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Recommendation Report

Case No.:
CEQA No.: 
Incidental Cases: 
Related Cases: 
Council No.:
Plan Area: 
Specific Plan:

VTT-73816-1A
ENV-2015-3749-MND
None
APCH-2015-3175-ZC

Harbor Area Planning Commission

Date:
Time:

January 17, 2017 
After 4:30 P.M.*

15
Harbor Commission Board Room 
425 South Palos Verdes Street 
Los Angeles, CA 90731

Place: Harbor Gateway
South Los Angeles Alcohol
Sales
Harbor Gateway North 
Low Residential,
Public Facilities 
R1-1, [Q]PF-1

Certified NC: 
GPLU:Required (Continued)Public 

Hearing: 
Appeal Status: Appealable to City Council Zone:

Appellant: John Finnegan

Ali Awad, S. Hoover & 173rd 
St, LLC

Applicant:

Emilio GutierrezRepresentative:

PROJECT
LOCATION:

17236 South Hoover Street

PROJECT: A vesting tentative tract map to merge two lots and re-subdivide into 15 lots, each lot to be 
improved with a single-family home accessed through a private street. The subdivision 
includes 30 residential parking spaces and 14 guest parking spaces on the 122,295-square 
foot (2.821 acres) project site.

APPLICANT
REQUEST:

Appeal the entire decision of the Deputy Advisory Agency in approving 
adopting Mitigated Negative Declaration ENV-2015-3749-MND.

VTT-73816 and

Sustain the entire decision of the Deputy Advisory Agency in approving 
adopting Mitigated Negative Declaration ENV-2015-3749-MND.

APPELLANT
REQUEST:

VTT-73816 and

RECOMMENDATION:

1. Deny the appeal on VTT-73816.
2. Sustain the action of the Deputy Advisory Agency in approving VTT-73816.
3. Adopt Mitigated Negative Declaration ENV-2015-3749-MND.
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VINCENT P. BERTONI, AICP 
Director of Planning
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JOSE CARLOS ROMERO-NAVARF$)
CTi.

AMANSA^. feftlONES 
Planning AssistantDeputy Advisory Agency

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is 
uncertain since there may be several other items on the agenda. Written communications may 
be mailed to the Area Planning Commission Secretariat, 200 North Spring Street, Room 500, Los 
Angeles, CA 90012 (Phone No.213-978-1300). While all written communications are given to the 
Commission for consideration, the initial packets are sent to the Commission 10 days prior to the 
Commission's meeting date. If you challenge these agenda items in court, you may be limited 
to raising only those issues you or someone else raised at the public hearing agendized herein, 
or in written correspondence on these matters delivered to this agency at or prior to the public 
hearing. As a covered entity under Title II of the Americans with Disabilities Act, the City of Los 
Angeles does not discriminate on the basis of disability, and upon request, will provide reasonable 
accommodation to ensure equal access to its programs, services and activities. Sign language 
interpreters, assistive listening devices, or other auxiliary aids and/or other services may be 
provided upon request. To ensure availability of services, please make your request not later 
than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at 
(213)978-1300. '



VTT-73816-1A Page 3

TABLE OF CONTENTS

BACKGROUND 4

APPEAL AND STAFF RESPONSES 5

STAFF’S RECOMMENDATION 6

Exhibits:

1. Vicinity Map
2. Radius Map
3. Vesting Tentative Tract Map
4. Letter of Determination
5. Letter of Correction
6. Appeal Document
7. Environmental Document
8. Parcel Profile Report
9. Aerial Photograph



VTT-73816-1A Page 4

STAFF APPEAL REPORT

BACKGROUND

The subject property consists of two adjacent lots, one rectangular in shape within the San Pedro 
Rancho tract and the other an irregularly shaped lot abutting the Harbor (Interstate 110) and 
Artesia (State Route 91) Freeways. The site has a frontage of approximately 50 feet on the 
southeast side of Hoover Street. The smaller rectangular lot is zoned R1-1 and designated Low 
Residential and the larger irregularly-shaped lot is zoned [Q]PF-1 and designated as Public 
Facilities in the Harbor Gateway Community Plan. The subject site is within the South Los Angeles 
Alcohol Sales Specific Plan, which is not relevant to the proposed residential project. However, 
the project is subject to the Baseline Mansionization Ordinance.

Both lots are currently vacant. Surrounding properties are zoned R1-1 and developed with single
family housing. The project involves fifteen two-story, single-family houses to be accessed 
through a private street off of Hoover Street. Parking includes two covered parking spaces per 
dwelling unit for a total of 30 parking spaces. The Department of Building and Safety Zoning 
Division requires a 20-foot front yard setback for the R1 Zone. The building footprints depicted in 
the tentative map do not fall under the authority of the Advisory Agency. Therefore, the subdivider 
shall comply with the setbacks established by the R1 Zone.

The project site contains a 22-foot wide easement for the California Department of Transportation 
(Caltrans). 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. In relation to the 50-foot tall highway viaduct abutting the proposed 
development, Caltrans stated, in an email dated July 13, 2016 and in another dated July 28, 2016, 
that a horizontal clearance (a buffer from the viaduct) or setback is not necessary because a 
concrete barrier on the viaduct will shield the property from freeway collisions and debris. 
Furthermore, the developer voluntarily adjusted the lot layout to provide a variable buffer of 31 
feet to 53 feet.

A public hearing was held on the vesting tentative tract map on July 13, 2016. Planning Staff had 
initially recommended disapproval of the project based on the recommendation of the Bureau of 
Engineering. In an interdepartmental comment letter dated June 8, 2016, the Bureau of 
Engineering initially disapproved the project as filed, citing insufficient widths of private street 
easements and insufficient private street development that must conform to standard public street 
dimensions minus the areas for public utilities. The applicant submitted a revised tract map 
(stamp-dated August 15, 2016) which was conditionally approved by the Bureau of Engineering 
in their interdepartmental comment letter dated August 24, 2016. A letter of correction was issued 
on November 10, 2016, to remedy a typographic error. The roadway for the 36-foot private street 
easement requires suitable surfacing for a 28-foot wide roadway, not for a 30-foot wide roadway.
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APPEAL

The appellant states that the Bureau of Engineering erred in their conditions for the project by 
disregarding standard street dimensions, design standards, and mandatory regulations of the Los 
Angeles Municipal Code. The appellant also stated that he and his neighbors will be adversely 
impacted by increased traffic congestion resulting from the proposed project.

Appellant: John Finnegan

Appellant’s Statement:

Objection No. 1. The Bureau of Engineering disregarded newly approved Standard Street 
Dimensions by using the design criteria for a Limited Local Street (50-foot easement) instead of 
a Standard Local Street (60-foot easement) as the basis for determining the required private street 
easement width.

Staff’s Response No. 1:

The Bureau of Engineering has the discretionary judgement to select the appropriate 
roadway width for private streets that do not represent a circulating street needed to serve 
the larger community. Furthermore, the project site provides no possibility for future 
extensions of the private street when considering that the site is directly adjacent to the 
Harbor (Interstate 110) and Artesia (State Route 91) Freeways.

The private street will require improvements in accordance with public street standards 
with asphalt surfacing and concrete curbs, gutters and sidewalks (Condition S-3(i)). The 
Bureau of Engineering has a policy to require only one sidewalk for private streets with 
buildings solely on one side of the street (single-loaded streets), and sidewalks on both 
sides when buildings are developed on both sides of the private street (double-loaded 
streets). Street lights and street trees are not required in the public right-of-way (Condition 
S-3(c)) for this private street thus the easement is smaller than a public Limited Local 
Street.

The proposed private street dead ends into two cul-de-sacs with appropriate turning radii, 
thus the proposed 40-foot wide (single-loaded street) and 36-foot wide (double-loaded 
street) private street easements for Limited Local Streets are sufficient for the subdivision.

Objection No. 2. The 50.6-foot lot width of the lot on Hoover Street is to be used for the primary 
access private street easement despite the insufficient lot width for a 60-foot easement as is 
required for a Standard Local Street.

Staff’s Response No. 2:

The discretionary judgement of the Bureau of Engineering allows a 50-foot lot width and 
a 40-foot wide private street easement to meet the roadway width requirements of a 
Limited Local Street (see Staff’s Response No. 1). The project is required to provide a 30- 
foot roadway width (Condition S-3(i)), a sidewalk, and suitable surfacing and transitions 
between the private street and Hoover Street. Thus, the 50.6-foot lot width fronting Hoover 
Street is sufficient to accommodate the required improvements for the private street.
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Objection No. 3. The Bureau of Engineering did not account for the rounded block corners at the 
intersection of Hoover Street and the proposed private street, as is required in the private street 
design standards of the Los Angeles Municipal Code Section 18.05(I).

Staff’s Response No. 3:

Los Angeles Municipal Code Section 18.05(I) states "At all block corners, the property line 
shall be rounded or cut back. Intersection corners on the private street prolongation of 
major or secondary highways shall be rounded with 20’ radius curves and all other corners 
shall be rounded with 15’ radius curves[.]”

The 15’ radius curve is not on the private easement line, it is outside on the curb line and 
the sidewalk within the public right-of-way along Hoover Street, a Standard Local Street 
already fully dedicated to a width of 60 feet. The tentative and final tract maps do not show 
the design of the public street roadway, sidewalk, curbs, gutters and driveways. The public 
right-of-way improvements shall be constructed, under B-Permits, in conformity with street 
design plans and specifications approved by the Bureau of Engineering.

Staff’s Recommendation:

In consideration of the foregoing, it is submitted that the Deputy Advisory Agency acted 
reasonably in approving Vesting Tentative Tract No. 73816. Staff recommends that decision of 
the Deputy Advisory Agency be sustained and the appeal be denied.
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LEGAL DESCRIPTION VESTING TE N TAT I VET RAC T 73816

DATE: 8-31-16 
C.D.15
C. T. 2912.20
P.A. HARBOR GATEWAY
D. M. 066B197 & 066B201

APPLICANT: S. HOOVER AND W 173rd ST LLC- 
SITE ADDRESS: 17236 HOOVER ST.
S 1 1 E A D D LOS ANGELES, CA 90247

TRACT: 25307
M B 665-27/29
5LOT:

AND
PART OF SAN PEDRO RANCHO 
M R 59-15/16

2.8 NT. AC.TRACT:
Prepared by:

CHC PROPERTY 
MANAGEMENT 
3950 IMPERIAL HWY 
|NGLEWOOD CA 90303 
(310) 679-1319

LOT: PORT. OF 2

T.G. PAGE 734 GRID B7 1” = 100' 
FIELD

SCALE:
USES:
NO. OF PARCELS: 119 
APN: 6121-017-046 & 047

NO.OF UNITS IN RESIDENTIAL USE
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Decision Date: September 23, 2016

Last Day to Appeal: October 3, 2016

Emilio Gutierrez (R)
S. Hoover & 173rd St, LLC 
11444 Acacia Avenue, Unit A 
Hawthorne, CA 90250

RE: Vesting Tentative Tract No. VTT-73816 
Related Case: APCH-2015-3175-ZC 
17236 South Hoover Street 
Harbor Gateway Planning Area 
Zones: [Q]PF-1 and R1-1 
District Map: 066 B 201 
Council District: 15 
CEQA No.: ENV-2015-3749-MND 
Legal Description: Lot PT 2, Part of San Pedro 

Rancho Tract

Ali Awad (O)
3950 W Imperial Highway 
Inglewood, CA 90303

In accordance with provisions of Section 17.03 of the Los Angeles Municipal Code 
(LAMC), the Advisory Agency adopted Mitigated Negative Declaration ENV-2015-3749- 
MND as the environmental clearance, adopted the Mitigation Monitoring Program, and 
approved Vesting Tentative Tract No. 73816, located at 17236 South Hoover Street for 
a maximum 15 units, as shown on revised map stamp-dated August 15, 2016, in the 
Harbor Gateway Community Plan. This unit density is based on the R1-1 Zone. (The 
subdivider is hereby advised that the LAMC may not permit this maximum approved 
density. Therefore, verification should be obtained from the Department of Building and 
Safety which will legally interpret the Zoning Code as it applies to this particular 
property.) The Advisory Agency’s approval is subject to the following conditions:

NOTE on clearing conditions: When two or more agencies must clear a condition, subdivider should 
follow the sequence indicated in the condition. For the benefit of the applicant, subdivider shall maintain 
record of all conditions cleared, including all material supporting clearances and be prepared to present 
copies of the clearances to each reviewing agency as may be required by its staff at the time of its review.

http://planning.lacity.org
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BUREAU OF ENGINEERING

That a minimum 40-foot wide private street easement be provided for the 
proposed private street starting at the intersection of the Hoover Street extending 
southeasterly, including an elbow section and a 40-foot radius property easement 
cul-de-sacs at the terminus all on alignments satisfactory to Harbor District 
Engineering Office.

1.

That a minimum 36-foot wide private street easement be provided for the 
proposed private street along the northwesterly tract boundary and as shown on 
the revised map, including a 40-foot radius property easement cul-de-sac at the 
terminus and 15-foot minimum radius property easement returns at the 
intersection with the other proposed private street all on alignments satisfactory 
to Harbor District Engineering Office.

2.

That sanitary sewer easement be dedicated full-width of the proposed private 
street.

3.

That the private street easement be part of the adjoining parcels.4.

That the owners of the property record an agreement satisfactory to the City 
Engineer stating that they will grant the necessary easements for ingress, egress 
and public facilities over the private street area upon the sale of the respective 
lots and they will maintain the private street, free and clear of obstructions and in 
a safe condition for vehicular use at all times.

5.

That a Covenant and Agreement be recorded stating that private street will be 
posted in a manner prescribed in Section 18.07 of the Los Angeles Municipal 
Code “Private Street Regulations”.

6.

That the final map be approved by the State Department of Transportation with 
respect to the alignment of the Harbor Freeways. Four copies of the final map 
shall be submitted to the City Engineer’s Office for the States’ approval prior to 
the recordation of the final map. In addition also State Department of 
Transportation shall review and approve any proposed improvements 
including the proposed private street within the existing State Department 
of Transportation easement within this tract property.

7.

That necessary arrangements be made with the State Department of 
Transportation prior to recordation of the final map for any necessary permits 
with respect to any construction and drainage discharge within or adjacent to the 
Harbor Freeway right-of-way.

8.

Any questions regarding this report should be directed to Mr. Georgic Avanesian of the 
Land Development Section, located at 201 North Figueroa Street, Suite 200, or by 
calling (213) 202-3484.



VESTING TENTATIVE TRACT NO. 73816 PAGE 3

DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION

That prior to recordation of the final map, the Department of Building and Safety, 
Zoning Division shall certify that no Building or Zoning Code violations exist on 
the subject site. In addition, the following items shall be satisfied:

9.

The submitted Map dimensions and boundaries do not agree with ZIMAS. 
Revise the Map to address the discrepancy or provide documents of 
approval for the establishment of the existing boundaries. ZIMAS shows 
existing lots including part of freeway ramp. Revise the map to indicate on 
the freeway ramp portion as a remainder lot.

a.

Provide a copy of [Q] condition. Show compliance with the above 
condition as applicable or Department of City Planning approval is 
required.

b.

Provide a copy of APCH case APCH-2015-3175-ZC. Show compliance 
with all the conditions/requirements of the APCH case as applicable.

c.

d. Front yard setback for proposed R1-1 Zone shall be a minimum 20 ft. 
setback as measured from the edge of the private street. Revise the map 
or obtain approval from the Department of City Planning to allow the 18 ft. 
in lieu of the 20 ft. front yard setback.

The submitted Map does not comply with the allowable use in the PF 
Zone. Obtain Zone change approval to change from PF-1 Zone to R1-1 
Zone and comply with Zone Change requirements (minimum 5,000 SF in 
lot area and minimum 50 ft. in lot width or as approved in the ordinance).

e.

Zone Change must be recorded prior to obtaining Zoning clearance.f.

Show all street dedication as required by Bureau of Engineering and 
provide net lot area after all dedication. “Area” requirements shall be re
checked as per net lot area after street dedication.

9-

Private Street shall comply with the Bureau of Engineering and the Fire 
Department’s requirements.

h.

Notes:
The proposed building plans have not been checked for and shall comply 
with Building and Zoning Code requirements. With the exception of 
revised health or safety standards, the subdivider shall have a vested right 
to proceed with the proposed development in substantial compliance with 
the ordinances, policies, and standards in effect at the time the subdivision 
application was deemed complete. Plan check will be required before any 
construction, occupancy or change of use.

All Residential Floor Area, setbacks, height, parking, and all Building and 
Zoning Codes requirements shall be to the satisfactory to LADBS Plan 
Checker at the time of Building Permit Plan Check. Proposed locations
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and Residential Floor Area of the dwelling units shown on Vesting 
Tentative Tract map may not fully comply with Zoning Code requirements.

If the proposed development does not comply with the current Zoning 
Code, all zoning violations shall be indicated on the Map.

An appointment is required for the issuance of a clearance letter from the 
Department of Building and Safety. The applicant is asked to contact 
Laura Duong at (213) 482-0434 to schedule an appointment.

DEPARTMENT OF TRANSPORTATION

10. That the project be subject to any recommendations from the Department of 
Transportation.

FIRE DEPARTMENT

That prior to the recordation of the final map, a suitable arrangement shall be 
made satisfactory to the Fire Department, binding the subdivider and all 
successors to the following:

11.

Submittal of plot plans for Fire Department review and approval prior to 
recordation of Tract Map Action.

a.

Access for Fire Department apparatus and personnel to and into all 
structures shall be required.

b.

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.

c.

d. No building or portion of a building shall be constructed more than 150 
feet from the edge of a roadway of an improved street, access road, or 
designated fire lane.

Fire lane width shall not be less than 20 feet. When a fire lane must 
accommodate the operation of Fire Department aerial ladder apparatus or 
where fire hydrants are installed, those portions shall not be less than 28 
feet in width.

e.

The width of private roadways for general access use and fire lanes shall 
not be less than 20 feet, and the fire lane must be clear to the sky.

f.

Fire lanes, where required and dead ending streets shall terminate in a 
cul-de-sac or other approved turning area. No dead ending street or fire 
lane shall be greater than 700 feet in length or secondary access shall be 
required.

9-

Submit plot plans indicating access road and turning area for Fire 
Department approval.

h.
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All parking restrictions for fire lanes shall be posted and/or painted prior to 
any Temporary Certificate of Occupancy being issued.

i.

Plans showing areas to be posted and/or painted, “FIRE LANE NO 
PARKING” shall be submitted and approved by the Fire Department prior 
to building permit application signoff.

J-

k. Electric Gates approved by the Fire Department shall be tested by the Fire 
Department prior to Building and Safety granting a Certificate of 
Occupancy.

Adequate offsite public and onsite private fire hydrants may be required. 
Their number and location to be determined after the Fire Department's 
review of the plot plan.

No framing shall be allowed until the roadway is installed to the 
satisfaction of the Fire Department.

m.

Any required fire hydrants to be installed shall be fully operational and 
accepted by the Fire Department prior to any building construction.

n.

Site plans shall include all overhead utility lines adjacent to the site.o.

Private streets and entry gates will be built to City standards to the 
satisfaction of the City Engineer and the Fire Department.

P-

Any roof elevation changes in excess of 3 feet may require the installation 
of ships ladders.

q-

Construction of public or private roadway in the proposed development 
shall not exceed 15 percent in grade.

r.

Private development shall conform to the standard street dimensions 
shown on Department of Public Works Standard Plan S-470-0.

s.

Standard cut-corners will be used on all turns.t.

Private streets shall be recorded as Private Streets, AND Fire Lane. All 
private street plans shall show the words "Private Street and Fire Lane” 
within the private street easement.

u.

The applicant is further advised that all subsequent contact regarding these 
conditions must be with the Hydrant and Access Unit. This would include 
clarification, verification of condition compliance and plans or building permit 
applications, etc., and shall be accomplished BY APPOINTMENT ONLY, in order 
to assure that you receive service with a minimum amount of waiting please call 
(213) 482-6509. You should advise any consultant representing you of this 
requirement as well.
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DEPARTMENT OF WATER AND POWER

Satisfactory arrangements shall be made with the Los Angeles Department of 
Water and Power (LADWP) for compliance with LADWP’s Water System Rules 
and requirements. Upon compliance with these conditions and requirements, 
LADWP’s Water Services Organization will forward the necessary clearances to 
the Bureau of Engineering. (This condition shall be deemed cleared at the time 
the City Engineer clears Condition No. S-1.(c).)

12.

BUREAU OF SANITATION

Satisfactory arrangements shall be made with the Bureau of Sanitation, 
Wastewater Collection Systems Division for compliance with its sewer system 
review and requirements. Upon compliance with its conditions and requirements, 
the Bureau of Sanitation, Wastewater Collection Systems Division will forward 
the necessary clearances to the Bureau of Engineering. (This condition shall be 
deemed cleared at the time the City Engineer clears Condition No. S-1. (d).)

13.

INFORMATION TECHNOLOGY AGENCY

That satisfactory arrangements be made in accordance with the requirements of 
the Information Technology Agency to assure that cable television facilities will 
be installed in the same manner as other required improvements. Refer to the 
Los Angeles Municipal Code Section 17.05N. Written evidence of such 
arrangements must be submitted to the Information Technology Agency, 200 N. 
Main Street, Room 1255, Los Angeles, CA 90012, (213) 978-0856.

14.

DEPARTMENT OF RECREATION AND PARKS

That the Quimby fee be based on the R1 Zone.15.

DEPARTMENT OF CITY PLANNING - SITE SPECIFIC CONDITIONS

Prior to the recordation of the final map, the subdivider shall prepare and execute 
a Covenant and Agreement (Planning Department General Form CP-6770) in a 
manner satisfactory to the Planning Department, binding the subdivider and all 
successors to the following:

16.

Limit the proposed development to a maximum of 15 lots.a.

b. Provide a minimum of 2 covered off-street parking spaces per dwelling 
unit.

Note to City Zoning Engineer and Plan Check. The Advisory Agency 
has reviewed and approved the location(s) of the following item(s) as it 
applies to this subdivision and the proposed development on the site.

c.

Not Applicable
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d. That prior to issuance of a certificate of occupancy, a minimum 6-foot-high 
slumpstone or decorative masonry wall shall be constructed adjacent to 
neighboring residences, if no such wall already exists, except in required 
front yard.

That a solar access report shall be submitted to the satisfaction of the 
Advisory Agency prior to obtaining a grading permit.

e.

f. That the subdivider consider the use of natural gas and/or solar energy 
and consult with the Department of Water and Power and Southern 
California Gas Company regarding feasible energy conservation 
measures.

INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.9-

Applicant shall do all of the following:

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.

(i)

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 
judgments or awards against the City (including an award of 
attorney’s fees), damages, and/or settlement costs.

(ii)

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).

(iii)

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).

(iv)
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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.

(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, of 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. Action 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.

That prior to the issuance of the building permit or the recordation of the final 
map, a copy of Case No. APCH-2015-3175-ZC shall be submitted to the 
satisfaction of the Advisory Agency. In the event that APCH-2015-3175-ZC is not 
approved, the subdivider shall submit a tract modification.

17.

Provide written communication from Caltrans acknowledging the safety buffer 
distance between the freeway bridge exit and the proposed improvements in the 
subject subdivision.

18.

DEPARTMENT OF CITY PLANNING - ENVIRONMENTAL MITIGATION MEASURES

19. That prior to recordation of the final map, the subdivider shall prepare and 
execute a Covenant and Agreement (Planning Department General Form CP- 
6770 and Exhibit CP-6770. M) in a manner satisfactory to the Planning
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Department requiring the subdivider to identify (a) mitigation monitor(s) who shall 
provide periodic status reports on the implementation of mitigation items required 
by Condition Nos. 19 and 20 of the Tract’s approval satisfactory to the Advisory 
Agency. The mitigation monitor(s) shall be identified as to their areas of 
responsibility, and phase of intervention (pre-construction, construction, post
construction / maintenance) to ensure continued implementation of the above 
mentioned mitigation items.

Prior to the recordation of the final map, the subdivider will prepare and execute 
a Covenant and Agreement (Planning Department General Form CP-6770) in a 
manner satisfactory to the Planning Department, binding the subdivider and all 
successors to the following:

20.

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.

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.

MM-2

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.

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-5

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-6

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.

MM-7

MM-8 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.
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MM-9 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:

MM-10

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.

a.

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.

b.

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.

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.

Prior to the issuance of any permit, a plot plan shall be prepared 
indicating the location, size, type, and general condition of all

MM-12
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existing trees on the site and within the adjacent public righ^sj-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.

MM-14 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.

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

MM-17 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.
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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.

MM-19 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-20 The Project shall restrict operable windows, window openings and 
exhaust vents on any freeway-facing building facades.

MM-21 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.

MM-22

MM-23 The project contractor shall use power construction equipment with 
state-of-the-art noise shielding and muffling devices.

MM-24 A temporary noise control barrier shall be installed on the property 
line of the construction-related noise levels at the adjacent 
residential structures with a goal of a reduction of 10 decibels. 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-25 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.

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 decibels in any habitable 
room.

MM-27 Ventilation openings in exterior walls or within roofs/ceilings shall 
require approved acoustical baffles.
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MM-28 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-29 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.

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.

MM-30

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.

MM-31

MM-32 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.

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.
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MM-34 The developer shall install appropriate traffic signs around the site 
to ensure pedestrian, bicycle, 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.

Construction Mitigation Conditions - Prior to the issuance of a grading or 
building permit, or the recordation of the final map, the subdivider shall prepare 
and execute a Covenant and Agreement (Planning Department General Form 
CP-6770) in a manner satisfactory to the Planning Department, binding the 
subdivider and all successors to the following:

21.

Air Quality

All unpaved demolition and construction areas shall be wetted at 
least twice daily during excavation and construction, and temporary 
dust covers shall be used to reduce dust emissions and meet 
SCAQMD District Rule 403. Wetting could reduce fugitive dust by 
as much as 50 percent.

CM-1

CM-2 The owner or contractor shall keep the construction area sufficiently 
dampened to control dust caused by grading and hauling, and at all 
times provide reasonable control of dust caused by wind.

CM-3 All loads shall be secured by trimming, watering or other 
appropriate means to prevent spillage and dust.

CM-4 All materials transported off-site shall be either sufficiently watered 
or securely covered to prevent excessive amount of dust.

CM-5 All clearing, grading, earth moving, or excavation activities shall be 
discontinued during periods of high winds (i.e., greater than 15 
mph), so as to prevent excessive amounts of dust.

CM-6 General contractors shall maintain and operate construction 
equipment so as to minimize exhaust emissions.

Noise

CM-7 The project shall comply with the City of Los Angeles Noise 
Ordinance No. 144,331 and 161,574, and any subsequent 
ordinances, which prohibit the emission or creation of noise beyond 
certain levels at adjacent uses unless technically infeasible.
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CM-8 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 a.m. to 6:00 
p.m. on Saturday.

CM-9 Construction and demolition activities shall be scheduled so as to 
avoid operating several pieces of equipment simultaneously, which 
causes high noise levels.

CM-10 The project contractor shall use power construction equipment with 
state-of-the-art noise shielding and muffling devices.

CM-11 The project sponsor must comply with the Noise Insulation 
Standards of Title 24 of the California Code Regulations, which 
insure an acceptable interior noise environment.

Grading

CM-12 Excavation and grading activities shall be scheduled during dry 
weather periods. If grading occurs during the rainy season 
(October 15 through April 1), construct diversion dikes to channel 
runoff around the site. Line channels with grass or roughened 
pavement to reduce runoff velocity.

Incorporate appropriate erosion control and drainage devices to the 
satisfaction of the Building and Safety Department shall be 
incorporated, such as interceptor terraces, berms, vee-channels, 
and inlet and outlet structures, as specified by Section 91.7013 of 
the Building Code, including planting fast-growing annual and 
perennial grasses in areas where construction is not immediately 
planned. These shall shield and bind the soil.

CM-13

CM-14 Stockpiles and excavated soil shall be covered with secured tarps 
or plastic sheeting.

General Construction

Excavation and grading activities shall be scheduled during dry 
weather periods. If grading occurs during the rainy season 
(October 15 through April 1), construct diversion dikes to channel 
runoff around the site. Line channels with grass or roughened 
pavement to reduce runoff velocity.

CM-15

CM-16 Incorporate appropriate erosion control and drainage devices to the 
satisfaction of the Building and Safety Department shall be 
incorporated, such as interceptor terraces, berms, vee-channels, 
and inlet and outlet structures, as specified by Section 91.7013 of 
the Building Code, including planting fast-growing annual and
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perennial grasses in areas where construction is not immediately 
planned. These shall shield and bind the soil.

Stockpiles and excavated soil shall be covered with secured tarps 
or plastic sheeting.

CM-17

CM-18 Cover and maintain dumpsters. Place uncovered dumpsters under 
a roof or cover with tarps or plastic sheeting.

CM-19 Use gravel approaches where truck traffic is frequent to reduce soil 
compaction and limit the tracking of sediment into streets.

CM-20 Conduct all vehicle/equipment maintenance, repair, and washing 
away from storm drains. All major repairs are to be conducted off
site. Use drip pans or drop clothes to catch drips and spills.

DEPARTMENT OF CITY PLANNING - STANDARD SINGLE-FAMILY CONDITIONS

SF-1. That approval of this tract constitutes approval of model home uses, including a 
sales office and off-street parking. If models are constructed under this tract 
approval, the following conditions shall apply:

Prior to recordation of the final map, the subdivider shall submit a plot plan 
for approval by the Division of Land Section of the Department of City 
Planning showing the location of the model dwellings, sales office and off- 
street parking. The sales office must be within one of the model buildings.

1.

All other conditions applying to Model Dwellings under Section 12.22-A, 
10 and 11 and Section 17.05 O of the Code shall be fully complied with 
satisfactory to the Department of Building and Safety.

2.

SF-2. That a landscape plan, prepared by a licensed landscape architect, be submitted 
to and approved by the Advisory Agency in accordance with CP-6730 prior to 
obtaining any grading or building permits before the recordation of the final map. 
The landscape plan shall identify tree replacement on a 1:1 basis by a minimum 
of 24-inch box trees for the unavoidable loss of desirable trees on the site.

In the event the subdivider decides not to request a permit before the recordation 
of the final map, a covenant and agreement satisfactory to the Advisory Agency 
guaranteeing the submission of such plan before obtaining any permit shall be 
recorded.

BUREAU OF ENGINEERING - STANDARD CONDITIONS

S-1. (a) That the sewerage facilities charge be deposited prior to recordation of the 
final map over all of the tract in conformance with Section 64.11.2 of the 
Los Angeles Municipal Code (LAMC).
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(b) That survey boundary monuments be established in the field in a manner 
satisfactory to the City Engineer and located within the California 
Coordinate System prior to recordation of the final map. Any alternative 
measure approved by the City Engineer would require prior submission of 
complete field notes in support of the boundary survey.

That satisfactory arrangements be made with both the Water System and 
the Power System of the Department of Water and Power with respect to 
water mains, fire hydrants, service connections and public utility 
easements.

(c)

(d) That any necessary sewer, street, drainage and street lighting easements 
be dedicated. In the event it is necessary to obtain off-site easements by 
separate instruments, records of the Bureau of Right-of-Way and Land 
shall verify that such easements have been obtained. The above 
requirements do not apply to easements of off-site sewers to be provided 
by the City.

(e) That drainage matters be taken care of satisfactory to the City Engineer.

(f) That satisfactory street, sewer and drainage plans and profiles as 
required, together with a lot grading plan of the tract and any necessary 
topography of adjoining areas be submitted to the City Engineer.

That any required slope easements be dedicated by the final map.(g)

(h) That each lot in the tract complies with the width and area requirements of 
the Zoning Ordinance.

(i) That 1-foot future streets and/or alleys be shown along the outside of 
incomplete public dedications and across the termini of all dedications 
abutting unsubdivided property. The 1-foot dedications on the map shall 
include a restriction against their use of access purposes until such time 
as they are accepted for public use.

G) That any 1-foot future street and/or alley adjoining the tract be dedicated 
for public use by the tract, or that a suitable resolution of acceptance be 
transmitted to the City Council with the final map.

(k) That no public street grade exceeds 15%.

That any necessary additional street dedications be provided to comply 
with the Americans with Disabilities Act (ADA) of 1990.

(I)

S-2. That the following provisions be accomplished in conformity with the 
improvements constructed herein:

Survey monuments shall be placed and permanently referenced to the 
satisfaction of the City Engineer. A set of approved field notes shall be 
furnished, or such work shall be suitably guaranteed, except where the

(a)
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setting of boundary monuments requires that other procedures be 
followed.

Make satisfactory arrangements with the Department of Traffic with 
respect to street name, warning, regulatory and guide signs.

(b)

All grading done on private property outside the tract boundaries in 
connection with public improvements shall be performed within dedicated 
slope easements or by grants of satisfactory rights of entry by the affected 
property owners.

(c)

(d) All improvements within public streets, private street, alleys and 
easements shall be constructed under permit in conformity with plans and 
specifications approved by the Bureau of Engineering.

Any required bonded sewer fees shall be paid prior to recordation of the 
final map.

(e)

S-3. That the following improvements are either constructed prior to recordation of the 
final map or that the construction is suitably guaranteed:

Construct on-site sewers to serve the tract as determined by the City 
Engineer.

(a)

Construct any necessary drainage facilities.(b)

Install street lighting facilities to serve the tract as required by the Bureau 
of Street Lighting.

(c)

(1) No street lighting requirements.

Notes:

The quantity of street lights identified may be modified slightly 
during the plan check process based on illumination calculations 
and equipment selection.

Conditions set: 1) in compliance with a Specific Plan, 2) by LADOT, 
or 3) by other legal instrument excluding the Bureau of Engineering 
condition S-3 (i), requiring an improvement that will change the 
geometries of the public roadway or driveway apron may require 
additional or the reconstruction of street lighting improvements as 
part of that condition.

Plant street trees and remove any existing trees within dedicated streets 
or proposed dedicated streets as required by the Street Tree Division of 
the Bureau of Street Maintenance. All street tree plantings shall be 
brought up to current standards. When the City has previously been paid 
for tree planting, the subdivider or contractor shall notify the Urban

(d)
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Forestry Division ((213) 847-3077) upon completion of construction to 
expedite tree planting.

Repair or replace any off-grade or broken curb, gutter and sidewalk 
satisfactory to the City Engineer.

(e)

Construct access ramps for the handicapped as required by the City 
Engineer.

(f)

(g) Close any unused driveways satisfactory to the City Engineer.

Construct any necessary additional street improvements to comply with 
the Americans with Disabilities Act (ADA) of 1990.

(h)

That the following improvements be either constructed prior to recordation 
of the final map or that the construction is suitably guaranteed:

(i)

After submittal of hydrology and hydraulic calculations and drainage 
plans for review by the City Engineer prior to recordation of the final 
map, construction of public and/or private drainage facilities within 
suitable easements will be required to drain the private street to an 
outlet approved by the City Engineer.

(1)

(2) Improve the 40-foot wide private street easement being provided by 
the construction of the following:

Concrete curbs, concrete gutters on both sides and a 5-foot 
concrete sidewalk adjoining the southeasterly side and 
around the cul-de-sac.

a.

b. Suitable surfacing to provide a 30-foot wide roadway.

Any necessary removal and reconstruction of existing 
improvements.

c.

d. The necessary transitions to join the existing improvements.

Suitable improvements of the 35-foot radius cul-de-sac and 
the elbow section.

e.

(3) Improve the 36-foot private street easement by the construction of 
the following:

Concrete curbs, concrete gutters on both sides and a 5-foot 
concrete sidewalk adjoining the southeasterly side and 
around the cul-de-sac.

a.

Suitable surfacing to provide a 30-foot wide roadway.b.
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Any necessary removal and reconstruction of existing 
improvements.

c.

d. The necessary transitions to join the existing improvements.

Suitable improvements of the 35-foot radius cul-de-sac and 
the elbow section.

e.

Construct mainline and house connection sewers to serve the 
development.

(4)

NOTES:

The Advisory Agency approval is the maximum number of units permitted under the 
tract action. However the existing or proposed zoning may not permit this number of 
units. This vesting map does not constitute approval of any variations from the 
Municipal Code, unless approved specifically for this project under separate conditions.

Any removal of the existing street trees shall require Board of Public Works approval.

Satisfactory arrangements shall be made with the Los Angeles Department of Water 
and Power, Power System, to pay for removal, relocation, replacement or adjustment of 
power facilities due to this development. The subdivider must make arrangements for 
the underground installation of all new utility lines in conformance with Section 17.05-N 
of the Los Angeles Municipal Code (LAMC).

The final map must be recorded within 36 months of this approval, unless a time 
extension is granted before the end of such period.

The Advisory Agency hereby finds that this tract conforms to the California Water Code 
as required by the Subdivision Map Act.

The subdivider should consult the Department of Water and Power to obtain energy 
saving design features which can be incorporated into the final building plans for the 
subject development. As part of the Total Energy Management Program of the 
Department of Water and Power, this no-cost consultation service will be provided to 
the subdivider upon his request.

FINDINGS OF FACT (CEQA)

The Department of City Planning issued Mitigated Negative Declaration ENV-2015- 
3749-MND on June 15, 2016. The Planning Department found that potential negative 
impact could occur from the project’s implementation due to the following categories:

Aesthetics;
Biological Resources;
Green House Gases;
Hazards and Hazardous Materials; 
Land Use and Planning;
Noise;
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Public Services;
Transportation and Traffic; 
Mandatory Findings of Significance.

The Deputy Advisory Agency, certifies that Mitigated Negative Declaration No. ENV 
reflects the independent judgment of the lead agency and determined that this project 
would not have a significant effect upon the environment provided the potential impacts 
identified above are mitigated to a less than significant level through implementation of 
Condition Nos. 19 and 20 of the Tract's approval. Other identified potential impacts not 
mitigated by these conditions are mandatorily subject to existing City ordinances, 
(Sewer Ordinance, Grading Ordinance, Flood Plain Management Specific Plan, 
Xeriscape Ordinance, etc.) which are specifically intended to mitigate such potential 
impacts on all projects.

In accordance with Section 21081.6 of the Public Resources Code (AB 3180), the 
Deputy Advisory Agency has assured that the above identified mitigation measures will 
be implemented by requiring reporting and monitoring as specified in Condition No. 18.

FINDINGS OF FACT (SUBDIVISION MAP ACT)

In connection with the approval of Vesting Tentative Tract No. 73816, the Advisory 
Agency of the City of Los Angeles, pursuant to Sections 66473.1, 66474.60, 66474.61 
and 66474.63 of the State of California Government Code (the Subdivision Map Act), 
makes the prescribed findings as follows:

THE PROPOSED MAP IS CONSISTENT WITH APPLICABLE GENERAL AND 
SPECIFIC PLANS.

(a)

The adopted Harbor Gateway Community Plan, a part of the Land Use Element, 
currently designates one of parcels as Low Residential density with the 
corresponding RS, R1, RD6 and RE9 Zones, and designates the other parcel as 
Public Facilities - Freeway with the corresponding PF Zone. The 122,295-square 
foot (2.821 acres) property is currently zoned R1-1 and [QJPF-1.

Footnote No. 11 of the Harbor Gateway Community Plan 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 [Harbor Gateway Community] Plan also intends that 
when a board or governing body of a government 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 PF Zone does not permit the construction of any dwelling units. However, 
the zone that is most consistent within 500 feet of the subject site is the R1-1 
Zone which, in accordance with the Community Plan, allows a zone change 
request from the [QJPF-1 Zone to the R1-1 Zone. Contingent upon approval of
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the related zone change entitlement of Case No. APCH-2015-3175-ZC, the 
proposed 15-lot subdivision in the proposed R1-1 Zone would be consistent with 
the Community Plan.

The Harbor Gateway Community Plan also 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 project will provide much needed new home ownership opportunities in the 
Harbor Gateway Community Plan area in the form of single-family lots, thus 
meeting the Low Residential land use designation.

The site is not within a Specific Plan area. However, the project is subject to the 
Baseline Mansionization Ordinance. For the R1 Zone, the maximum residential 
floor area contained in all buildings shall not exceed 50 percent of the lot area, 
except that when the lot is 7,500 square feet or greater (proposed Lots 1-6, 8, 12, 
13, and 15), then the residential floor area shall not exceed 45 percent of the lot 
area or 3,750 square feet, whichever is greater. As shown on the site plan, the 
highest residential floor area is 50 percent (proposed Lot 10) for a lot area less 
than 7,500 square feet; the highest residential floor area is 30 percent (proposed 
Lot 13) for a lot area more than 7,500 square feet. The project, as currently 
designed, complies with the Baseline Mansionization Ordinance.

The project is also subject to the [Q] Conditions of Ordinance 170,793 - Subarea 
350 (CPC-1994-0215-CPU) which states that uses are limited to those uses 
specified in Section 12.04.09 B 1 (Farming and nurseries, under power 
transmission rights-of-way), 5 (Public Libraries not located inside public parks), 8 
(Public elementary and secondary schools) and 9 (Any joint public and private 
development uses permitted in the most restrictive adjoining zones) of the Los 
Angeles Municipal Code where the use adjoins low density residential 
development.

However, the applicant is also requesting a zone change to the R1 Zone which 
would remove the Q Conditions of the PF Zone. Therefore, as conditioned, the 
proposed subdivision is consistent with applicable general and specific plans.

The following agencies reviewed the proposed tract map: the Department of 
Building and Safety Zoning Division, the Bureau of Engineering, the Fire 
Department, the Bureau of Street Lighting, and the Bureau of Sanitation. All 
agencies found the map satisfactory for approval by the Advisory Agency. 
Therefore, as conditioned, the proposed subdivision is consistent with the 
General Plan and any applicable Specific Plan.

THE DESIGN AND IMPROVEMENT OF THE PROPOSED SUBDIVISION ARE 
CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS.

(b)
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The surrounding neighborhood is designated R1-1. The development of fifteen 
(15) dwelling units on a 122,295-square foot (2.821 acre) lot exceeds the 
minimum 5,000-square foot per lot area requirement of the R1 Zone, thus 
meeting the allowed development density of the R1 Zone and the Low 
Residential land use of the Harbor Gateway Community Plan.

Both lots are currently vacant. Surrounding properties are zoned R1-1 and 
developed with single-family housing. The proposed project is 15 two-story, 
single-family houses on a private street accessed through Hoover Street. Parking 
would be two covered parking spaces per dwelling unit for a total of 30 parking 
spaces.

Lot sizes would range from approximately 5,177 to 12,370 square feet, thereby 
meeting the minimum 5,000 square-foot lot area of the R1 Zone. As measured 
from the edge of the private street, each lot would meet the minimum legal lot 
frontage of 20 feet.

Two parking spaces per lot would provide 30 total parking spaces on the project 
site, thus 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.

(c) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED TYPE OF 
DEVELOPMENT.

The development of this parcel is an infill of an otherwise single-family residential 
neighborhood. The Bureau of Engineering has reviewed the proposed tract map 
and found that the parcel map layout is generally satisfactory. In an 
interdepartmental comment letter dated June 8, 2016, the Bureau of Engineering 
initially disapproved the project as filed, citing insufficient widths of private street 
easements and insufficient private street development that must conform to 
standard public street dimensions minus the areas for public utilities. The 
applicant submitted a revised tract map which was conditionally approved by the 
Bureau of Engineering in their interdepartmental comment letter dated August 
24, 2016.

The adjacent street, Hoover Street, meets current standards. The proposed 40- 
foot private street easement and 36-foot private street easement are adequate 
for vehicular ingress and egress and emergency purposes. The Bureau of 
Sanitation reviewed the sewer/drain lines serving the subject tract and found no 
problems to their structures or potential maintenance problems. As a condition of 
approval, the project would also be required to dedicate a sanitary sewer 
easement along the full width of the proposed private street. The subdivider 
would also be required to construct public and/or private drainage facilities within 
suitable easements that drain from the private street to an outlet approved by the 
City Engineer.

The project is relatively flat. The applicant plans for minimal grading and no 
export of soil. A haul route approval is thus not required. The site is not subject to
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the Specific Plan for the Management of Flood Hazards (floodways, floodplains 
mud prone areas, coastal high-hazard and flood-related erosion hazard areas).

(d) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF 
DEVELOPMENT.

The neighborhood is mostly single-family dwelling units. As stated in Finding B, 
the development of fifteen (15) single-family dwelling units on a 122,295-square 
foot (2.821 acre) lot exceeds the minimum 5,000-square foot per lot area 
requirement of the R1 Zone, thus meeting the target development density of the 
R1 Zone and the Low Residential land use of the Harbor Gateway Community 
Plan.

(e) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
ARE NOT LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR 
SUBSTANTIALLY AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR 
HABITAT.

The Deputy Advisory Agency certified that Mitigated Negative Declaration No. 
ENV-2015-3749-MND reflects the independent judgement of the lead agency 
and determined that this project would not have a significant effect upon the 
environment provided that the potential impacts identified above are mitigated to 
a less than significant level through implementation of Condition Nos. 19 and 20 
of the Tract’s approval.

The Initial Study prepared for the project identifies potential adverse impact on 
fish or wildlife resources as far as earth, air, and plant life are concerned. 
However, measures are required as part of this approval, which will mitigate the 
above mentioned impact(s) to a less than significant level. Furthermore, the 
project site, as well as the surrounding area is presently developed with 
structures and does not provide a natural habitat for either fish or wildlife.

(f) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
ARE NOT LIKELY TO CAUSE SERIOUS PUBLIC HEALTH PROBLEMS.

There appears to be no potential public health problems caused by the design or 
improvement of the proposed subdivision. The development is required to be 
connected to the City's sanitary sewer system, where the sewage will be directed 
to the LA Hyperion Treatment Plant, which has been upgraded to meet Statewide 
ocean discharge standards. The Bureau of Engineering has reported that the 
proposed subdivision does not violate the existing California Water Code 
because the subdivision will be connected to the public sewer system and will 
have only a minor incremental impact on the quality of the effluent from the 
Hyperion Treatment Plant.

(9) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
WILL NOT CONFLICT WITH EASEMENTS ACQUIRED BY THE PUBLIC AT 
LARGE FOR ACCESS THROUGH OR USE OF PROPERTY WITHIN THE 
PROPOSED SUBDIVISION.
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The project site contains a 22-foot wide easement for the California Department 
of Transportation (Caltrans). 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.

The project would also be required to dedicate a sanitary sewer easement along 
the full width of the proposed private street.

Needed public access for roads and utilities will be acquired by the City prior to 
recordation of the proposed tract. The Bureau of Engineering has included 
conditions of approval which requires that the applicant record a covenant and 
agreement to maintain all elements of those areas being merged with the public 
right-of-way, that the construction be guaranteed, and waivers of any damages 
that may occur as a result of such improvements.

During plan check and prior to recordation of the final tract map, the Department 
of Building and Safety will review the plans to ensure that no structures encroach 
on the easements and right-of-way, and thereby cause no conflict. In addition, 
the Bureau of Engineering will require approval of the final tract map from the 
Bureau of Sanitation which is responsible for maintenance of the sanitary 
sewers. Therefore, the design of the subdivision and the proposed improvements 
will not conflict with easements.

(h) THE DESIGN OF THE PROPOSED SUBDIVISION WILL PROVIDE, TO THE 
EXTENT FEASIBLE, FOR FUTURE PASSIVE OR NATURAL HEATING OR 
COOLING OPPORTUNITIES IN THE SUBDIVISION. (REF. SECTION 66473.1)

1) In assessing the feasibility of passive or natural heating or cooling 
opportunities in the proposed subdivision design, the applicant has 
prepared and submitted materials which consider the local climate, 
contours, configuration of the parcel(s) to be subdivided and other design 
and improvement requirements.

2) Providing for passive or natural heating or cooling opportunities will not 
result in reducing allowable densities or the percentage of a lot which may 
be occupied by a building or structure under applicable planning and 
zoning in effect at the time the tentative map was filed.

3) The lot layout of the subdivision has taken into consideration the 
maximizing of the north/south orientation.

4) The topography of the site has been considered in the maximization of 
passive or natural heating and cooling opportunities.

5) In addition, prior to obtaining a building permit, the subdivider shall 
consider building construction techniques, such as overhanging eaves, 
location of windows, insulation, exhaust fans; planting of trees for shade 
purposes and the height of the buildings on the site in relation to adjacent 
development.
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These findings shall apply to both the tentative and final maps for Vesting Tentative 
Tract No. 73816.

Vincent P. Bertoni, AICP 
Advisory Agency

JOSE CARLOS RAMERO-NAVARRO 
Deputy Advisory Agency

VPB:JCR:AEB:thb

Note: If you wish to file an appeal, it must be filed within 10 calendar days from the 
decision date as noted in this letter. For an appeal to be valid to the City 
Planning Commission, it must be accepted as complete by the City Planning 
Department and appeal fees paid, prior to expiration of the above 10-dav time 
limit. Such appeal must be submitted on Master Appeal Form No. CP-7769 at 
the Department’s Public Offices, located at:

Figueroa Plaza 
201 North Figueroa Street 

4th Floor
Los Angeles, CA 90012 
(213) 482-7077

Marvin Braude San Fernando 
Valley Constituent Service Center 

6262 Van Nuys Boulevard, Room 251 
Van Nuys, CA 91401 
(818) 374-5050

Forms are also available on-line at http://cityplanninq.lacitv.org

The time in which a party may seek judicial review of this determination is 
governed by California Code of Civil Procedure Section 1094.6. Under that 
provision, a petitioner may seek judicial review of any decision of the City 
pursuant to California Code of Civil Procedure Section 1094.5, only if the petition 
for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City’s decision becomes final.

n:tract letters (02-03-16) 
Single-family and Small Lot

http://cityplanninq.lacitv.org
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November 10, 2016

Emilio Gutierrez (R)
S. Hoover & 173rd St, LLC 
11444 Acacia Avenue, Unit A 
Hawthorne, CA 90250

RE: Vesting Tentative Tract No. VTT-73816 
Related Case: APCH-2015-3175-ZC 
17236 South Hoover Street 
Harbor Gateway Planning Area 
Zones: [Q]PF-1 and R1-1 
District Map: 066 B 201 
Council District: 15 
CEQA No.: ENV-2015-3749-MND 
Legal Description: Lot PT 2, Part of San Pedro 

Rancho Tract

Ali Awad (O)
3950 W Imperial Highway 
Inglewood, CA 90303

LETTER OF CORRECTION

On September 23, 2016, in accordance with the provisions of Section 17.03 of the Los 
Angeles Municipal Code, the Deputy Advisory Agency conditionally approved Vesting 
Tentative Tract Map No. 73816 located at 17236 South Hoover Street for a maximum 15 
single-family dwelling units.

The Deputy Advisory Agency Letter of Determination conditioned the project to comply 
with the Bureau of Engineering in Condition S-3(i)(3)b. regarding the 36-foot private street 
easement. However, the roadway for the 36-foot private street easement requires suitable 
surfacing for a 28-foot wide roadway, not for a 30-foot wide roadway.

This Letter of Correction is issued to remedy the error by editing Condition S-3(i)(3)b as 
follows:

S-3. (i) That the following improvements be either constructed prior to recordation 
of the final map or that the construction is suitably guaranteed:

(3) Improve the 36-foot private easement by the construction of the 
following:

(a) Concrete curbs, concrete gutters on both sides and a 5-foot 
concrete sidewalk adjoining the southeasterly side and 
around the cul-de-sac.

http://planning.lacity.org


(b) Suitable surfacing to provide a 30 28-foot wide roadway.

All other findings and conditions remain unchanged.

VINCENT P. BERTONI, AICP 
ADVISORY AGENCY

Se? __3~?s-e.UCJL t

JOSE CARLOS ROMERO-NAVARRO 
Deputy Advisory Agency
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John r innegan

December 22, 2016

Harbor - Area Planning Commission 
200 North Spring Street 
Los Angeles, CA 90012

Esther Hatch, President 
Joseph Cortez, Commissioner 
Mona Sutton, Commissioner

Re: VTT-73816-1A, John Finnegan (Appellant)

Madam President,

Thank you for having the hearing, on December 20, 2016, with Agenda Item#4 VTT-73816-1 A.

In response to the Commissioners’ approved motion to further consider information from the Planning Department Staff, 
find enclosed, supplemental information to my presentation at the Harbor Angeles Area Planning Commission Regular 
Meeting, on December, 20, 2016.

My presentation provided salient information necessary to explain the engineering factors behind Rounded Block Corners. 
To illustrate those engineering factors, I used the City Clerk Plot Map as the source for my base map. However, a comment 
made by the Planning Department Staff called into question the applicability of the source map used. Therefore, I have 
attached a more detailed, but readable, document addressing the area where the Bureau of Engineering has erred. The 
source map used, as a base map for the Rounded Block Corners (Curves) sheet, is Tract 25307 in the City of Los Angeles 
Map, Recorded on December 28, 1960.

The information on the map will explain where and how Rounded Block Corners (Curves) are planned and noted on a tract 
map.

See Item #2a on the Rounded Block Corners (Curves) sheet attached. 
Delta refers to the number of degrees in the angle used to create the curve 
R is the radius of the curve 
L is the length of the arc/curve created

Have a safe and Happy Holiday season.

Sincerely,

ohn Finnegan

end.: Rounded Block Corners (Curves) sheet

Joe Buscaino (Councilman District 15)
Amanda Briones (Staff Planner)
Harbor Gateway North Neighborhood Council (HGNNC)

CA 902-1-7 Phone: (5 ] o) 923-759 I

cc:

die Ave - # i 75) Card email: jfadvisor-hooverstreetproject@yahoo.com15507 5-NOman ena

mailto:jfadvisor-hooverstreetproject@yahoo.com
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APPLICATIONS:

This application is to be used for any appeals authorized by the Los Angeles Municipal Code (LAMC) for discretionary 
actions administered by the Department of City Planning.

1. APPELLANT BODY/CASE INFORMATION

Appellant Body:

□ Area Planning Commission IZl City Planning Commission □ City Council □ Director of Planning

Regarding Case Number: Vesting Tentative Tract No. VTT-73816

Project Address: 17236 South Hoover Street________________

Final Date to Appeal: 10/03/2016_________________________

□ Appeal by Applicant/Owner
El Appeal by a person, other than the Applicant/Owner, claiming to be aggrieved
□ Appeal from a determination made by the Department of Building and Safety

Type of Appeal:

2. APPELLANT INFORMATION

Appellant’s name (print): John Finnegan_______

Company: Homeowner / Stakeholder_________

Mailing Address: 15507 S. Normandie Ave.-#173

City: Gardena___________________________

Telephone: (310) 928-7391___________

Zip: 90247State: CA

E-mail: ifadvisor-hooverstreetproiect@vahoo.com

• Is the appeal being filed on your behalf or on behalf of another party, organization or company?

El Self □ Other:

□ Yes El No• Is the appeal being filed to support the original applicant’s position?

3. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable):

Company:

Mailing Address:

State:City: Zip:

E-mail:Telephone:

CP-7769 appeal (revised 5/25/2016) Page 1 of 2

mailto:ifadvisor-hooverstreetproiect@vahoo.com


4. JUSTIFICATION/REASON FOR APPEAL

El Entire □ PartIs the entire decision, or only parts of it being appealed?

El Yes □ NoAre specific conditions of approval being appealed?

If Yes, list the condition number(s) here: #1; S-3(i)(2);

Attach a separate sheet providing your reasons for the appeal. Your reason must state:

• The reason for the appeal
• Specifically the points at issue

• How you are aggrieved by the decision
• Why you believe the decision-maker erred or abused their discretion

5. APPLICANT’S AFFIDAVIT

I certify that the statements contained inthis application are complete and true:
r

Appellant Signature: Date: 09/30/2016

6. FILING REQUIREMENTS/ADDITIONAL INFORMATION

Eight (8) sets of the following documents are required for each appeal filed (1 original and 7 duplicates): 
o Appeal Application (form CP-7769) 
o Justification/Reason for Appeal 
o Copies of Original Determination Letter

A Filing Fee must be paid at the time of filing the appeal per LAMC Section 19.01 B.
Original applicants must provide a copy of the original application receipt(s) (required to calculate 
their 85% appeal filing fee).

All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide noticing per 
the LAMC, pay mailing fees to City Planning’s mailing contractor (BTC) and submit a copy of the receipt.

Appellants filing an appeal from a determination made by the Department of Building and Safety per LAMC 
12.26 K are considered Original Applicants and must provide noticing per LAMC 12.26 K.7, pay mailing fees 
to City Planning’s mailing contractor (BTC) and submit a copy of receipt.

A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the 
CNC may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only 
file as an individual on behalf of self.

o

Appeals of Density Bonus cases can only be filed by adjacent owners or tenants (must have documentation).

Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City 
Planning Commission must be filed within 10 days of the date of the written determination of said 
Commission.

A CEQA document can only be appealed if a non-elected decision-making body (ZA, APC, CPC, etc.) makes 
a determination for a project that is not further appealable. [CA Public Resources Code ' 21151 (c)].

This Section for City Planning Staff Use Only
Reviewed & Accepted by (DSC Planner):Base Fee:

C\.C

Receipt No: *

6103 L3 *34
Deemed Complete by (Project Planner): Date:

□ Original receipt and BTC receipt (if original applicant)□ Determination authority notified

CP-7769 appeal (revised 5/25/2016) Page 2 of 2



John Finnegan (resident/stakeholder)
Ph: (310)928-7391 email: jfadvisor-hooverstreetproject @ yahoo.com

CASE # VTT 73816 - APPEAL - “Approval with conditions” Determination of 9/22/2016

ORIGINAL

TABLE OF CONTENTS

2REASON FOR APPEAL:

SPECIFIC POINTS AT ISSUE: 2

HOW YOU ARE AGGRIEVED BY THE DECISION: 2

WHY YOU BELIEVE THE DECISION-MAKER ERRED 
OR ABUSED THEIR DISCRETION:.................................. 3

4JUSTIFICATION FOR APPEAL:

ATTACHMENTS:

TABS 1 thru 7FIGURES:

LETTER OF DETERMINATION: 
DECISION DATE SEPTEMBER 23, 2016 TAB 8
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John Finnegan (resident/stakeholder)
Ph: (310)928-739) email: jfadvisor-hooverstreetproject@yahoo.com

CASE # VTT 73816 - APPEAL - “Approval with conditions” Determination of 9/22/2016

REASON FOR APPEAL:
To ask the Planning Commission to reverse the Hearing Committee’s Determination to “Approve with conditions” VTT 
73816, to deny the application in total and to discontinue any further actions regarding VTT 73816.

The 50.6' frontage on Hoover Street of the existing lot to be used for access to the proposed subdivision does not provide the 
necessary width to accommodate the required roadway/street easement and mandatory Rounding Block Comers for the 
proposed Private Street/Hoover Street intersection. “At all block comers, the property line shall be rounded or cut back... 
corners shall be rounded with 15’ radius curves..” As such, no approval, even with conditions, should have been given to 
the VTT 73816 application and the proposal should have been denied outright.

I ask the Commission to give positive consideration to my APPEAL and take action to reverse the Hearing Committee’s 
determination of approved with conditions of VTT 73816, by denying the proposed project application.

SPECIFIC POINTS AT ISSUE:
Use of the Local Street - Limited as per Mobility Plan 2035 Standard as the basis for design of the 

proposed Private Street, connecting Hoover Street and the interior of proposed subdivision.
A.

Requiring a 40' roadway/street easement instead of a 60’ easement (the current Local Street Standards 
requirement.)

B.

C. Disregard for mandatory LA Municipal Code Regulation - Rounding Block Corner

Ambiguous language regarding mandatory Rounding Block Corners1.

2. No indication on VTT Map of required Rounded Block Corners at intersection of proposed 
Private Street and Hoover Street

HOW YOU ARE AGGRIEVED BY THE DECISION:
Approval of a substandard street would allow the subdivision of more than two (2) parcels; allowing the construction 
of up to 15 Single Family Units (SFU).

♦

Two (2) peak hour trips per SFU (pht/sfu), being the accepted standard stated by the Bureau of Engineering 
Representative, does not take into account the reality of the current housing costs in Los Angeles. The current median 
price of a home in the Gardena area is $479,000± . Factoring in the median income of $57,000±, it becomes apparent 
that for a family to afford a median priced home, it would require having two (2) income earners in the SFU.

♦

Having two (2) income earners per household would require a factor of 4 peak hour trips per day (pht/d) per SFU, 
instead of 2 pht/d. This new factor would double the traffic impact the proposed project would have on the existing 
neighborhood, Traffic from the proposed subdivision would increase from 30 pht/d to 60 pht/d.

My home is located on Hoover Street, the main entrance/thoroughfare of the existing Merit Tract. The entrance/exit 
on to Hoover Street for the proposed subdivision is less than 500' from my driveway. The REAL increase in traffic 
volume would seriously diminish and adversely affect the quiet enjoyment of our home that my wife and I currently 
experience. Quiet enjoyment is the reason we bought our home in this neighborhood, 15 years ago.

♦

Approval of the proposed project with conditions relegates the satisfaction of conditions to inter-agency/inter
departmental review exclusively. It removes the results of those reviews from public discourse, and eliminates any 
appeal before final recordation.

♦

Page 2 of 5
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CASE # VTT 73816 - APPEAL - “Approval with conditions” Determination of 9/22/2016
John Finnegan (resident/stakeholder)
Ph: (310)928-7391 email: jfadvisor-hooverstreetproject@yahoo.com

WHY YOU BELIEVE THE DECISION-MAKER ERRED OR ABUSED THEIR
DISCRETION:

The Bureau of Engineering Representative

Disregarded NEWLY approved Standard Street DimensionsI.

Misstated applicable design standards to justify a reduced street easementII.

Showed no concern that the Vesting Tentative Tract map avoided indicating Los 
Angeles Municipal Code mandatory regulations

III.

I. STANDARD STREET DIMENSIONS
The Bureau of Engineering Representative/Hearing Committee Member, cited the design criteria stated in the Mobility Plan 
2035 - Local Street — Limited (50' easement), instead of the Local Street Standard (60' easement), as the basis for determining 
the required Private Street easement width. (Page 19, Mobility Plan 2035) SEE attached Fig. 1) These same Design 
Standards are also indicated on page 24 of Great Streets for Los Angeles - the City of Los Angeles Complete Streets Design 
Guide. (SEE attached Fig. 2)

The Bureau of Engineering chose to reduce the easement requirement to 40'.

(a) Private Street Development
“Private Street Development should conform to the Standard Public Street dimensions 
shown on the sheet, where appropriate. ” The sheet referred to is the Standard Street 
Dimensions, Standard Plan S-470-1 Sheet 2 of 4 sheets, “LOCAL STREET -STANDARD —
Approved 10-21-2015, (SEE attached Fig. 3)

(b) Local Street - Limited design standard
To use the Local Street - Limited design standard as a basis for consideration of a NEW proposed 
street is in direct conflict with the stated intention of the standard’s purpose to address future 
widening of existing streets.

As stated in the Department of City Planning Commission Approved Staff Report, “The 
Commission Report” (CPC-2015-2777-MSC)

“Local Limited. The local limited street provides a narrower local street option with a 50-foot right-of-way 
and a 30-foot roadway. This local street option reflects the existing dimensions of many local streets 
throughout the city today and it is anticipated that during future community plan updates local standard 
streets may be re-designated with this local limited label so that the designation is more closely aligned with
the actual dimensions and that future widening would not occur. ” (SEE attached Fig. 4)

II. ROUNDING BLOCK CORNERS
At no time did the Bureau of Engineering Representative address the issue of mandatory Rounding Block Comers. (SEE 
attached Fig. 5) Nor did he address the issue that the required Rounding Block Comers were NOT indicated on the submitted 
VTT Map 73816. (SEE attached Fig. 6)

(a) On page 19 of the Letter of Determination BUREAU OF ENGINEERING - STANDARD CONDITIONS (3), as a
condition,

S-3 (i)(2) “Improve the 40-foot wide private street easement being provided by the 
construction of the following

2 (i)(2)(d) The necessary transitions to join the existing improvements. ”

Page 3 of 5
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CASE # VTT 73816 - APPEAL - “Approval with conditions” Determination of 9/22/2016
John Finnegan (resident/stakeholder)
Ph: (310)928-7391 email: jfadvisor-hooverstreetproject@yahoo.com

The inclusion of the mandatory Rounding Block Corners at the proposed Private Street/Hoover Street intersection is crucial to 
the viability of the access to the proposed subdivision and the safety of both motorists and pedestrians. Yet, the Bureau of 
Engineering chose to use ambiguous wording rather than state the clear and precise language of the mandatory regulation in
Los Angeles Municipal Code, ARTICLE 8 SEC. 18.05. (I). “Rounding Block Corner -At all block corners, the 
property line shall be rounded or cut back... corners shall be rounded with 15' radius curves...”

III. TOTAL LOT WIDTH
On page 23 of the Letter of Determination - FINDINGS OF FACT (SUBDIVISION MAP ACT)

(c) In an interdepartmental comment letter dated June 8, 2016, the Bureau of Engineering initially 
disapproved the project as filed, citing insufficient widths of private street easements and insufficient private 
street development that must conform to standard public street dimensions minus the areas for public 
utilities. The applicant submitted a revised tract map which was conditionally approved by the Bureau of 
Engineering in their interdepartmental comment letter dated August 2016.)

The "insufficient width of private street easements ’’ did not change with the submittal of a “revised tract map ”, The width of 
the existing lot, to be used for the primary access private street easement, remained at 50.6'. The lot width on 6/8/16 was 50.6': 
the lot width on 8/26/16 was 50.6'; the lot width on 9/22/16 was 50.6'. If “citing insufficient widths of private street 
easements" warranted disapproval on June 8,2016, why was it approved on 8/26/2016 and again on 9/22/2016?
The width required to accommodate the combining of the mandatory Rounding Block Comers (15' radius) and the Standard 
Local Street 60' Easement; the Local Street - Limited 50' easement; and the reduced 40’ easement can be determined by simple 
math.

The following shows the TOTAL lot width necessary to address the proposed Private Street /Hoover Street intersection. (SEE 
attached Fig. 7)

Local Street Standard easement: 60' + 15' + 15' = 90' 
(Standard Approved 10/21/15)

Local Street - Limited easement: 50' + 15' + 15’ = 80' 
(Standard) (For existing streets ONLY)

Local Street - Limited easement: 40' + 15 + 15' = 70'
(Bureau of Engineering requirement included in Letter of Determination - Approval with conditions VTT73816))

The TOTAL distance between the existing property lines on the Hoover Street frontage of the vacant lot to be used for the 
proposed Private Street is 50.60as per map of Tract No. 25307 in the City of Los Angeles.

Lot width: 50.6'-15'- 15'= 20.6'

The result of 20.6' width would be sufficient for a common driveway servicing 2 lots, each with the required 20' frontage on 
Hoover Street. But, a 20.6' width would not be sufficient for a 15± lot subdivision’s private street easement.

JUSTIFICATION FOR APPEAL:
Approval with conditions of VTT 73816 relegates the proposed project to inter-agency/inter-departmental review exclusively. 
It removes the design of proposed project from public discourse, and eliminates any chance of appeal before final recordation.

At the public hearing on 9/22/2016,1 asked the Bureau of Engineering Representative if there would be another public hearing 
before Final Recordation. He told me, another hearing would not be necessary, because all of the stipulated conditions of the 
different departments/agencies would have been reviewed by the relevant departments/agencies and considered to have been 
successfully addressed.

NOW is the ONLY time and THIS APPEAL is the ONLY opportunity I will have to address the issues raised by the 
questionable actions of the Bureau of Engineering Representative and the Advisory Agency

ORIGINALPage 4 of 5
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John Finnegan (resident/stakeholder)
Ph: (310)928-7391 email: jfadvisor-hooverstreetproject@yahoo.com

CASE # VTT 73816 - APPEAL - “Approval with conditions” Determination of 9/22/2016

These questionable actions taken by the Bureau of Engineering to ensure approval of the proposed project were:
♦ ignoring recently approved Street Design Standards
♦ disregarding mandatory Los Angeles Municipal Code Regulations
♦ using ambiguous misleading terminology

The 50.6' frontage on Hoover Street of the existing lot to be used for access to the proposed subdivision does not provide the 
necessary width to accommodate the required roadway/street easement and mandatory Rounding Block Comers for the 
proposed Private Street/Hoover Street intersection. “At all block corners, the property line shall be rounded or cut back... 
corners shall be rounded with 15' radius curves..” As such, no approval, even with conditions, should have been given to 
the VTT 73816 application and the proposal should have been denied outright.

This location does not provide a unique panorama vista, nor does it provide an idyllic place of solitude

This subdivision proposal is an attempt by a developer, who did not do adequate due diligence prior to purchasing this 
property, to try and salvage a bad Real Estate transaction at the expense of the quality of life for both the potential new owners 
and existing neighborhood.

No matter how pretty the picture painted by the developer might appear, the end result will be the same; a group of people 
housed in buildings cutoff and isolated from the adjoining neighborhood by a private gate; walled off from an adjacent heavily 
travelled freeway interchange; living in perpetual shade, under a canopy of concrete.

The Mobility Plan 2035 was developed to address the new needs of a changing society’s lifestyle. Its main objective is to 
establish a set of city wide standards with the goal of ensuring safety and accessibility in the design, construction and 
maintenance of neighborhood streets and thoroughfares.

Approving the construction of a Private Street with less than a Local Street Standard 60' easement does not meet these 
objectives, and should not be allowed to happen. Please, DENY this project.

Page 5 of 5

mailto:jfadvisor-hooverstreetproject@yahoo.com


EXHIBIT 1



Mobility Plan 2035

An Element of the General Plan
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City Plan Case No. CPC-2013-0910-GPA-SPCA-MSC-M1

Adopted by City Council: January 20, 2016 
Council File No. 15-0719-S15
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Introduction + Orientation Chapter

New Designated Dimensions fright- 
of-way/(Right-of-Way/Roadway 

widths, feet) Roadway widths, feet)

Example of
Previous Built

Previous
Designated
Dimensions

Previous
Designation

New Designation^)
Dimensions

(126/102) (136/100)Boulevard I
(126/102)Major Highway Class 1

(110/80)(110/80) Boulevard II

(110/80)(104/80) Boulevard II

(100/70) (100/70)Avenue I
(104/80)Major Highway Class 11

(86/56)(86/56) Avenue II

(72/46)(72/46) Avenue III

(100/70)(100/70) Avenue I

(86/56)(86/56) Avenue II| Secondary Highway 
(90/70)

(90/70)
(72/46)(72/46) Avenue III

(66/40)

(66/40)

(66/40) Collector Street

(64/44) Collector Street(64/44)Collector Street

Industrial Collector 
Street

(64/48) Industrial Collector Street (68/48)(64/48)

(60/36)(60/36) Local Standard
(60/36)

]
Lota' Street

•50/30)(50/30) Local Limited

(64/44)(60/44) Industrial Local(60/44)Industrial Local

Pedestrian Walkway (10-25)10Standard Walkway 10
(30710')Shared Street(New Designation)

(20 right-of-way)Access Roadway(New Designation)

One-Way Service Road - 
Adjoining Arterial Streets

(28-35/12 or 18)Various

Service Road 20
Bi-Directional Service Road 
-Adjoining Arterial Streets

(33-41/20 or 28)

(50/40)(50/40) Hillside Collector(50/40)Hillside Collector

(44/36)(44/36) Hillside Local(44/36)Hillside Local

(36/28)(36/28) Hillside Limited Standard(36/28)Hillside Limited Standard

19LAPCP

Jolm Finnegan
(310) 928-7391
jfadvisor-hooverstreetproject@yahoo.com

Figure 1
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Complete Streets Design Guide2. STREET CLASSIFICATIONS

Local Street Standard
f[Local streets are intended to accommodate lower 

volumes of vehicle traffic. Local streets have one lane 
in each direction and have parking on both sides of the 
street.

s»*

;Mar

... & ./t-

eRoadway Width: 36 ft. y
■-H

Right-of-Way Width: 60 ft.

Typical Number of Lanes: 1 lane in each direction

Typical Sidewalk/Border Width: 12 ft.

Target Operating Speed: 20 mph

60-
36'■12' 12'—•

18' 18'

Local Street Limited
These are local streets that lead to a dead-end rather than providing through traffic.

Roadway Width: 30 ft.

Right-of-Way Width: 50 ft.

Typical Number of Lanes: 1 lane in each direction

Typical Sidewalk/Border Width: 10 ft.

Target Operating Speed: 15 mph

50'-
— 10’- 30'- 10' —

15' 15'------ -
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ARTERIAL STREETS
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HILLSIDE STREETSNON-ARTERIAL STREETS
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x DEPARTMENT OF CITY FLAMMING&

%

:W, Recommendation Report

@gEjdi

Case No.: 
CEQA No.: 
Related Cases:

CPC-2015-2777-MSC 
ENV 2013-0911-EIR 
CPC-2013-0910-GPA- 
SP-CA-MSC

CITY PLANNING COMMISSION

August 13, 2015 
8:30 a.m.

Date:
Time: Council No.: All

City Hall, Board of Public Works Room 350 
200 N. Spring Street, Los Angeles, CA 90012

Place:

RequiredPublic Hearing:
Applicant: Department of City 

PlanningNot ApplicableAppeal Status:

CitywidePROJECT
LOCATION:

Standard Plan Form S-470-1, City of Los Angeles Street Standards DimensionsPROPOSED
PROJECT:

RECOMMENDED ACTIONS:

Approve the staff report as the Commission Report.
Approve the S-470-1 as the City’s Street Standards Plan and instruct the Director of Planning 
to transmit the new Street Standards S-470-1 to the City Engineer for application and for 
placement on NavigateLA (Exhibit A).
Find the project was assessed in EIR No.2013-0911-EIR certified on (pending) .

1.
2.

3.

MICHAEL J. LOGRANDE 
Director of Planning

Claire J. Bowin^ 
Senior City Planner

Ken Bernstein, AICP 
Principal City Planner

My La, City Planning Associate 
213-978-1194
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CPC-2015-2777-MSC

approximating a 46/72-foot cross-section. Crescent Heights Boulevard is an example of this 
new street classification.

Non-Arterial Streets. There are three street collector and four local street types. They each 
include a standard, industrial and hillside type. The fourth local street type is the local limited. 
The standard and industrial and limited types are described below and hillside streets are 
described further below under Hillsides. The standard collector or local is the most common 
whereas industrial and hillside streets are found in only limited circumstances.

Collector. All streets today that are currently collector streets will continue as collectors. In some 
limited instances, a designated secondary street that today functions as a collector will be re
designated to this non-arterial classification (i.e. Fountain Ave). The dimensions for collectors 
have been modified slightly to provide for calmer street travel and additional pedestrian sidewalk 
area.

Industrial Collector. The roadway area of the industrial collector remains unchanged but the 
sidewalk dimensions have been widened from 8 to 10 feet to provide additional pedestrian 
capacity.

Local Standard. The local standard has not been changed and remains as a 60-foot right-of-way 
with a 36-foot roadway.

Industrial Local. The roadway dimension of the industrial local remains unchanged at 44 feet but 
the overall right-of-way has been increased to 64 feet to allow for 10-foot sidewalks.

Local Limited. The local limited street provides a narrower local street option with a 50-foot right- 
of-way and a 30-foot roadway. This local street option reflects the existing dimensions of many 
local streets throughout the city today and it is anticipated that during future community plan 
updates local standard streets may be re-designated with this local limited label so that the 
designation is more closely aligned with the actual dimensions and that future widenings would 
not occur.

Other Public Right-of-ways

A new subset of streets has been added to describe the variety of unique street conditions that 
exist today as well as to accommodate the opportunity for additional unique configurations in the 
future. Existing roadway conditions for access roads and service roads are included in this 
category. The Standard Walkway has been redefined as a Pedestrian Walkway and the 10-foot 
dimension is identified as a minimum distance so that future walkways need not be constrained 
to the 10-foot dimension. A Shared Street has been added with a minimum of 17 feet in width 
plus 5-foot protected pedestrian areas. A Shared Street typically is designed without a raised 
sidewalk to differentiate between the vehicular and pedestrian areas. Instead, a Shared Street 
allows all users (pedestrians, bicyclists, and vehicles) to share the same area. In these 
situations, the vehicles typically operate at 3 to 5 miles per hour. A Public Stairway category is 
proposed to be added to this collection of right-of-ways so that new additional stairways may be 
built throughout the City in those unique hillside conditions where the opportunity may present 
itself.

Hillside Streets. Hillside streets include a Hillside Collector, Local, and Limited Standard. The 
Collector Street is defined as a 50-foot right-of-way with a 40-foot roadway. The Hillside Local is 
a bit narrower with a 44-foot right-of-way and a 36-foot roadway. The Hillside Limited Standard 
is a new name given to the street dimensions that were originally described as the Hillside
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City of Los Angeles Municipal Code: Article 8 - Private Street Regulations

Sec. 18.01. DEFINITIONS
For the purpose of this article, the following words and phrases are defined as follows:

Shall” is mandatory. “May” is permissive.Shall” and “may”. ??6666

Sec. 18.05. PRIVATE STREETS, LOT OR BUILDING SITE STANDARDS
All private streets, lots or buildings shall conform to the following regulations.

I. Rounding Block Corner - At all block comers, the property line shall be rounded or cut 
back. Intersection comers on the private street prolongation of major and secondary highways shall be 
rounded with 20’ radius curves and all other comers shall be rounded with 15’ radius curves...

£C

99
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The width y of rectangle ABCD circumscribing opposing arcs A-A’ having a radius of JC & B-B’ having 
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DEPARTMENT OF 
CITY PLANNING

EXECUTIVE OFFICES
200 N. Spring Street, Room 525 

Los Angeles, CA 90012-4801
City of Los Angeles

CALIFORNIA
CITY PLANNING COMMISSION

VINCENT P. BERTONI, AICP 
DIRECTOR 

(213) 978-1271

KEVIN J. KELLER, AICP 
DEPUTY DIRECTOR 

(213) 978-1272

DAVID H.J. AMBROZ 
PRESIDENT M

t iRENEE DAKE WILSON 
VICE-PRESIDENT

ROBERT L. AHN 
CAROLINE CHOE 
RICHARD KATZ 
JOHN W. MACK 

SAMANTHA MILLMAN 
VERONICA PADILLA-CAMPOS 

DANA M. PERLMAN

j£S*nJ >
USA M. WEBBER, AICP 

DEPUTY DIRECTOR

(213) 978-1274ERIC GARCETTI
MAYOR JAN ZATORSKI 

DEPUTY DIRECTOR 

(213) 978-1273
JAMES K. WILLIAMS 

COMMISSION EXECUTIVE ASSISTANT 
(213) 978-1300

ORIGINAL http://p!a nning.Iadty.org

Decision Date: September 23, 2016

Last /toAppeal: October3, 2016

Emilio Gutierrez (R)
S. Hoover & 173rd St, LLC 
11444 Acacia Avenue, Unit A 
Hawthorne, CA 90250 •

RE: Vesting Tentative Tract No. VTT-73816 
Related Case: APCH-2015-3175-ZC 
17236 South Hoover Street 
Harbor Gateway Planning Area 
Zones: [QJPF-1 and R1-1 
District Map: 066 B 201 
Council District: 15 
CEQA No.: ENV-2015-3749-MSMD 
Legal Description: Lot PT 2, Part of San Pedro 

Rancho Tract

Ali Awad 
3950 W Imperial Highway 
Inglewood, CA 90303

in accordance with provisions of Section 17.03 of the Los Angeles Municipal Code 
(LAMC), the Advisory Agency adopted Mitigated Negative Declaration ENV-2015-3749- 
MND as the environmental clearance, adopted the Mitigation Monitoring Program, and 
approved Vesting Tentative Tract No. 73816, located at 17236 South Hoover Street for 
a maximum 15 units, as shown on revised map stamp-dated August 15, 2016, in the 
Harbor Gateway Community Plan. This unit density is based on the R1-1 Zone. (The 
subdivider is hereby advised that the LAMC may not permit this maximum approved 
density. Therefore, verification should be obtained from the Department of Building and 

which will legally interpret the Zoning Code as it applies to this particular 
property.) The Advisory Agency’s approval is subject to the following conditions:

NOTE on clearing conditions: When two or more agencies must clear a condition, subdivider should 
follow the sequence indicated in the condition. For the benefit of the applicant, subdivider shall maintain 
record of all conditions cleared, including all material supporting clearances and be prepared to present 
copies of the clearances to each reviewing agency as may be required by its staff at the time of its review

http://p!a


VESTING TENTATIVE TRACT NO 73816 PAGE 2

BUREAU OF ENGINEERING

That a minimum 40-foot wide private street easement be provided for the 
proposed private street starting at the intersection of the Hoover Street extending 
southeasterly, including an elbow section and a 40-foot radius property easement 
cul-de-sacs at the terminus all on alignments satisfactory to Harbor District 
Engineering Office.

1.

That a minimum 36-foot wide private street easement be provided for the 
proposed private street along the northwesterly tract boundary and as shown on 
the revised map, including a 40-foot radius property easement cul-de-sac at the 
terminus and 15-foot minimum radius property easement returns at the 
intersection with the other proposed private street all on alignments satisfactory 
to Harbor District Engineering Office.

2.

That sanitary sewer easement be dedicated full-width of the proposed private 
street.

3.

That the private street easement be part of the adjoining parcels.4.

That the owners of the property record an agreement satisfactory to the City 
Engineer stating that they will grant the necessary easements for ingress, egress 
and public facilities over the private street area upon the sale of the respective 
lots and they will maintain the private street, free and clear of obstructions and in 
a safe condition for vehicular use at all times.

5.

That a Covenant and Agreement be recorded stating that private street will be 
posted in a manner prescribed in Section 18.07 of the Los Angeles Municipal 
Code “Private Street Regulations”.

6.

That the final map be approved by the State Department of Transportation with 
respect to the alignment of the Harbor Freeways. Four copies of the final map 
shall be submitted to the City Engineer's Office for the States’ approval prior to 
the recordation of the final map. In addition also State Department of 
Transportation shall review and approve any proposed improvements 
including the proposed private street within the existing State Department 
of Transportation easement within this tract property.

7.

That necessary arrangements be made with the State Department of 
Transportation prior to recordation of the final map for any necessary permits 
with respect to any construction and drainage discharge within or adjacent to the 
Harbor Freeway right-of-way.

8.

Any questions regarding this report should be directed to Mr. Georgic Avanesian of the 
Land Development Section, located at 201 North Figueroa Street, Suite 200, or by 
calling (213) 202-3484.
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DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION

That prior to recordation of the final map, the Department of Building and Safety, 
Zoning Division shall certify that no Building or Zoning Code violations exist on 
the subject site. In addition, the following items shall be satisfied:

9.

The submitted Map dimensions and boundaries do not agree with ZIMAS. 
Revise the Map to address the discrepancy or provide documents of 
approval for the establishment of the existing boundaries. ZIMAS shows 
existing lots including part of freeway ramp. Revise the map to indicate on 
the freeway ramp portion as a remainder lot.

a.

Provide a copy of [Q] condition. Show compliance with the above 
condition as applicable or Department of City Planning approval is 
required.

b.

Provide a copy of APCH case APCH-2015-3175-ZC. Show compliance 
with all the conditions/requirements of the APCH case as applicable.

c.

Front yard setback for proposed R1-1 Zone shall be a minimum 20 ft. 
setback as measured from the edge of the private street. Revise the map 
or obtain approval from the Department of City Planning to allow the 18 ft. 
in lieu of the 20 ft. front yard setback.

d.

The submitted Map does not comply with the allowable use in the PF 
Zone. Obtain Zone change approval to change from PF-1 Zone to R1-1 
Zone and comply with Zone Change requirements (minimum 5,000 SF in 
lot area and minimum 50 ft. in lot width or as approved in the ordinance).

e.

f. Zone Change must be recorded prior to obtaining Zoning clearance.

Show all street dedication as required by Bureau of Engineering and 
provide net lot area after all dedication. “Area” requirements shall be re
checked as per net lot area after street dedication.

9-

Private Street shall comply with the Bureau of Engineering and the Fire 
Department’s requirements.

h.

Notes:
The proposed building plans have not been checked for and shall comply 
with Building and Zoning Code requirements. With the exception of 
revised health or safety standards, the subdivider shall have a vested right 
to proceed with the proposed development in substantial compliance with 
the ordinances, policies, and standards in effect at the time the subdivision 
application was deemed complete. Plan check will be required before any 
construction, occupancy or change of use.

All Residential Floor Area, setbacks, height, parking, and all Building and 
Zoning Codes requirements shall be to the satisfactory to LADBS Plan 
Checker at the time of Building Permit Plan Check. Proposed locations
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and Residential Floor Area of the dwelling units shown on Vesting 
Tentative Tract map may not fully comply with Zoning Code requirements.

If the proposed development does not comply with the current Zoning 
Code, all zoning violations shall be indicated on the Map.

An appointment is required for the issuance of a clearance letter from the 
Department of Building and Safety. The applicant is asked to contact 
Laura Duong at (213) 482-0434 to schedule an appointment.

DEPARTMENT OF TRANSPORTATION

10. That the project be subject to any recommendations from the Department of 
Transportation.

FIRE DEPARTMENT

11. That prior to the recordation of the final map, a suitable arrangement shall be 
made satisfactory to the Fire Department, binding the subdivider and all 
successors to the following:

Submittal of plot plans for Fire Department review and approval prior to 
recordation of Tract Map Action.

a.

b. Access for Fire Department apparatus and personnel to and into all 
structures shall be required.

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.

c.

No building or portion of a building shall be constructed more than 150 
feet from the edge of a roadway of an improved street, access road, or 
designated fire lane.

d.

Fire lane width shall not be less than 20 feet. When a fire lane must 
accommodate the operation of Fire Department aerial ladder apparatus or 
where fire hydrants are installed, those portions shall not be less than 28 
feet in width.

e.

f. The width of private roadways for general access use and fire lanes shall 
not be less than 20 feet, and the fire lane must be clear to the sky.

Fire lanes, where required and dead ending streets shall terminate in a 
cul-de-sac or other approved turning area. No dead ending street or fire 
lane shall be greater than 700 feet in length or secondary access shall be 
required.

g-

h. Submit plot plans indicating access road and turning area for Fire 
Department approval.
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All parking restrictions for fire lanes shall be posted and/or painted prior to 
any Temporary Certificate of Occupancy being issued.

Plans showing areas to be posted and/or painted, "FIRE LANE NO 
PARKING” shall be submitted and approved by the Fire Department prior 
to building permit application signoff.

J-

Electric Gates approved by the Fire Department shall be tested by the Fire 
Department prior to Building and Safety granting a Certificate of 
Occupancy.

k.

Adequate offsite public and onsite private fire hydrants may be required. 
Their number and location to be determined after the Fire Department's 
review of the plot plan.

No framing shall be allowed until the roadway is installed to the 
satisfaction of the Fire Department.

m.

Any required fire hydrants to be installed shall be fully operational and 
accepted by the Fire Department prior to any building construction.

n.

Site plans shall include all overhead utility lines adjacent to the site.o.

Private streets and entry gates will be built to City standards to the 
satisfaction of the City Engineer and the Fire Department.

P-

Any roof elevation changes in excess of 3 feet may require the installation 
of ships ladders.

q-

Construction of public or private roadway in the proposed development 
shall not exceed 15 percent in grade.

r.

Private development shall conform to the standard street dimensions 
shown on Department of Public Works Standard Plan S-470-0.

s.

t. Standard cut-corners will be used on all turns.

Private streets shall be recorded as Private Streets, AND Fire Lane. All 
private street plans shall show the words "Private Street and Fire Lane” 
within the private street easement.

u.

The applicant is further advised that all subsequent contact regarding these 
conditions must be with the Hydrant and Access Unit. This would include 
clarification, verification of condition compliance and plans or building permit 
applications, etc., and shall be accomplished BY APPOINTMENT ONLY, in order 
to assure that you receive service with a minimum amount of waiting please call 
(213) 482-6509. You should advise any consultant representing you of this 
requirement as well.
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DEPARTMENT OF WATER AND POWER

12. Satisfactory arrangements shall be made with the Los Angeles Department of 
Water and Power (LADWP) for compliance with LADWP’s Water System Rules 
and requirements. Upon compliance with these conditions and requirements, 
LADWP’s Water Services Organization will forward the necessary clearances to 
the Bureau of Engineering. (This condition shall be deemed cleared at the time 
the City Engineer clears Condition No. S-1.(c).)

BUREAU OF SANITATION

13. Satisfactory arrangements shall be made with the Bureau of Sanitation, 
Wastewater Collection Systems Division for compliance with its sewer system 
review and requirements. Upon compliance with its conditions and requirements, 
the Bureau of Sanitation, Wastewater Collection Systems Division will forward 
the necessary clearances to the Bureau of Engineering. (This condition shall be 
deemed cleared at the time the City Engineer clears Condition No. S-1. (d).)

INFORMATION TECHNOLOGY AGENCY

14. That satisfactory arrangements be made in accordance with the requirements of 
the Information Technology Agency to assure that cable television facilities will 
be installed in the same manner as other required improvements. Refer to the 
Los Angeles Municipal Code Section 17.05N. Written evidence of such 
arrangements must be submitted to the Information Technology Agency, 200 N. 
Main Street, Room 1255, Los Angeles, CA 90012, (213) 978-0856.

DEPARTMENT OF RECREATION AND PARKS

That the Quimby fee be based on the R1 Zone.15.

DEPARTMENT OF CITY PLANNING - SITE SPECIFIC CONDITIONS

Prior to the recordation of the final map, the subdivider shall prepare and execute 
a Covenant and Agreement (Planning Department General Form CP-6770) in a 
manner satisfactory to the Planning Department, binding the subdivider and all 
successors to the following:

16.

Limit the proposed development to a maximum of 15 lots.a.

Provide a minimum of 2 covered off-street parking spaces per dwelling 
unit.

b.

Note to City Zoning Engineer and Plan Check. The Advisory Agency 
has reviewed and approved the location(s) of the following item(s) as it 
applies to this subdivision and the proposed development on the site.

c.

Not Applicable
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That prior to issuance of a certificate of occupancy, a minimum 6-foot-high 
slumpstone or decorative masonry wall shall be constructed adjacent to 
neighboring residences, if no such wall already exists, except in required 
front yard.

d.

That a solar access report shall be submitted to the satisfaction of the 
Advisory Agency prior to obtaining a grading permit.

e.

f. That the subdivider consider the use of natural gas and/or solar energy 
and consult with the Department of Water and Power and Southern 
California Gas Company regarding feasible energy conservation 
measures.

INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.9-

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.

(ii) 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 
judgments or awards against the City (including an award of 
attorney’s fees), damages, and/or settlement costs.

(iii) 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).

(iv)
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(v) 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.

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, of 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. Action 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.

17. That prior to the issuance of the building permit or the recordation of the final 
map, a copy of Case No. APCH-2015-3175-ZC shall be submitted to the 
satisfaction of the Advisory Agency. In the event that APCH-2015-3175-ZC is not 
approved, the subdivider shall submit a tract modification.

18. Provide written communication from Caltrans acknowledging the safety buffer 
distance between the freeway bridge exit and the proposed improvements in the 
subject subdivision.

DEPARTMENT OF CITY PLANNING - ENVIRONMENTAL MITIGATION MEASURES

That prior to recordation of the final map, the subdivider shall prepare and 
execute a Covenant and Agreement (Planning Department General Form CP- 
6770 and Exhibit CP-6770. M) in a manner satisfactory to the Planning

19.
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Department requiring the subdivider to identify (a) mitigation monitor(s) who shall 
provide periodic status reports on the implementation of mitigation items required 
by Condition Nos. 19 and 20 of the Tract’s approval satisfactory to the Advisory 
Agency. The mitigation monitor(s) shall be identified as to their areas of 
responsibility, and phase of intervention (pre-construction, construction, post
construction / maintenance) to ensure continued implementation of the above 
mentioned mitigation items.

Prior to the recordation of the final map, the subdivider will prepare and execute 
a Covenant and Agreement (Planning Department General Form CP-6770) in a 
manner satisfactory to the Planning Department, binding the subdivider and all 
successors to the following:

20.

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 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.

MM-3

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.

MM-8 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.
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MM-9 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).

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 
ciearance/'construction work.

a.

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.

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.

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
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existing trees on the site and within the adjacent public righ^sj-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.

MM-14 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.

MM-15 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-16 Any new construction shall include 20 percent of parking spaces 
set aside for EV ready parking.

MM-17 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.
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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.

MM-19 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-20 The Project shall restrict operable windows, window openings and 
exhaust vents on any freeway-facing building facades.

MM-21 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.

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.

MM-24 A temporary noise control barrier shall be installed on the property 
line of the construction-related noise levels at the adjacent 
residential structures with a goal of a reduction of 10 decibels. 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-25 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.

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 decibels in any habitable 
room.

MM-27 Ventilation openings in exterior walls or within roofs/ceilings shall 
require approved acoustical baffles.
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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 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.

MM-30

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.

MM-31

MM-32 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.

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.
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MM-34 The developer shall install appropriate traffic signs around the site 
to ensure pedestrian, bicycle, 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.

Construction Mitigation Conditions - Prior to the issuance of a grading or 
building permit, or the recordation of the final map, the subdivider shall prepare 
and execute a Covenant and Agreement (Planning Department General Form 
CP-6770) in a manner satisfactory to the Planning Department, binding the 
subdivider and all successors to the following:

21

Air Quality

CM-1 All unpaved demolition and construction areas shall be wetted at 
least twice daily during excavation and construction, and temporary 
dust covers shall be used to reduce dust emissions and meet 
SCAQMD District Rule 403. Wetting could reduce fugitive dust by 
as much as 50 percent.

CM-2 The owner or contractor shall keep the construction area sufficiently 
dampened to control dust caused by grading and hauling, and at all 
times provide reasonable control of dust caused by wind.

CM-3 All loads shall be secured by trimming, watering or other 
appropriate means to prevent spillage and dust.

CM-4 All materials transported off-site shall be either sufficiently watered 
or securely covered to prevent excessive amount of dust.

CM-5 All clearing, grading, earth moving, or excavation activities shall be 
discontinued during periods of high winds (i.e., greater than 15 
mph), so as to prevent excessive amounts of dust.

CM-6 General contractors shall maintain and operate construction 
equipment so as to minimize exhaust emissions.

Noise

CM-7 The project shall comply with the City of Los Angeles Noise 
Ordinance No. 144,331 and 161,574, and any subsequent 
ordinances, which prohibit the emission or creation of noise beyond 
certain levels at adjacent uses unless technically infeasible.
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QM-8 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 a.m. to 6:00 
p.m. on Saturday.

CM-9 Construction and demolition activities shall be scheduled so as to 
avoid operating several pieces of equipment simultaneously, which 
causes high noise levels.

CM-10 The project contractor shall use power construction equipment with 
state-of-the-art noise shielding and muffling devices.

The project sponsor must comply with the Noise Insulation 
Standards of Title 24 of the California Code Regulations, which 
insure an acceptable interior noise environment.

CM-11

Grading

CM-12 Excavation and grading activities shall be scheduled during dry 
weather periods. If grading occurs during the rainy season 
(October 15 through April 1), construct diversion dikes to channel 
runoff around the site. Line channels with grass or roughened 
pavement to reduce runoff velocity.

CM-13 Incorporate appropriate erosion control and drainage devices to the 
satisfaction of the Building and Safety Department shall be 
incorporated, such as interceptor terraces, berms, vee-channels, 
and inlet and outlet structures, as specified by Section 91.7013 of 
the Building Code, including planting fast-growing annual and 
perennial grasses in areas where construction is not immediately 
planned. These shall shield and bind the soil.

CM-14 Stockpiles and excavated soil shall be covered with secured tarps 
or plastic sheeting.

General Construction

CM-15 Excavation and grading activities shall be scheduled during dry 
weather periods. If grading occurs during the rainy season 
(October 15 through April 1), construct diversion dikes to channel 
runoff around the site. Line channels with grass or roughened 
pavement to reduce runoff velocity.

CM-16 Incorporate appropriate erosion control and drainage devices to the 
satisfaction of the Building and Safety Department shall be 
incorporated, such as interceptor terraces, berms, vee-channels, 
and inlet and outlet structures, as specified by Section 91.7013 of 
the Building Code, including planting fast-growing annual and



VESTING TENTATIVE TRACT NO. 73816 PAGE 16

perennial grasses in areas where construction is not immediately 
planned. These shall shield and bind the soil.

CM-17 Stockpiles and excavated soil shall be covered with secured tarps 
or plastic sheeting.

CM-18 Cover and maintain dumpsters. Place uncovered dumpsters under 
a roof or cover with tarps or plastic sheeting.

CM-19 Use gravel approaches where truck traffic is frequent to reduce soil 
compaction and limit the tracking of sediment into streets.

Conduct all vehicle/equipment maintenance, repair, and washing 
away from storm drains. All major repairs are to be conducted off
site. Use drip pans or drop clothes to catch drips and spills.

CM-20

DEPARTMENT OF CITY PLANNING - STANDARD SINGLE-FAMILY CONDITIONS

SF-1. That approval of this tract constitutes approval of model home uses, including a 
sales office and off-street parking. If models are constructed under this tract 
approval, the following conditions shall apply:

1. Prior to recordation of the final map, the subdivider shall submit a plot plan 
for approval by the Division of Land Section of the Department of City 
Planning showing the location of the model dwellings, sales office and off- 
street parking. The sales office must be within one of the model buildings.

2. All other conditions applying to Model Dwellings under Section 12.22-A, 
10 and 11 and Section 17.05 0 of the Code shall be fully complied with 
satisfactory to the Department of Building and Safety.

SF-2. That a landscape plan, prepared by a licensed landscape architect, be submitted 
to and approved by the Advisory Agency in accordance with CP-6730 prior to 
obtaining any grading or building permits before the recordation of the final map. 
The landscape plan shall identify tree replacement on a 1:1 basis by a minimum 
of 24-inch box trees for the unavoidable loss of desirable trees on the site.

In the event the subdivider decides not to request a permit before the recordation 
of the final map, a covenant and agreement satisfactory to the Advisory Agency 
guaranteeing the submission of such plan before obtaining any permit shall be 
recorded.

BUREAU OF ENGINEERING - STANDARD CONDITIONS

S-1. (a) That the sewerage facilities charge be deposited prior to recordation of the 
final map over all of the tract in conformance with Section 64.11.2 of the 
Los Angeles Municipal Code (LAMC).
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(b) That survey boundary monuments be established in the field in a manner 
satisfactory to the City Engineer and located within the California 
Coordinate System prior to recordation of the final map. Any alternative 
measure approved by the City Engineer would require prior submission of 
complete field notes in support of the boundary survey.

That satisfactory arrangements be made with both the Water System and 
the Power System of the Department of Water and Power with respect to 
water mains, fire hydrants, service connections and public utility 
easements.

(c)

(d) That any necessary sewer, street, drainage and street lighting easements 
be dedicated. In the event it is necessary to obtain off-site easements by 
separate instruments, records of the Bureau of Right-of-Way and Land 
shall verify that such easements have been obtained. The above 
requirements do not apply to easements of off-site sewers to be provided 
by the City.

(e) That drainage matters be taken care of satisfactory to the City Engineer.

(f) That satisfactory street, sewer and drainage plans and profiles as 
required, together with a lot grading plan of the tract and any necessary 
topography of adjoining areas be submitted to the City Engineer.

(g) That any required slope easements be dedicated by the final map.

That each lot in the tract complies with the width and area requirements of 
the Zoning Ordinance.

(h)

That 1-foot future streets and/or alleys be shown along the outside of 
incomplete public dedications and across the termini of all dedications 
abutting unsubdivided property. The 1-foot dedications on the map shall 
include a restriction against their use of access purposes until such time 
as they are accepted for public use.

CO

(j) That any 1-foot future street and/or alley adjoining the tract be dedicated 
for public use by the tract, or that a suitable resolution of acceptance be 
transmitted to the City Council with the final map.

(k) That no public street grade exceeds 15%.

That any necessary additional street dedications be provided to comply 
with the Americans with Disabilities Act (ADA) of 1990.

(I)

S-2. That the following provisions be accomplished in conformity with the 
improvements constructed herein:

(a) Survey monuments shall be placed and permanently referenced to the 
satisfaction of the City Engineer. A set of approved field notes shall be 
furnished, or such work shall be suitably guaranteed, except where the
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setting of boundary monuments requires that other procedures be 
followed.

Make satisfactory arrangements with the Department of Traffic with 
respect to street name, warning, regulatory and guide signs.

(b)

All grading done on private property outside the tract boundaries in 
connection with public improvements shall be performed within dedicated 
slope easements or by grants of satisfactory rights of entry by the affected 
property owners.

(c)

All improvements within public streets, private street, alleys and 
easements shall be constructed under permit in conformity with plans and 
specifications approved by the Bureau of Engineering.

(d)

Any required bonded sewer fees shall be paid prior to recordation of the 
final map.

(e)

S-3. That the following improvements are either constructed prior to recordation of the 
final map or that the construction is suitably guaranteed:

Construct on-site sewers to serve the tract as determined by the City 
Engineer.

(a)

Construct any necessary drainage facilities.(b)

Install street lighting facilities to serve the tract as required by the Bureau 
of Street Lighting.

(c)

No street lighting requirements.(D

Notes:

The quantity of street lights identified may be modified slightly 
during the plan check process based on illumination calculations 
and equipment selection.

Conditions set: 1) in compliance with a Specific Plan, 2) by LADOT, 
or 3) by other legal instrument excluding the Bureau of Engineering 
condition S-3 (i), requiring an improvement that will change the 
geometries of the public roadway or driveway apron may require 
additional or the reconstruction of street lighting improvements as 
part of that condition.

Plant street trees and remove any existing trees within dedicated streets 
or proposed dedicated streets as required by the Street Tree Division of 
the Bureau of Street Maintenance. All street tree plantings shall be 
brought up to current standards. When the City has previously been paid 
for tree planting, the subdivider or contractor shall notify the Urban

(d)
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Forestry Division ((213) 847-3077) upon completion of construction to 
expedite tree planting.

(e) Repair or replace any off-grade or broken curb, gutter and sidewalk 
satisfactory to the City Engineer.

Construct access ramps for the handicapped as required by the City 
Engineer.

(f)

(g) Close any unused driveways satisfactory to the City Engineer.

(h) Construct any necessary additional street improvements to comply with 
the Americans with Disabilities Act (ADA) of 1990.

(i) That the following improvements be either constructed prior to recordation 
of the final map or that the construction is suitably guaranteed:

After submittal of hydrology and hydraulic calculations and drainage 
plans for review by the City Engineer prior to recordation of the final 
map, construction of public and/or private drainage facilities within 
suitable easements will be required to drain the private street to an 
outlet approved by the City Engineer.

(D

Improve the 40-foot wide private street easement being provided by 
the construction of the following:

(2)

Concrete curbs, concrete gutters on both sides and a 5-foot 
concrete sidewalk adjoining the southeasterly side and 
around the cul-de-sac.

a.

b. Suitable surfacing to provide a 30-foot wide roadway.

Any necessary removal and reconstruction of existing 
improvements.

c.

d. The necessary transitions to join the existing improvements.

Suitable improvements of the 35-foot radius cul-de-sac and 
the elbow section.

e.

Improve the 36-foot private street easement by the construction of 
the following:

(3)

Concrete curbs, concrete gutters on both sides and a 5-foot 
concrete sidewalk adjoining the southeasterly side and 
around the cul-de-sac.

a.

Suitable surfacing to provide a 30-foot wide roadway.b.
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Any necessary removal and reconstruction of existing 
improvements.

c.

d. The necessary transitions to join the existing improvements.

Suitable improvements of the 35-foot radius cul-de-sac and 
the elbow section.

e.

(4) Construct mainline and house connection sewers to serve the 
development.

NOTES:

The Advisory Agency approval is the maximum number of units permitted under the 
tract action. However the existing or proposed zoning may not permit this number of 
units. This vesting map does not constitute approval of any variations from the 
Municipal Code, unless approved specifically for this project under separate conditions.

Any removal of the existing street trees shall require Board of Public Works approval.

Satisfactory arrangements shall be made with the Los Angeles Department of Water 
and Power, Power System, to pay for removal, relocation, replacement or adjustment of 
power facilities due to this development. The subdivider must make arrangements for 
the underground installation of all new utility lines in conformance with Section 17.05-N 
of the Los Angeles Municipal Code (LAMC).

The final map must be recorded within 36 months of this approval, unless a time 
extension is granted before the end of such period.

The Advisory Agency hereby finds that this tract conforms to the California Water Code 
as required by the Subdivision Map Act.

The subdivider should consult the Department of Water and Power to obtain energy 
saving design features which can be incorporated into the final building plans for the 
subject development. As part of the Total Energy Management Program of the 
Department of Water and Power, this no-cost consultation service will be provided to 
the subdivider upon his request.

FINDINGS OF FACT (CEQA)

The Department of City Planning issued Mitigated Negative Declaration ENV-2015- 
3749-MND on June 15, 2016. The Planning Department found that potential negative 
impact could occur from the project’s implementation due to the following categories:

Aesthetics;
Biological Resources;
Green House Gases;
Hazards and Hazardous Materials; 
Land Use and Planning;
Noise;
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Public Services;
Transportation and Traffic; 
Mandatory Findings of Significance.

The Deputy Advisory Agency, certifies that Mitigated Negative Declaration No. ENV 
reflects the independent judgment of the lead agency and determined that this project 
would not have a significant effect upon the environment provided the potential impacts 
identified above are mitigated to a less than significant level through implementation of 
Condition Nos. 19 and 20 of the Tract's approval. Other identified potential impacts not 
mitigated by these conditions are mandatorily subject to existing City ordinances, 
(Sewer Ordinance, Grading Ordinance, Flood Plain Management Specific Plan, 
Xeriscape Ordinance, etc.) which are specifically intended to mitigate such potential 
impacts on all projects.

In accordance with Section 21081.6 of the Public Resources Code (AB 3180), the 
Deputy Advisory Agency has assured that the above identified mitigation measures will 
be implemented by requiring reporting and monitoring as specified in Condition No. 18.

FINDINGS OF FACT (SUBDIVISION MAP ACT)

In connection with the approval of Vesting Tentative Tract No. 73816, the Advisory 
Agency of the City of Los Angeles, pursuant to Sections 66473.1, 66474.60, 66474.61 
and 66474.63 of the State of California Government Code (the Subdivision Map Act), 
makes the prescribed findings as follows:

THE PROPOSED MAP IS CONSISTENT WITH APPLICABLE GENERAL AND 
SPECIFIC PLANS.

(a)

The adopted Harbor Gateway Community Plan, a part of the Land Use Element, 
currently designates one of parcels as Low Residential density with the 
corresponding RS, R1, RD6 and RE9 Zones, and designates the other parcel as 
Public Facilities - Freeway with the corresponding PF Zone. The 122,295-square 
foot (2.821 acres) property is currently zoned R1-1 and [Q]PF-1.

Footnote No. 11 of the Harbor Gateway Community Plan 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 [Harbor Gateway Community] Plan also intends that 
when a board or governing body of a government 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 PF Zone does not permit the construction of any dwelling units. However, 
the zone that is most consistent within 500 feet of the subject site is the R1-1 
Zone which, in accordance with the Community Plan, allows a zone change 
request from the [Q]PF-1 Zone to the R1-1 Zone. Contingent upon approval of
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the related zone change entitlement of Case No. APCH-2015-3175-ZC, the 
proposed 15-lot subdivision in the proposed R1-1 Zone would be consistent with 
the Community Plan.

The Harbor Gateway Community Plan also 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 project will provide much needed new home ownership opportunities in the 
Harbor Gateway Community Plan area in the form of single-family lots, thus 
meeting the Low Residential land use designation.

The site is not within a Specific Plan area. However, the project is subject to the 
Baseline Mansionization Ordinance. For the R1 Zone, the maximum residential 
floor area contained in all buildings shall not exceed 50 percent of the lot area, 
except that when the lot is 7,500 square feet or greater (proposed Lots 1-6, 8, 12, 
13, and 15), then the residential floor area shall not exceed 45 percent of the lot 
area or 3,750 square feet, whichever is greater. As shown on the site plan, the 
highest residential floor area is 50 percent (proposed Lot 10) for a lot area less 
than 7,500 square feet; the highest residential floor area is 30 percent (proposed 
Lot 13) for a lot area more than 7,500 square feet. The project, as currently 
designed, complies with the Baseline Mansionization Ordinance.

The project is also subject to the [Q] Conditions of Ordinance 170,793 - Subarea 
350 (CPC-1994-0215-CPU) which states that uses are limited to those uses 
specified in Section 12.04.09 B 1 (Farming and nurseries, under power 
transmission rights-of-way), 5 (Public Libraries not located inside public parks), 8 
(Public elementary and secondary schools) and 9 (Any joint public and private 
development uses permitted in the most restrictive adjoining zones) of the Los 
Angeles Municipal Code where the use adjoins low density residential 
development.

However, the applicant is also requesting a zone change to the R1 Zone which 
would remove the Q Conditions of the PF Zone. Therefore, as conditioned, the 
proposed subdivision is consistent with applicable general and specific plans.

The following agencies reviewed the proposed tract map: the Department of 
Building and Safety Zoning Division, the Bureau of Engineering, the Fire 
Department, the Bureau of Street Lighting, and the Bureau of Sanitation. All 
agencies found the map satisfactory for approval by the Advisory Agency. 
Therefore, as conditioned, the proposed subdivision is consistent with the 
General Plan and any applicable Specific Plan.

THE DESIGN AND IMPROVEMENT OF THE PROPOSED SUBDIVISION ARE 
CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS.

(b)
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The surrounding neighborhood is designated R1-1. The development of fifteen 
(15) dwelling units on a 122,295-square foot (2.821 acre) lot exceeds the 
minimum 5,000-square foot per lot area requirement of the R1 Zone, thus 
meeting the allowed development density of the R1 Zone and the Low 
Residential land use of the Harbor Gateway Community Plan.

Both lots are currently vacant. Surrounding properties are zoned R1-1 and 
developed with single-family housing. The proposed project is 15 two-story, 
single-family houses on a private street accessed through Hoover Street. Parking 
would be two covered parking spaces per dwelling unit for a total of 30 parking 
spaces.

Lot sizes would range from approximately 5,177 to 12,370 square feet, thereby 
meeting the minimum 5,000 square-foot lot area of the R1 Zone. As measured 
from the edge of the private street, each lot would meet the minimum legal lot 
frontage of 20 feet.

Two parking spaces per lot would provide 30 total parking spaces on the project 
site, thus 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.

(c) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED TYPE OF 
DEVELOPMENT.

The development of this parcel is an infill of an otherwise single-family residential 
neighborhood. The Bureau of Engineering has reviewed the proposed tract map 
and found that the parcel map layout is generally satisfactory. In an 
interdepartmental comment letter dated June 8, 2016, the Bureau of Engineering 
initially disapproved the project as filed, citing insufficient widths of private street 
easements and insufficient private street development that must conform to 
standard public street dimensions minus the areas for public utilities. The 
applicant submitted a revised tract map which was conditionally approved by the 
Bureau of Engineering in their interdepartmental comment letter dated August 
24, 2016.

The adjacent street, Hoover Street, meets current standards. The proposed 40- 
foot private street easement and 36-foot private street easement are adequate 
for vehicular ingress and egress and emergency purposes. The Bureau of 
Sanitation reviewed the sewer/drain lines serving the subject tract and found no 
problems to their structures or potential maintenance problems. As a condition of 
approval, the project would also be required to dedicate a sanitary sewer 
easement along the full width of the proposed private street. The subdivider 
would also be required to construct public and/or private drainage facilities within 
suitable easements that drain from the private street to an outlet approved by the 
City Engineer.

The project is relatively flat. The applicant plans for minimal grading and no 
export of soil. A haul route approval is thus not required. The site is not subject to
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the Specific Plan for the Management of Flood Hazards (floodways, floodplains 
mud prone areas, coastal high-hazard and flood-related erosion hazard areas).

(d) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF 
DEVELOPMENT.

The neighborhood is mostly single-family dwelling units. As stated in Finding B, 
the development of fifteen (15) single-family dwelling units on a 122,295-square 
foot (2.821 acre) lot exceeds the minimum 5,000-square foot per lot area 
requirement of the R1 Zone, thus meeting the target development density of the 
R1 Zone and the Low Residential land use of the Harbor Gateway Community 
Plan.

(e) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
ARE NOT LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR 
SUBSTANTIALLY AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR 
HABITAT.

The Deputy Advisory Agency certified that Mitigated Negative Declaration No. 
ENV-2015-3749-MND reflects the independent judgement of the lead agency 
and determined that this project would not have a significant effect upon the 
environment provided that the potential impacts identified above are mitigated to 
a less than significant level through implementation of Condition Nos. 19 and 20 
of the Tract’s approval.

The Initial Study prepared for the project identifies potential adverse impact on 
fish or wildlife resources as far as earth, air, and plant life are concerned. 
However, measures are required as part of this approval, which will mitigate the 
above mentioned impact(s) to a less than significant level. Furthermore, the 
project site, as well as the surrounding area is presently developed with 
structures and does not provide a natural habitat for either fish or wildlife.

(f) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
ARE NOT LIKELY TO CAUSE SERIOUS PUBLIC HEALTH PROBLEMS.

There appears to be no potential public health problems caused by the design or 
improvement of the proposed subdivision. The development is required to be 
connected to the City's sanitary sewer system, where the sewage will be directed 
to the LA Hyperion Treatment Plant, which has been upgraded to meet Statewide 
ocean discharge standards. The Bureau of Engineering has reported that the 
proposed subdivision does not violate the existing California Water Code 
because the subdivision will be connected to the public sewer system and will 
have only a minor incremental impact on the quality of the effluent from the 
Hyperion Treatment Plant.

(g) THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS 
WILL NOT CONFLICT WITH EASEMENTS ACQUIRED BY THE PUBLIC AT 
LARGE FOR ACCESS THROUGH OR USE OF PROPERTY WITHIN THE 
PROPOSED SUBDIVISION.
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The project site contains a 22-foot wide easement for the California Department 
of Transportation (Caltrans). 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.

The project would also be required to dedicate a sanitary sewer easement along 
the full width of the proposed private street.

Needed public access for roads and utilities will be acquired by the City prior to 
recordation of the proposed tract. The Bureau of Engineering has included 
conditions of approval which requires that the applicant record a covenant and 
agreement to maintain all elements of those areas being merged with the public 
right-of-way, that the construction be guaranteed, and waivers of any damages 
that may occur as a result of such improvements.

During plan check and prior to recordation of the final tract map, the Department 
of Building and Safety will review the plans to ensure that no structures encroach 
on the easements and right-of-way, and thereby cause no conflict. In addition, 
the Bureau of Engineering will require approval of the final tract map from the 
Bureau of Sanitation which is responsible for maintenance of the sanitary 
sewers. Therefore, the design of the subdivision and the proposed improvements 
will not conflict with easements.

(h) THE DESIGN OF THE PROPOSED SUBDIVISION WILL PROVIDE, TO THE 
EXTENT FEASIBLE, FOR FUTURE PASSIVE OR NATURAL HEATING OR 
COOLING OPPORTUNITIES IN THE SUBDIVISION. (REF. SECTION 66473.1)

1) In assessing the feasibility of passive or natural heating or cooling 
opportunities in the proposed subdivision design, the applicant has 
prepared and submitted materials which consider the local climate, 
contours, configuration of the parcel(s) to be subdivided and other design 
and improvement requirements.

2) Providing for passive or natural heating or cooling opportunities will not 
result in reducing allowable densities or the percentage of a lot which may 
be occupied by a building or structure under applicable planning and 
zoning in effect at the time the tentative map was filed.

3) The lot layout of the subdivision has taken into consideration the 
maximizing of the north/south orientation.

4) The topography of the site has been considered in the maximization of 
passive or natural heating and cooling opportunities.

5) In addition, prior to obtaining a building permit, the subdivider shall 
consider building construction techniques, such as overhanging eaves, 
location of windows, insulation, exhaust fans; planting of trees for shade 
purposes and the height of the buildings on the site in relation to adjacent 
development.
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These findings shall apply to both the tentative and final maps for Vestinq Tentative 
Tract No. 73816.

Vincent P. Bertoni, AICP 
Advisory Agency

JOSE CARLOS RAMERO-NAVARRO 
Deputy Advisory Agency

VPB:JCR:AEB:thb

Note: If you wish to file an appeal, it must be filed within 10 calendar days from the 
decision date as noted in this letter. For an appeal to be valid to the City 
Planning Commission, it must be accepted as complete by the City Planning 
Department and appeal fees paid, prior to expiration of the above 10-dav time 
limit. Such appeal must be submitted on Master Appeal Form No. CP-7769 at 
the Department’s Public Offices, located at:

Figueroa Plaza 
201 North Figueroa Street 

4th Floor
Los Angeles, CA 90012 
(213)482-7077

Marvin Braude San Fernando 
Valley Constituent Service Center 

6262 Van Nuys Boulevard, Room 251 
Van Nuys, CA 91401 
(818) 374-5050

Forms are also available on-line at http://cityplanninq.lacitv.org

The time in which a party may seek judicial review of this determination is 
governed by California Code of Civil Procedure Section 1094.6. Under that 
provision, a petitioner may seek judicial review of any decision of the City 
pursuant to California Code of Civil Procedure Section 1094.5, only if the petition 
for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City’s decision becomes final.

n:tract_letters (02-03-16) 
Single-family and Small Lot

http://cityplanninq.lacitv.org
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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 
PROPOSED MITIGATED NEGATIVE DECLARATION

LEAD CITY AGENCY
City of Los Angeles

COUNCIL DISTRICT
CD 15-JOE BUSCAINO

PROJECT TITLE
ENV-2015-3749-MND

CASE NO.
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

dnoi
Planning Assistant (213) 978-3094

ADDRESS SIGNATURE (Official) DATE

Jume I5, 20l(#200 N. SPRING STREET, 7th FLOOR 
LOS ANGELES, CA. 90012

f I

ENV-2015-3749-MND Page 1 of 41
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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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• 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; ail 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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MITIGATED NEGATIVE DECLARATION
ENV-2015-3749-MND

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.

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, 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.

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

ENVIRONMENTAL CASE:
ENV-2015-3749-MND

Vr Does have significant changes from previous actions. 
n 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 i
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 - i 
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 j
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 [Q]R1-1, a Vesting Tentative Tract Map VTT-73816 to permit the subdivision of two lots into I
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 
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:
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 

□ Does NOT Conform to Plan

MAX. DENSITY/INTENSITY 
ALLOWED BY ZONING:
1 DU/5,000 SQ.FT.

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

i

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 DUi
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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

Signature Title Phone

Evaluation Of Environmental Impacts:
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).
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.
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.
"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).
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:

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

1.

2.

3.

4.

5.

a.
b.

c.
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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.

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

SIGNIFICANCE

y GREEN HOUSE GAS EMISSIONS 
y" HAZARDS AND HAZARDOUS 

MATERIALS
□ HYDROLOGY AND WATER 

QUALITY
y LAND USE AND PLANNING
□ MINERAL RESOURCES 
y NOISE

y AESTHETICS
□ AGRICULTURE AND FOREST 

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

......-J

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

Potentially
significant

impact

Less than
significant

impact No impact

I. AESTHETICS
Have a substantial adverse effect on a scenic vista?a.
Substantially damage scenic resources, including, but not limited to, trees, 
rock outcroppings, and historic buildings within a state scenic highway? >rb.

i
Substantially degrade the existing visual character or quality of the site and its 
surroundings?
Create a new source of substantial light or glare which would adversely affect 
day or nighttime views in the area?

c.

d.

II. AGRICULTURE AND FOREST RESOURCES

V'Convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the California Resources 
Agency, to nonagricultural use?

a.

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

V"Conflict 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.

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

*Involve 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.

III. AIR QUALITY )
/Conflict with or obstruct implementation of the applicable air quality plan?a.

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

b.

*Result 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.

Expose sensitive receptors to substantial pollutant concentrations? V"d.

V"Create objectionable odors affecting a substantial number of people?e.

IV. BIOLOGICAL RESOURCES
Have 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.

*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?

b.

Have 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?
Interfere substantially with the movement of any native resident or migratory 
fish or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites?

V"c.

d.

V"Conflict with any local policies or ordinances protecting biological resources, 
such as a tree preservation policy or ordinance?

e.

V'Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Community Conservation Plan, or other approved local, regional, or state 
habitat conservation plan?

f.

V. CULTURAL RESOURCES
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Less than
significant

with
mitigation

incorporated

Less than
significant

impact

Potentially
significant

impact No impact

*Cause a substantial adverse change in the significance of a historical 
resource as defined in § 15064.5?

V"Cause a substantial adverse change in the significance of an archaeological 
resource pursuant to § 15064.5?

b.
-

*Directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature?

c.

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

d.
-1_

VI. GEOLOGY AND SOILS

v'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.

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

b.

V'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.

V'Result in substantial soil erosion or the loss of topsoil?e.

v'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?

f.
11:

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

g-

Have 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
1
iGenerate greenhouse gas emissions, either directly or indirectly, that may 

have a significant impact on the environment?
a.

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

b.

VIII. HAZARDS AND HAZARDOUS MATERIALS
Create a significant hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous materials?

a.

Create 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.

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

c.

V"d.

;

For 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?
Fora 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?

e.

'ff.
j

g
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Less than
significant

with
mitigation
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Potentially
significant

impact

Less than
significant

impact No impact

Yh. t Expose people or structures to a significant risk of loss, injury or death 
] involving wildland fires, including where wildlands are adjacent to urbanized 
areas or where residences are intermixed with wildlands?

IX. HYDROLOGY AND WATER QUALITY

YViolate any water quality standards or waste discharge requirements?a.
b. YSubstantially deplete groundwater supplies or interfere substantially with 

groundwater recharge such that there would be a net deficit in aquifer volume 
ora 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)?

YSubstantially 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.

/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?

d.

YCreate or contribute runoff water which would exceed the capacity of existing 
or planned stormwater drainage systems or provide substantial additional 
sources of polluted runoff?_______
Otherwise substantially degrade water quality?

e.

f. Y
YPlace 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?

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

h.

Yi.

VZY..Inundation by seiche, tsunami, or mudflow?J-
X. LAND USE AND PLANNING

YPhysically divide an established community?a.

YConflict 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.

YConflict with any applicable habitat conservation plan or natural community 
conservation plan?

c.
t

XI. MINERAL RESOURCES

YResult in the loss of availability of a known mineral resource that would be of 
value to the region and the residents of the state?

a.

YResult 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?

b.

XII. NOISE

YExposure 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?

a.

YExposure of persons to or generation of excessive groundborne vibration or 
groundborne noise levels?

b.

YA substantial permanent increase in ambient noise levels in the project 
vicinity above levels existing without the project?

c.

YA substantial temporary or periodic increase in ambient noise levels in the 
project vicinity above levels existing without the project?

d.
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Less than
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Less than
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significant

impact No impact

VFor 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.

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?

f.

XIII. POPULATION AND HOUSING

/Induce 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)? **! -

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

b.

1Displace substantial numbers of people, necessitating the construction of 
replacement housing elsewhere?

c.

XIV. PUBLIC SERVICES
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: Fire protection?

a.
!

1

V"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?
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: Schools?

b.

I

V'c.

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: Parks?
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: Other public facilites?

d.

e.

XV. RECREATION

V"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?

a.

Does the project include recreational facilities or require the construction or 
expansion of recreational facilities which might have an adverse physical 
effect on the environment?

b.

XVI. TRANSPORTATION/TRAFFIC
TConflict with an applicable plan, ordinance or policy establishing measures of 

effectiveness for the performance of the circulation system, taking into account 
all modes of transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including but not limited to 
intersections, streets, highways and freeways, pedestrian and bicycle paths, 
and mass transit?

a.

I
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Potentially
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impact

Less than
significant

impact No impact

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? V'c.

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

d. V"

Result in inadequate emergency access?e.
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)?

f.

XVII. UTILITIES AND SERVICE SYSTEMS
Exceed wastewater treatment requirements of the applicable Regional Water 
Quality Control Board? V'a.

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

b. V"

V"c.

d. v'

Result 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.

f. Be served by a landfill with sufficient permitted capacity to accommodate the 
project’s solid waste disposal needs?
Comply with federal, state, and local statutes and regulations related to solid 
waste? V'9-

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE
Does 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?
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)?

V"a.

b.

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

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".

DATE:TELEPHONE NO.:TITLE:
PREPARED BY:

/Wm ckuil 05/16/2016(213) 978-3094Planning Assistant
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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.

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.________________________

b.

LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

A 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

1-10,1-50c.
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the area, and the Project would reduce aesthetic impacts 
on existing residences to a less than significant level.

1-120,1-130A 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

d.

II. AGRICULTURE AND FOREST RESOURCES
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.__________

NO IMPACTa.

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.____________________

NO IMPACTb.

A significant impact would occur if the Project conflicted with 
existing zoning or caused rezoning of forest land or timberland, 
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. ________

NO IMPACTc.

Refer to Response to Checklist Question No. II (c) above.NO IMPACTd.
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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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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.__________________________________________

LESS THAN SIGNIFICANT IMPACTc.

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.

LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

d.
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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.

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

NO IMPACTc.

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 IMPACTd.

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.______________________________

NO IMPACTe.

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._______

NO IMPACTf.

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.
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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.
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._________________________________________

LESS THAN SIGNIFICANT IMPACTd.

VI. GEOLOGY AND SOILS
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. _______________________________________

LESS THAN SIGNIFICANT IMPACTa.

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

LESS THAN SIGNIFICANT IMPACTb.
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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 IMPACTg

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.________________________________

h. NO IMPACT

VII. GREEN HOUSE GAS EMISSIONS
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LESS 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._____

VII0, VI1-10a.

b. LESS THAN SIGNIFICANT IMPACT 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
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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

VIIIOLESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

b.
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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-Wood ley Airport, is 
located approximately 2.75 miles northeast from the Project 
Site. No impacts would occur, and no mitigation measures are 
required.

e.

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

LESS THAN SIGNIFICANT IMPACTb.
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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.

LESS THAN SIGNIFICANT IMPACTd. 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.____________
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.___________

f. 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.

NO IMPACT9-

Refer to Response to Checklist Question No. IX (g) above.NO IMPACTh.
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._________________

NO IMPACTi.

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.

NO IMPACTJ-

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 [Q]R1-1 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:/Avww. 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.
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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._________________________

LESS THAN SIGNIFICANT IMPACTb. 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.

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

d. 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. ____________________
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.________

NO IMPACTe.

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._________________________________

NO IMPACTf.

XIII. POPULATION AND HOUSING
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.__________________________

LESS THAN SIGNIFICANT IMPACTa.

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._________________________________________

NO IMPACTb.

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

LESS THAN SIGNIFICANT WITH 
MITIGATION INCORPORATED

b. 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-30

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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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.

d. 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._____________

LESS THAN SIGNIFICANT IMPACTe.

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

XVI. TRANSPORTATION/TRAFFIC
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.__________________

LESS THAN SIGNIFICANT IMPACTa.

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

NO IMPACTb.
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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._____________________
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.

b. 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.______

LESS THAN SIGNIFICANT IMPACTc.

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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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).
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 offish 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.

b. 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.___________________________________

XVIII-10

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 mle 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 fine 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 minors 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
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.

and human health was initiated. A substantial modification of federal

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 N02 levels may 
be higher than at the SCAQMD monitoring station.

Air Quality Report Hoover_and_ 173rd
-6-



Table 3

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

i 2007 200820062003 2004 2005Pollutant/Standard
Ozone

00 11-Hour > 0.09 ppm (S) 1 0 0

0 0 00 01-Hour >0.12 ppm (F)* 0
1 18-Hour > 0.07 ppm (S) 0 0 0 0

0 0 00 08- Hour > 0.075 ppm (F) 0

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

Carbon Monoxide
00 01-hour > 20. ppm (S) 0 0 0

!

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

! Max 1-hour Cone. 3. 3.6. 4. 4. 3.

i Max 8-hour Cone, (ppm) 2.3 2.6 2.63.53.44.7

| Nitrogen Dioxide
0 0I l-hour > 0.18 ppm (S) 0 0 00

0.11 0.130.100.14 0.12 0.14Max 1-hour Cone, (ppm)

Respirable Particulates (PM-10) j
24-Hour > 50 pg'tn3 (S) 1/575/59 6/61 5/584/61 4/60

24-Hour > 150 pg/m3 (F) 0/580/61 0/570/60 0/590/61

Max. 24-Hr. Cone, (pg/m3) 62.66. 78. 75.72.63.

Ultra-Fine Particulates (PM-2.5)
24-Hour > 65 pg/m3 (F) 1/332 0/3460/324 0/2901/3233/324

24-Hour > 35 pg/m3 (F) 8/3465/290 12/332

Max. 24-Hr. Cone, (pg/m3) 82.9 57.266.6 53.9 58.5115.2

** 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 NO2, 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 2010b 2015b 2020b2005!

NOx 985 742 580 468

ROG 735 576 526 505

CO 4124 2950 2476 2203

PM-10 281 286 297 307

PM-2.5 103 102 102 103

a2005 Base Year.
'’With 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 
a coordinated plan for both pollutants. Key emissions reductions strategies in the updated air 
quality plan include:

is therefore-2.5). The 2007 J-

o Ultra-low emissions standards for both new and existing sources (including on- 
and-off-road heavy trucks, industrial and sendee 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 
acknowiedging 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
project has therefore been analyzed on a project-specific basis.

projections. Air quality impact significance for the proposed

Air Quality Report Hoover_and_ 173rd
- 11 -



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_173rd
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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)

Emissions
(Operational)

Emissions
(Construction)

Pollutant

55ROG 75

100 55NOx

550550CO

150150PM-10

5555PM-2.5

150150SOx

3Lead 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

Air Quality Report Hoover_and_173rd
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will be generated by diesel tracks 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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1 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 25.0 13.5 0.0 2.3 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 11.4 8.7 0.0 1.0 0.9 1,208.5

With Mitigation 3.6 9.7 8.7 0.0 0.2 0.1 1,208.5
SCAQMD Threshold 75 100 550 150 150 55

Source: URBEMIS2007 Model , 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 
Source Committee in February 2005.

SCAQMD’s Mobile

Use of an LST analysis for a project is optional. For residential developments, the 
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.

source of

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

I SW Los Angeles 
| County_______

LST Threshold

PM-2.5PM-10CO NOx

91 5 3664

Proposed Project
2 114 25Max Unmitigated
1 <1217Max Mitigated

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 NOx CO S02 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

Total 2.5 1.6 14.1 0.0 2.2 0.4 1,627.1
SCAQMD Threshold 55 55 550 150 150 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

1.408
1.094
1.243

Start
End
Average

1993 - 
2001 - 

1997 -

Project Site (8 years):

gram/mile
gram/mile
gram/mile

0.715
0.303
0.453

Stan
End
Average

2010
2018 - 
2014-

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

i, 2002) demonstrated that measured concentrations of vehicle-A Southern California study 
related pollutants, including ultra-fine 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/cm3Distance to freeway centerline versus Background

100 feet 
200 feet 
300 feet 
400 feet 
500 feet

15.000
9.500
7.000
6.500 
6,100

250 %
58%
17%
8 %
2%

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

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-110Date Background

6/09/08 (PM-10) 103.0 97.9 91.8
6/10/08 (PM-2.5) 62.0 60.8 56.5 +4.9
6/11/08 (PM-2.5) 37.0 35.7 33.5 +2.8
6/12/08 (PM-2.5) 35.2 34.2 28.8 +5.9
6/13/08 (PM-2.5) 36.0 35.7 28.1 +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:

Total/16
0.34A

Outdoor
1 x 1.15A

Indoor
15 x 0.25A x 1.15No Purification:

With Purification:

Away from Freeway: 1 x A

15x0.05Ax 1.15 0.13A1 x 1.15A

0.30A15 x 0.25A

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 (IAQ) 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:

Typical ApplicationTypical Efficiency Particle Size Cut-Off Filter TypeMERV
Disposable
SyntheticMinimum Residential70% 10 p1-4

Pleated & TreatedBetter Residential90% 3-10 p5-8
Superior Residential Bag or Cartridge96% 1-3 p9-12

Hospital & 
Healthcare

Rigid Cell or 
Cartridge0.3-1 p98%13-16

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 EOS-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 C02 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 CO2 emissions:

104 tons*2010 Grading

2011 Construction, Paint and Pave 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

Unit Electricity
(MWHR)

Land Use Solid Waste 
(tons)

Water 
(106 gal)

0.073

Nat. Gas 
(106 cuft)

0.0481Residential DU 5.6 0.73

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

Unit Electricity Nat. Gas 
(106 cu ft)

Use Solid
Waste

Water
(MWHR) (MG))

(tons)
Residential 24 DU 134.4 1.2 17.5 1.8

Conversion Factor 0.364 54.6 0.46 4.62

CC>2(e) tons/yr 48.9 65.5 8.1 8.3

Total Non-Transportation 
Total Transportation* 
Combined tons C02(e)/yr 
Transportation Share 
Screening Threshold

*Residential = 365 days/yr

131 metric tons/year 
242 tons/year 
373 tons/year 
65%
3,000 metric tons/year
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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 are 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
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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).
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PARCEL PROFILE REPORT
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PROPERTY ADDRESSES
None

Address/Legal Information 
PIN Number
Lot/Parcel Area (Calculated) 
Thomas Brothers Grid 
Assessor Parcel No. (APN) 
Tract
Map Reference 
Block

066B201 277 
5,556.4 (sq ft)
PAGE 734 - GRID B7 

6121017046 
TR 25307 

M B 665-27/29

ZIP CODES
None

RECENT ACTIVITY
ENV-2015-3749-EAF None

Lot 5
CASE NUMBERS
CPC-2009-3580-GPA-ZC
CPC-1990-346-CA
CPC-1983-506-SP
ORD-171682
ORD-171681
ORD-162128
ORD-117760
VTT-71614-SL
ENV-2009-2649-MND

Arb (Lot Cut Reference)
Map Sheet
Jurisdictional Information 
Community Plan Area 
Area Planning Commission 
Neighborhood Council 
Council District 
Census Tract#
LADBS District Office 
Planning and Zoning Information 
Special Notes 
Zoning
Zoning Information (Zl)
General Plan Land Use 
General Plan Footnote(s)
Hillside Area (Zoning Code)
Baseline Hillside Ordinance 
Baseline Mansionization Ordinance 
Specific Plan Area 
Special Land Use / Zoning 
Design Review Board 

Historic Preservation Review 
Historic Preservation Overlay Zone 
Other Historic Designations 
Other Historic Survey Information 
Mills Act Contract
POD - Pedestrian Oriented Districts 
CDO - Community Design Overlay 
NSO - Neighborhood Stabilization Overlay 
Sign District 

Streetscape
Adaptive Reuse Incentive Area 
Ellis Act Property
CRA - Community Redevelopment Agency
Central City Parking
Downtown Parking
Building Line
500 Ft School Zone

None
066B201

Harbor Gateway 
Harbor
Harbor Gateway North 
CD 15 - Joe Buscaino 
2912.20 
San Pedro

None
R1-1
ZI-2427 Freeway Adjacent Advisory Notice for Sensitive Uses

Low Residential
Yes
No
No
Yes
South Los Angeles Alcohol Sales 
None
No
No
None
None

None
None
None
None
No
No
No
None
No
None
No
No
None
No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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500 Ft he, k Zone 

Assessor Information 
Assessor Parcel No. (APN) 
Ownership (Assessor) 

Ownerl

No

6121017046

S HOOVER STREET AND W 173RD STREET LLC C/O C/O ALI 
AWAD
11916 PRAIRIE AVE 
HAWTHORNE CA 90250

Address

Ownership (City Clerk) 
Owner 

Address
S. HOOVER STREET & W. 173RD STREET, LLC C/O ALI AWAD
11916 PRAIRIE AVE 
HAWTHORNE CA 90250
0.116 (ac)
010V - Residential Vacant Land 
$30,597

APN Area (Co. Public Works)* 
Use Code
Assessed Land Val.
Assessed Improvement Val. 
Last Owner Change 
Last Sale Amount 

Tax Rate Area 
Deed Ref No. (City Clerk)

$0

05/29/09
$680,006
19
4142
244
1372
No data for building 1 
No data for building 2 
No data for building 3 
No data for building 4 
No data for building 5

Building 1 
Building 2 
Building 3 
Building 4 
Building 5

! Additional Information 
Airport Hazard 
Coastal Zone 
Farmland
Very High Fire Hazard Severity Zone 
Fire District No. 1 
Flood Zone 
Watercourse
Hazardous Waste / Border Zone Properties 
Methane Hazard Site 
High Wind Velocity Areas
Special Grading Area (BOE Basic Grid Map A- 
13372)
Oil Wells
Seismic Hazards 
Active Fault Near-Source Zone 

Nearest Fault (Distance in km)
Nearest Fault (Name)
Region
Fault Type
Slip Rate (mm/year)
Slip Geometry 
Slip Type
Down Dip Width (km)
Rupture Top 
Rupture Bottom 
Dip Angle (degrees)
Maximum Magnitude 

Alquist-Priolo Fault Zone

None

None
Area Not Mapped
No
No
None
No
No
None
No
No

None

2.294382
Newport - Inglewood Fault Zone (Onshore) 
Transverse Ranges and Los Angeles Basin
B
1.00000000
Right Lateral - Strike Slip 
Poorly Constrained
13.00000000 
0.00000000
13.00000000
90.00000000 
7.10000000
No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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Landslide
Liquefaction
Preliminary Fault Rupture Study Area 
Tsunami Inundation Zone 
Economic Development Areas 
Business Improvement District 
Promise Zone 

Renewal Community 
Revitalization Zone 
State Enterprise Zone 
Targeted Neighborhood Initiative 
Public Safety 
Police Information 

Bureau
Division / Station 

Reporting District

No
No
No
No

None
No
No
None
None
None

South
Southeast
1891

Fire Information 
Division 

Batallion
District / Fire Station 

Red Flag Restricted Parking

1
6
79
No

This report is subject to the terms and conditions as set forth on tne weDsite. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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CASE SUMMARIES
Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database. 
Case Number 
Required Action(s):

CPC-2009-3580-GPA-ZC 
GPA-GENERAL PLAN AMENDMENT 
ZC-ZONE CHANGE

Project Descriptions(s): PURSUANT TO 11.5.6 A - GENERAL PLAN AMENDMENT FROM PUBLIC FACILITIES TO LOW RESIDENTIAL.

PURSUANT TO 12.32 F - ZONE CHANGE FROM [Q] PF TO RD6.

PURSUANT TO SECTION 12.22 A 25 A 20% DENSITY BONUS (4 ADDITIONAL UNITS). 
CPC-1990-346-CA 
CA-CODE AMENDMENT

Case Number:
Required Action(s):
Project Descriptions(s): AMENDMENT TO THE L.A.M.C. TO - DRAFT AN ORDINANCE TO PROHIBIT THE GRANTING OF A CONDITIONAL USE PERMIT

FOR THE OFF-SITE SALE OF ALCOHOLIC BEVERAGES (LOURDES GREEN/KAREN HOO)\
CPC-1983-506-SPCase Number:

Required Action(s):
Project Descriptions(s): Data Not Available
Case Number:

SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

VTT-71614-SL
SL-SMALL LOT SUBDIVISIONRequired Action(s):

Project Descriptions(s): VESTING TENTATIVE TRACT - SMALL LOT TO DEVELOP 24 SINGLE FAMILY DWELLINGS.
ENV-2009-2649-MND

MND-MITIGATED NEGATIVE DECLARATION

Case Number:

Required Action(s):
Project Descriptions(s): ENVIRONMENTAL ASSESSMENT FOR A GENERAL PLAN AMENDMENT FROM PUBLIC FACILITY TO LOW RESIDENTIAL, A

ZONE CHANGE FROM R1-1 AND [Q]PF-1 TO RD6-1, AND DENSITY BONUS CASE TO PERMIT A 24-LOT SMALL LOT 
SUBDIVISION WITH 24 SINGLE-FAMILY RESIDENTIAL DWELLING UNITS WITH ATTACHED 2-CAR GARAGES, 20 GUEST 
PARKING SPACES.

DATA NOT AVAILABLE
ORD-171682 
ORD-171681 

ORD-162128 
ORD-117760

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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LEGEND

GENERALIZED ZONING
OS, GW 

A, RA

RE, RS, R1, RU, RZ, RW1 

R2, RD, RMP, RW2, R3, RAS, R4, R5 

CR, C1, C1.5, C2, C4, C5, CW, ADP, LASED, CEC, USC, PVSP 

CM, MR, WC, CCS, UV, Ul, UC, Ml, M2, LAX, M3, SL 

P, PB

PF

HILLSIDE

GENERAL PLAN LAND USE
LAND USE

RESIDENTIAL
Minimum Residential 

Very Low / Very Low I Residential 

Very Low II Residential 

Low / Low I Residential 

Low II Residential 

Low III Residential

Low Medium / Low Medium I Residential 

Low Medium II Residential 

Medium Residential 

High Medium Residential 

High Density Residential 

Very High Medium Residential 

COMMERCIAL
Limited Commercial 

§§§& Limited Commercial - Mixed Medium Residential 

Highway Oriented Commercial 

Highway Oriented and Limited Commercial 

$£§§£ Highway Oriented Commercial - Mixed Medium Residential 

Neighborhood Office Commercial 

Community Commercial 

Community Commercial -Mixed High Residential 

0H Regional Center Commercial

INDUSTRIAL
Commercial Manufacturing 

Limited Manufacturing 

Light Manufacturing 

Heavy Manufacturing 

Hybrid Industrial

PARKING
Parking Buffer

PORT OF LOS ANGELES
General / Bulk Cargo - Non Hazardous (Industrial / Commercial) 

| General/BulkCargo - Hazard 

Commercial Fishing 

Recreation and Commercial 

Intermodal Container Transfer Facility Site 

LOS ANGELES INTERNATIONAL AIRPORT 

Airport Landside 

Airport Airside 

Airport Northside 

OPEN SPACE / PUBLIC FACILITIES 

Open Space 

Public/Open Space 

B8B Public/Quasi-Public Open Space 

BB! Other Public Open Space 

Public Facilities
FRAMEWORK

COMMERCIAL
Neighborhood Commercial 

General Commercial 

Community Commercial 

Regional Mixed Commercial

INDUSTRIAL
Limited Industrial 

Light Industrial



City of Los Angeles 
Department of City Planning

/| V;

ff
I ft .1:v

11/19/2015
PARCEL PROFILE REPORT

PROPERTY ADDRESSES
17244 S HOOVER ST 
17250 S HOOVER ST 
17236 S HOOVER ST 
17264 S HOOVER ST 
17252 S HOOVER ST 
17248 S HOOVER ST 
17262 S HOOVER ST 
17260 S HOOVER ST 
17258 S HOOVER ST 
17254 S HOOVER ST 
17240 S HOOVER ST 
17238 S HOOVER ST 
17242 S HOOVER ST 
17256 S HOOVER ST 
17246 S HOOVER ST

Address/Legal Information 
PIN Number
Lot/Parcel Area (Calculated) 
Thomas Brothers Grid 
Assessor Parcel No. (APN) 
Tract

Map Reference 
Block

066B201 265 
125,114.3 (sq ft)
PAGE 734 - GRID B7 
6121017047
PART OF SAN PEDRO RANCHO 
M R 59-15/16
None

Lot PT 2
Arb (Lot Cut Reference)
Map Sheet

Jurisdictional Information 
Community Plan Area 
Area Planning Commission 
Neighborhood Council 
Council District 
Census Tract#
LADBS District Office 
Planning and Zoning Information 
Special Notes 
Zoning
Zoning Information (Zl)
General Plan Land Use

None
066B201

Harbor Gateway 
Harbor
Harbor Gateway North 
CD 15 - Joe Buscaino 
2912.20 
San PedroZIP CODES

90247

None
[Q]PF-1
ZI-2427 Freeway Adjacent Advisory Notice for Sensitive Uses
Public Facilities

Public Facilities-Freeway

RECENT ACTIVITY
APCH-2015-3175-ZC 
VTT-73816 
ENV-2015-3749-EAF

General Plan Footnote(s)
Hillside Area (Zoning Code)
Baseline Hillside Ordinance 
Baseline Mansionization Ordinance 
Specific Plan Area 
Special Land Use / Zoning 
Design Review Board 
Historic Preservation Review 
Historic Preservation Overlay Zone 
Other Historic Designations 
Other Historic Survey Information 
Mills Act Contract
POD - Pedestrian Oriented Districts 
CDO - Community Design Overlay 

NSO - Neighborhood Stabilization Overlay 
Sign District 
Streetscape
Adaptive Reuse Incentive Area 
Ellis Act Property
CRA - Community Redevelopment Agency 
Central City Parking 
Downtown Parking 
Building Line

Yes
CASE NUMBERS No
CPC-2013-910-GPA-SP-CA-MSC

CPC-2009-3580-GPA-ZC .
CPC-1994-215-CPU
CPC-1990-346-CA
CPC-1983-506-SP
ORD-171682
ORD-171681
ORD-170793-SA350
ORD-162128
VTT-71614-SL
ENV-2013-911-EIR
ENV-2009-2649-MND
OB-10696

No
No
South Los Angeles Alcohol Sales 
None
No
No
None
None
None
None
None
None
No
No
No
None
No
None
No
No
None

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.ladty.org | cityplanning.lacity.org



i

500 Ft Sv. ,ool Zone 
500 Ft Park Zone 
Assessor Information 
Assessor Parcel No. (APN) 
Ownership (Assessor) 

Ownerl

No
No

6121017047

S HOOVER STREET AND W 173RD STREET LLC C/O C/O ALI 
AWAD
11916 PRAIRIE AVE 
HAWTHORNE CA 90250

Address

Ownership (City Clerk)
Owner 
Address

APN Area (Co. Public Works)*
Use Code 
Assessed Land Val.
Assessed Improvement Val.
Last Owner Change 
Last Sale Amount 
Tax Rate Area 
Deed Ref No. (City Clerk)
Building 1 
Building 2 
Building 3 
Building 4 
Building 5

Additional Information
Airport Hazard 

Coastal Zone 
Farmland
Very High Fire Hazard Severity Zone 
Fire District No. 1 
Flood Zone 
Watercourse
Hazardous Waste / Border Zone Properties 
Methane Hazard Site 
High Wind Velocity Areas
Special Grading Area (BOE Basic Grid Map A- 
13372)
Oil Wells

: Seismic Hazards
Active Fault Near-Source Zone 

Nearest Fault (Distance in km)
Nearest Fault (Name)
Region 
Fault Type 
Slip Rate (mm/year)
Slip Geometry 
Slip Type
Down Dip Width (km)
Rupture Top 
Rupture Bottom 
Dip Angle (degrees)
Maximum Magnitude 

Alquist-Priolo Fault Zone 

Landslide 
Liquefaction

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

Not Available 
Not Available 
2.670 (ac)
010V - Residential Vacant Land 
$712,578
$0
05/29/09
$680,006
19
None
No data for building 1 
No data for building 2 
No data for building 3 

No data for building 4 
No data for building 5

None
None
Area Not Mapped
No
No
None
No
No
None
No
No

None

2.19556584
Newport - Inglewood Fault Zone (Onshore) 
Transverse Ranges and Los Angeles Basin
B
1.00000000
Right Lateral - Strike Slip 
Poorly Constrained 
13.00000000 
0.00000000
13.00000000
90.00000000 
7.10000000
No

No
No

zimas.lacity.org | cityplanning.lacity.org



Preliminary fault Rupture Study Area 
Tsunami Inundation Zone 

Economic Development Areas 
Business Improvement District 

Promise Zone 
Renewal Community 
Revitalization Zone 
State Enterprise Zone 
Targeted Neighborhood Initiative 
Public Safety 
Police Information 

Bureau
Division / Station 

Reporting District

No
No

None
No
No
None
None
None

South
Southeast
1891

Fire Information 
Division 

Batallion
District / Fire Station 

Red Flag Restricted Parking

1
6
79

No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org | cityplanning.lacity.org



CASE SUMMARIES
Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database, 

lease Number 
Required Action(s):

CPC-2013-910-GPA-SP-CA-MSC 
SP-SPECIFIC PLAN (INCLUDING AMENDMENTS) 
CA-CODE AMENDMENT 
GPA-GENERAL PLAN AMENDMENT

MSC-MISCELLANEOUS (POLICIES, GUIDELINES, RESOLUTIONS, ETC.)
Project Descriptions(s): NOT APPLICABLE.

CPC-2009-3580-GPA-ZCCase Number: 
Required Action(s): GPA-GENERAL PLAN AMENDMENT 

ZC-ZONE CHANGE

Project Descriptions(s): PURSUANT TO 11.5.6 A - GENERAL PLAN AMENDMENT FROM PUBLIC FACILITIES TO LOW RESIDENTIAL.

PURSUANT TO 12.32 F - ZONE CHANGE FROM [Q] PF TO RD6.

PURSUANT TO SECTION 12.22 A 25 A 20% DENSITY BONUS (4 ADDITIONAL UNITS). 
CPC-1994-215-CPU 
CPU-COMMUNITY PLAN UPDATE

Case Number:
Required Action(s):

Project Descriptions(s): HARBOR GATEWAY COMMUNITY PLAN UPDATE PROGRAM (CPU) - THE HARBOR GATEWAY COMMUNITY PLAN IS ONE OF
SIX COMMUNITY PLANS THAT AREPART OF THE COMMUNITY PLAN UPDATE PROGRAM PHASE 1 (5-1-94 TO 12-31-95)
CPC-1990-346-CA 
CA-CODE AMENDMENT

Case Number:
Required Action(s):

Project Descriptions(s): AMENDMENT TO THE L.A.M.C. TO - DRAFT AN ORDINANCE TO PROHIBIT THE GRANTING OF A CONDITIONAL USE PERMIT
FOR THE OFF-SITE SALE OF ALCOHOLIC BEVERAGES (LOURDES GREEN/KAREN HOO)\
CPC-1983-506-SP
SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

Case Number:
Required Action(s):
Project Descriptions(s): Data Not Available
Case Number 

Required Action(s):
Project Descriptions(s): VESTING TENTATIVE TRACT - SMALL LOT TO DEVELOP 24 SINGLE FAMILY DWELLINGS.

| Case Number:
Required Action(s):
Project Descriptions(s): NOT APPLICABLE.
Case Number 
Required Action(s):

Project Descriptions(s): ENVIRONMENTAL ASSESSMENT FOR A GENERAL PLAN AMENDMENT FROM PUBLIC FACILITY TO LOW RESIDENTIAL, A
ZONE CHANGE FROM R1-1 AND [Q]PF-1 TO RD6-1, AND DENSITY BONUS CASE TO PERMIT A 24-LOT SMALL LOT 
SUBDIVISION WITH 24 SINGLE-FAMILY RESIDENTIAL DWELLING UNITS WITH ATTACHED 2-CAR GARAGES, 20 GUEST 
PARKING SPACES.

VTT-71614-SL
SL-SMALL LOT SUBDIVISION

ENV-2013-911-EIR
EIR-ENVIRONMENTAL IMPACT REPORT

ENV-2009-2649-MND
MND-MITIGATED NEGATIVE DECLARATION

DATA NOT AVAILABLE
ORD-171682 
ORD-171681 
ORD-170793-SA350 
ORD-162128 
OB-10696

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org | cityplanning.lacity.org
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Address: 17244 S HOOVER ST Tract: PART OF SAN PEDRO 
RANCHO
Block: None 

Lot: PT 2 
Arb: None

Zoning: [Q]PF-1 H

I
✓A EAPN:6121017047 

PIN #: 066B201 265
General Plan: Public Facilities, Public Facilities-Fre

I
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Streets Copyright (c) Thomas Brothers Maps, Inc,



sLEGEND

GENERALIZED ZONING
OS, GW 

A, RA

RE, RS, R1, RU, RZ, RW1 

R2, RD, RMP, RW2, R3, RAS, R4, R5 

CR, C1, Cl .5, C2, C4, C5, CW, ADP, LASED, CEC, USC, PVSP 

CM, MR, WC, CCS, UV, Ul, UC, M1, M2, LAX, M3, SL

P, PB

PF

HILLSIDE

GENERAL PLAN LAND USE 

LAND USE 

RESIDENTIAL INDUSTRIAL
Commercial Manufacturing 

Limited Manufacturing 

Light Manufacturing 

Heavy Manufacturing 

Hybrid Industrial

Minimum Residential 

Very Low / Very Low I Residential 

Very Low II Residential 

Low / Low I Residential 

Low II Residential 

Low III Residential

Low Medium / Low Medium I Residential 

Low Medium II Residential 

Medium Residential 

High Medium Residential 

High Density Residential 

Very High Medium Residential 

COMMERCIAL
Limited Commercial 

§§§§ Limited Commercial - Mixed Medium Residential 

Highway Oriented Commercial 

Highway Oriented and Limited Commercial 

3888$ Highway Oriented Commercial - Mixed Medium Residential 

Neighborhood Office Commercial 

Community Commercial 

Community Commercial -Mixed High Residential 

jHK Regional Center Commercial

PARKING
Parking Buffer

PORT OF LOS ANGELES
General / Bulk Cargo - Non Hazardous (Industrial / Commercial) 

General / Bulk Cargo - Hazard 

Commercial Fishing 

Recreation and Commercial 

Intermodal Container Transfer Facility Site 

LOS ANGELES INTERNATIONAL AIRPORT 

Airport Landside 

Airport Airside 

Airport Northside 

OPEN SPACE / PUBLIC FACILITIES 

Open Space 

Public /Open Space 

■ Public/Quasi-Public Open Space 

MB Other Public Open Space 

Public Facilities

■■

FRAMEWORK
COMMERCIAL

Neighborhood Commercial 

General Commercial 

Community Commercial 

38§8§ Regional Mixed Commercial

INDUSTRIAL
Limited Industrial 

Light Industrial



City of Los Angeles 
Department of City Planning\
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11/19/2015
PARCEL PROFILE REPORT

Vim

Address/Legal Information 
PIN Number

Lot/Parcel Area (Calculated) 
Thomas Brothers Grid 
Assessor Parcel No. (APN) 
Tract
Map Reference 
Block

PROPERTY ADDRESSES
17282 S HOOVER ST 
17266 S HOOVER ST 
17276 S HOOVER ST 
17270 S HOOVER ST 
17272 S HOOVER ST 
17280 S HOOVER ST 
17268 S HOOVER ST 
17278 S HOOVER ST 
17274 S HOOVER ST

066B201 269 
62,715.6 (sq ft)
PAGE 734 - GRID B7 
6121017047
PART OF SAN PEDRO RANCHO 
M R 59-15/16
None
PT 2Lot

Arb (Lot Cut Reference) 
Map Sheet

None
066B197
066B201ZIP CODES

Jurisdictional Information 
Community Plan Area 
Area Planning Commission 
Neighborhood Council 

Council District 
Census Tract#
LADBS District Office 
Planning and Zoning Information 

Special Notes 
Zoning
Zoning Information (Zl)
General Plan Land Use

90247
Harbor Gateway 
Harbor
Harbor Gateway North 
CD 15 - Joe Buscaino 

2912.20 
San Pedro

RECENT ACTIVITY
APCH-2015-3175-ZC 
VTT-73816 
ENV-2015-3749-EAF

CASE NUMBERS
CPC-2013-910-GPA-SP-CA-MSC
CPC-2009-3580-GPA-ZC
CPC-1994-215-CPU
CPC-1990-346-CA
CPC-1983-506-SP
ORD-171682
ORD-171681
ORD-170793-SA350

ORD-162128
VTT-71614-SL
ENV-2013-911-EIR
E N V-2009-2649-M ND

None
[Q]PF-1
ZI-2427 Freeway Adjacent Advisory Notice for Sensitive Uses

Public Facilities
Public Facilities-Freeway

YesGeneral Plan Footnote(s)
Hillside Area (Zoning Code)
Baseline Hillside Ordinance 
Baseline Mansionization Ordinance 

Specific Plan Area 
Special Land Use / Zoning 
Design Review Board 
Historic Preservation Review 
Historic Preservation Overlay Zone 
Other Historic Designations 
Other Historic Survey Information 

Mills Act Contract
POD - Pedestrian Oriented Districts 
CDO - Community Design Overlay 
NSO - Neighborhood Stabilization Overlay 
Sign District 
Streetscape
Adaptive Reuse Incentive Area 
Ellis Act Property
CRA - Community Redevelopment Agency 

Central City Parking 
Downtown Parking

No
No
No
South Los Angeles Alcohol Sales 
None
No
No

None
None

None
None
None
None
No
No
No
None
No
None
No

No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org | cityplanning.lacity.org



Building ...iie 
500 Ft School Zone 
500 Ft Park Zone 
Assessor Information 
Assessor Parcel No. (APN) 
Ownership (Assessor) 

Ownerl

None
No

No

6121017047

S HOOVER STREET AND W 173RD STREET LLC C/O C/O ALI 
AWAD

11916 PRAIRIE AVE 
HAWTHORNE CA 90250

Address

Ownership (City Clerk)
Owner 
Address

APN Area (Co. Public Works)*
Use Code
Assessed Land Val.
Assessed Improvement Val.
Last Owner Change 
Last Sale Amount 
Tax Rate Area 
Deed Ref No. (City Clerk)
Building 1 
Building 2 
Building 3 
Building 4 
Building 5
Additional Information
Airport Hazard 

Coastal Zone 
Farmland

Very High Fire Hazard Severity Zone 
Fire District No. 1 
Flood Zone 
Watercourse
Hazardous Waste / Border Zone Properties 
Methane Hazard Site 
High Wind Velocity Areas
Special Grading Area (BOE Basic Grid Map A- 
13372)
Oil Wells

Seismic Hazards
Active Fault Near-Source Zone 

Nearest Fault (Distance in km)
Nearest Fault (Name)
Region 
Fault Type 

Slip Rate (mm/year)
Slip Geometry 

Slip Type
Down Dip Width (km)
Rupture Top 
Rupture Bottom 
Dip Angle (degrees)
Maximum Magnitude 

Alquist-Priolo Fault Zone 
Landslide

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

Not Available 
Not Available 
2.670 (ac)
010V - Residential Vacant Land 
$712,578
$0

05/29/09
$680,006
19
None
No data for building 1 
No data for building 2 
No data for building 3 
No data for building 4 
No data for building 5

None
None
Area Not Mapped
No

No
None
No
No
None
No
No

None

2.31974136

Newport - Inglewood Fault Zone (Onshore) 
Transverse Ranges and Los Angeles Basin
B
1.00000000
Right Lateral - Strike Slip 
Poorly Constrained 
13.00000000 
0.00000000
13.00000000
90.00000000 
7.10000000
No
No

zimas.lacity.org | cityplanning.lacity.org



Liquefaction
Preliminary Fault Rupture Study Area 
Tsunami Inundation Zone 
Economic Development Areas 
Business Improvement District 
Promise Zone 
Renewal Community 
Revitalization Zone 
State Enterprise Zone 
Targeted Neighborhood Initiative 

Public Safety 
Police Information 

Bureau
Division / Station 

Reporting District

No
No
No

None
No
No
None
None
None

South
Southeast

1891
Fire Information 

Division 
Batallion

District / Fire Station 
Red Flag Restricted Parking

1

6
79
No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is” from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org | cityplanning.lacity.org



CASE SUMMARIES
Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database. 
Case Number:
Required Action(s):

CPC-2013-910-GPA-SP-CA-MSC 
SP-SPECIFIC PLAN (INCLUDING AMENDMENTS) 
CA-CODE AMENDMENT
GPA-GENERAL PLAN AMENDMENT

MSC-MISCELLANEOUS (POLICIES, GUIDELINES, RESOLUTIONS, ETC.)
Project Descriptions(s): NOT APPLICABLE.

CPC-2009-3580-GPA-ZCCase Number: 

Required Action(s): GPA-GENERAL PLAN AMENDMENT 
ZC-ZONE CHANGE

PURSUANT TO 11.5.6 A - GENERAL PLAN AMENDMENT FROM PUBLIC FACILITIES TO LOW RESIDENTIAL.Project Descriptions(s):

PURSUANT TO 12.32 F - ZONE CHANGE FROM [Q] PF TO RD6.

PURSUANT TO SECTION 12.22 A 25 A 20% DENSITY BONUS (4 ADDITIONAL UNITS). 
CPC-1994-215-CPU 
CPU-COMMUNITY PLAN UPDATE

Case Number:
Required Action(s):

Project Descriptions(s): HARBOR GATEWAY COMMUNITY PLAN UPDATE PROGRAM (CPU) - THE HARBOR GATEWAY COMMUNITY PLAN IS ONE OF
SIX COMMUNITY PLANS THAT AREPART OF THE COMMUNITY PLAN UPDATE PROGRAM PHASE 1 (5-1-94 TO 12-31-95)
CPC-1990-346-CA 
CA-CODE AMENDMENT

Case Number 

Required Action(s):

Project Descriptions(s): AMENDMENT TO THE L.A.M.C. TO - DRAFT AN ORDINANCE TO PROHIBIT THE GRANTING OF A CONDITIONAL USE PERMIT
FOR THE OFF-SITE SALE OF ALCOHOLIC BEVERAGES (LOURDES GREEN/KAREN HOO)\
CPC-1983-506-SPj Case Number.

Required Action(s):
Project Descriptions(s): Data Not Available
Case Number 
Required Action(s):

Project Descriptions(s): VESTING TENTATIVE TRACT - SMALL LOT TO DEVELOP 24 SINGLE FAMILY DWELLINGS.
Case Number:
Required Action(s):
Project Descriptions(s): NOT APPLICABLE.

i Case Number 
Required Action(s):

Project Descriptions(s): ENVIRONMENTAL ASSESSMENT FOR A GENERAL PLAN AMENDMENT FROM PUBLIC FACILITY TO LOW RESIDENTIAL, A
ZONE CHANGE FROM R1-1 AND [Q]PF-1 TO RD6-1, AND DENSITY BONUS CASE TO PERMIT A 24-LOT SMALL LOT 
SUBDIVISION WITH 24 SINGLE-FAMILY RESIDENTIAL DWELLING UNITS WITH ATTACHED 2-CAR GARAGES, 20 GUEST 
PARKING SPACES.

SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

VTT-71614-SL
SL-SMALL LOT SUBDIVISION

ENV-2013-911-EIR
EIR-ENVIRONMENTAL IMPACT REPORT

ENV-2009-2649-MND
MND-MITIGATED NEGATIVE DECLARATION

DATA NOT AVAILABLE
ORD-171682 
ORD-171681 
ORD-170793-SA350 
ORD-162128

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org | cityplanning.lacity.org
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IISAddress: 17282 S HOOVER ST Tract: PART OF SAN PEDRO 
RANCHO
Block: None 

Lot: PT 2 

Arb: None

Zoning: [Q]PF-1

I
1HIAPN:6121017047 

PIN #: 066B201 269
General Plan: Public Facilities, Public Facilities-Fre

I
S

Streets Copyright (c) Thomas Brothers Maps, Inc.



LEGEND

GENERALIZED ZONING
OS, GW 

A, RA

RE, RS,R1,RU, RZ, RW1 

R2, RD, RMP, RW2, R3, RAS, R4, R5 
CR, C1, C1.5, C2, C4, C5, CW, ADP, LASED, CEC, USC, PVSP 
CM, MR, WC, CCS, UV, Ul, UC, Ml, M2, LAX, M3, SL

P, PB

PF

HILLSIDE

GENERAL PLAN LAND USE
LAND USE

RESIDENTIAL
Minimum Residential 

Very Low / Very Low I Residential 

Very Low II Residential 

Low / Low I Residential 

Low II Residential 

Low III Residential

Low Medium / Low Medium I Residential 

Low Medium II Residential 

Medium Residential 

High Medium Residential 

High Density Residential 

Very High Medium Residential 

COMMERCIAL
Limited Commercial 

§§§?$ Limited Commercial - Mixed Medium Residential 

Highway Oriented Commercial 

Highway Oriented and Limited Commercial 

8888J Highway Oriented Commercial - Mixed Medium Residential 

Neighborhood Office Commercial 

Community Commercial 

Community Commercial -Mixed High Residential 

Regional Center Commercial

INDUSTRIAL
Commercial Manufacturing 

Limited Manufacturing 

Light Manufacturing 

Heavy Manufacturing 

Hybrid Industrial

PARKING
Parking Buffer

PORT OF LOS ANGELES
General / Bulk Cargo - Non Hazardous (Industrial / Commercial) 

General / Bulk Cargo - Hazard 

Commercial Fishing 

Recreation and Commercial 

Intermodal Container Transfer Facility Site 

LOS ANGELES INTERNATIONAL AIRPORT 

Airport Landside 

Airport Airside 

Airport Northside 

OPEN SPACE / PUBLIC FACILITIES 

Open Space 

Public/Open Space 

■ Public/Quasi-Public Open Space 

9flS Other Public Open Space 

Public Facilities
FRAMEWORK

COMMERCIAL
Neighborhood Commercial 

General Commercial 

Community Commercial 

Regional Mixed Commercial

INDUSTRIAL
Limited Industrial 

Light Industrial



APPEAL STAFF REPORT

EXHIBIT 9
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