours per day, 350 days per year, for the next 70 years. Such assumptions have no basis 
in reality. However, a number of recent studies have documented observed adverse health 
impacts in children living in close proximity to freeways. The same results were not observed in 
children living close to high-volume arterial roadways. The assumption is that diesel exhaust 
particulate emissions are responsible for the observed effects, and diesel exhaust emissions are 
generally much higher near freeways.

The findings of the children’s health studies were published in the New England Journal of 
Medicine in September, 2004 entitled The Effects of Air Pollution on Lung Development from 10 
-18 Years of Age by members of the Department of Preventative Medicine at the University of 
Southern California (the “USC Study”). Reduced lung function of approximately 25 percent was 
observed in teenagers in 12 communities in Southern California that covered the years from 
1993-2001. However, there are a number of features that differentiate the proposed project from 
the input data from the USC Study that dramatically reduce the health risk of proposed project. 
These considerations include the following which are discussed in detail below:

• Vehicles, especially trucks, are much, much cleaner now than they were during the USC 
Study, and they are forecast to continue to further improve during the next decade.
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Extrapolation of the USC Study to the proposed project site is therefore an apples to 
oranges comparison.

• There is reasonable distance separation between the project site and the freeway that will 
increase the dispersion volume compared to an at-grade configuration. The average 
distance from the center of the site to the centerline of the 110 Freeway or to Artesia Blvd 
is 400 feet.

• Finally, the project is proposing installation of a highly efficient air filtration system that 
will protect residents during the times they are inside the building. The air inside the 
home protected by such systems (a combination of a high efficiency particulate filter and 
an activated carbon pad for gaseous air pollution) will be cleaner than the ambient air 
measured anywhere in the project area well away from the SR-110. Air purification 
additionally dramatically reduces pollens, danders, molds and other allergens that trigger 
asthma and other respiratory inflammation. The much cleaner inside air for much of the 
day will more than off-set any elevated outdoor exposure.

Diesel Emissions Standards

In 1998, diesel particulate matter (DPM) was added to the list on known carcinogens in the State 
of California. This decision required the California Air Resources Board to prepare a risk 
reduction plan to reduce DPM throughout California. The resulting plan was completed in 2000, 
and applies to new diesel equipment sold in California, as well as providing incentives for the 
retrofit of existing diesel vehicles during major maintenance or overhaul activities. 
Implementation of the plan is forecast to reduce DPM by 75 percent by 2010 from its baseline 
condition. Six air toxics control measures (ATCMs, i.e., exhaust emission rules) have been 
promulgated so far, including:

Cleaner diesel fuel (only ultra-low sulfur fuel may be sold in California since 2006)

DPM standards for new diesel engines (new engines may emit only 10% of allowed DPM 
for engines made prior to 2007)

In-use engine limits

o Transit buses must be cleaned up in a ten-year cycle starting in 2000

o Waste collection fleet vehicles must be 85 percent cleaner by 2010

o Truck idling is restricted to no more than 5 minutes

o “Reefer” units must be 65 percent cleaner by 2010

Incentive programs provide assistance to provide partial funding for cleaner replacement 
engines in trucks, school buses and off-road equipment to off-set the higher cost of the 
cleaner engine compared to less advanced replacement engines

Accelerated enforcement through field inspection and testing

Coordination with federal programs for out-of-state trucks
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Throughout the USC Study, these rules had not yet been promulgated, or they were in their 
infancy. The USC Study concluded that it required eight years of exposure to observe a 
significant health effect in young people. With implementation of the above measures, the DPM 
exposure as the primary predictor of adverse health effects over the next eight years will be only 
one-fourth to one-half of the exposure under which the USC Study findings were derived. The 
exposure difference renders direct application of the USC Study findings impossible to the 
proposed project site. The USC Study found that exposure to emissions near high volume 
arterial roads did not produce a statistically significant reduction in lung function. In the future, 
DPM levels near SR-110 will be similar to those from existing highly traveled arterial roadways 
in Southern California where no measurable effect was observed.

This dramatic emissions difference is seen in the DPM emissions histories and projections in the 
EMFAC2007 computer model. The average emissions per mile of diesel truck travel at 65 mph 
are as follows:

USC Study Group:

gram/mile
gram/mile
gram/mile

Start
End
Average

1993 — 
2001 - 

1997-

1.408
1.094
1.243

Project Site (8 years):

gram/mile
gram/mile
gram/mile

Start
End
Average

2010

2018
2014-

0.715
0.303
0.453

The average exposure for a teenager outdoors at the proposed project site will be only 36 percent 
of the youths in the USC study. It will take almost three times as many trucks in 2010-2018 to 
have the same health effect as those observed in the USC Study.

Project Set-Back

A Southern California study (Zhu, 2002) demonstrated that measured concentrations of vehicle- 
related pollutants, including ultra-fme particles, drop dramatically within approximately 300 feet 
of the 710 and 405 freeways. Along the 405 Freeway, which has truck percentages similar to the 
SR-110, the pollution drop with distances is shown in the Power point slide in the appendix and 
summarized as follows:
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Particles/cm 3Distance to freeway centerline versus Background

100 feet 
200 feet 
300 feet 
400 feet 
500 feet

Source (Zhu, 2002); Study of Ultra-Fine Particulates near a Major Highway, Atm. Env., 36:4323-4335)

15.000
9.500
7.000
6.500
6,100

250 %
58%
17%
8%
2%

The project site has an approximate 300-foot set-back from the SR-110 centerline at the closest 
point of outdoor recreation. The farthest point is approximately 600 feet from the SR-110 
centerline. At the closest point, particulate levels are 17 percent above average. At the farthest 
point of the recreation area along the northwestern fence-line, “excess” particulates are only 2 
percent above the ambient background. With the additional mitigation specified below, the 
adverse effect of freeway exhaust exposure can be reduced to less-than-significant.

Because it may be inappropriate to generalize findings for all freeways, an onsite-specific 
particulate study was conducted adjacent to the Harbor Freeway near the Redondo Beach Blvd. 
on/off ramps for the proposed charter school. The testing compared particulate levels during 
daytime on-shore flow at points on the project site closest and farthest from the freeway with an 
upwind background location well removed from the freeway.

Although freeway proximity does indeed create measurably elevated particulate exposure, the 
effects of distance set-back and increase above background were relatively small and are seen as 
follows:

Particulate levels (pg/m3
Average 

Increase over 
background

+8.6

Closest to 
SR-110

Farther from 
SR-110 BackgroundDate

6/09/08 (PM-10) 91.8103.0 97.9
56.56/10/08 (PM-2.5) 62.0 60.8 +4.9

6/11/08 (PM-2.5) 37.0 33.535.7 +2.8
6/12/08 (PM-2.5) 35.2 34.2 28.8 +5.9
6/13/08 (PM-2.5) 28.136.0 35.7 +7.8
Source: Direct measuring nephelometer, 2-4 p.m. each day

The average PM-2.5 exposure (PM-2.5 is the best indicator of diesel exhaust particulates) was 3
8 pg/m3 above the levels at the upwind background (Gardena Memorial Hospital) location. This 
represents an approximate 15 percent exposure increase. This finding closely matches the data 
from the 405 Freeway study noted above. In order to off-set this effect, the proposed project 
mitigation includes a recommendation for enhanced air filtration to create indoor particulate 
levels that are more than 95 percent less than outdoor levels. The enhanced indoor air quality, 
where residents will spend far more time than outdoors, will off-set the elevated outdoor 
exposure associated with freeway proximity. The cumulative particulate exposure for project
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residents protected by the enhanced air filtration will be less than for projects much farther from 
area freeways without such protection.

Indoor particulate reduction is typically reduced by 75 percent (USEPA Superfund The average 
Southern California resident spends less than one hour per day outdoors, 15 hours indoors, and 8 
hours away from home. The weighted diesel exhaust exposure, assuming outdoor ambient (A) = 
1.0 and freeway proximity is 1.15 x A, is as follows without and with the enhanced air 
purification is as follows:

Outdoor
1 x 1.15A

Indoor
15 x 0.25A x 1.15

Total/16
0.34ANo Purification:

With Purification:

Away from Freeway: 1 x A

1 x 1.15A 15x0.05Ax 1.15 0.13A

15x0.25 A 0.30A

Enhanced air purification will create a residential exposure that more than compensates for any 
freeway proximity issues. With enhanced indoor air purification, freeway proximity is not 
considered a significant residential impact.

Project Air Purification Recommendations

Adverse air quality effects of freeway proximity are proposed to be off-set by a highly upgraded 
ventilation and air purification system. By creating an indoor air quality (LAQ) environment that 
goes far beyond normal residential standards, the accumulated dose of air pollution to all 
residents will be lower than for residents living thousands of feet away. Air filtration is 
expressed in terms of a “minimum efficiency reporting value”, or MERV. The application 
guidelines for MERV ratings are as follows:

MERV Typical Efficiency Particle Size Cut-Off Typical Application Filter Type
Disposable
Synthetic1-4 10 p Minimum Residential70%

5-8 3-10 p Better Residential Pleated & Treated90%
9-12 Superior Residential96% 1-3 p Bag or Cartridge 

Rigid Cell or 
Cartridge

Hospital & 
Healthcare13-16 98% 0.3-1 p

Source: National Air Filtration Assoc. User’s Guide for ANSI/ASHRAE 52.2 (www.nafa.org)

The mechanical ventilation system for each home is proposed to be equipped with air 
purification systems that are rated with a MERV of 13 consistent with American Society of 
Heating, Refrigeration and Air Conditioning Engineers (ASHRAE) Standard 52.2. MERV 13 
systems remove a minimum of 95 percent of DPM, usually higher. MERV 13 systems are 
routinely used in hospitals and elementary schools to protect particularly sensitive receptor 
populations. Use of such systems will completely eliminate any applicability of the USC Study 
findings to the proposed project.
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Greenhouse Gas Emissions

“Greenhouse gases” (so called because of their role in trapping heat near the surface of the 
earth) emitted by human activity are implicated in global climate change, commonly referred to 
as “global warming.” These greenhouse gases contribute to an increase in the temperature of the 
earth’s atmosphere by transparency to short wavelength visible sunlight, but near opacity to 
outgoing terrestrial long wavelength heat radiation. The principal greenhouse gases (GHGs) are 
carbon dioxide, methane, nitrous oxide, ozone, and water vapor. Fossil fuel consumption in the 
transportation sector (on-road motor vehicles, off-highway mobile sources, and aircraft) is the 
single largest source of GHG emissions, accounting for approximately half of GHG emissions 
globally. Industrial and commercial sources are the second largest contributors of GHG 
emissions with about one-fourth of total emissions.

California has passed several bills and the Governor has signed at least three executive orders 
regarding greenhouse gases. The Governor’s Office of Planning and Research is in the process 
of developing CEQA significance thresholds for GHG emissions but thresholds have yet to be 
established. GHG statues and executive orders (EO) include AB 32, SB 1368, EO S-03-05, EO 
S-20-06 and EO S-01-07.

AB 32 is one of the most significant pieces of environmental legislation that California has 
adopted. Among other things, it is designed to maintain California’s reputation as a “national 
and international leader on energy conservation and environmental stewardship.” It will have 
wide-ranging effects on California businesses and lifestyles as well as far reaching effects on 
other states and countries. A unique aspect of AB 32, beyond its broad and wide-ranging 
mandatory provisions and dramatic GHG reductions are the short time frames within which it 
must be implemented. Major components of the AB 32 include:

Require the monitoring and reporting of GHG emissions beginning with sources or 
categories of sources that contribute the most to statewide emissions.
Requires immediate “early action” control programs on the most readily controlled GHG 
sources.
Mandates that by 2020, California’s GHG emissions be reduced to 1990 levels.
Forces an overall reduction of GHG gases in California by 25-40%, from business as 
usual, over the next 13 years (by 2020).
Must complement efforts to achieve and maintain federal and state ambient air quality 
standards and to reduce toxic air contaminants.

Statewide, the framework for developing the implementing regulations for AB 32 is under way. 
Additionally, through the California Climate Action Registry (CCAR now called the Climate 
Action Reserve), general and industry-specific protocols for assessing and reporting GHG 
emissions have been developed. GHG sources are categorized into direct sources (i.e. company 
owned) and indirect sources (i.e. not company owned). Direct sources include combustion 
emissions from on-and off-road mobile sources, and fugitive emissions. Indirect sources include 
off-site electricity generation and non-company owned mobile sources.
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Greenhouse Gas Emissions Significance Thresholds

There are currently no adopted GHG significance thresholds for project CEQA clearance. The 
California Governor’s Office of Planning and Research (OPR) has developed revisions to CEQA 
implementation guidelines to incorporate GHG. These were forwarded to the California 
National Resource Agency on April 13, 2009. They contain requirements to characterize the 
GHG setting, quantify the impacts resulting from the proposed project, determine impact 
significance, and mitigate as appropriate. They leave the determination of significance to the 
Lead Agency.

On December 5, 2008 the SCAQMD Governing Board adopted an Interim quantitative GHG 
Significance Threshold for industrial projects where the SCAQMD is the lead agency (e.g., 
stationary source permit projects, rules, plans, etc.) of 10,000 Metric Tons CO2 equivalent/year. 
As part of the Interim GHG Significance Threshold development process for industrial projects, 
the SCAQMD established a working group of stakeholders that also considered thresholds for 
commercial or residential projects. As discussed in the Interim GHG Significance Threshold 
guidance document, the focus for residential projects is on performance standards and a 
screening level threshold. For discussion purposes, the SCAQMD’s working group considered 
performance standards primarily focused on energy efficiency measures beyond Title 24 and a 
screening level of 3,000 metric tons (MT) C02 equivalent/year based on the relative GHG 
emissions contribution between non-industrial sectors versus stationary source (industrial) 
sectors. The working group and staff ultimately decided that additional analysis was needed to 
further define the performance standards and to coordinate with CARB staffs interim GHG 
proposal. Staff, therefore, did not recommend action for adopting an interim threshold for non
industrial projects but rather recommended bringing this item back to the Board for discussion 
and possible action in March 2009 if the CARB board did not take its final action by February 
2009. As of this date, no final action on a quantitative significance threshold has been taken, but 
3,000 MT per year has become a de facto screening threshold.

Impacts - Greenhouse Gas Emissions

Implementation of the proposed project would contribute to long-term increases in greenhouse 
gases (GHGs) as a result of traffic increases (mobile sources) and minor secondary fuel 
combustion emissions from space heating, etc. Development occurring as a result of the 
proposed project would also result in secondary operational increases in GHG emissions as a 
result of electricity generation to meet project-related increases in energy demand. Electricity 
generation in California is mainly from natural gas-fired power plants. However, since 
California imports about 20 to 25 percent of its total electricity (mainly from the northwestern 
and southwestern states), GHG emissions associated with electricity generation could also occur 
outside of California. Space or water heating, water delivery, wastewater processing and solid 
waste disposal also generate GHG emissions. Short-term GHG emissions will also derive from 
construction activities.

The General Reporting Protocol (GRP) in the California Climate Action Registry (CCAR) 
divides project-related operational GHG emissions into three categories. These three sources 
include the following:
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Source 1- On-site combustion of fossil fuels (space and water heating, fireplaces, 
landscape utility equipment, etc.)

Source 2- Consumption of purchased energy (electricity)

Source 3- Indirect emissions (transportation, solid waste disposal, fresh-and wastewater 
conveyance and treatment)

For general residential development projects such as the proposed project, Source 3 is typically a 
much larger contributor to the GHG burden than Sources 1 and 2. For convenience, project 
related GHG emissions were aggregated into transportation and non-transportation sources. The 
transportation component is calculated and reported in the URBEMIS2007 computer model. 
The non-transportation sources require additional analysis, as shown below.

Construction Activity GHG Emissions

During project construction, the URBEMIS2007 computer model predicts that the indicated 
activities will generate the following annual C02 emissions:

2010 Grading

2011 Construction, Paint and Pave

104 tons*

158 tons*
*Output provided in appendix

Equipment exhaust also contains small amounts of methane and nitric oxides which are also 
GHGs. Non-C02 GHG emissions represent approximately a three percent increase in C02- 
equivalent emissions from diesel equipment exhaust. For screening purposes, the temporary 
construction activity GHG emissions were compared to the chronic operational emissions in the 
SCAQMD’s interim thresholds. The screening level operational threshold is 3,000 metric tons 
(MT) of C02-equivalent (C02(e)) per year. Worst year construction activities generating a total 
of 158 MT are well below this threshold.

Project Operational GHG Emissions

The input assumptions for operational GHG emissions calculations, and the GHG conversion 
from consumption to annual regional C02(e) emissions are summarized in Table 6. Annual 
GHG emissions, from non-transportation sources associated with residential development are 
shown in Table 7. Annual project-related GHG emissions will be below the 3,000 MT/year 
screening threshold.

Greenhouse Gas Emissions Reduction Measures

GHG reduction options on a project-level basis are similar to those measures designed to reduce 
criteria air pollutants (those with ambient air quality standards). Measures that reduce trip 
generation or trip lengths, measures that optimize the transportation efficiency of a region, and 
measures that promote energy conservation within a development will reduce GHG emissions. 
Additionally, carbon sequestering can be achieved through urban forestry measures.
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For the proposed project the transportation component will comprise approximately 80 percent 
of the project-related GHG emissions. Reductions in the vehicular contribution are therefore 
critical in achieving the goals of statewide/national GHG minimization programs. However, 
substantial mobile source trip/VMT reduction or increases in vehicular fuel efficiency are not 
achievable on a project-specific basis. State or national programs are in place to significantly 
upgrade fuel efficiencies. Most discretionary actions for GHG reduction must therefore focus on 
energy conservation.

Project-specific mitigation recommendations to reduce the global cumulative impact from 
project implementation include the following:

• Construct the new residential building to meet California Title 24 energy efficiency 
requirements

• Require acquisition of new appliances and equipment to meet Energy Star certification

• Participate in green waste collection and recycling programs for landscape maintenance

• Encourage use of landscaping with low water requirements and fast growth

• Plant trees or vegetation to shade buildings and thus reduce heating/ cooling demand and 
to sequester carbon
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Table 6
Annual Non-Transportation Consumption/Generation

Land Use Unit Electricity
(MWHR)

Solid Waste 
(tons)

Water 
(106 gal)

0.073

Nat. Gas 
(106 cu ft)

0.0481Residential 0.73DU 5.6

Conversion to C02(e) [tons/year]

Electricity 

Nat. Gas 

Solid Waste

MWHR x 0.364 tons/MWHR (1)

106 cubic feet x 54.6 tons/106 cubic feet (2) 

tons x 0.46 tons/ton (3)

106 gal(MG) x 4.62 tons/MG (4)Water and Wastewater

(1) California Climate Action Registry
(2) California Climate Action Registry
(3) Energy Information Admin., Voluntary Reporting of GHG
(4) California Energy Commission, Integrated Energy Policy Report (12.7 MWHR per 

MG conveyed, treated and disposed in Southern California)
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Table 7

Project-Related GHG Emissions

Use Electricity Nat. Gas 
(106 cu ft)

Solid
Waste

WaterUnit
(MWHR) (MG))

(tons)
Residential 1.224 DU 134.4 17.5 1.8

Conversion Factor 0.364 54.6 0.46 4.62

C02(e) tons/yr 48.9 65.5 8.1 8.3

131 metric tons/year 

242 tons/year 

373 tons/year 

65%

3,000 metric tons/year

Total Non-Transportation 

Total Transportation* 

Combined tons C02(e)/yr 

Transportation Share 

Screening Threshold

*Residential = 365 days/yr
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MITIGATION

Construction Emissions Mitigation

Construction activity air pollution emissions are not anticipated to individually exceed 
SCAQMD CEQA thresholds. Regardless, the non-attainment status of the air basin requires that 
Best Available Control Measures (BACMs) be used where feasible. Recommended construction 
activity mitigation including BACM’s includes:

Dust Control

Apply soil stabilizers to inactive areas.

Prepare a high wind dust control plan and implement plan elements and terminate soil 
disturbance when winds exceed 25 mph.

Stabilize previously disturbed areas if subsequent construction is delayed.

Water exposed surfaces 3 times/day.

Cover all stock piles with tarps if left undisturbed for more than 72 hours.

Replace ground cover in disturbed areas as soon as feasible.

Exhaust Emissions

• Require 90-day low-NOx tune-ups for off-road equipment.

• Limit allowable idling to 5 minutes for trucks and heavy equipment.

• Utilize equipment whose engines ai;e equipped with diesel oxidation catalysts if available.

• Utilize diesel particulate filter on heavy equipment where feasible.

Painting and Coatings

• Use low VOC coatings and high pressure-low volume sprayers.

Operational Emissions Mitigation

Operational emissions will not exceed adopted significance thresholds.

Freeway Proximity

The proximity of SR-110 and the end of the SR-91 Freeway may create elevated residential 
exposure to mobile source air toxic pollutants. Although it was demonstrated that the findings of 
the USC Children’s Health Study is only marginally applicable to the proposed project, enhanced 
indoor air quality protection is recommended as additional mitigation. Indoor exposure to

PO10-005 Hoover and 173rd, Los Angeles
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vehicular exhaust pollutants is substantially less than outdoors, particularly for DPM. 
protection effect can be enhanced by the installation of high efficiency filters (combined small 
particle filters and activated carbon membranes for gaseous absorption). The following 
measures are required to reduce any freeway proximity health effects to less-than-significant:

This

• The residential heating, ventilation and air conditioning (HVAC) system*'shall be 
equipped with air filtration systems operating under positive pressure rated at MERV 
13 or higher.

• Replacement filters shall be made available through the homeowner association (HOA).

PO10-005 Hoover and 173”*, Los Angeles
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EXHIBIT D
MITIGATED MONITORING PLAN 
APCH-2015-3175-ZC

MITIGATION MONITORING PROGRAM
Section 21081.6 of the Public Resources Code requires a Lead Agency to adopt a “reporting or 
monitoring program for the changes made to the project or conditions of project approval, 
adopted in order to mitigate or avoid significant effects on the environment” (Mitigation 
Monitoring Program, Section 15097 of the CEQA Guidelines provides additional direction on 
mitigation monitoring or reporting). This Mitigation Monitoring Program (MMP) has been 
prepared in compliance with the requirements of CEQA, Public Resources Code Section 
21081.6, and Section 15097 of the CEQA Guidelines. The City of Los Angeles is the Lead 
Agency for this project.

A Mitigated Negative Declaration (MND) has been prepared to address the potential 
environmental impacts of the Project. Where appropriate, this environmental document 
identified Project design features, regulatory compliance measures, or recommended mitigation 
measures to avoid or to reduce potentially significant environmental impacts of the Proposed 
Project. This Mitigation Monitoring Program (MMP) is designed to monitor implementation of 
the mitigation measures identified for the Project.

The MMP is subject to review and approval by the City of Los Angeles as the Lead Agency as 
part of the approval process of the project, and adoption of project conditions. The required 
mitigation measures are listed and categorized by impact area, as identified in the MND.

The Project Applicant shall be responsible for implementing all mitigation measures, unless 
otherwise noted, and shall be obligated to provide documentation concerning implementation of 
the listed mitigation measures to the appropriate monitoring agency and the appropriate 
enforcement agency as provided for herein. All departments listed below are within the City of 
Los Angeles unless otherwise noted. The entity responsible for the implementation of all 
mitigation measures shall be the Project Applicant unless otherwise noted.
As shown on the following pages, each required mitigation measure for the proposed Project is 
listed and categorized by impact area, with accompanying discussion of:

Enforcement Agency - the agency with the power to enforce the Mitigation Measure.

Monitoring Agency - the agency to which reports involving feasibility, compliance, 
implementation and development are made, or whom physically monitors the project 
for compliance with mitigation measures.

Monitoring Phase - the phase of the Project during which the Mitigation Measure shall 
be monitored.

Pre-Construction, including the design phase
Construction
Pre-Operation
Operation (Post-construction)
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Monitoring Frequency - the frequency of which the Mitigation Measure shall be 
monitored.

Action Indicating Compliance - the action of which the Enforcement or Monitoring 
Agency indicates that compliance with the required Mitigation Measure has been 
implemented.

The MMP performance shall be monitored annually to determine the effectiveness of the 
measures implemented in any given year and reevaluate the mitigation needs for the upcoming 
year.

It is the intent of this MMP to:

Verify compliance of the required mitigation measures of the EIR;

Provide a methodology to document implementation of required mitigation;

Provide a record and status of mitigation requirements;

Identify monitoring and enforcement agencies;

Establish and clarify administrative procedures for the clearance of mitigation measures;

Establish the frequency and duration of monitoring and reporting; and

Utilize the existing agency review processes’ wherever feasible.

This MMP shall be in place throughout all phases of the proposed Project. The entity 
responsible for implementing each mitigation measure is set forth within the text of the 
mitigation measure. The entity responsible for implementing the mitigation shall also be 
obligated to provide certification, as identified below, to the appropriate monitoring 
agency and the appropriate enforcement agency that compliance with the required 
mitigation measure has been implemented.

After review and approval of the final MMP by the Lead Agency, minor changes and 
modifications to the MMP are permitted, but can only be made by the Applicant or its successor 
subject to the approval by the City of Los Angeles through a public hearing. The Lead Agency, 
in conjunction with any appropriate agencies or departments, will determine the adequacy of any 
proposed change or modification. The flexibility is necessary in light of the proto-typical nature 
of the MMP, and the need to protect the environment with a workable program. No changes will 
be permitted unless the MMP continues to satisfy the requirements of CEQA, as determined by 
the Lead Agency.
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MITIGATION MONITORING PROGRAM
Aesthetics

1-10 Aesthetics (Landscape Plan)
Environmental impacts to the character and aesthetics of the neighborhood may result from 
project implementation. However, the potential impacts will be mitigated to a less than 
significant level by the following measure:

All landscaped areas shall be maintained in accordance with a landscape plan, including an 
automatic irrigation plan, prepared by a licensed landscape architect in accordance with LAMC 
Sections 12.40 and 12.41. The final landscape plan shall be reviewed and approved by the City 
of Los Angeles Department of City Planning during the building permit process.

Enforcement Agency: Los Angeles Department of City Planning (plan review); Los Angeles 
Department of Building and Safety (operation)

Monitoring Agency: Los Angeles Department of City Planning (plan review); Los Angeles 
Department of Building and Safety (operation and maintenance)

Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Once, at plan check for Project; Once, during field inspection

Action Indicating Compliance: Plan approval and issuance of applicable building permit 
(Preconstruction); Issuance of Certificate of Occupancy of Use of Land (Construction)

1-50 Aesthetics (Surface Parking)
Environmental impacts may result from project implementation due to excessive ambient heat 
gain resulting from the new open-spaced parking lot. However, these impacts will be mitigated 
to a less than significant level by the following measures:

A minimum of one 24-inch box tree (minimum trunk diameter of two inches and a height 
of eight feet at the time of planting) shall be planted for every four new surface parking 
spaces.
The trees shall be dispersed within the parking area so as to shade the surface parking 
area and shall be protected by a minimum 6-inch high curb, and landscape. An automatic 
irrigation plan shall be approved by the Department of City Planning.
Palm trees shall not be considered in meeting this requirement.
The genus or genera of the tree(s) shall provide a minimum crown of 30'- 50'. Please refer 
to City of Los Angeles Landscape Ordinance (Ord. No. 170,978), Guidelines K - 
Vehicular Use Areas.
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Enforcement Agency: Los Angeles Department of City Planning (plan review); Los 
Angeles Department of Building and Safety (operation)

Monitoring Agency: Los Angeles Department of City Planning (plan review); Los 
Angeles Department of Building and Safety (operation and maintenance)

Monitoring Phase: Pre-construction; Construction

Monitoring Frequency: Once, at plan check for Project; Once, during field inspection

Action Indicating Compliance: Plan approval and issuance of applicable building 
permit (Preconstruction); Issuance of Use of Land Permit(Construction)

Aesthetics (Light)
Environmental impacts to the adjacent residential properties may result due to excessive 
illumination on the project site. However, the potential impacts will be mitigated to a less than 
significant level by the following measure:

1-120

• Outdoor lighting shall be designed and installed with shielding, such that the light source 
cannot be seen from adjacent residential properties or the public right-of-way.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Plan approval

1-130 Aesthetics (Glare)
Environmental impacts to adjacent residential properties may result from glare from the 
proposed project. However, the potential impacts will be mitigated to a less than significant 
level by the following measure:

• The exterior of the proposed structure shall be constructed of materials such as, but not 
limited to, high-performance and/or non-reflective tinted glass (no mirror-like tints or 
films) and pre-cast concrete or fabricated wall surfaces to minimize glare and reflected 
heat.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety
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Monitoring Phase: Pre-construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Plan approval

Biology

IV-20 Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas)
The project will result in the removal of vegetation and disturbances to the ground and therefore 
may result in take of nesting native bird species. Migratory nongame native bird species are 
protected by international treaty under the Federal Migratory Bird Treaty Act (MBTA) of 1918 
(50 C.F.R Section 10.13). Sections 3503, 3503.5 and 3513 of the California Fish and Game 
Code prohibit take of all birds and their active nests including raptors and other migratory 
nongame birds (as listed under the Federal MBTA).

• Proposed project activities (including disturbances to native and non-native vegetation, 
structures and substrates) should take place outside of the breeding bird season which 
generally runs from March 1- August 31 (as early as February 1 for raptors) to avoid take 
(including disturbances which would cause abandonment of active nests containing eggs 
and/or young). Take means to hunt, pursue, catch, capture, or kill, or attempt to hunt, 
pursue, catch, capture of kill (Fish and Game Code Section 86).

• If project activities cannot feasibly avoid the breeding bird season, beginning thirty days 
prior to the disturbance of suitable nesting habitat, the applicant shall:
a. Arrange for weekly bird surveys to detect any protected native birds in the habitat to 

be removed and any other such habitat within properties adjacent to the project site, 
as access to adjacent areas allows. The surveys shall be conducted by a qualified 
biologist with experience in conducting breeding bird surveys. The surveys shall 
continue on a weekly basis with the last survey being conducted no more than 3 days 
prior to the initiation of clearance/construction work.

b. If a protected native bird is found, the applicant shall delay all clearance/construction 
disturbance activities within 300 feet of suitable nesting habitat for the observed 
protected bird species until August 31.

c. Alternatively, the Qualified Biologist could continue the surveys in order to locate 
any nests. If an active nest is located, clearing and construction within 300 feet of the 
nest or as determined by a qualified biological monitor, shall be postponed until the 
nest is vacated and juveniles have fledged and when there is no evidence of a second 
attempt at nesting. The buffer zone from the nest shall be established in the field with 
flagging and stakes. Construction personnel shall be instructed on the sensitivity of 
the area.

d. The applicant shall record the results of the recommended protective measures 
described above to document compliance with applicable State and Federal laws 
pertaining to the protection of native birds. Such record shall be submitted and
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received into the case file for the associated discretionary action permitting the 
project.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction

Monitoring Frequency: Once, prior to issuance of building permit; or, if vegetation removal, 
building demolition or grading is initiated during the nesting season, as determined by a qualified 
biologist

Action Indicating Compliance: if vegetation removal, building demolition, or grading is 
initiated during the nesting season, submittal of a survey report by a qualified biologist.

IV-70 Tree Removal (Non-Protected Trees)
Environmental impacts from project implementation may result due to the loss of significant 
trees on the site. However, the potential impacts will be mitigated to a less than significant level 
by the following measures:

• Prior to the issuance of any permit, a plot plan shall be prepared indicating the location, 
size, type, and general condition of all existing trees on the site and within the adjacent 
public right(s)-of-way.

• All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if multi
trunked, as measured 54 inches above the ground) non-protected trees on the site 
proposed for removal shall be replaced at a 1:1 ratio with a minimum 24-inch box tree. 
Net, new trees, located within the parkway of the adjacent public right(s)-of-way, may be 
counted toward replacement tree requirements.

• Removal or planting of any tree in the public right-of-way requires approval of the Board 
of Public Works. Contact Urban Forestry Division at: 213-847-3077. All trees in the 
public right-of-way shall be provided per the current standards of the Urban Forestry 
Division the Department of Public Works, Bureau of Street Services.

Enforcement Agency: Board of Public Works Urban Forestry Division

Monitoring Agency: Board of Public Works Urban Forestry Division

Monitoring Phase: pre-construction

Monitoring Frequency: Once, at plan check, and once at field inspection

Action Indicating Compliance: Issuance of Certificate of Occupancy
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Green House Gas Emissions

VII 0 Project-specific mitigation recommendations to reduce the global cumulative impact 
from project implementation include the following:

Construction of new residential buildings shall meet California Title 24 energy efficient 
requirements.

All new appliances and equipment shall meet Energy Star certification.

The Project shall participate in green waste collection and recycling programs for 
landscape maintenance.

Landscaping shall use low water requirements and composed of fast-growing plant 
material.

Trees and vegetation shall be planted to shade buildings and surface parking areas, to 
reduce heating/cooling demand, and to sequester carbon.

Enforcement Agency: Los Angeles Department of Building and Safety; SCAQMD

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction Operation

Monitoring Frequency: Periodic field inspections during construction; ongoing

Action Indicating Compliance: Field inspection sign-off

VII-10 Greenhouse Gas

Environmental impacts may result from project implementation due to increased greenhouse gas 
emissions. However, the impact can be reduced to a less than significant level though 
compliance with the following measure(s):

• Low- and non-VOC containing paints, sealants, adhesives, solvents, asphalt primer, and 
architectural coatings (where used), or pre-fabricated architectural panels shall be used in 
the construction of the Project to reduce VOC emissions to the maximum extent 
practicable.

• Any new construction shall include 20 percent of parking spaces set aside for EV ready 
parking.

Enforcement Agency: Los Angeles Department of Building and Safety; SCAQMD

Monitoring Agency: Los Angeles Department of Building and Safety
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Monitoring Phase: Construction

Monitoring Frequency: Periodic field inspections during construction

Action Indicating Compliance: Field inspection sign-off

• The Project shall meet the Tier 1 requirements of the Los Angeles Green Building Code.

• The Project shall meet the Tier 2 requirements of the Los Angeles Green Building Code.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Plan approval

Hazards and Hazardous Materials

VIII 0 Additional (Non-Standard) Mitigation

All waste shall be disposed of in accordance with manufacturer’s specifications, as well 
as applicable federal, State and local health and safety regulations.

Appropriately-labeled recycling bins shall be used to recycle construction materials 
including, but not limited to: solvents, water-based paints, vehicle fluids, broken asphalt 
and concrete, wood and vegetation.

Non-recyclable materials/waste must be taken to an appropriate landfill.

Toxic wastes shall be discarded at a licensed, regulated disposal site.

Leaks, drips and spills shall be immediately cleaned up to prevent contaminated soil on 
paved surfaces that can be washed away into the storm drains.

Pavement at material spills shall not be hosed down. Dry cleanup methods shall be used 
whenever possible.
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Dumpsters shall be covered and maintained. Uncovered dumpsters shall be placed under 
a roof or shall be covered with tarps or plastic sheeting.

Gravel approaches where truck traffic is frequent shall be used to reduce soil compaction 
and limit the tracking of sediment into streets.

All vehicle/equipment maintenance, repair, and washing shall be conducted away from 
storm drains.

All major repairs shall be conducted off-site.

Drip pans or drop cloths shall be used to catch drips and spills.

Enforcement Agency: Los Angeles Fire Department; Los Angeles Department of Building and 
Safety

Monitoring Agency: Los Angeles Fire Department; Los Angeles Department of Building and 
Safety

Monitoring Phase: Construction

Monitoring Frequency: Ongoing

Action Indicating Compliance: Plan approval prior to operation (Pre-operation)

Land Use and Planning

X-60 Land Use
The project will result in land use and/or planning impact(s). However, the impact(s) can be 
reduced to a less than significant level through compliance with the following measure(s):

An air filtration system shall be installed and maintained with filters meeting or 
exceeding the ASHRAE Standard 52.2 Minimum Efficiency Reporting Value (MERV) 
of 13, to the satisfaction of the Department of Building and Safety.

Replacement filters shall be made available through the homeowner association (HOA).

A buffer zone measuring a minimum width of 50 feet and a minimum length of 300 feet 
shall be maintained between the Project Site and the Harbor Freeway. The buffer shall be 
landscaped with vegetation that provides a filter from freeway noise and dust.
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• The Project shall restrict operable windows, window openings and exhaust vents on any 
freeway-facing building facades.

Enforcement Agency: Los Angeles Department of City Planning, Los Angeles Department of 
Building and Safety

Monitoring Agency: Los Angeles Department of City Planning, Los Angeles Department of 
Building and Safety

Monitoring Phase: Ongoing

Monitoring Frequency: Once, at plan check; Once, during field inspection

Action Indicating Compliance: Issuance of Certificate of Occupancy or Use of Land

Noise

XII-20 Increased Noise Levels (Demolition, Grading, and Construction Activities)

Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm 
Monday through Friday, and 8:00 am to 6:00 pm on Saturday.
Demolition and construction activities shall be scheduled so as to avoid operating several 
pieces of equipment simultaneously, which causes high noise levels.
The project contractor shall use power construction equipment with state-of-the-art noise 
shielding and muffling devices.
A temporary noise control barrier shall be installed on the property line of the 
construction site abutting residential uses. The noise control barrier shall be engineered to 
reduce construction-related noise levels at the adjacent residential structures with a goal 
of a reduction of 1 OdBA. The supporting structure shall be engineered and erected 
according to applicable codes. The temporary barrier shall remain in place until all 
windows have been installed and all activities on the project site are complete.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Construction

Monitoring Frequency: Ongoing during field inspection

Action Indicating Compliance: Issuance of Certificate of Occupancy or Use of Land
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XII-170 Severe Noise Levels (Residential Fronting on Major or Secondary Highway, or 
adjacent to a Freeway)
Environmental impacts to future occupants may result from this project's implementation due to 
mobile noise. However, these impacts will be mitigated to a less than significant level by the 
following measures:

All exterior windows having a line of sight of a Major or Secondary Highway shall be 
constructed with double-pane glass and use exterior wall construction which provides a 
Sound Transmission Coefficient (STC) value of 50, as determined in accordance with 
ASTM E90 and ASTM E413, or any amendment thereto.
The applicant, as an alternative, may retain an acoustical engineer to submit evidence, 
along with the application for a building permit, any alternative means of sound 
insulation sufficient to mitigate interior noise levels below a CNEL of 45 dBA in any 
habitable room.
Ventilation openings in exterior walls or within roofs/ceilings shall require approved 
acoustical baffles.
A minimum 6-foot tall masonry block wall shall be located along all property lines as 
shown on the Plot Plan in Exhibit A of Case No. APCH-2015-3175-ZC. The masonry 
block wall shall act as a sound barrier to reduce ambient air impacts from the adjacent 
freeways.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-Construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Issuance of building permits

XII-180 Increased Noise Levels (Residential within 500 feet of Freeway)
Environmental impacts to proposed residential uses from higher ambient noise levels due to 
being located in close proximity to a freeway. However, this impact can be reduced to a less 
than significant level by the following measures:

• Wall and roof-ceiling assemblies making up the building envelope shall have an STC of 
at least 50, and exterior windows shall have a minimum STC of 30, as determined in 
accordance with ASTM E90 and ASTM E413, or any amendment thereto.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Page
11



ENV-2015-3749-MND January 11, 2016

Monitoring Phase: Pre-Construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Issuance of building permits

Public Services

XIV-10 Public Services (Fire)
Environmental impacts may result from project implementation due to the location of the project 
in an area having marginal fire protection facilities. However, this potential impact will be 
mitigated to a less than significant level by the following measure:

• The following recommendations of the Fire Department relative to fire safety shall be 
incorporated into the building plans, which includes the submittal of a plot plan for 
approval by the Fire Department either prior to the recordation of a final map or the 
approval of a building permit. The plot plan shall include the following minimum design 
features: fire lanes, where required, shall be a minimum of 20 feet in width; all structures 
must be within 300 feet of an approved fire hydrant, and entrances to any dwelling unit or 
guest room shall not be more than 150 feet in distance in horizontal travel from the edge 
of the roadway of an improved street or approved fire lane.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-Construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Issuance of building permits

XIV-20 Public Services (Police - Demolition/Construction Sites)

Temporary construction fencing shall be placed along the periphery of the active construction 
areas to screen as much of the construction activity from view at the local street level and to keep 
unpermitted persons from entering the construction area.

Enforcement Agency: Los Angeles Department of building and Safety

Monitoring Agency: Los Angeles Department of building and Safety
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Monitoring Phase: Construction

Monitoring Frequency: Periodic field inspections during construction

Action Indicating Compliance: Field inspection sign-off

XIV-30 Public Services (Police)
Environmental impacts may result from project implementation due to the location of the project 
in an area having marginal police services. However, this potential impact will be mitigated to a 
less than significant level by the following measure:

• The plans shall incorporate the design guidelines relative to security, semi-public and 
private spaces, which may include but not be limited to access control to building, 
secured parking facilities, walls/fences with key systems, well-illuminated public and 
semi-public space designed with a minimum of dead space to eliminate areas of 
concealment, location of toilet facilities or building entrances in high-foot traffic areas, 
and provision of security guard patrol throughout the project site if needed. Please refer 
to "Design Out Crime Guidelines: Crime Prevention Through Environmental Design", 
published by the Los Angeles Police Department. Contact the Community Relations 
Division, located at 100 W. 1st Street, #250, Los Angeles, CA 90012; (213) 486-6000. 
These measures shall be approved by the Police Department prior to the issuance of 
building permits.

Enforcement Agency: Los Angeles Department of Building and Safety

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-Construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Issuance of building permits

Transportation and Traffic

XVI-40 Safety Hazards
Environmental impacts may result from project implementation due to hazards to safety from 
design features (e.g., sharp curves or dangerous intersections) or incompatible uses. However, 
the potential impacts can be mitigated to a less than significant level by the following measure:

• The developer shall install appropriate traffic signs around the site to ensure pedestrian, 
bicycles, and vehicle safety.
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• The applicant shall submit a parking and driveway plan that incorporates design features 
that reduce accidents, to the Bureau of Engineering and the Department of Transportation 
for approval.

Enforcement Agency: Los Angeles Department of Building and Safety, Los Angeles Bureau of 
Engineering, Los Angeles Department of Transportation

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-Construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Issuance of building permit.

XVI-50 Inadequate Emergency Access
Environmental impacts may result from project implementation due to inadequate emergency 
access. However, these impacts can be mitigated to a less than significant level by the following 
measure:

• The applicant shall submit a parking and driveway plan to the Bureau of Engineering and 
the Department of Transportation for approval that provides code-required emergency 
access.

Enforcement Agency: Los Angeles Department of Building and Safety, Los Angeles 
Department of Engineering, Los Angeles Department of Transportation

Monitoring Agency: Los Angeles Department of Building and Safety

Monitoring Phase: Pre-Construction

Monitoring Frequency: Once, at plan check

Action Indicating Compliance: Issuance of building permit.

Mandatory Findings of Significance

XVIII-10 Cumulative Impacts
There may be environmental impacts which are individually limited, but significant when 
viewed in connection with the effects of past projects, other current projects, and probable future 
projects. However, these cumulative impacts will be mitigated to a less than significant level 
though compliance with the above mitigation measures.
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Harbor Gateway North NC letter of opposition to APCH-2015-3175-ZC VTT-73816 
17236 S. Hoover Street
1 message

Harbor North <hgnnc@sbcglobal.net>
Reply-To: Harbor North <hgnnc@sbcglobal.net>
To: "matthew.lum@lacity.org" <matthew.lum@lacity.org>, "amanda.briones@lacity.org" <amanda.briones@lacity.org>
Cc: Michelle Singh <michelle.singh@lacity.org>, Heather Anderson <heather.anderson@lacity.org>, Jacqueline Rodriguez 
<jacqueline.m.rodriguez@lacity.org>, John Jones <john.jonesiii@lacity.org>, David Anthony Roberts 
<david.a.roberts@lacity.org>, "mohamadashley@yahoo.com" <mohamadashley@yahoo.com>, "Emilio G.” 
<chcpm@outlook.com>, Pamela Thornton <hgnnc.landuse@gmail.com>

Dear Mr. Lum and Ms. Briones:

Tue, Jul 26, 2016 at 10:41 AM

The Harbor Gateway North Neighborhood Council Board took an official position of opposition to 
the proposal for 15 single-family homes at 17236 S. Hoover Street at our Sat. July 23, 2016, Special 
Board meeting. We are hereby submitting our letter for the record.

Rosalie Preston, Recording Secretary 
Harbor Gateway North Neighborhood Council 
(310)768-3853 office

*2) HGNNC letter 17236 S. Hoover Street APCH-2015-3175hZC VTT-73816.pdf
“ 60K

mailto:hgnnc@sbcglobal.net
mailto:hgnnc@sbcglobal.net
mailto:matthew.lum@lacity.org
mailto:matthew.lum@lacity.org
mailto:amanda.briones@lacity.org
mailto:amanda.briones@lacity.org
mailto:michelle.singh@lacity.org
mailto:heather.anderson@lacity.org
mailto:jacqueline.m.rodriguez@lacity.org
mailto:john.jonesiii@lacity.org
mailto:david.a.roberts@lacity.org
mailto:mohamadashley@yahoo.com
mailto:mohamadashley@yahoo.com
mailto:chcpm@outlook.com
mailto:hgnnc.landuse@gmail.com


)

Pamela Thornton - Chairperson 
Tim Richardson - Vice Chairperson 
Rosalie Preston - Recording Secretary 
Hannah Woods - Corres. Secretary 
loan Jacobs - Treasurer 
Vlark Lupfer - District 1 Rep.
Clyde Noguchi - District 2 Rep.
Reynaldo Paduani - District 3 Rep.
3etty Hawkins - District 4 Representative

Llewyn Fowlkes - District 5 Rep. 
Marvin Bell - District 6 Rep.
Janet Mitchell - District 7 Rep.
Larry J. Morrison - District 8 Rep. 
Bryan Davis - Community Org. Rep. 
Richard Lee - Youth Representative 
Theo Fowles - Outreach Representative 
Eva Cooper-Pace - At-Large Rep.

Harbor Gateway North 
Neighborhood Council 

P.O. Box 3723 
Gardena, CA 90247

(310) 768-3853 tel (310) 538-9654 fax 
www.harborgatewaynorth .org 

hgnnc@sbcglobal.net

July 25, 2016

Department of City Planning
200 N. Spring Street
Los Angeles, CA 90012
ATTN: Matthew Lum and Amanda Briones

Re: APCH-2015-3175-ZC; VTT-73816 (17236 S. Hoover Street)

Dear Mr. Lum and Ms. Briones:

On July 23, 2016, our Board voted 8-0-2 to oppose the proposal to build 15, two-story single family 
homes on the former Caltrans property at 17236 S. Hoover Street. Our Planning and Land Use 
Committee previously discussed this proposal and voted on November 7, 2015, to oppose the 
development project proposal due to a number of confusing and contradictory elements, including the 
issue of the 22’ Caltrans easement through the property and incompatibility with the 2012 Planning 
Commission determination for the property.

We also want to note that the developer, Ali Awad, has never met with us to discuss and clarify his 
proposal, instead sending an email message from his representative Emilio Gutierrez stating that since 
Mr. Awad was unavailable and had “addressed all comments and recommendations made in the 
past, we truly believe this is the best possible project for the site.” The stakeholders and our 
Board have never been given a presentation to discuss this development project proposal with the 
owner and/or applicant representative.

We suggest that considering the many constraints inherent in this property, the best solution would be the 
following: after the [Q] PF-1 parcel is rezoned to Rl-1, it and the existing Rl-1 property would be 
combined and then subdivided into two properties, each containing a portion of the Caltrans easement 
Meeting all other City Departments' requirements, the developer would then be able to build one single 
family home on each of the two parcels, utilizing the narrow entrance from Hoover Street as individual 
driveways to the two new homes. Caltrans would then continue to have unobstructed access to their 
easement, which, when sold, was described in the deed to the property and shown on the related plat map.

Sinci

Hannah Woods, Corresponding Secretary 
Harbor Gateway North Neighborhood Council

http://www.harborgatewaynorth
mailto:hgnnc@sbcglobal.net


cc: Michelle Singh, Harbor Area Planner - Department of City Planning
David A. Roberts, Director of Economic Development and Planning - Council District 15
Heather Anderson, Community Planning - Council District 15
John Jones IE, Field Deputy - Council District 15
Jacqueline M. Rodriguez, Field Deputy - Council District 15
Ali Awad, property owner - 17236 S. Hoover Street
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Rosalie Preston - Recording Secretary 
Hannah Woods - Corres. Secretary 
Joan Jacobs - Treasurer 
Mark Lupfer - District 1 Rep.
Clyde Noguchi - District 2 Rep.
Reynaldo Paduani - District 3 Rep.
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Larry J. Morrison - District 8 Rep. 
Deborah Lee - Community Org. Rep. 
Richard Lee - Youth Representative 
Theo Fowles - Outreach Representative 
Eva Cooper-Pace - At-Large Rep.
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Harbor Gateway North 
Neighborhood Council 

P.O.Box 3723 
Gardena, CA 90247

(310) 768-3853 tel (310) 538-9654 fax 
www.harborgatewaynorth.org 

hgnnc@sbcglobal.net
CITY OF LOS ANGELES

OCI 6] 2016
CITY PLANNING 

PROJECT PLANNING

October 27,2016

Councilmember Joe Buscaino 
City Hall
200 N. Spring Street 
Los Angeles, CA 90012

Re: VTT-73816; ENV-2015-3749-MND; APCH-2015-3175-ZC (17236 S. Hoover Street)

Dear Councilmember Buscaino:

On October 25, 2016, our Board voted 10-0-1 to oppose approval of a zone change for 17236 S. Hoover 
Street, from [Q]PF-1 to Rl-1, due to our concerns regarding the proposed project and a number of issues 
raised by the Vesting Tentative Tract map determination letter dated September 23, 2016, and sent out by 
the Department of City Planning.

We want to note that the developer, Ali Awad, did not meet with us before the hearings on the Vesting 
Tentative Tract map and therefore did not clarify the details of the proposal for 15 two-story single family 
homes on the two properties which he owns. His representative Emilio Gutierrez did attend our October 
1, 2016, Planning and Land Use Committee meeting to present details of the latest tract map, exterior 
design of the homes, and landscaping plan so that the nearby residents could view these and ask 
questions. However, at that meeting, he clarified that the application for VTT-73816 had already been 
approved, with the conditions stated in the determination letter.

Our concerns are the following:

1) Most of the homes in the proposal will be too close to the 91 and 110 freeways. In spite of 
requirements for sound-proofed windows and 6-foot tall masonry walls along all property lines to help 
serve as sound barriers, residents of the new homes will be subject to fine particulate air pollution and 
ambient noise from the freeways when outside in their backyards.

2) A number of the homes will be located too close to the Har bor Freeway bus transit viaduct. Vehicles 
which speed or lose braking ability could crash into the side of the viaduct and fall off onto the homes.

3) There is only one entrance and exit from the new development at Hoover Street. There is not enough 
room at the entrance/exit to allow for the proper amount of radius where the new private street will meet 
the existing public Hoover Street.

4) The proposed exterior design of the new homes is not architecturally compatible with the existing 
homes in the Merit Tract. Instead, the quality of materials and design details resembles the low-cost

http://www.harborgatewaynorth.org
mailto:hgnnc@sbcglobal.net


homes which developers are building in other parts of our Neighborhood Council area and throughout 
South Los Angeles.

5) We do not support the use of an electric gate for the one entrance into the proposed development. The 
gate would signify that the new homes are separate and not a part of the existing Merit Tract.

6) The determination letter refers to a mitigation monitor(condition 19) but does not detail the process for 
determining who this should be and how their duties will be carried out once the homes are built and sold. 
The proposed project, with its entry gate and private streets, now seems like a “gated community” project. 
Some type of homeowners’ association should be required to help the new homeowners deal with future 
issues of street repair, lighting replacement, and access permit issues related to the Caltrans easement 
through the property.

We ask that you support disapproval of the zone change that would allow this poorly conceived project to 
move forward.

I {.

Sincerely,

Hannah Woods, Corresponding Secretary 
Harbor Gateway North Neighborhood Council

cc: David A. Roberts, Director of Economic Development and Planning - Council District 15 
Heather Anderson, Community Planner - Council District 15 
John Jones HI, Field Deputy - Council District 15 
Aksel Palacios, Field Deputy - Council District 15 
Michelle Singh, City Planner - Harbor Area 

Amanda Briones - Dept, of City Planning 
Matthew Lum - Dept, of City Planning 
Esther Hatch, President - Harbor Area Planning Commission 
Ali Awad, property owner - 17236 S. Hoover Street
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LA Matthew Lum <matthew ,lum@lacity ,org>GEECS

Public Response to Case Numbers APCH-2015-3175-ZC and VTT -73816
2 messages

Thu, Jul 7, 2016 at 7:46 PMMark Lupfer <lupfermarkl@yahoo.com>
Reply-To: Mark Lupfer <lupfermarkl@yahoo.com>
To: "matthew.lum@lacity.org" <matthew.lum@lacity.org>, "amanda.briones@lacity.org" <amanda.briones@lacity.org>

Please see our Public Response (attached) regarding the 

subject cases. If a mailed copy is required, please advise 

immediately. Also, if you could acknowledge receipt of this email 

we would be very grateful.

Very Respectfully,

Mark & Terry Lupfer

1.Public Response MLL&TAL (awaiting siging).pdf
“ 45K

Fri, Jul 8, 2016 at 8:13 AMAmanda Briones <amanda.briones@lacity.org>
To: Mark Lupfer <lupfermarkl@yahoo.com>
Cc: "matthew.lum@lacity .org" <matthew.lum@lacity.org>

Hello Mark and Terry,

I have received your letter and placed a copy of it in the Tract folder.

Sincerely,
Amanda

DEPARTMENT OF CITY PLANNING 
Subdivisions, Central Project Planning

Amanda Briones

T (213) 978-1328 
E amanda.briones@lacity.org 
200 N Spring Street, Room 620 
Los Angeles, CA 90012

[Quoted text hidden]

mailto:lupfermarkl@yahoo.com
mailto:lupfermarkl@yahoo.com
mailto:matthew.lum@lacity.org
mailto:matthew.lum@lacity.org
mailto:amanda.briones@lacity.org
mailto:amanda.briones@lacity.org
mailto:amanda.briones@lacity.org
mailto:lupfermarkl@yahoo.com
mailto:matthew.lum@lacity.org
mailto:amanda.briones@lacity.org
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Mark and Terry Lupfer 
17216 S. Hoover St 

Los Angeles, GA 90247

Matthew Lum 
matthew.linn@lacity.org

Amanda Briones 
Amanda.briones@lacity.org

To:

Subject: Case Numbers APCH-2015-3175-ZC and VTT-73816

We are the owners of an abutting lot (AIN 6121-011-057) of the subject property of these 
cases. We see the following benefits if the subject project is approved:

■ Safety Issues: The vacant lot has attracted drug runners, graffiti taggers, 
homeless encampments, and coyotes. We have personally witnessed all these 
issues. The coyotes have been particularly destructive by killing 5 family pets in 
the Merit Tract area. If 15 single family residences (SFRs) were built, these issues 
would go away.

■ Eyesore: The property is an eyesore. It is not adequately maintained. Debris is 
strewn near the entrance; weeds overrun the entire property and are cleared at 
best once per year. If 15 SFRs were built, these issues would go away.

■ Property Values: We believe that property values in the Merit Tract will improve 
if the 15 SFRs were built.

■ Property Taxes: The public revenue would be greatly increased if 15 SFRs were 
built.

We see the following drawbacks if the subject project is approved:
■ Increased Traffic: We regret the increased number of cars and transits that will 

likely occur if the project is approved.

We ask that a condition be applied to the approval of this application: the lot that is 
currently identified as AIN 6121-017-046 be configured for the proposed private gate 
and entrance to the 15 SFRs in such a way that delivery trucks (e.g. UPS, FedEx, USPS, 
etc.) be able to fully and completely pull off of Hoover St without waiting for the gate to 
open or the intended customer to grant entry into the private area.

We also ask that the extensive graffiti along the concrete block wall of the property and 
all junk, debris, and trash be removed immediately.

Very Respectfully,

Mark & Terry Lupfer

1

mailto:matthew.linn@lacity.org
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Harbor Area Planning Commission 
425 South Palos Verdes Street, 2nd Floor 
San Pedro, California 90731 
apcharbor@lacitY.org

January 29, 2016

FILE COPYAPCH-2015-3175-ZCRe:

Dear Commissioners,

My name is John Finnegan. I am a Land Use Consultant and hold an active California Real Estate 
Broker’s License. I have 25+ years of experience with in-fill development projects in Los Angeles, 
Orange, Ventura, and San Bernardino Counties. I am also a homeowner in the Merit tract subdivision.

It has been brought to my attention that a 15 unit development proposal for 17236 S. Hoover and an 
adjacent parcel was submitted to the LA City Planning Department (08/27/2015) and assigned Case 
Number (APCH-2015-3175-ZC) (09/01/2015). It is very disappointing that after 5 months this Case 
Number and project are still active and under review.

By addressing the following 4 Items, I will clarify why I strongly believe this application, Case Number 
(APCH-2015-3175-ZC), should not have been accepted for planning approval consideration. More 
importantly, it should not have been given a case number or a subsequent and continuing protracted 
review.

ITEM #1: The land use restrictions for the area where this proposed development is to be sited have 
already been addressed by the action by the City of LA Planning Commission, LA City Council and 
signed by Mayor Villaraigosa on November 1, 2012' : 1

ITEM # 2: A simple and cursory check of the “NOTES” section of the VTT would have immediately 
shown that the submittal was invalid . Item #1 of the Notes on the Vesting Tentative Tract Map states:

‘NOTES:
1. Single Family Subdivision in the R1 Zone Pursuant to Ordinance No. 176,354

Ordinance # 176,354, known as the “Small Lot Subdivision (Townhouse) Ordinance ”, a copy of which I 
have attached , clearly states in UPPERCASE letters, “The ordinance does NOT apply to single family 
zones. ” Neither the present zoning, of Rl-1 & [Q]PF-1, nor the requested zoning of Rl-1 for a single lot 
allows for a 15 unit Small Lot Subdivision development pursuant to Ordinance #176,354. The last 
sentence of just the second paragraph of the ordinance disqualifies the submittal.

ITEM # 3: The Filing Documents for this proposal failed to include required verbiage as stated in the 
Ordinance # 176,354. In Section 1 and Section 3 under the heading Filing Documents for Your Small 
Lot Subdivision the Ordinance states:

John Finnegan

die Ave. - # I /5

ooverstreetproject@ tiahoo.com
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APCH-2015-3175-ZCRe:
January 21, 2016 
Page 2 of 5

“The Tract must be filed as a ‘Vesting Tentative Tract Map for Small Lot Subdivision 
Purposes ’, ”

“Each tentative or preliminary map shall include in the Notes Section of the map: 
“Note: Small Lot Single Family Subdivision in the 
176,354

Zone, pursuant to Ordinance No.

Neither the Tentative Tract map Title nor the Notes Section include the words Small Lot Purposes or 
Small Lot, as required by Ordinance # 176,354.

ITEM # 4: In the Notes Section of the Vesting Tentative Tract map, item #2 states,

“2. There are no easements on the subject site.

Director’s Deed # DD 754-02-01'1 and accompanying Plat Map 'J which I have attached, clearly 
describes and illustrates the existence of an easement on the subject property, which the State of 
California is reserving:

“There shall be no abutter’s rights of access appurtenant to the above-described real 
property (Parcel B) in and to the adjacent State Freeway.

Reserving unto the State of California, its successor and assigns, an easement and right of 
way for maintenance purposes, within that portion of the hereinabove described Parcel A 
and Parcel B, in, on, over, under and across a 22.00foot strip of land,

Item # 4a: The State of California’s denial of access, regarding Parcel B, in the first sentence referenced 
above, renders the parcel, Lot 2 of Part of San Pedro Rancho, landlocked and unbuildable.

Item # 4b: The existence of the above referenced described easement renders Lot 5 of Tract No. 25307 
unbuildable.

Item # 4c: The ONLY use Lot 5 of Tract No. 25307 can serve its present owner is to provide the
minimum frontage requirement (20 feet) to that portion of Lot 2 of Part of San Pedro Rancho in 
order to meet the minimum requirements of a legal “Lot” as defined in SEC. 12.03 of the LA City 
Municipal code.

Tying together the parcel Lot 2 of Part of San Pedro Rancho and existing Lot 5 of Tract No. 25307 to 
create a single lot and a zoning change to Rl-1, with frontage on an existing roadway (Hoover Street) 
would provide the owner a clear “by right development” opportunity for building a single single-family 
residence and be consistent with the Rl-1 zoning of the abutting properties.

After much effort, on the part of multiple City departments’ personnel and staff, to be understanding of 
the quality of life of the surrounding neighborhood, an official decision was made and action taken to 
restrict the zoning of the parcel, Lot 2 of Part of San Pedro Rancho, to Rl-1. It is my belief that the

John Finnegan
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APCH-2015-3175-ZCRe:
January 21, 2016 
Page 3 of 5

omission of the required Small Lot Ordinance verbiage, on the part of the applicant, was intentional; a 
concerted effort to mislead and deceive LA City planners.

Another area of concern is that, as of January 27, 2016, the project’s information with 15 assigned lot 
numbers has been included, as a fiat accompli, in ZIMAS files available online. (7)

Also, I have attached a copy of the Small Lot (Code Amendment and Policy Update, dated December 17, 
2015) Frequently Asked Questions S), wherein it is reiterated that “Small Lots are not permitted in single
family zones. ” (http://planning.lacity.org/ordinances/docs/smalllot/faq_revised.pdf)

In addition to the cited materials, I have attached a list of recipients of this letter. It is my intention to 
provide a flow of pertinent useful information to those in a position to take action and affect change. 
Having a short checklist on hand is essential for counter personnel and staff to use, especially for any 
Small Lot development application throughout the city, regardless of the Council District.

Action to resolve this issue with Case Number APCH-2015-3175-ZC can be as swift as a stroke of a pen. 
There exists ample precedence in City Codes, Ordinances, and recent Mayoral actions to proceed without 
further discussions, hearings or meetings to:

1. immediately reject this applicant’s proposal (APCH-2015-3175-ZC)
2. remove/revise ZIMAS online information;
3. regulate the tying together of Lot 5 of Tract No. 25307 and that portion of Lot 2 of Part of San 

Pedro Rancho
4. assign a zoning designation of Rl-1 to the resulting single lot

I strongly, but respectfully, request that the aforementioned steps be taken in a timely manner. I also 
request that I be sent a response to this letter describing the actions being taken to resolve this issue.

I thank the City Planning Commission, the LA City Council and the Mayor’s Office for all their efforts in 
the creation of the materials I have cited and attached.

Sincerely, /'

l

t1/ y
John Finnegan

Attachments:
(1) 01 - Mayor Villaraigosa’s Concurrence
(2) 02 - City Council Adopted Action
(3) 03 - Omissions on VVT - TT 73816
(4) 04 - Advisory Agency Policy No. 2006-1
(5) 05 - Director’s Deed - DD 754-02-01
(6) 06 - Plat map - DD 754-02-01
(7) 07-ZIMAS info2016-01-27
(8) 08 - Small Lot (Code Amendment and Policy Update, dated December 17, 2015)
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Re: APCH-2015-3175-ZC
January 21, 2016 
Page 4 of 5

cc:

Ms. Fely C. Pingol Commission Executive Assistant 
felicidad.pingol@lacity.org

LA City Planning Commission 
Plaiming@lacity.org

Michelle Singh, City Planner - Harbor/South 
michelle.singh@lacitv.org

Kevin Golden S, Staff Assigned 09/11/2015 
kevin.golden@lacity.org

James K. Williams, Executive Assistant II, LA City Planning Commission 
iames.k.williams@lacity.org

Planning and Land Use Management Committee 
200 N. Spring Street, Room 395 
Los Angeles, CA 90012

Sharon Dickinson, Legislative Assistant, Planning and Land Use Committee 
sharon.dickinson@lacity.org

City Council Districts / LA City Council Member
1. Gilbert Cedillo

1.1. councilmember.cedillo@lacity.org
2. Paul Krekorian

2.1. couneilmember.Krekorian@lacitv.org
3. Bob Blumenfield

3.1. councilmember.blumenfield@lacity.org
4. David E. Ryu

4.1. david.ryu@lacity.org
5. Paul Koretz

5.1. paul.koretz@lacity.org
6. Nury Martinez

6.1. councilmember.martinez@lacity.org
7. Felipe Fuentes

7.1. councilmember.fuentes@lacity.org
8. Marqueece Harris-Dawson

8.1. councilmember.harris-dawson@lacitv.org
9. Curren D. Price, Jr.

9.1. councilmember.price@lacitv.org

John Finnegan
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Re: APCH-2015-3175-ZC
January 21,2016 
Page 5 of 5

10. Herb J. Wesson, Jr
10.1.

11. Mike Bonin
councilroember.wesson@lacitv.org

11.1. councilmember.bonin@lacitv.org
12. Mitchell Englander

12.1. councilmember.englander@lacitv.org
13. Mitch O'Farrell

councilmember.ofarrell@lacity.org13.1.
14. Jose Huizar

14.1.
15. Joe Buscaino

councilmember.huizar@lacity.org

15.1. councilmember.buscaino@lacity.org
counciIdistrictl5@lacity.org15.2.

Councilman Joe Busciano City Hall Office 
200 N. Spring St. Rm410 
Los Angeles, CA 90012 
Phone: (213)-473-7015 
Fax: (213)-626-5431

Councilman Joe Busciano Harbor District Office 
638 S. Beacon St., Rm 552 
San Pedro, CA 90731 
Phone: (310)-732-4515

Alison Becker, Director, Economic Development & Planning | Councilman Joe Buscaino 
alison.becker@lacity.org

David A. Roberts, Planning and Economic Development Director - Council District 15 
david.a.roberts@lacity.org

Heather Anderson, Community Planning Deputy - Council District 15 
heather.anderson@lacity.org

Mayor Eric Garcetti
mavor@lacity.org

Harbor Gateway - North Neighborhood Council
Pamela Thornton - Chair, Planning and Land Use Committee
hgnnc@sbeglobal.net

Gregory Shoop, Staff 
greg.shoop@lacity.org

John Finnegan
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i herewith concur with the City Planning Commission's action 
disapproving a Proposed General Plan Amendment and Zone 

change, and transmit this matter foi your coir.idoiation.

/- i
t < /!

f

AN i ONtO K VII i AS ;AI(5HA 
Mayor

il •!. • :|l\ H ill

ATTACHMENT - #1In re: Case Number: APCH-2015-3175-ZC



DEPARTMENT OF EXECUTIVE OFFICES
City of Los AngelesCITY PLANNING

200 N. Spring Street. Room 525 
Los AnCUES, CA 90012-4801

MICHAEL J. LOGRANDE 
DIRECTOR 

(213) 978-1271

ALAN BELL, AICP 
DEPUTY DIRECTOR 
(213)978-1272

USA M. WEBBER, AICP
0EPUTY DIRECTOR 
(213) 976-1274

EVAYUAN-MCDANIEL 
DEPUTY DIRECTOR 
(213) 978-1273

CALIFORNIA
AND

6262 Van NuyS 8lvd., Suite 351 
Van Nuys, CA 91401 -

N&PCITY PLANNING COMMISSION

WILLIAM ROSCHEN 
PRESIDENT

REGINA M. FREER 
VICE-PRESIDENT

SEAN O. BURTON 
DIEGO CARDOSO 

GEORGE HOVAGUIMIAN 
JUSTIN KIM 

ROBERT LESSIN 
DANA M. PERLMAN 
BARBARA ROMERO

liml■■-
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Antonio R. Villaraigosa 
mayor

FAX: (213) 978-1275

INFORMATION
www.planning.iacity.orgJAMES WILLIAMS 

COMMISSION EXECUTIVE ASSISTANT II 
(213) 978-1300

Date: OCT 2 4 2012

City Plan Case No. 2009-3580-GPA-ZC 
City Council District 15

Honorable Antonio R. Villaraigosa, Mayor 
City of Los Angeles 
City Hall, Room 305 
Los Angeles, CA 90012

Dear Mayor

A PROPOSED GENERAL PLAN AMENDMENT ON PROPERTY LOCATED AT 17236 
SOUTH HOOVER STREET WITHIN THE HARBOR-GATEWAY COMMUNITY.

Pursuant to the provisions of Section 551, 555 and 558 of the City Charter, transmitted herewith 
is the June 14, 2012 action of the City Planning Commission disapproving a proposed General 
Plan Amendment to the Harbor-Gateway Community Plan from Public Facilities to Low Density 
Residential. The City Planning Commission also disapproved a concurrent zone change from 
PF-1 to RD6-1 for the construction of 24 single family small lot homes.

The proposed Genera! Plan Amendment is submitted to you for your recommendation, which is 
to be forwarded to the City Council as specified by Section 11.5.6 of the Los Angeles Municipal 
Code.

The City Planning Commission, as evidenced by the attached Findings, has determined that the 
proposed land use designation will not conform to the City’s General Plan, will not be 
compatible with adjacent land uses, and is not appropriate for the site.

Your action is requested on the proposed plan amendment as specified by Section 11.5.6 of the 
Los Angeles Municipal Code.

ATTACHMENT - #1In re: Case Number: APCH-2015-3175-ZC
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Honorable Antonio R. Villaraigosa, Mayor 
Page 2

RECOMMENDATION

That the Mayor:

Concur in the attached action of the City Planning Commission relative to its disapproval 
of the proposed General Plan Amendment for the subject property; and

1.

Recommend that the City Council adopt the attached Findings of the City Planning 
Commission relative to the disapproval of the General Plan Amendment.

2.

MICHAEL LO GRANDE 
Director of Planning

s ^\

Daniel Scott 
Principal City Planner

Attachments:
1. City Plan Case File
2. Resolution
3. City Council Package

ATTACHMENT - #1In re: Case Number: APCH-2015-3175-ZC



CITY OF LOS ANGELES
Office of the 

CITY CLERK
CALIFORNIA

JUNE LAGMAY
City Clerk

Council and Public Services 
Room 396, City Hall 

Los Angeles, CA 90012 
General Information - (213) 978-1133 

Fax: (213) 978-1040

S5 KvT
HOLLY L. WOLCOTT 

Executive Officer 1 & SHANNON HOPPES 
Council and Public Services 

Division
When making inquiries relative to 

this matter, please refer to the 
Council File No.

ANTONIO R. VILLARAIGOSA 
MAYOR www.cllvclerk.lacitv.org

January 9, 2013

To All Interested Parties:

The City Council adopted the action(s), as attached, under Council File No. 12-1739. at 
its meeting held January 8, 2013.

City Clerk
srb

An Equal Employment Opportunity - Affirmative Action Employer
ATTACHMENT - #2In re: Case Number: APCH-2015-3175-ZC
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TO THE COUNCIL OF THE 
CITY OF LOS ANGELES

FILE NO. 12-1739

]0
PLANNING AND LAND USE MANAGEMENT CommitteeYour

reports as follows;

MITIGATED NEGATIVE DECLARATION (WIND), PLANNING AND LAND USE MANAGEMENT 
COMMITTEE REPORT relative to the disapproval of a General Plan Amendment and zone change 
request regarding a proposed project located at 17236 South Hoover Street.

Recommendations for Council action:

ADOPT the FINDINGS of the Los Angeles City Planning Commission (LACPC) as the 
Findings of the Council,

1.

CONCUR with the Mayor, the Director of Planning and the LACPC, THEREBY 
DISAPPROVING: 1) a General Plan Amendment to the Harbor-Gateway Community Plan 
from the Public Facilities Land Use Designation to the Low Residential Density Land Use 
Designation, 2) a zone change from [QjPF-1 (Public Facilities Zone) and R1-1 (One Family 
Dwelling Zone) to the RD6-1 (Restricted Density Multiple Dwelling Zone), and 3) a zone 
change from [QjPF-1 (Public Facilities Zone) and R1-1 (One Family Dwelling Zone) to the 
[T][Q]R1-1 (One Family Dwelling Zone); and NOT ADOPT the MND, regarding the proposed 
project involving the development of a 122,288 square foot vacant lot into 24 single-family 
lots ranging in area from 2,793 square feet to 6,913 square feet, and the construction of 24 
new two-story, approximately 25-feet in height single-family dwellings with attached two-car 
garages, for property located at 17236 South Hoover Street.

2.

Applicant: Ali Awad 
Representative: Emilio Gutierrez

CPC 2009-3580-GPA-ZC

Fiscal Impact Statement: The LACPC reports that there is no General Fund impact as
administrative costs are recovered through fees.

Community Impact Statement: None submitted.

TIME LIMIT FILE - JANUARY 17, 2013

(LAST DAY FOR COUNCIL ACTION - JANUARY 16, 2013)

Summary:

At the public hearing held on December 11, 2012, the Planning and Land Use Management 
Committee considered the disapproval of a General Plan Amendment and zone change regarding a 
proposed project located at 17236 South Hoover Street.

After an opportunity for public comment, the Committee recommended that Council concur with the 
Mayor, the Director of Planning and the LACPC, thereby disapproving: 1) a General Plan
Amendment to the Harbor-Gateway Community Plan from the Public Facilities Land Use 
Designation to the Low Residential Density Land Use Designation, 2) a zone change from [Q]PF-1 
(Public Facilities Zone) and R1-1 (One Family Dwelling Zone) to the RD6-1 (Restricted Density 
Multiple Dwelling Zone), and 3) a zone change from [Q]PF-1 (Public Facilities Zone) and R1-1 (One

-1-
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Family Dwelling Zone) to the [T][Q]R1-1 (One Family Dwelling Zone); and not adopt the MND, 
regarding the proposed project involving the development of a 122,288 square foot vacant lot into 
24 single-family lots ranging in area from 2,793 square feet to 6,913 square feet, and the 
construction of 24 new two-story, approximately 25-feet in height single-family dwellings with 
attached two-car garages, for property located at 17236 South Hoover Street. This matter is now 
submitted to Council for its consideration.

Respectfully submitted,

PLANNING AND LAND USE MANAGEMENT COMMITTEE

€

MEMBER
REYES;
HUI2AR:
ENGLANDER:

V£TJ.
YES
YES

JAN 8 2013 
iSS ANGELES CITY COUNCIL

YES

SG
CD 15 
12/13/12
12-1739_fpl_plum_ 12-11 -12.doc

- Not Official Until Council Acts -

-2-
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CONTACT

EMIUO GUTIERREZ 
(310) 679-1319

OWNER/SUBDEVIDER:
S. Hoover it 173RD St LLC. 

11444 ACACIA AVE UNIT A 
HAWTHORNE, CA 90250 

_____________ (310) 679-1319

CONWAY COOKE & ASSOCIATE!

11444 ACACIA AVE. 
HAWTHORNE, CA 90250 

(310) 722-2707

PROJECT ADDRESS:

17236 HOOVER ST, LOS 
ANGELES, CA 90247W 172ND

PROJECT NO.
2014w imp ST.

CHECKED
I VPS MERtTAVE

DRAWN1E173ROPL
JCV

SCALE
ARTES1A FWY.

1:30
DATE

PROJECT LOCATION

0
VICINITY MAP

BILEScale: NT5
N

VESTING
TENTATIVE TRACK

GRAPHIC SCALE SHEET■-

TT 73816
( IN FEET )

LEGAL DESCRIPTION:

-x-
PORTION OF LOT 2, PARTITION ESTATE OF JB DUCAZAU, 
MR 59/15-16.o
APN: 6121-017-047

■■ . ■ -
NOTES:~CT

SINGLE FAMILY SUBDIVISION IN THE R1 ZONE 
PURSUANT TO ORDINANCE NO- 176,354

2. THERE ARE NO EASEMENTS ON THE SUBJECT SITE.
3. i.xisiiNUZUNL Kt-i anupm
4. PROPOSED ZONE: R1-1
5. NO (E) OAK TREES
6. NO (E) BUILDINGS
7. NO (E) PROTECTED TREES
8. NO (E) TREES 12 OR MORE INCHES IN DIAMITER
9. 2' WIDE GUTTER PROPOSED
10. SEWER LINE PROPOSED
11. SEWER MH PROPOSED
12. 173 WAY STREET PROPOSED
13. NO HAUL ROUTE REQUESTED
14. NO (E) GEOLOGICALLY HAZARDOUS AREAS
15. NO (E) FLOOD ZONES
16. CUT AND FILL TO BE BALANCED ON SITE

1.

o
-o-
— s

(46.5)

— (46.5)

M. M.

4
\
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DIVISION OF LANDm
m

LOS ANGELES CITY
PLANNING
DEPAHTMENfCity Hall ■ 200 N. Spring Street, Room 750 » Los Angeles, CA 90012

Date: January 10, 2006

Licensed Engineers, Surveyors and Subdivision Consultants

Emily Gabel Lu3c?S^0^
Deputy Advisory Agency

To:

From:

<j
Subject: ADVISORY AGENCY POLICY NO. 2006-1

SMALL LOT SUBDIVISION (TOWNHOME) ORDINANCE

Introduction

On January 31, 2005 Ordinance No. 176,354 became effective. It is also known as the 
“Small Lot Subdivision (Townhome) Ordinance”. The new ordinance is posted on the web 
at http://cityplanning.lacity.org, under Housing Initiatives.

The ordinance permits the subdivision of multi-family and commercially zoned properties 
into small single family or townhome style lots by reducing the minimum lot size and side 
yard requirements, and eliminating requirements for conventional street frontage. The 
ordinance does NOT apply to single family zones.

The Small Lot Ordinance applies only to projects involving divisions of land applications for: 
Tracts (5 dwelling units or lots or more) or Parcel maps (4 or less dwelling units or lots). 
The dwelling units can be townhome, patio, bungalow courtyard style or other 
configurations, as long as each structure, from the foundation to the roof, is separate and 
independent on its own.

The Department of Building and Safety will only accept construction drawings for Plan 
Check, after the effective date of the Advisory Agency approval under the Small Lot 
Ordinance of a subdivision for the division of land (Tract or Parcel Map applications)

The purpose of the Small Lot ordinance is to enable ownership of fee simple single family 
homes. Because this new type of subdivision requires the analysis and recommendations 
of several City agencies, the following items must be addressed through the clear depiction 
of the proposed subdivision.

Filing Documents for Your Small Lot Subdivision

In addition to the routine documents filed with new subdivision/parcel applications, a 
Small Lot subdivision/parcel map filing must contain additional specific items:

ATTACHMENT - #4In re: Case Number: APCH-2015-3175-ZC
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Advisory Agency Policy No. 2006-1: Small Lot Subdivision 2

A Tract Mao is required to create 5 or more lots. The Tract must be filed as a 
“Vesting Tentative Tract Map for Small Lot Subdivision Purposes,” and accompanied 
by illustrative site plan, buildings elevation(s) and other illustrative information.

1.

A Site Plan Layout shall be superimposed over the proposed lot lines.

2. A Parcel Map is required to create 4 or less lots. The Parcel Map must be filed as 
a “Preliminary Parcel Map for Small Lot Subdivision Purposes,” and accompanied by 
similar illustrative plans.

A Site Plan layout shall be superimposed over the proposed lot lines.

Each tentative or preliminary map shall include in the Notes Section of the map: 
“Note: Small Lot Single Family Subdivision in the 
No. 176,354. “

3.
Zone, pursuant to Ordinance

A Site Plan superimposed on the proposed Small Lot tentative or preliminary map 
shall denote the following items:

4.

Any easement(s) outside of the building envelopes for vehicular and 
pedestrian ingress/egress; emergency access, utilities and infrastructure 
purposes. These easements must be identified as either public easements 
(for public utility purposes, for example); or private reciprocal easements 
(crossing lot lines for vehicular and pedestrian access and/or cross lot surface 
drainage, common landscape areas, for example).

a.

Building footprint(s).b.

Identification of front, side and rear lot lines for each internal lot.c.

Identification of setbacks - from adjoining properties; from front, rear and side 
yards within the proposed Small Lot subdivision. A matrix may also be used 
to identify setbacks, but should be placed on the Site Plan for ease of analysis 
(a sample matrix will be available online on the small lot website). A setback 
of 3 feet is allowed within the Venice Coastal Specific Plan Ord. No. 172,897 
from adjoining properties on the side yard.

d.

Identification of Driveway Easement(s), location and width. Label “community 
driveway/fire lane” for clarity.

e.

Identification of vehicular back up space consistent with the requirements of 
the Zoning Code and the Department of Building and Safety.

f.

Identification of trash collection areas.9-
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All public and private easements will be shown on the Final Map.

Advisory Agency Policy No. 2006-1: Small Lot Subdivision Ordinance 3

h.

The Final Map must be labeled: “Final Vesting Tract Map for Small Lot 
Subdivision Purposes” OR “Final Parcel Map for Small Lot Subdivision 
Purposes”

i.

Accessary structures shall be shown on the tentative and Final Map and shall 
not be located in the required setback area.

J-

Other Requirements for a Small Lot Subdivision

A Maintenance Association will be required, composed of all property owners, to 
maintain all common areas such as trees, landscaping, trash, parking, community 
driveway, walkways, monthly service for private fire hydrant (if required), etc. Each 
owner and future property owners shall automatically become members of the 
association and shall be subject to a proportionate share of the maintenance.

1.

Recorded Covenant and Agreement(s) will be required for all reciprocal private 
easements.

2.

The minimum driveway/fire lane width will be 20 feet; any back up space (vehicles 
leaving garages) must comply with the Zoning Code and the Department of Building 
and Safety requirements.

3.

Light courts or wells shall be a minimum of 3 feet in width for up to two-story 
buildings and 4 feet in width for three-story buildings when it is next to exterior 
openings providing natural light and ventilation. LAMC 91.1203.4.1.

4.

Emergency access and egress windows at bedrooms shall be so located that they 
are accessible by the Fire Department. LAMC 91-1203.

5.

The following Departments have standard requirements. In the event, a subdivider has an 
alternative proposal to these, then s/he must meet and get approval from relevant 
department prior to the Advisory Agency hearing.

Los Angeles Fire Department Requirements:6.

The entrance or exit of all ground dwelling units shall not be more than 150 
feet from the edge of a roadway of an improved street, access road, or 
designated fire lane. If it exceeds 150 feet, a_turnaround is required.

a.

The Fire Department will require additional vehicular access (community 
driveway/fire lane width of 28 feet) where buildings exceed 28 feet in height 
at the edge of the roof. If they exceed 28 feet, a minimum 5-foot stepback is 
required - or other alternative to the satisfaction of the Fire Department. The

b.
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subdivider must secure tentative approval from the Fire Department prior to 
the Advisory Agency hearing.

Advisory Agency Policy No. 2006-1; Small Lot Subdivision Ordinance 4

No building or portion of a building shall be constructed more than 300 feet 
from an approved fire hydrant. Distance shall be computed along path of 
travel. Exception: Dwelling unit travel distance shall be computed to front 
door of unit.

c.

That all Small Lot Subdivisions are required to be fully fire sprinklered.d.

Bureau of Sanitation (BOS) Solid Resource Collection Division - If the subdivider 
elects to utilize a City of LA waste collection service, the following are required:

7.

In order for BOS to provide “community driveway” collection, a LAFD 
turnaround area is required. Otherwise, the residents will be required to place 
their containers on the City street for collection.

a.

BOS requires the driveway serving the small lot to be no less than 15 feet in 
width. If parking is allowed, the vehicle travel area, with cars parked cannot 
be less than 15 feet wide at any point.

b.

If the property is gated, the gate opening must be a minimum of 20 feet wide 
and the gates must remain open on trash collection day from 6 am to 6 pm.

c.

Prior to making collection on a “community driveway” the BOS must have a 
signed waiver releasing them from any damage to the road that may occur 
due to the weight or hydraulic system in their trucks.

d.

There must be 20 feet of clearance directly above the curb. It must be clear 
of any trees or other obstacles.

e.

All collection Rules and Regulations would apply.f.

A Word About Specific Plan Regulations and Small Lot Proposals

Adopted specific plans may contain detailed regulations for multi-family zones, including 
restrictions on parking, guest parking, building heights and open space. READ THE PLAN 
CAREFULLY. It is likely that a small lot subdivision will be evaluated against the multi-family 
regulations of any adopted specific plan. In the event a deviation is sought from a specific 
plan, the Advisory Agency recommends that any such deviation fall within the boundaries 
of a Project Permit Adjustment (PPA) described in Section 11,5.7-E,2 of the Municipal Code, 
as these are minor deviations; and a PPA will be processed concurrently with the 
subdivision. If a Specific Plan Exception is required, that application must be processed 
separately through a Commission Hearing Examiner.t

ATTACHMENT - #4In re: Case Number: APCH-2015-3175-ZC



Other Handy References: Small Lot Guidelines

Advisory Agency Policy No. 2006-1: Small Lot Subdivision Ordinance 5

The Planning Department website also posts Small Lot Subdivision Guidelines to provide 
visual examples and some of the “do’s and don’ts” of this innovative ordinance. Please 
consult the guide for good ideas.

Departments Participating in Preparation of the Policy

This policy has been issued with concurrence of the most affected departments: Building 
and Safety, Bureau of Engineering, Bureau of Sanitation, Transportation and Fire. 
Subdividers are always encouraged to discuss individual site circumstances with all 
departments prior to the Advisory Agency public hearing.

This Policy will be reviewed on July 1,2006.

EGLdl

C:\Documents and Settings\pcuser\Local Settings\Temp\smalllotpolicy.01.10.06.FINAL.wpd
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In re: Case Number: APCH-2015-3 lV-5-ZCy

This page is part of your document - DO NOT DISCARD
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ATTACHMENT - #5
Recording Requested by
DEPARTMENT OF TRANSPORTATION .

11 re: Case Number: APCH-2015-3175-ZC V"

• When recorded, Mail to:
STATE OF CALIFORNIA 

DEPARTMENT OF TRANSPORTATION 
District 7, Design Division 
Office of RAM Engineering 
100 South Main Street, MS 13 
Los Angeles, CA 90012

*20090801371

Space above this line for Recorder's Use
R/W Map No.: F1086-7, F1348-5 

■ Date: September 30,2008
RWPS: FI. Ynostroza 
Written by: F.C. 
Checked by: JM

rev ynm;„d N’ly of Rte, 110 Fwy, SE’iy of Hoover St.W7
0000003. County Route Post NumberDistrict

DIRECTOR'S DEED 91 PM 6.4LA DD 754-02-0107

The STATE OF CALIFORNIA, acting by and through its Director of Transportation, does hereby grant to. 

. S. Hoover Street & W. 173rd Street, LLC

j_, County ofCity of Los Angeles ■ Los Angelesall that real property in the_____

State cf California, described as:

Parcel A.

Lot 5 of Tract No. 25307, as per map recorded in Book 665, pages 27 through 29 of 
Maps, as acquired by the State of California in deed (State Parcel 67993) recorded 
September 11,1973, in Book D6012, page 576 of Official Records, in the office of the County 
Recorder of said county. '

Parcel B.

That portion of Lot 2 of Part of San Pedro Rancho, as per map recorded in Book 59, 
pages 15 and 16 of Miscellaneous Records, in the office of the County Recorder of said county, 
described as follows:

BEGINNING at the most Southerly corner of Lot 15 of Tract No. 25307, as per map 
recorded in Book 665, pages 27 through 29, inclusive, said corner also being the Northerly 
Terminus of that certain line described as N 71°14’03” E, 211.90 feet in PARCEL 1 of deed 
(State Parcel No. 754) recorded June 12, 1956, in Book 51431, page 90 of Official Records 
in sad office; THENCE along the Southeasterly line of said Lot 15 and its Northeasterly 
prolongation N 43°12’ 31" E, 910.40 feet to the Northerly line of said Lot 2; THENCE

~ W Cpta Ooulo
ToTo

Ta*
COMPUTED ON FULL VALUE LESS LI FNs

mri4^g;goDocuM“T--
THE TAXIS: ~

MAIL. TAX 
STATEMENTS TO:

Ali Awad
11936 Prairie Ave
Hawthorne, CA 90250 -A

Form FW 6-1 (S) (Revised 01/2008) Page 1 of 3
r\ i.



ATTACHMENT - #5
>A

In re: Case Number: APCH-2015-3175-ZC Number
DD-754-02-01—

S 03°19' 59" W, 330.32 feet to the beginning of a non-tangent curve, concave Northwesterly 
and having a radius of 801.50 feet; THENCE Southwesterly along said cun/e, from a radial of 
S 48°30’27” E, through a central angle of 24°57’48”, an arc distance of 349.21 feet; THENCE 
S 66°27’21” W, 326.12 feet; THENCE N 89°28’33” W, 24.95 feet to the POINT OF 
BEGINNING.

There shall be no abutter's rights of access appurtenant to the above-described real 
property in and to the adjacent State Freeway.

Parcel C. •

RESERVING unto the State of California, its successors and assigns, an easement and 
right of way for maintenance purposes, within that portion of the hereinabove described Parcel 
A and Parcel B, in, on, over, under and across a 22.00 foot strip of land, the Southwesterly line 
of which is describes as follows:

COMMENCING at the most Westerly corner of said Lot 5 of Tract No. 23507; THENCE 
along the Northwesterly line of said Lot 5, N 43°12’31” E 14.00 feet to the POINT OF 
BEGINNING; THENCE at right angles to said Northwesterly line, S 46°47’29” E, 306.78 feet to 
that certain curve, having a radius of 801.50 feet and arc distance of 349.21 feet, in 
hereinabove described Parcel B and END OF HEREIN DESCRIBED LINE. Said 22.00-foot 
strip shall be bounded on the Northwest by the Northwesterly line of said Lot 5 and on the 
Southeast by said certain curve. The Northeasterly line of said 22.00-foot strip shall be 
lengthened or shortened so as to terminate Northwesterly at the Northwesterly line of said Lot 5 
and Southeasterly at said certain curve.

This real property description has been prepared by me, or under my direction, in 
conformance with the Professional Land Surveyors’ Act.

Signature.
icensed Land Surveyor

Expiry to L

V LS5796

^OFCtNfyy

Date *
DD 754-02-01 

754-03-01 
761-01-01 

67993-01-01

A

Form RW 6-1 (S) (Revised 01/2008) Page 2 of 3 ,
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1

, _______ Number
In re: Case Number: APCH-2015-3I75-ZC pQ 754-02-01

Subject to special assessments if any, restrictions, reservations, and easements of record. . _____ . ___

This conveyance is executed pursuant to the authority vested in the Director of Transportation by law and, in 
particular, by the Streets and Highways Code. -

. WITNESS mv hand and the seal of the Department of Transportation of the State of California, this 
1st dav of Apr-U.________20 .

STATE OF CALIFORNIA - 
DEPARTMENT OF TRANSPORTATIONAPPROVED AS TO FORM AND PROCEDURE

dltlAJU P.
tAJM kemfh^
Director of Transportation

ATTORNEY
DEPARTMENT OF TRANSPORTATION

Attorney in Fact

ACKNOWLEDGMENT}State of California 

County of
ss

Jjb$ tGnq-eJjLZ
y

(Here insert name and title of the officer) u/ “
Gti.,Apr?}/st.On before me,: personally

\JcvuLejA± Lomdlylad.appeared.

_________ :_______________________________ _____________________________ , who proved to me on the basis

of satisfactory evidence to be the personae) whose name(«) is/ase subscribed to the within instrument and acknowledged 

to me that he/sfce/tb^r executed the same in his/her/their authorized capacity (-i®^, and that by his/hsr/tiaEfr signature^on 

the instrument the person^, or the entity upon behalf of which the person (a), acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and

correct. r S. CAI
Commission # 1755870 

Notary Public • California c 
lo# Angoles County - 

My Comm. Expires Jul 6,2011
vw

WITNESS my hand and official seal.

i;LSignature (Seal)

THIS IS TO CERTIFY that the California Transportation 
Commission has authorized the Director of Transportation 
to execute the foregoing deed at its meeting regularly called 
and held on the 19“ day of February 2009, in the City of 
Sacramento.

Dated this 20“ day of February 2009.

Qo-C
HNT. BARNA, JR., Executive-Dirdctor 

CALFORNIA TRANSPORTATION COMMISSION

r-
JO

Form RW 6-1 (S) (Revised 01/2008) Page 3 of 3
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2: w.Small Lo
CODE AMENDMENT AND POLICY UPDATE
Frequently Asked Questions - REVISED January 5, 2016

What is a Small Lot?
Adopted in 2005, the Small Lot Ordinance ("Ordinance") established a new hybrid housing 
typology that looked and functioned like row townhomes but where each unit was built 
independently on individual "small lots". It combined the benefits of a single-family home and 
its full fee-simple ownership of building with the conveniences of a townhouse lifestyle.
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What is the intent of the Small Lot Ordinance?
The Small Lot Ordinance was intended as an innovative housing tool to encourage the development of alternative fee- 
simple homeownership in areas zoned for multi-family and commercial uses. The Ordinance created incentives for 
infill residential development to spur more housing production. Today, the City has identified key updates that will 
continue to promote the smart growth of neighborhoods and enhance livability through compact, but livable, Small 
Lots. The proposed changes will establish new Small Lot Standards, which will provide consistency and set clear 
expectations for a more streamlined process - while enhancing the overall form and function of Small Lot 
developments.

Are Small Lots allowed in single-family neighborhoods?
Small Lots are not permitted in single-family zones. The approved Small Lot projects comply with the current rules, 
which prohibit them in the single-family zones. When Small Lot projects are proposed in a neighborhood developed 
with single-family homes or small duplexes, it signifies that they are within an older multi-family neighborhood zoned 
for multi-family uses. In other words, in these neighborhoods, a property with an existing single-family home could be 
redeveloped with apartments by-right. The Small Lot Subdivision process creates new opportunities for alternative 
homeownership similar to condos and single-family homes.

Based on the recent Council Motion, is the Planning Department adjusting the rules for Small Lots?
Yes. A comprehensive update of Small Lots is being undertaken by the Planning Department. It will consist of a two- 
phased fix under an Advisory Agency Policy Update that will create enforceable development standards, followed 
by a Small Lot Code Amendment that will require greater yard setbacks in the front and the rear. Additional design 
standards will be created to enhance the buildings' overall look and functionality. A new, user-friendly "Small Lot 
Guide" that will serve as a consolidated policy booklet will be published online soon after.

Are the proposed standards different from the existing Guidelines?
Released in 2014, the Design Guidelines were created to accompany the implementation of the Ordinance and 
provide examples of best practices in addressing the complexities of designing small lot developments. The 
Guidelines are used to inform developers and staff, and assist project design at the onset of the process. The 
proposed standards will go a step further to create specific and enforceable rules addressing site planning, massing 
and other project features. All new small lot projects will need to show compliance with the standards.

How can massing and integrating Small Lot Subdivisions into neighborhoods with existing single family 
dwelling units be better addressed from a design standpoint?
Through changes in the yard requirements and new standards, massing will be reduced by 10%-20% overall. With 
the Code Amendment, yard setbacks in the front and the rear will be pulled back, similar to condos and apartments. 
This will introduce more open spaces throughout the projects. The common access driveways will be required to be 
open to the sky at all times so that cantilevering of the buildings will be limited - reducing the top-heavy look of 
some small lot designs. The smaller "infill" developments will have a more noticeable visual reduction. The increased 
front and rear yard setbacks, limited cantilevering within the common access driveway, and new design standards 
for the top portions of the street-facing units can address design and help to better integrate Small Lot Subdivisions 
into existing single family neighborhoods zoned for multi-family uses.
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Is the height being reduced? What about density?
Small Lot projects are currently bound by the height limitations of the underlying zone - not by the Small Lot 
Ordinance. However, the front unit(s) abutting the street will be required to provide an open deck or a pitched roof 
at the top level - providing roofline modulation and enhancing architectural identity. This will also increase light and 
air to the street. The open decks, along with roof decks, can provide for much needed open space within small lots 
projects and activate rooftops. Regarding density, small lot projects are also bound by the underlying zone, and 
inversely, due to their spatial challenges, they typically result in less units than that permitted with condos and 
apartments.

What about open space and guest parking?
Open space, among other amenities, will be required for Small Lot projects that include 20 or more units. When the 
Ordinance was adopted, it was not anticipated that large housing developments would be utilizing the Small Lot 
process. It was intended for infill developments, so no provisions were required for larger projects. Moving forward, 
a subdivision that creates a community of small lots involving 20 or more Small Lot Homes ("Small Lot Community") 
will be required to provide open space, bike parking, and additional design features. Guest parking will be required 
on site for projects creating 8 or more Small Lot Homes.

How can we ensure that trash bins for Small Lot Homes are not on the public street?
All Small Lot projects are now being prohibited from locating trash bins on streets for trash pickup. In recent months, 
Small Lot projects have been required to provide a centralized trash enclosure or to coordinate with the Bureau of 
Sanitation's new "stinger operation" - where a small jeep (worker bee) drives onto the development, picks up the 
trash bins onsite and routes them back to the big dumpster (queen bee) waiting on the street. Trash areas and utility 
equipment will be placed away from the street.

What circumstances allowed for the historic Maitman Bungalow Courts to be preserved and rehabbed 
with ownership opportunities created through a Small Lot Subdivision? Is this an option for other similar 
historic development sites?
In 2008, the City approved a Small Lot Subdivision for the conversion of the Maitman 
Bungalow Courts into individual "small lots" so that they could now be owned. L.A.'s 
vernacular bungalows were typically built on one large lot as rental homes.
Unfortunately, many are deteriorating and currently require multiple variances or 
exceptions to enable their preservation and rehabilitation. Although allowing a path 
for preserving these bungalow courts was part of the original intent of the Small Lot 
Ordinance, it was never written into the rules. The Code Amendment will enable the 
adaptive reuse of L.A.'s original small lots to become a reality - via the Small Lot 
Ordinance without any variances.
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What happens next? How do I give my input for the Small Lot Code Amendment?
There will be three Open House/Public Hearings in early 2016 in the Eastside, the Westside and the Valley (see 
attached Hearing Notice for more information). There will be further opportunities to participate as the proposed 
Small Lot Ordinance amendment moves on to the City Planning Commission and the City Council for consideration. 
In the meantime, please direct your written comments via email or questions to Jane Choi, Senior City Planner, at 
iane.choua lacitv.org or (213) 978-1379, or May Sirinopwongsagon, City Planning Associate, at
mav.sirinopwongsagon(5)lacitv.org or (213) 978-1372. The draft code amendment is available on the Department 
of City Planning's website (planning.lacity.org) under the "What's New" section. The draft Small Lot Design Standards 
and the Advisory Agency Policy Update that will set the new Small Lot Map Standards will also be available on the 
website in early 2016.
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